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I. INTRODUCTION/OVERVIEW

The Dodge City STAR Bond Project ("Dodge City Project™) envisions the development
of three (3) separate non-contiguous areas totaling approximately 560 acres located within the
STAR Bond Project District in Dodge City, Kansas (as defined in detail below). One area is
located in the historic downtown area of Dodge City, Kansas (the “Heritage Area”), another is
generally located between U.S. Highway 50 and 108" Road, south of Frontview Road (the
“Entertainment Area”), and the third (and most recently added) project area is approximately 63
acres of property generally located along North 14" Avenue at Soule Street (the "Power Center
Area")(collectively, the Heritage Area, the Entertainment Area and the Power Center Area may
be referred to herein as the “STAR Bond Project Areas”). The total development, known as the
Dodge City Project, currently includes plans for over 180,000 square feet of entertainment,
museum, hotel and retail uses (over 70,000 square feet in the Heritage Area and 110,500 square
feet in the Power Center Area). Additional retail and entertainment uses may be planned in the
Entertainment Area in the future, but are not yet contemplated with specificity in this Project
plan. The STAR Bond Project District has been amended multiple times (as discussed below).
A map of the current STAR Bond District, as amended (the "STAR Bond District" or the
"District"), is attached hereto as Exhibit A, and a legal description of the current STAR Bond
District is attached hereto as Exhibit B.

On March 19, 2012, the City of Dodge City (the "City"), pursuant to the STAR Bond
Financing Act, K.S.A. 12-17,160 et seq. (the “Act”), approved a STAR Bond Project District
(the “Original STAR Bond Project District”) by passage of Ordinance No. 3527. Prior to its
approval by the City, the City requested that the Kansas Secretary of Commerce (the
“Secretary”) designate the proposed Original STAR Bond Project District as eligible for STAR
Bond financing. By letter dated February 14, 2012, the Secretary so-designated the Original
STAR Bond Project District. (See Ordinance No. 3527 attached hereto as Exhibit C and the
letter from the Secretary attached hereto as Exhibit D).

The Original STAR Bond Project District included two (2) separate, non-contiguous
areas for proposed development — the Heritage Area and the Entertainment Area. The Heritage
Area contains approximately 166 acres in historic downtown Dodge City, Kansas. The Heritage
Area is anchored by the Boot Hill Museum and Front Street located north of Wyatt Earp
Boulevard, but also includes an existing Ford automotive dealership and a number of important
redevelopment opportunities south of Wyatt Earp Boulevard and west of 2" Avenue in and
around Wright Park. The Entertainment Area contained approximately 360 acres of that certain
land which is mostly undeveloped and is generally located between U.S. 50 and 108" Road,
south of Frontview Road.

On March 15, 2013, pursuant to Section 12-17,165 of the Act, the City submitted to the
Secretary an Application for STAR Bond Project Financing and a Preliminary STAR Bond
Project Plan for both the Heritage Area and the Entertainment Area. Among other things, this
submittal requested an allocation of STAR Bond Project financing in an amount equal to
$78,595,077.
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On October 23, 2014, the City, pursuant to K.S.A. 12-17,171 of the Act, approved an
amendment to the Original STAR Bond Project District, adding approximately twenty five (25)
acres of real property to eastern boundaries of the Heritage Area of the Original STAR Bond
Project District (as amended, the “2014 Amended District” or the “2014 STAR Bond Project
District”) by passage of Ordinance No. 3594. Prior to the City's approval of the amendments to
the Original STAR Bond Project District, the City requested that the Secretary designate the
proposed 2014 STAR Bond Project District (as amended) as eligible for STAR Bond financing.
By letter dated October 22, 2014, the Secretary designated the amended 2014 STAR Bond
Project District as eligible for STAR Bond financing. (See Ordinance No. 3594 attached hereto
as Exhibit E and the letter from the Secretary attached hereto as Exhibit F).

On February 3, 2017, the City, pursuant to K.S.A. 12-17,171 of the Act, approved an
amendment to the 2014 Amended District, adding the Power Center Area -- approximately two
hundred nineteen (219) acres of real property located approximately 1.5 miles northwest of the
Heritage Area along North 14" Avenue (as amended, the “2017 Amended District”) by passage
of Ordinance No. 3650. A map of the 2017 Amended District is attached hereto as Exhibit F.
Prior to the City's approval of the amendments to the 2014 Amended District, the City requested
that the Secretary designate the proposed 2017 Amended District (as amended) as eligible for
STAR Bond financing. By letter dated January 27, 2017, the Secretary designated the amended
2017 Amended District as eligible for STAR Bond financing. (See Ordinance No. 3650 attached
hereto as Exhibit G and the letter from the Secretary attached hereto as Exhibit H).

On April 23, 2018, the City, pursuant to K.S.A. 12-17,171 of the Act, approved an
amendment to the 2017 Amended District, removing approximately one hundred eighty four
(184) acres of real property from the Power Center Area of the 2017 Amended District to focus
on the land that will be the subject of this Project Plan (as amended, the “District”) by passage of
Ordinance No. 3684. By letter dated April 23, 2018, the Secretary approved the amendment to
the District. (See Ordinance No. 3684 attached hereto as Exhibit I).

The City previously approved a Project Plan for the Heritage Area by adopting Ordinance
No. 3605, and on December 22, 2015, the City issued, sold and delivered STAR Bonds yielding
approximately $13,150,000 of net proceeds in connection with the Heritage Area STAR Bond
Project Plan. Most of the components of said Heritage Area STAR Bond Project Plan have
subsequently been constructed, completed and opened, with the exception of the Boot Hill
Museum improvements, and certain sidewalk, lighting and other aesthetic improvements to Front
Street and the historic downtown area, which improvements will be discussed in more detail
below. This Project Plan is for the Power Center Area portion of the District, not the
Entertainment Area. It is anticipated that a separate and distinct Project Plan for the
Entertainment Area may follow sometime in the future.

The centerpiece of the Dodge City STAR Bond Project is a renovation and expansion of
the Boot Hill Museum. The Boot Hill Museum has impressed, educated and entertained visitors
to Western Kansas both nationally and internationally by depicting the “Wild West” in Dodge
City-- an important place for commerce in the westward migration and expansion of the United
States. Anchored by a replica of the original Front Street, circa 1872, the Boot Hill Museum
highlights not only the importance of Dodge City as a trading post and transport hub, but
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identifies the luminaries and scoundrels that called it their home. Such compelling residents as
Wyatt Earp, Doc Holiday and Bat Masterson not only made history, but contributed to the
mystique of our western heritage and, in particular, the intrigue and lore of Dodge City.
However, the Boot Hill Museum appears to be at a crossroads and requires reinvestment if it is to
remain a national tourism attraction. The Dodge City Project would provide that much-needed
reinvestment and revitalization of this iconic museum.

A portion of the previously issued STAR Bonds in the Heritage Area STAR Bond Project
Plan are for the renovation of the Boot Hill Museum. However, the remaining money required to
construct and complete the contemplated renovations for the Boot Hill Museum are provided for
in this Project Plan for the Power Center Area.

The development opportunities included in this STAR Bond Project Plan (the "Project
Plan™) for the Power Center Area include (i) a 75,000 square foot Sutherlands home
improvements store with an additional 35,000 square foot garden center, (ii) approximately
15,000 of inline retail, small-shop space, and (iii) three pad sites located on North 14" Avenue -
an approximately 3,500 square foot convenience store and gas station owned and operated by
Casey's, a well-known Midwestern based operator, and two additional 10,000 square foot retail
pad sites (collectively, the "Power Center Area Project").

We are now pleased to provide a STAR Bond Project Plan for the Power Center Area,
including an application for STAR Bond project financing for the Boot Hill Museum expansion
and further improvements to the Heritage Area, and the Power Center Area Project contemplated
herein. The following will include detailed information about the Power Center Area Project and
outline the elements that comprise the Project Plan for the Power Center Area Project.

Il. STAR BOND PROJECT PLAN

Pursuant to the STAR Bond Financing Act, municipalities are authorized to utilize STAR
Bond financing for specific development projects through (i) the creation of a STAR Bond
Project District, subject to a finding by the Secretary that the STAR Bond Project District Plan is
eligible for STAR Bond financing, and (ii) the adoption of a Project Plan that is subsequently
approved by the Secretary.

As previously described, the STAR Bond Project District for the Dodge City Project has
been created by the City and found to be eligible for STAR Bond financing by the Secretary. In
connection with the approved STAR Bond Project District, the following information about the
Power Center Area Project is hereby respectfully submitted:

e adescription and map of the project area to be developed and redeveloped

e areference to the district plan that identifies the project area that is set forth in the
project plan that is being considered

e a detailed description of the buildings and facilities proposed to be constructed or
improved in the project area
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a summary of the estimated project costs and revenue sources

a summary of the feasibility study

the relocation assistance plan

a summary of the revenues available to pay debt service on STAR Bonds
A. DESCRIPTION AND MAP OF STAR BOND PROJECT AREAS

The approved STAR Bond Project District is comprised of three (3) separate, non-
contiguous areas located within Dodge City: (i) the historic, downtown Heritage Area, which is
comprised of approximately 166 acres anchored by the Boot Hill Museum and Front Street
located north of Wyatt Earp Blvd., (iii) the Power Center Area, which includes approximately 35
acres of property generally located along North 14™ Avenue at Soule Street, and (iii) the
Entertainment Area, which is comprised of approximately 360 acres of primarily undeveloped
ground generally located between U.S. Highway 50 and 108" Road, south of Frontview Road. A
legal description of District is attached as Exhibit B. A legal description of the Power Center
Area is attached hereto as Exhibit J and a map depicting the Power Center Area is attached
hereto as Exhibit K.

B. ESTABLISHED STAR BOND PROJECT DISTRICT

The three (3) STAR Bond Project Areas are located entirely within the established STAR
Bond Project District approved by the City of Dodge City on March 19, 2012, as amended (and
as most recently amended by the City of Dodge City on April 23, 2018). The District Plan for
the Dodge City STAR Bond District, as amended (the “STAR Bond District Plan”) generally
provided for the following:

Heritage Area

Within the Heritage Area, the STAR Bond District Plan provides for: (1) the
renovation and expansion of the Boot Hill Museum, including modernizing the exhibits
and attractions; (2) infrastructure and themed aesthetic improvements to Wyatt Earp,
Front Street and other portions of the City along and south of Wyatt Earp and throughout
the Heritage Area; (3) a themed water park attraction, and accompanying hotel and
campground; and (4) construction, renovation and expansion of regional, specialty-
themed retail and restaurants to enhance this portion of the community as a regional,
national and international tourist destination.

Entertainment Area

Within the Entertainment Area, the STAR Bond District Plan provides for: (1) the
construction of approximately 200,000 to 220,000 square feet of big box and junior
anchor stores in one or more buildings; (2) construction of approximately 50,000 to
70,000 square feet of restaurants and other pad sites in multiple buildings;
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(3) approximately 220,000 to 240,000 square feet of in-line soft goods retail in multiple
buildings; and (4) construction of one or more hotels.

Power Center Area

Within the Power Center Area, the STAR Bond District Plan provides for: (1) a
50,000 to 75,000 square foot home improvement store; (2) up to 15,000 square feet of
smaller, boutique shop space; (3) up to three (3) out parcels totaling approximately
14,000 square feet of high-volume restaurants or other retail concepts; and
(4) construction, renovation and expansion of infrastructure and other aesthetic
improvements to 14™ Street and the Power Center Area to enhance this portion of the
community as a super-regional draw.

The Secretary has designated the STAR Bond Project District as an Eligible Area for
STAR Bond Financing. The components of the Power Center Area Project and the City's
application for STAR Bond project financing set forth herein is consistent with the STAR Bond
Project District Plan.

C. STAR BOND PROJECT DESCRIPTION AND OVERVIEW

The Power Center Area Project, upon completion, will consist of a power center with
over 100,000 square feet of diversified retail and entertainment offerings that are much needed in
Dodge City and the region. The Power Center Area Project is designed to include a home
improvement big box retail concept that does not currently exist in Dodge City or within 50
miles of Dodge City. The Power Center Project is also contemplated to attract national, high
volume restaurants and retail offerings that will enhance the visitor experience to the nearby
Heritage Area, including the Boot Hill Museum. The Power Center Area Project, when
combined with the Heritage Area projects, will reinforce Dodge City as a leading, destination-
oriented community and offer local patrons, out-of-state visitors and even international visitors a
wide variety of amenities and attractions along with a genuine glimpse of the Western lifestyle
and hospitality.

The following will discuss each of the components in detail, including a description of
the buildings and facilities to be constructed or renovated in each component of the Power
Center Area Project, along with projected costs and the anticipated design and construction
schedules for the various components.

SUTHERLANDS LUMBER COMPANY

Sutherlands is a private, family-owned company which was founded over 100 years ago.
Sutherlands is headquartered in Kansas City, Missouri and is one of the largest privately-owned
home improvement center chains in the United States, with approximately 50 home
improvement stores across 14 states. Sutherlands operates high quality building supply and
hardware stores that range in size from small retail lumberyards to large square foot warehouse
stores exceeding 140,000 square feet, with each location stocking a variety of building materials
specially selected for the region.
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Sutherlands specializes in lumber and building supplies, but also sells an array of
building products, including concrete, roofing and siding, paint, plumbing supplies, tools, and
other hardware. Sutherlands also specializes in complete building packages, including storage
sheds, garages, post frame buildings and pole barns, and entire houses. Sutherlands also offers
appliances, cabinets and doors, furniture, lighting, lawn and garden equipment, and materials for
hobbies and crafts.

The Dodge City Sutherlands store is planned to be an approximately 75,000 square foot
store, with an approximately 35,000 square foot outdoor garden center located immediately
adjacent to the enclosed store.

CONVENIENCE STORE & GAS STATION

One of the three (3) pad sites located immediately east of the Sutherlands store on N. 14"
Street is under contract to be sold to Casey's, a well-known, experienced operator and owner of
convenience stores in Midwestern states. This approximately 3,500 square foot gas
station/convenience store concept will offer self-service gasoline, and a convenience store
concept that includes a wide variety of grocery items and food items, including made-from-
scratch pizza and donuts, chicken tenders and sandwiches.

RETAIL PAD SITES

The other two (2) pad sites located immediately east of the Sutherlands store on North
14™ Street are not yet under contract, but are subject to a letter of intent with an experienced
retail developer. These two pad sites are approximately 1.15 acres each and are planned to be a
mix of restaurant and retail uses. Though it is too early to identify any of the potential
tenants/operators for these two pad sites, the parties contemplate a restriction that most of these
uses will be required to be new to Dodge City. It is expected that most of these new retail uses
will be opening for business prior to the end of 20109.

IN LINE RETAIL SPACE

The Power Center Area also includes plans for up to 15,000 square feet of additional
small-shop retail that would likely include soft-goods and boutique concepts. This part of the
Project Plan has not yet been actively marketed and is not yet subject to a contract or letter of
intent. Though it should be considered a beneficial part of the ultimate plan, it is still speculative
in nature and is not therefore heavily relied upon in this Project Plan or the feasibility analysis
that follows herein.

THE BOOT HILL MUSEUM

Though the Boot Hill Museum is in the Heritage Area and not the Power Center Area, a
portion of the STAR Bond revenue from the Power Center Area Project described herein is to be
used to complete the expansion of the Boot Hill Museum and we therefore include a brief
description of this part of the project herein.
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The centerpiece of the Dodge City Project is the historic Boot Hill Museum. This
museum has been the anchor of Dodge City's tourism industry for decades, but it appears to be at
a crossroads and requires reinvestment if it is to remain a national tourism attraction. Dodge
City is one of very few United States heritage towns still standing, and the Boot Hill Museum is
a unique destination attraction in western Kansas that draws approximately 68,000 to 80,000
visitors a year. A 2011 marketing analysis conducted by Ferree Burton Consulting found that
95% of the Boot Hill Museum's attendance comes from outside the Dodge City/Ford County
area.

The proposed Power Center Area Project (when combined with the Heritage Area STAR
Bond revenues) makes possible the approximately $4,250,000 Boot Hill Museum project to
expand and improve the museum. Approximately $2,980,000 of the revenues for the Boot Hill
renovation will come from bonds previously issued in connection with the Heritage Area Project,
while approximately $1,260,000 of the STAR Bond revenues would come from the Power
Center Project, as more particularly set forth below. The Power Center Area Project is important
to the future of this significant Kansas attraction because it allows for enhancement of the plans
to expand the Boot Hill Museum and reinvest additional capital into the museum.  Also, in
connection with these improvements, the Mariah Fund has agreed to provide additional funding
of approximately $500,000 for exhibits at the Boot Hill Museum and the City of Dodge City has
pledged a portion of its transient guest taxes (two percent (2%), up to $200,000 annually) to help
address deferred maintenance and support ongoing operations at the Boot Hill Museum.

Assuming that the Power Center Project is approved and STAR Bonds are issued in
accordance with this Project Plan, the Boot Hill Museum will be expanded by approximately
13,000 square feet. This expansion will include construction of a new, stand-alone building with
exhibition space and additional improvements designed to host events and traveling exhibits, as
well as introduction of interactive and multilingual exhibits. The traveling exhibit space is an
important component of the Boot Hill renovations because it will keep the museum fresh and
give repeat visitors the opportunity to see something new nearly every time that they visit the
museum. A copy of the proposed plans for the renovation and expansion is attached hereto as
Exhibit L. Among other things, this expansion would allow the Boot Hill Museum to host
traveling exhibits, which have previously been unavailable to the Boot Hill Museum due to its
size and accessibility. This expansion will also allow the Boot Hill Museum to display
significant artifacts it currently has in its possession in a more dynamic, interactive manner, but it
will also provide more space with which to properly support the artifacts and engage its patrons.

These renovations will improve the accessibility of the Boot Hill Museum to a wider
demographic of visitors, and therefore realize potential that is not available to the museum in its
current format. It will also provide multilingual exhibits to accommodate international patrons
and those who speak English as a second language. The renovations to the Boot Hill Museum
can realistically be expected to increase the number of annual visitors to the museum from
68,000 to 80,000 annually to approximately 150,000 annually.

In addition to the proposed traveling exhibits, the contemplated expansion to the museum

would provide space for permanent content and exhibits with new, high-impact graphics and
7
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communications as effective interactive displays. Many noteworthy artifacts in the possession of
the Boot Hill Museum, but not currently able to be displayed, will be added and on continuous
display with other artifacts rotating regularly to keep the Boot Hill Museum’s experience fresh
and exciting.

The Boot Hill Museum will continue to be owned and operated by Boot Hill Museum,
Inc., a non-profit corporation.

ADDITIONAL HERITAGE AREA IMPROVEMENTS

The Power Center Area Project also would provide additional STAR Bond revenue that
would be used for enhancements to the historic downtown area around and adjacent to the Boot
Hill Museum. The City has identified over $9,000,000 of STAR Bond eligible costs the could be
spent in the Heritage Area to enhance sidewalks, lighting, parking and other and pedestrian and
aesthetic improvements in the Heritage Area that would directly impact and enhance the visitor
experience to this important part of the Dodge City Project.

D. SUMMARY OF PROJECT COSTS AND ANTICIPATED REVENUE SOURCES
1. Total Project Costs

The total estimated cost to complete the Power Center Area portion of the Dodge City
Project, including site acquisition, soft costs and building construction is $20,635,477, pursuant
to estimates of the City and its development team. A summary of the estimated costs, and the
projected sources of payment for these costs is set forth below in Table 1.
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Table 1

Estimated Total Cost of the Power Center Area Project

POWER AREA POWER AREA

STAR BOND OTHER
Investment Investment

TOTAL
Investment

SUMMARY:

Project Description

Developer Uses:

Sutherlands S 1,742,400 S 7,162,500 S 8,904,900
Pad Site Development 5 - $ 5,284,080 S 5,284,080
City Uses:
Land Acquisition - DCCC, Farm Credit, Church S 2,228,830 5 1,793,534 S 4,022,364
Demolition - Church S 100,000 5 5 100,000
Utilities - Gas, Water, Electric, Sanitary 5 514,157 S 5 514,157
Roadways - Soule, Connector Road 5 459,876 5 5 459,876
Landscaping 5 15,000 ] 15,000 5 30,000
Church Water - Relocation 5 210,000 5 - 5 210,000
Professional Services - Legal, Planning, R/E Advisor & 5 705,600 5 404,500 5 1,110,100
Contingency
Power Area - Total (2018) $ 5,975,863 $ 14,659,614  $ 20,635,477
PERCENTAGE OF TOTAL PROJECT COSTS 28.96% 71.04% 100.00%
Heritage Area
Boot Hill Museum: S 1,260,107 S 2,121,984 S 3,382,091
Heritage Area - Additional: S 9,089,030 S - S 9,089,030
Heritage Area - Total (2018) $ 10,349,137  $ 2,121,984 S 12,471,121
Total (2018) § 16,325,000  $ 16,781,589  § 33,106,599

2. Costs Eligible for Reimbursement and Requested Eligible Costs

The STAR Bond Financing Act describes the costs that are eligible for STAR Bond
financing and reimbursement. Such costs are referred to as “Eligible Project Costs.” Over
$16,300,000 of the total costs for the Power Center Area Project (including costs of additional
Heritage Area improvements) shown in Table 1 and on Exhibit M qualify as Eligible Project
Costs, as more particularly set forth on Table 2 below.

Dodge City has previously submitted an application for financing under the STAR Bond
Financing Act in an amount equal to $78,595,077, which number included multiple Project
Areas within the Original STAR Bond Project District. As indicated on Exhibit M, for the
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Power Center Area Project, Dodge City is asking for $5,975,863 of STAR Bond net proceeds
(subject to final underwriting) to fund approximately 28.96% of the total project costs in the
Power Center Area.

However, Dodge City is asking for an additional $1,260,107 of STAR Bond proceeds
from the Power Center Area STAR Bond issue to be made available for the expansion and
revitalization of the Boot Hill Museum in the Heritage Area. Approximately $1,260,107 of the
STAR Bond net proceeds from the Power Center Area would be spent on the expansion and
revitalization of the Boot Hill Museum, but the City has also identified over $9,000,000 of other
eligible improvements to the historic Heritage Area, including much-needed parking, streetscape,
pedestrian and lighting improvements. The following narrative discusses these specific uses in
the Heritage Area and emphasizes their impact on tourism and visitation in the Dodge City
STAR Bond Project generally.

e Eligible, Previously Unreimbursed Expenses - $230,000. The City has previously
spent and is continuing to spend additional funds for certain Quiet Zone
improvements that minimize the impact of train traffic from the tracks that bisect
the Heritage Area. These improvements are critical to tourism in the most historic
parts of the Heritage Area and are designed to prevent tourists and overnight
guests from being overwhelmed by the amount of noise from train horns,
particularly during events at the Boot Hill Museum and at overnight stays in the
hotels that are conveniently located near the main tourism attractions in the
Heritage District.

e Front Street Lighting — $100,000. The City of Dodge City Convention and
Visitors Bureau has relayed frequent comments and complaints from visitors who
feel that portions of the Heritage Areas key attractions are very dark and poorly-lit
at night. For these tourists, the concerns appear to revolve around perceived
safety issues and many of have said that it impairs their ability to use and enjoy
the Trail of Fame at night. These issues will be compounded by the absence of
the deteriorated wood awning that needs to be removed because it supports the
power source for the few lights that are located along the walking area. There is
power available in the adjacent parking lot, but there are not currently any lights.
So this line item is very focused on improving lighting so that visitors to the
Heritage Areas key attractions can feel comfortable and safe after daylight hours.

e Street Scape — $2,400,000. The Front Street awning is old, dilapidated and badly
needs to be replaced to ensure a positive tourism experience for visitors to Front
Street. When this awning is removed and replaced, the City also necessarily
needs to replace the deteriorated sidewalk along Front Street. This process is
unusually complex, difficult and expensive due to the fact that many of these
stores along Front Street have basements which extend underneath the sidewalks.
Additionally, it will be necessary to remove a significant number of old trees that
are lifting the sidewalk, curb and gutter areas causing issues with walkability,
utilities and parking. However, all of these improvements to Front Street are a
part of the unique western-heritage visitor experience that has attracted tourists to
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Dodge City for years. The City really needs to do these improvements in order to
keep Front Street vibrant and an attraction that is worth seeing for the out-of-town
visitors.

e Boot Hill Distillery/3™ & Spruce Parking Lot - $360,000. These public parking
lots are in a centralized location and serve tourism traffic, but unfortunately they
have deteriorated and fallen into disrepair over time. The Boot Hill Museum
expansion is contemplated and planned for in this Project Plan will usurp
approximately 1/3 of the existing parking in the block directly in front of the Boot
Hill Distillery. It will therefore be necessary to provide accessible parking in a
nearby location. With repairs, the parking lot located behind Boot Hill can be
repaired and become usable again and will easily accommodate visitors and their
automobiles or RV’s. These parking improvements will be necessary for visitors
to the Boot Hill Museum and the Boot Hill Distillery.

e The Central & Wyatt Earp Blvd Parking Garage - $1,800,000. This parking
structure has a variety of issues that currently prevent it from adequately serving
the visitors who come to the Heritage Area. Among other things, trees that have
lifted sections of the curb, guttering and landscaping island end caps. Given the
recently expanded use of the restored Santa Fe Depot, neither this parking
structure nor other parking stalls nearby provide adequate parking. The City
wants to add a second deck to this facility to enhance the parking for tourists and
to encourage future second story living tenants, which would increase the vitality
and vibrancy of this historic downtown area.

e Pedestrian Cross Over - $2,800,000. Even though Wyatt Earp Blvd is no longer
designated as a highway, this thoroughfare carries heavy traffic and supports
some of the Heritage Area's busiest intersections. Wyatt Earp bisects the Heritage
Area and effectively separates (i) the Boot Hill Museum, Front Street, the Boot
Hill Distillery and the Trail of Fame on the north side of Wyatt Earp from (ii) the
Long Branch Lagoon Waterpark, the Santa Fe Depot, the new hotel, new Guymon
Petro Restaurant and event space and the other attractions the City has invested in
south of Wyatt Earp Blvd. This makes pedestrian access from one half of the
Heritage Area to the other extremely difficult and dangerous. The plan for an
elevated pedestrian cross-over is significant due to the need to cross not only 5
lanes of traffic on Wyatt Earp but also the multiple BNSF railroad tracks. It
would enable a more walkable, pedestrian and tourist-friendly experience in the
Heritage Area. However, this amenity is relatively expensive and would not
happen without a significant public investment.

e Landscaping - $300,000. This line item is about presenting a more colorful,
natural environment in key areas of the tourist-centered downtown area. It would
create a positive impression of the Heritage Area for visitors by focusing on
native plants, flowers, and trees, and allow these tourists continue to experience
our unique environmental western heritage that enriches the overall experience.
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e Utilities — Water, Sewer and Storm. $1,099,030. The utility improvements in the
Heritage Area are needed to enhance the quality of the tourism environment,
enabling stores and tenants to remain in the retail shopping portion of the Heritage
Area. The existing water, sewer, electric and gas lines in this retail area are very
old and cannot support some of the demands placed on them by today’s retail
offerings. The Heritage Area is experiencing rapidly increasing needs for internet
service, but the Heritage Area of the District is one of the most difficult in which
to provide simple services because of the unique layout of downtown and the
Heritage Area and the lack of alleyways. If STAR Bonds could fund some of the
above improvements, it makes sense to improve the utilities while under
construction, and only disrupting this well-traveled tourism area once. In order to
provide tourism offerings and enhance opportunities for mixed-use in this area,
such as second story living, improved retail, entertainment and other light
commercial, we must have the infrastructure to support such improvements.

STAR Bond net proceeds are not limited to the amounts in the "STAR Bond Net
Proceeds” column set forth on Exhibit M on an aggregate or per line item basis, but rather may
be used to pay for or reimburse costs to the line item and aggregate costs set forth in the STAR
Bond "Requested” column set forth on Exhibit M, subject to a maximum aggregate amount of
STAR Bond net proceeds of $16,325,000 (subject to final underwriting).

A summary of the Requested Eligible Project Costs is set forth below in Table 2.
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Table 2

Requested Eligble Costs

Land Acquisition:

DCCC 5 550
Farm Credit $ 1,000,000
Church § 1,228,280
S 2228830 1365%
Offsite - 14th & Soule Area
Water Service Extension 5 156,037
(Gas Service Extension 5 25,000
Sewer Extension 5 65,789
Storm Extension 5 152,181
Electrical - Sutherlands 5 57,930
Electrical - Outlot 5 57,220
Soule Roadway Extension 4 299 596
Spule Roadway Lighting 5 30,230
Landscape - General 5 15,000
1dth Street Conmector / Pad Site Access 4 130,000
Church - Water Line Relocation Expense § 210,000
S 1,199,033 7.34%
Onsite Development
Demaolition - Church 5 100,000
Sutherlands
Grading, UHilities, Paving 4 1,742,400
Pad 5ite Development
Grading, Utilities, Paving 5 -
S 1842400 I11.29%
Professional S5ervices
City - Recapture Fees 5 -
City - Legal Fees S 200,000
City - Planning & Engineering 5 50,000
City - Real Estate Advisor & 380,600
Contingency 5 75,000
5 705,600 4.32%
Boot Hill Museum
Boot Hill Museum Building 5 1,260,107
& 1,260,107
Heritage District - Additional
Heritage District - Eligible, Previously Unreimbursed § 230,000
Heritage District - Front Street Lighting 5 100,000
Heritage District - Street Scape 4 2,400,000
Heritage District - BH Distillery - 3rd & Spruce - Parking Lot $ 380,000
Heritage District - Central & Wyatt Earp Bhvd - Parking Garage % 1,800,000
Heritage District - Paedestrian Cross Ower (2] 5 2,800,000
Heritage District - Landscape - Ave. B to 3rd; WEB to Cedar 5 300,000
Heritage District - Utilitles - Water, Sewer and Storm 4 1,099,030
Heritage District - Open 5 -
% 9,089,030 5568%
Total (2018) 5 16,325,000 100.00%
mith ok
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3. Pledge of Ford County Property Tax

On October 16, 2017, the City entered into an interlocal agreement with Ford County,
Kansas (the "County"), pursuant to which the County agreed to pledge its sales taxes generated
within the Power Center Area to the STAR Bonds issued in connection with the Power Center
Area Project. In that agreement, the County also agreed to pledge its portion of the incremental
ad valorem real property taxes from the land within the Power Center Area (the "Property Tax
Increment™). The City and County agreed that (i) the Property Tax Increment would be available
from 2019 through the second half payment for tax year 2034, (ii) the Property Tax Increment
would be capped at $760,860, and (iii) this pledge of the Property Tax Increment may be
structured as a rebate, an annual appropriation or "in such other manner as may be acceptable to
the County and the City..."

The City has agreed to match the Ford County contribution of Property Tax Increment, so
this additional revenue source may be as much as an additional $1,521,720 of property tax
revenue contributed to the costs of the Power Center Area Project.

Subject to its agreements with the County, the City intends to use the available Property
Tax Increment (and its matching funds) to pay eligible costs in the Power Center Area, thereby
allowing an additional 1,521,720 of STAR Bond proceeds to be used for eligible expenses in the
Heritage Area.

4. Summary of Revenue Sources

The revenue sources for the Dodge City Project will be generated from the STAR Bonds
supported by revenues from the Power Center Area, and most of the remaining necessary funds
will be provided from private debt and equity. However, there are also additional incentives
available to Sutherlands in the form of a community improvement district available on their site.

E. SUMMARY OF THE FEASIBILITY STUDY

Pursuant to K.S.A. 12-17,166, the City of Dodge City has commissioned an independent
feasibility study containing the following information:

e Whether the Dodge City Project’s revenue and tax increment revenue and other
available revenue are expected to exceed or be sufficient to pay for the project
Costs;

e The effect, if any, the Dodge City Project will have on any outstanding special
obligation bonds payable from the revenues described in the STAR Bond
Financing Act;

e A statement of how the jobs and taxes obtained from the Dodge City Project will
contribute significantly to the economic development of the state and region;

e Visitation expectations;
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e The unique quality of the project;

e Economic impact study;

e Market study;

e Market impact study;

e Integration and collaboration with other resources or businesses;

e The quality of service, and experience provided, as measured against national
consumer standards for the specific target market;

e Project accountability, measured according to best industry practices;

e The expected return on state and local investment that the Dodge City Project is
anticipated to produce;

e A statement concerning whether a portion of the local sales and use taxes are
pledged to other uses and are unavailable as revenue for the Dodge City Project;
and

e An anticipated principal and interest payment schedule on the bond issue.

On April 25, 2018, Canyon Research Southwest, Inc. ("Canyon™) issued a STAR Bond
Feasibility Study - Dodge City Project Power Center Area (the "Canyon Study"). In addition,
the City asked Community Solutions Group, a GAI Consultants Inc. Service Group (“CSG”) to
prepare the “STAR Bond Feasibility Study — Power Center Area -- Dodge City STAR Bond
District, Dodge City, Kansas” dated April, 2018 (the “CSG Study”) to support and confirm the
sales tax revenue projections in this Project Plan. A copy of the CSG Study is attached hereto as
Exhibit O and a copy of the Canyon Study is attached hereto as Exhibit P. Collectively, the
Canyon Study and the CSG Study may be referred to herein as the "Feasibility Studies". A
summary of the Feasibility Studies are as follows.

1. Sufficiency of the Project’s Revenues Compared to the Project’s Costs.
a. Project Costs

The STAR Bond Financing Act requires an analysis to determine whether or not a
project’s revenues are expected to be sufficient (or exceed) the amount necessary to pay for the
project costs. This requires a determination of the Project Costs and Requested Eligible Project
Costs and a comparison of such costs to the STAR Bond revenues expected to be generated
within the STAR Bond Project Area. As indicated in Table 1 above, the total estimated Project
Costs as of the date of this Project Plan (including the additional Heritage Area improvements)
are $33,106,599. As indicated in Table 2 above, the estimated Requested Eligible Project Costs
to be paid for with revenues from the Power Center Area Project are $16,325,000 of net STAR
Bond proceeds (subject to final underwriting), with $5,975,863 of net STAR Bond proceeds to
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be spent on the Power Center Area Project and $10,349,137 of net STAR Bond proceeds to be
spent on the renovation of the Boot Hill Museum in the other improvements in the Heritage
Area. As indicated below under “Estimated Tax Revenues”, the Canyon Study has projected that
revenues from the Power Center Area of the Dodge City Project supports repayment of
$16,325,979 principal amount of STAR Bonds bearing interest at an assumed interest rate of 5%
over 20 years, while maintaining an average 1.25 debt service coverage ratio. See Canyon Study
attached as Exhibit P.

b. Tax Revenues Subject to Capture
The effective STAR Bond-eligible sales tax rate totals 7.4817%, which includes the following:

Q) City Sales Tax Revenues — the retail sales dollar amount generated within the
STAR Bond Project Area multiplied by the City sales tax rate that is subject to capture,
which based on the location of the Dodge City STAR Bond District is 0.5%.

(i)  State Sales Tax Revenues — the retail sales dollar amount generated within the
STAR Bond Project Area multiplied by State sales tax rate that is subject to capture,
which is 6.5%.

(ili)  County Sales Tax Revenues — the retail sales dollar amount generated within the
STAR Bond Project Area multiplied by the City's share and Ford County's share of the
County sales tax rate that is distributed back to the City and not otherwise dedicated
(which is 0.4817%).

Special Sales Taxes, including the Horse Thief Reservoir tax and the "Why Not Dodge" tax are
not included the eligible tax rate set forth above.

C. Estimated Tax Revenues

The CSG Study includes a forecast of retail sales over the 20-year life of the Power
Center Area Project, which will commence upon the approval of this Power Center Area STAR
Bond Project Plan by the Governing Body of the City of Dodge City, Kansas, which the CSG
Study assumed will occur in the spring of 2019. The CSG Study projects over $356,000,000 in
taxable sales over the 20 year life of the STAR Bonds, with over $26,000,000 in sales tax
collections over that same 20 year term. The Canyon Study estimates that the incremental sales
tax revenues associated with the Power Center Area Project (the projects identified in this Power
Center Area Project Plan) will be approximately $1,120,795 in 2019 and $1,445,028 at
stabilization in 2020, with future sales to escalate at an average annual rate of 1% annually, and
STAR Bond revenue over the life of the term estimated at over $34,000,000, all as set forth on
Exhibit P.

Exhibit P also sets forth the sufficiency of the anticipated revenues from the Dodge City
Project, as described in the Canyon Study, to repay debt service on $16,325,979 - the principal

amount of STAR Bonds over the 20 years that the Act allows such bonds to be outstanding, at an
assumed interest rate of 5.0%.
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2 Job Creation and Generation of New Tax Revenue

The Canyon Study indicates that total capital investment for the Power Center Area is
estimated at approximately $26.2 million, including site acquisition, infrastructure and hard and
soft construction costs. Site work and hard construction costs are estimated at approximately
$20.8 million. During the construction phase direct on-site employment is estimated at 153
full-time equivalent jobs. Indirect job creation is forecast at 63 full-time equivalent jobs,
bringing the total construction-phase work force for the new Power Center Area Project to 216
full-time equivalent jobs. Total payroll originating from these construction-phase jobs is
estimated at $9.5 million.  State of Kansas personal income taxes resulting from
construction-phase payroll are estimated at approximately $364,000.

The Canyon Study further indicates that at full build-out, direct employment generated
from operation of the retail and restaurant components developed within the Power Center Area
is forecast to total 186 full-time equivalent jobs (direct and indirect), with total annual payroll for
these jobs at an estimated $5.3 million. The State of Kansas is estimated to collect
approximately $152,000 in annual state income tax revenues resulting from this direct and
indirect operational-phase payroll.

3 Projected Visitation

The Power Center Area Project will improve on Dodge City’s status as a regional tourism
destination and should help to draw new visitors, and when combined with the Heritage Area
Project enhance visitation, from throughout Kansas as well as the five surrounding states of
Nebraska, Texas, Oklahoma, Colorado and Missouri. The Canyon Study further indicates that
the Power Center Area is forecast to attract 525,000 annual visitors, and the Heritage Area is
expected to attract nearly 500,000 annual visitors. Accordingly, the Heritage Area and the
Power Center Area of the Dodge City Project are projected to attract over 1 million visitors
annually, and Canyon estimates that approximately 49% of visitors will come from over 100
miles away. Further, the Canyon Study indicates that approximately 399,000 visitors (39%) to
the Dodge City Project will come from out of state.

4 Impact On Outstanding Special Obligation Bonds

As required by the STAR Bond Financing Act, the Canyon Study includes an evaluation
as to the effect, if any, the Power Center Area Project would have on any outstanding STAR
Bonds payable from revenues authorized pursuant to the STAR Bond Financing Act. The STAR
Bond Financing Act contemplates an analysis focused on the ongoing viability of any such
outstanding special obligation bonds based on the terms and conditions of their issuance, not
whether this Power Center Project or any other STAR Bond project would simply impact the
overall sales tax generation used to support the issuance. In other words, the question posed is
whether a proposed project would reasonably be anticipated to jeopardize the bargained-for
investment made by current bondholders.

As the Canyon Study notes, the Secretary has approved STAR bond financing for five (5)
projects in Central Kansas, those being: (i) Wichita River District; (ii) K-96 and Greenwich
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Project in Wichita; (iii) Olympic Park in Goddard; (iv) Theme Park District in Derby; and (v)
Downtown Salina District in Salina, Kansas.

The Canyon Study states that Wichita River District is over 150 miles away and is
focused on riverfront access and urban-scale mixed-use development. The Wichita River District
is also unique given its pay-as-you-go project financing structure and its location in Wichita's
central business district. The K96 project is also over 150 miles away, but it is designed to create
an athletic training center and recreation attraction. The K-96 & Greenwich focuses on creating
an athletic training center and recreation attraction complemented by a mix of retail, employment
and lodging uses. The Power Center Area Project’s anchor tenant is a home improvement
concept, the other retail contemplated in the Power Center Area is not likely to disturb sales over
150 miles away and the major tourism attractions in the Heritage Area, including the Boot Hill
Museum, are unique destination attractions that should not impact these other projects. Given the
distinctive market positioning of each project, the Dodge City Project is not anticipated to have a
negative impact on tourism visitation and retail sales at either the Wichita River District or K-96
and Greenwich Project.

The Olympic Theme Park District is also over 150 miles driving distance east of the
Dodge City District and focuses on creating an athletic training center and recreation attractions
complemented by a mix of retail and lodging uses. The Dodge City STAR Bond District’s major
tourism attractions include the Boot Hill Museum and Long Branch Lagoon Water Park. Given
the distinctive market positioning of each project, the Dodge City STAR Bond District is not
anticipated to have a negative impact on tourism visitation and retail sales at the Olympic Theme
Park District.

The Downtown Salina District is in Salina, Kansas approximately 165 miles northeast of
Dodge City. The Downtown Salina District has some similarities to Dodge City, including a
cultural attraction as a principal tourism destination and a historic downtown location, and the
inclusion of restaurants, entertainment, and lodging venues. However, Salina's tourism
attractions — the car collection, the performance venue and the fieldhouse, all cater to different
and distinctive market segments. Therefore, the Dodge City STAR Bond District should have
little or no impact on operations and financial sustainability of the Downtown Salina District.

Because each active STAR bond project supports distinctly different major tourism
attractions and retail components, it has been concluded that development of the Power Center
Area Project in Dodge City, Kansas will not have a measurable adverse impact on visitor
volumes, retail sales volumes and STAR bond revenues generated by the other five STAR Bond
projects described above. Therefore, the operation of the Power Center Area Project is not
anticipated to cause default in the payment of outstanding STAR bonds issued by the five active
STAR Bond approved redevelopment projects in central Kansas. Based on the foregoing, it
should be reasonably anticipated that the Power Center Area Project, as proposed, would not
have any measurable effect on currently outstanding STAR Bonds authorized by the STAR Bond
Financing Act.
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5 Market Study

The Feasibility Studies both include a Market Study which evaluates the market potential
of the Sutherlands home improvements store and the other restaurant and retail uses planned for
the Power Center Area Project, which are described as the principal economic engines of the
Power Center Area Project.

Sutherlands Home Improvement Store

Sutherlands is a family-owned company that is based in Kansas City, Missouri, which
currently operates nearly 50 stores in 14 states. The Dodge City store will be approximately
75,000 square feet under-roof with another 35,000 square feet of outdoor garden center.  This
store will focus on lumber, but will also offer a wide variety of building products, including
roofing and siding, concrete, paint, plumbing supplies, tools and other hardware. There is not a
similar store — a Lowe's, a Home Depot or a Menards — in Dodge City. Dodge City does have
an Orscheln Farm & Home store located south of the Power Center Area on North 14™ Avenue,
but Orscheln's has a somewhat different product mix than Sutherlands. The Orscheln store
characterizes itself as a farm & ranch supplier, offering products for livestock, pets, hunting and
outdoor sports, and apparel.

The nearest similar store is Sutherlands Great Bend location, which is 80 miles east of
Dodge City.

The CSG Study analyzed a variety of market factors, including regional spending
patterns, variations in store format and the likely mix of retail and wholesale customers, and
based on this analysis, CSG has estimated sales at $177 per square foot, with an annual stabilized
sales total of $13,300,000. The Sutherlands store will likely benefit from a large customer base,
including not only local residents and tourists, but also from surrounding smaller communities
that have limited options in shopping for the kind of products to be offered by Sutherlands new
store in the Power Center Area.

The Canyon Study has projected annual stabilized sales starting at $13,387,500 in 2020,
with sales growing to over $19,000,000 annually during the last year of the STAR Bond term.
Canyon projects that the $23.7 million of STAR bond revenues generated by the Sutherlands
store alone are sufficient to fully satisfy approximately $11.1 million in STAR Bonds.

Convenience/Gas Station Facility

Casey’s operates over 2,000 convenience stores in 15 midwestern states. Most Casey's

stores operate in areas with populations of fewer than 5,000 persons, while approximately 18
percent of the stores are located in communities with populations exceeding 20,000 persons. The
company competes on the basis of price as well as on traditional features of convenience store
operations such as location, extended hours, product offerings, and quality of service. Casey's
offers self-service gasoline, a wide selection of grocery items and an array of freshly prepared
food items. Casey’s General Stores are primarily freestanding. The Canyon Study notes that
during fiscal year 2017, Casey’s operated 1,978 convenience store generating gross sales of over
$7.5 billion, averaging $3.8 million per store. Canyon has projected $875 per square foot sales
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with stabilized sales for the Casey's in the Power Center Area starting at $3,500,000 in 2020,
with sales growing to almost $5,000,000 in the last year of the STAR Bond term.

Retail/Restaurant

According to the CSG Study, Dodge City is experiencing population and visitation
growth, the likes of which should be more than sufficient to absorb increased retail square
footage in the Power Center Area. In fact, the CSG Study provides that the Dodge City area is
currently under-served from a retail and restaurant perspective.

Given this state of the retail and restaurant market in Dodge City, coupled with the
local retail market’s ability to support a high level of new sales, development of a portion of the
Power Center Area Project's retail pad sites as new restaurants is not anticipated to adversely
impact Dodge City’s existing retail or restaurant market. In fact, development of the Power
Center Area Project is anticipated to heighten the status of Dodge City as a regional tourism
destination by offering unique dining and entertainment attractions not currently available in the
market.

The CSG Study concludes that the Dodge City Project is a feasible development site for
new retail restaurants, possessing access to a large tourism market, favorable competitive market
conditions and the necessary access, visibility, exposure and critical mass. The CSG Study goes on
to say that much of the retail and restaurant space in Dodge City was built before 1980 and is
therefore dated and less attractive than new retail offerings. The CSG study also notes that
Dodge City's retail and entertainment operators benefit from not only local residents and tourists,
but also from surrounding smaller communities that have limited shopping and dining options.
This additional support, when combined with the stable economy and solid employment base in
Dodge City should "bode well™ for the retail/restaurant offerings in the Power Center Area
Project.

Accordingly, the CSG Study concludes that the new retail and restaurant offerings in the
Power Center Area should provide the opportunity to generate significant sales in the new retail
offerings and restaurants, with average sales at $375 per square foot for restaurants and stabilized
sales estimated at approximately $1,500,000. CSG estimates non-restaurant retail sales at $145
per square foot with stabilized sales at $1,392,000.

Collectively, the Canyon Study projects revenues from the three pad sites located along
North 14" Avenue in the Power Center Project that would support over $5.1 million in STAR
Bonds.

6 Market Impact Study

The Canyon Study estimates that annual retail sales leakage in key retail categories
within a 50 mile radius of Dodge City is over $59 million annually. Retail categories
experiencing the highest rate of retail sales leakage include general merchandise, eating and
drinking establishments, electronics and appliances, clothing and accessories, home furnishings
and sporting goods and hobbies. The market positioning of the Power Center Area Project’s
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retail and restaurant component, and its home improvement anchor, is very well positioned to
capture this under-served demand and retail sales leakage. In fact, the Canyon Study's
conservative to moderate estimates indicate that the Power Center Area Project could capture
somewhere between 10% to 15% of this retail leakage, which would mean a recapture of
$5,928,922 to $8,893,383 annually.

F. Relocation Plan

A relocation plan for the Power Center Area has previously been approved by the City in
connection with certain interests that will be relocated from the Power Center Area in connection
with the Power Center Area Project. In each case, the City has entered an arms-length Option
Agreement with each such interest to purchase their property and/or provide for the relocation of
such party's personal property. All payments made by the City to acquire these properties will
exceed $500.00 and will be paid to such businesses contemporaneous with the closing of the
Heritage Area STAR Bonds.

G. Sources and Uses, Sufficiency of Revenues to Pay STAR Bond Debt Service

The sources and uses of funds are described above and in Tables 1 and 2. The total
estimated costs of the new developments in the Power Center Area of the Dodge City Project are
$20,635,477. This Project Plan contemplates that the STAR Bonds will finance $5,975,863 of
the total estimated Project Costs in the Power Center Area Project and mostly private sources
will finance the remaining $14,659,614 of such estimated Project Costs in the Power Center
Area. The anticipated amount of STAR Bond net proceeds represents approximately 28.96% of
the total estimated Project Costs, as indicated in Table 2. When combined with the additional
$1,260,107 of STAR Bonds requested for the Boot Hill Museum and $9,089,030 for other
tourism-related Heritage Area improvements, the total request for STAR Bonds in this Project
Plan is $16,325,000.

Reference is made to the proforma table attached hereto as Exhibit N, setting forth the
sufficiency of the anticipated revenues from the Heritage Area Project, as described in the
Canyon Study, to repay debt service on the anticipated principal amount of STAR Bonds. The
proforma attached as Exhibit N and the Canyon Study demonstrate $16,325,979 of STAR Bond
revenues to pay the $16,325,000 requested in this Project Plan.
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EXHIBIT A

STAR Bond District — Map of Heritage Area, Entertainment Area and Power Center Area
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EXHIBIT B
STAR Bond District — Legal Description

Heritage Area of STAR Bond District — Legal Description

Beginning at the intersection of the east r/w line of Fifth Ave. and the south r/w line of Wyatt Earp Blvd.
as the point of beginning; thence north along the east r/w line of Fifth Ave. to the extended south line of
the north 60 feet of Lots 41,42,43 and 44 of Walnut Street, Original Town; thence west along the said
extended line to the west line of Lot 44, Walnut Street, Original Town; thence north along the west line of
said Lott 44 to the south line of the platted alley; thence east along the south line of said alley to a point
that is 82 feet west of the west r/w line of Fifth Ave.; thence north and parallel with a line that is 82 feet
west of the west r/w line of Fifth Ave. to the south r/w line of West Spruce Street; thence east along the
south r/w line of said West Spruce Street to the extended east line of the n-s alley in Block 20, Original
Town; thence north along the said n-s alley to the south r/w line of West Vine Street; thence east along
the south r/w line of said West Vine Street to the west r/w line of Third Ave.; thence south along the west
r/w line of said Third Ave. to the extended south line of the e-w alley along Lots 17 thru 24, Gunsmoke
Street, Original Town; thence east along the south line of said alley and continuing east extending thru the
vacated alley along Lots 9 thru 16, Gunsmoke Street, Original Town; thence continuing along the south
line of the e-w alley along Lots 1 thru 8, Gunsmoke Street, Original Town to the west r/w line of Central
Ave.; thence south along the west r/w line of said Central Ave. to the projected south r/w line of Military
Ave.; thence east along the projected south r/w line of said Military Ave. to the west line of Lot 12,
Block 2, F.W. Boyd’s Addition; thence south along the west line of said Lot 12 for a distance of 160 feet
to the north line of an e-w alley; thence east along the north line of said e-w alley to the projected west
line of Lot 1, Block 9, Centennial Addition; thence south along the projected west line of said Lot 1 to a
point that intersects the south r/w line of Wyatt Earp Blvd.; thence east for a distance of 387.07 feet;
thence south for a distance of 187.9 feet to the north r/w line of the B.N.&S.F. Railroad; thence west
along the north r/w line of said B.N.&S.F. Railroad to the extended east r/w line of Central Ave.; thence
south along the extended east r/w line of said Central Ave. to the north r/w line of the BN&SF Railroad;
thence west along the north r/w of said BN&SF Railroad which is also the south r/w line of Wyatt Earp
Blvd. to extended west line of Lot 49, West Trail Street, Original Town; thence south along the extended
west line of said Lot 49 to the north r/w line of West Trail Street; thence east along the north r/w line of
said West Trail Street to the west r/w line of South Second Ave.; thence south along the west r/w line of
said South Second Ave. to the north line of the Arkansas River; thence in a southwesterly direction along
the north line of said Arkansas River to the east line of Young’s Place; thence north along the east line of
said Young’s Place to a point that is 528 feet south of the south r/w line of Park Street; thence east for a
distance of 245 feet; thence north for a distance of 528 feet to the south line of Park Street; thence east
along the south r/w line of said Park Street to the west/north line of the Burlington Northern/Cimarron
Valley Railroad; thence northeasterly along the north line of said Burlington Northern/Cimarron Valley
Railroad and extending to the point of beginning.

AND

A tract of land beginning at a point along the south r/w line of Military Ave. and the west line of Lot 12,
Block 2, F.W. Boyd’s Addition; thence south along the west line of said Lot 12 for a distance of 160 feet
to the north line of an e-w alley; thence east along the north line of said e-w alley to the projected west
line of lot 1, Block 9, Centennial Addition; thence south along the projected west line of said Lot 1 to a
point that intersects the south r/w line of Wyatt Earp Blvd.; thence east for a distance of 387.07 feet;
thence south for a distance of 187.9 feet to the north r/w line of the B.N. & S.F. Railroad; thence east
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along the said north r/w line of the B.N. & S.F. Railroad to the southeast corner of Western Beverage;
thence northeasterly to the southwest corner of Lot 1, Santa Fe Plaza; thence easterly along the south line
of Santa Fe Plaza to the southeast corner of Lot 5, Santa Fe Plaza; thence north along the east line of said
Lot 5 to the south r/w line of Wyatt Earp; thence west along the south r/w line of Avenue B; thence north
along the extended west r/w line of said Avenue B to the northeast corner of Lot 7, Block 9, Centennial
Addition; thence west along the south r/w line of military Ave. to the extended east line of Lot 29, Block
2, Original town; thence north along the extend east line of said Lot 29, Block 2, Original Town to the
south r/w of Spruce Street; thence west along the south r/w of said spruce street to the northwest corner of
Lot 21, Block 2, Original Town, said corner being on the east r/w line of Avenue A; thence south along
the east r/w line of said Avenue A extending to the south r/w line of military Ave.; thence west along the
south r/w line of Military Ave. to the point of beginning.

AND

A track of land beginning at a point along the south r/w line of Wyatt Earp Blvd. And the west r/w Line
of Second Ave.; thence south along the west line of Second Ave. to the south r/w line of South Front
Street as platted in Original Town; thence east along the south r/w line of South Front Street to a point
that is 250 feet east of the east r/w line of Second Ave.; thence north to the north r/w line of the B.N. &
S.F. Railroad; thence west along the north r/w line of said B.N. & S.F. Railroad, said line also being the
extended south r/w line of Wyatt Earp Blvd. to the point of beginning.

Entertainment Area Legal Description

All of the Replat of Mariah Center Lot 1, Block 1, a subdivision of land in Dodge City, Ford County,
Kansas excluding Lot 6 and a tract of land described as follows: Commencing at a point that intersects
northerly r/w line of Comanche Street with the westerly r/w line of U.S. Highway 50; thence northeasterly
along the westerly r/w line of said U.S. Highway 50 for a distance 104 feet to the point of beginning;
thence northwesterly and perpendicular with the westerly r/w line of said U.S. Highway 50 for a distance
of 50 feet; thence northeasterly and parallel with the westerly r/w line of said U.S. Highway 50 for a
distance of 30 feet; thence southeasterly and perpendicular with the westerly r/w line of said U.S.
Highway 50 for a distance of 50 feet; thence southwesterly alone the westerly r/w line of said U.S.
Highway 50 for a distance of 30 feet to the point of beginning.

And all of BHC Resort Subdivision, a subdivision of land in Dodge City, Ford County, Kansas excluding
Lot 1A.

Power Center Area Legal Description

A tract of land located in the east %2 of Section 22, and the west % of Section 23, Township 26 south,
range 25 west of the 6™ principle meridian Ford County, Kansas for the uses of STAR Bond and
described as follows: beginning at the southeast corner of Lot 1 of the Fourteenth and Soule Subdivision
said point also being on the west right of way line of Fourteenth Ave and on the South line of the
northeast quarter of Section 22; thence west along said south line to a point on said line intersecting the
extension of the west line of the Fourteenth and Soule Subdivision Unit Two; thence north along said
west line and extension thereof to the western most northwest corner of the Fourteenth and Soule
Subdivision Unit Two; thence northeasterly to the northern most northwest corner of the Fourteenth and
Soule Subdivision Unit Two; thence east along the north line of the Fourteenth and Soule Subdivision
Unit Two to the northeast corner thereof also being on the west right of way line of Fourteenth Avenue;
thence north along said west right of way line to a point directly across from and perpendicular to a point
on the east right of way of Fourteenth Avenue that intersects the extension of the south right of way line
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of Speirs Street to Northern Street to Manor Drive; thence east to the east right of way line of Fourteenth
Avenue and the intersection of the extension of the south right of way line of Spiers Street to Northern
Street to Manor Drive; thence easterly and southerly along said south right of way line and extension
thereof to the northerly right of way line of Soule Street; thence westerly along said north right of way
line to the southeast corner of Lot 1 Block 1 of the Replat of Rostine Hills; thence northerly and westerly
along the eastern boundary of the Replat of Rostine Hills to the east right of way line of Fourteenth
Avenue; thence south along said east right of way line to the northwest corner of Lot 2, Block 3 Rostine
Hills Addition; thence east along the north line of said Lot 2 to the west right of way line of Thirteenth
Avenue; thence south along said west right of way line to the southeast corner of Lot 3, Block 3, Rostine
Hills Addition; thence west along the south line of said Lot 3 to the east right of way line of Fourteenth
Avenue; thence south along said east right of way line to the northwest corner of Lot 1, Green Hills
O’Ford No. 2; thence east along the north line of said Lot 1 to the northeast corner thereof; thence south
along the east line of said Lot 1 to the southeast corner thereof; thence west along the south line of said
Lot 1 and extension thereof to the west right of way line of Fourteenth Avenue; thence north along said
west right of way line to the point of beginning.
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EXHIBITC

ORDINANCE NO, 3527

Gilsoees & Bell, P.C
OHETR12

{Published in The Dedee Ciy Dally Glpbe on barch __, 2012)

ORMMMNANCE N, 3527

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF DODGE
CITY, KAMEAS, ESTABLISHING A STAR BOND PROJECT IMSTRICT WITHIN
THE CITY AND MAKING CERTAIN FINIHNGS I[N CONJUINCTION
THEREWITH

WHERFEAS, the state of Kansas ((he “Siale™ ) desines 1o promols, slirmulals and develop the geneml
aml ssorenie welfars of the State and s compssties and o assist in the dovelopment and redevedopment
of eligible arees within a city or county, themeby proenoting e penszal welfime of the iz of he Stan,
by autherizing eiiies and cownties o aegne cartin propesty and o issue seles tax and mvenue (STAR)
boeds for the Gnancing of STAR boed projects persuant 1o the provisions of KoB.A. 12-17,180 of seg., a8
amenidad (the = Act™); mmd .

WHEREAS, parwaant 1o the Act the City of Diodge City, Kamsas (the “City™) is authodzed 1o
ealablish STAR bond project datrets withan cligibe sress of the City, ap auid terms are defiged in the Act,
to ppprove STAB band project district plans for the complesion of STAR band projests within such STAR
bomd projest distriet, and be Gnnss FTAR bond project codts from the iserementsl inenesss in st and
local sales revemses derived from the STAR hond project districl, other revenues described im the Acl, oca
camienation therecfor fram the proceeds of special obligation tx increment bonds of the Coty payable fram
such dascribed revenues; and

WHEREAS, prior to the crealon of amy STAR band project dstrict the governing body of the City
st adopt 2 rescloion stating that the Ciry is consadering the cstalilishing of @ STAR bond project dissicr,
winch reantution shell; (1) Give notice that a public hearing will be held to consider the establishment of 2
STAR hond project district and fix the dale, hoor and plece of such public hearding, wiich pebtie bearng
ghall be held not l2ss than 30 nor more thas 70 days following adeption of such resclution, (2) describe
the praposed Baonidaies of the STAR bond projses distries, (3) describe the proposed STAR band project
distrizt plan, (4) state that a description and map of the proposed STAR bond praject distiet ane eailable
for Enspeetion A1 & time and plece deslgnassd, znd (5) stabs thet the governing bady will consider findings
necessary for the cstablishmenl of o FTARL bond pregest diatner; snd

WEIEREAS, notice of such public bearing ahall be given by meling a copy of the resolution
calling the publlz hearng wia certified mail, retum meceipl reguested, o the board of county
commissiooers af e couory, |e board of educktion of any achonl district levying taes an property
within ths proposed STAR bond project distried, and 1o ach owmer and oceapint of land witkan e
propased STAR band project district not maore than 10 days follawing the date af the adeplion af such
resolution and by publisking & copy af ssh resoluson onee In dhe official City nemspaper not l2ss than
cme week or more than tea weeks preceding the date fxved for the public hearing, which pablication shall
include a skelch cluarly délinsiling the sen la pufficlent detsd] tn adwiae the reader of the particular land
proposed to be included within the STAR bond project srea; and

WHEREAS, upon The conclosica of soch pubilic ticaring and & fisding by the Secretary of
Cooumerss Tl te STAR bond project districf is an “eligible area®™ under the Act, the goveming body
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EXHIBIT C - continued

may pass an ardinance which shall: (1) make Sndings that the STAR bemd projeat district praposed to be
devalaped {6 3 STAR bomd project umder the Act, (2) eontaln the STAR bond project diesriss plan s
appreved, (1} comlain the legal descrption of the STAR band praject district, and (4} may establish the
STAR bend project district; and

WHEREAS, no privately owoed property suhject o ad valorem taxes shall be acquired and
redoveloped under the provisiona af the Acr, if' the board of county commiasionss o e board of
edncation levying tmees om sach property determines by resolulion adopisd within 30 diys following the
ermelusiom af the hesring for the establishment of the STAR bosd project district that the proposed STAR
‘bond project district will Bave an adverss ellucl on sach coumty or schodl distnet; and

WHEREAS, upon the creation of a STAR bond project disiriel purssant o the Act, the City may
proposz o undertake anz or more STAR bond projects and shall prepare @ STAR bond progect plan, which
may ke implemented in sepamate development slagss, in consulintion wilh the City's plannisg comntssion;
s

WHERFEAS, the City Cocmmissson b hereiofors adopied Resolution Ma. 2012-05 on Febouary 4§,
2012, widch made o fincing fhat the City is coosidering the establishment of 2 STAR bond project dstrict
pursmamt to the Act, sel focth the boundiries of the propesed STAR band project disides, provided a
summniry of e progused STAR Bosd project district plan, called a poblic beaing conceming the
esteblishoment of & ETAR bomd projeet disiret foe March 19, 2012 and provdded foe nothee of such gablic
hearing ma provided in the fct; and

WHEREAS, en February 14, 2012, the Seeretary of Commens made a finding thel the proposed
STAR bomd project district is an “eligible arez™ under the Act; and

WHEREAS, & public hearing was beld this date, after don poblished, deliversd ond matled notica
in npzocdamse with e provisions of the Act; and

WHEREAS, upim s cossidering the information and public comments received at the public
heasicg conducted this dabe, e Cily Commastica hersby deeme it sdvisable 10 make cormin findiegs md 1o
creats the STAR bond project district.

NOW, THEREFORE, BE IT ORDAINED BY THE CTTY COMBISSION OF THE CITY
OF DODGE CTTY, KANSAS:

Beclion L Findings. The City Commission hereby finds that due potice of the pablic haring,
conducied this dato vwas mads in sccordancs with the grodsion of the Azt The City Commissics forther
fimds hat the proposed STAR bond peoject district 13 a STAR bond project s deflimed in the Act,

Kection 1. Creation of STAR bomd project districl, A STAR bond progéet distrier i3 hersly
created within the City in apscodanes with the provisions of the Act (the “STAR Dond Project District™)y
The ST AR Bond Prject District is comprised of mea {2) asparme, nen-contiguous areis Iocated within the
Ciry't {id & higoorie, downbown 2rea (the “Tleritage Arsa™) which i3 comprised of approaimately 140 acres
anchorad by the Beed Hill hluseuen and Frosd Sireet bocated north of Wyatt Earp Blwd, but alsa inchading
redevel opmens oppostenities south of Wyat Barp and west of 2 Avenus in s sound Wiight Park; and
() an cnierinment aps {{he “Entertainment Area®) which is opprosimately 375 admas af cumenlly
undeveboped ground gensnally located betwesa U5 Highway 50 and 108 Fosd, south of Frontview
Foad. The STAR Bond Projeet District sxclodes the casino locaied adjacent to the Estertainment Area
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EXHIBIT C - continued

Acennp deploteg the beusdaries of the STAR Bond Projet Distriet i sttached hensta a2 Fxlikit A, which
is imeomporntd hersin by reference and logally described on Exhibit 8. The bounderies of the STAR
Baonid Profest District do pot contaln any property not refrensed in Reeoluton Wie, 2012-05, wihich provided
eeieos ol The public hearng o tee ereation of the STAR Eond Pregest Dislnicl

Soetion 3. STAR Bomd Praject District Plan.  The proposed distict plan for the STAR
Band Project District (the "District Plan®) is hereby approved. The buildings and facilit=s in he conatmezbed
or Joaproved 1o fhe STAR Bomd Frojest Distdef may be descnbed in 8 pensral mannes a3 follows:

Heritage Area,

Within the Heritage Asea, the Distriet Plen provides foes (1) the senevatlon and
expamsion of the Boot Hill Musenm, ischeding modenmizing the exhilite asd anmctions; (2)
inftestroctere and themed assthetic improvemants o Front Strest and other poriors of
Dreage City along and sowth of Wivest Earp and throughen the Hedtugs Area; (3) o deeited
atimaction, like a water park; and (4) comstroctian, renovation and expansion of negional,
spacialty-themed retsdl and restourants to enhanos this portion of the copmunity 85 4
g, nation sl and miematioesl teerisl destnation.

Emteriaimmend Area.

Within the Ememainment Aren, the District Flan provides fors (1) the eosstroztian
of approodmately 200,000 10 220,000 squame el of big bax mnd junicr anchor slosss in one
or more huildings; (2) cosstcliom of approximately 50,000 b AL squane feet of
reatsarans dnd athier pad stes (s multple bullEngs; Q) approchmatety Z20,000 te 260,000
squars fewl of in-line sofl goods nasl m maltipls uildings; and (1) constnuclion of cos oc
mate hotels,

Section 4. Anpproval af Other Governmontal Units. Mo privately owmed propenty subject 1o
ad valerem tacaiian within the STAR Bond Frojesi Tistder shall be acguined and redeveloped prcssant to
the Act, if the Poard of Cowsty Commissicners of Pord County, Kansas or the Board of BEducaian of
Unified Behoel Distrier Mo 443 determines lry mescletion adopted within thiny deys following the publie
bmaring held this date, hat the ETAR Bond Prajest Distmcl will have s pdverse et on Fond Colsty o
Unified Sehool District Mo, #483, resgectively, As of this date, the City has not received o copy of any pech
resolutiom and is mot awars af the adopGon of ey such reecdution by e goverming, body of Ford Comty or
Unified Selwool District Mo, £43,

Sectlon & Relmbursement. The Act sstharizes the City o isswe epecial obligation bands
{The "Bomda™) o finsss &1l or a posticn of the casts of implementing the Disirict Plan. The Bonds may be
issued ba reimburse wopeoEtues mads oo or allsr the dale wisch is G0 daye belore the daie of presips of
this Crdirsnce, pusnis w0 Trewary Regolaion §1,150-2, The maxiomum principal ameent of Beods that
wodd be issoed o reimburss for cxpsndibees made pdoc to the tssuanss of the Bonds {8 linited to
BS00,000,

Sectlon & Further Action The Mayor, City Manager, City Clek and other officials and
emplovie of the City, including the City Atomey, City consultaces, and Giimere & Bell, P.C., Dond
Counsel, are kerchy further asthorized dnd diresied o ise pech ofher sefions as may be approprisls of
desiratile tn eecomplish the porposes of this Ordinance.

Soctlom 7. Effective Date. This Ordinance shall be effective upon ils passage by the City
Commission and peblisation ore e dn the afficial City nemspapar.
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EXHIBIT C - continued
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MaEnnate Pogoe, Clry Clek

Agprovel As To Form Only:
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|, the widerspntd, ey cenily tist i sbowe ond forepaing & o ine and enmecl copy af e
orighal Onlinance Mo, 3527 (e "Dedisance”) of the City of Dodge Ciry, Bansas (the *Clty™); tha sail
Cidiuiimes v passid bie the Cily Conansesion on March [0, 2012; tai dhe recced of the feal voie on fis
presnge {8 found onpage ol jounsal et T80 i1 98 proslishind in Mo ofifivinl newspaper of the Ciry an
etaely __, 2002; naad s the: Qerlinancs hae o) bees wedidiad, emended or repealed and is in Tull e sl
effecs s of this dai,

CEETIFICATE

DATED: MarchfS, 2012,
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N0 S, Jackson SL. Suite 103
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EXHIBITD

Phona: (TEE) 208-1013

Four: {ER) 266 EB0% TTY: ¥
| g | T A e SO M ME N0 L0
KarsasCommeros com

Fat Geange, Secreinry

Department of Commerte

Sain Broweiback, Govemnor

February 14, 2012

The Honorable Rick Sowers
Mayor of Dodge City

City Hall

PO, Box B80

Drodgs City, KS 67801-0880

RE:  Dodee City STAR Bond Project District
Drear Mayor Sowers:

Thank you for your request dated Febroary 10, 20012, in which Dodge City requests the Secretary
of Commerce, pursuant o K,85.A, 12-17,160 ¢f seq. as amended (the “Act™), take action fo find
and determine that the Dodge City STAR Bond Project District is an “eligible area™ within the
meaning of K5, A, 12-17,165, Tn your request, the Project Distet is comprised of two non-
contiguous aveas called the Heritage Area and the Entertainment Area. The boundaries for the
STAR Bond Project District Heritage Area include an approximately 140 acre tract anchored by
the Boot Hill Muscum and Front Street and the Enferteinment Arca consists of approximately
375 acres generally located between U8, Highway 50 and 108" Road in Dodge City, A full
legal descrption of the proposed Distriet is found in Resolution Mo, 2012-05 as attached to vour
correspondence. The development curvently being conternplated in the Heritage Ares consists of
an expanded and renovaied Boot Hill Museum and the western heritage area of Front Sireet,

This will proteet, enhance and promote Kansas® role in western history and heritage. This part of
the project also includes structures for events, repional specialty themed retail and restaurant
componenis and themed entertainment afiractions. The Entertainment Area is a refail and
enterlainment destination featuring many retail/entertainment components not currently found in
western Kansas, These components will complement other recent development in the area.

Your request indicates the tolal cost of the Project will be approximately $120 million and the
primary atteaetion will be the renovated Boot Hill Museum. The Project will also include up to
525,000 sq, fi. of retail and entertainment venues. The City has estimated the Project’s museum,
shopping, dining, entertainment, and lodging components will generate approsimately $120-125
million in annual retgil sales, The Boot Hill Muoseum iz estimated o deaw over 150,000 visitors
on an annnal basis, many of whom will come from outside the State of Kanzas.
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EXHIBIT D - continued

The Honorable Rick Sowers
February 14, 2012
Page 2

Bascd on all the above, it is my determination that the proposed Dodge City STAR Bond Project
District is a major commercial enterfainment and tourism area and an “eligible area” for the
purpose of establishing a STAR Bond Project District as conlemplated by K.8.A, 12-17,165.

This approval and designation of the proposed Project District as an “eligible area” should not be
eonstreed as approval of any particular STAR Bond Project or Project Plan and is limited 1o a
finding that the proposed Project District constitutes an “eligible area™ under the Act as a
eondition precedent to the city passing an ordinance ereating & STAR Bond Project District,
Commerce will reguire additional information prior to being in a position to evaluate the Project
for STAR bond financing and determining the appropriste level of STAR bond funding. It is my
expeciation the City will submit a proposed STAR Bond Project Plan within 90 days from the
date of thiz approval,

The Departiment of Commerce and I look forward to working with Dodge City as this projest
conlinues through the STAR bond process,

Bi |1cm2:.r,
Pat George ?
Secretary of Commerce

ool Ken Strobel
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EXHIBIT E

{Published in The Dodge City Daily Globe on October , 20H4)
ORDMNANCE NO. 3594
AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF DODGE CITY, KANSAS,
EXPANDING THE HERITAGE AREA OF THE EXISTING STAR BOND PROJECT DISTRICT
WITHIN THE CITY AND MAKING CERTAIN FINDINGS IN CONJUNCTION THEREWITH

WHEREAS, the state of Kansas (the “Siate™) desires o promote, stimulate and develop the general
and cconomic welfare of the State and it communities and 1o assist in the development and redevelopment
of eligible areas within a city or county, thereby promoting the general welfare of the citizens of the State,
by authorizing cities and counties 1o acquire certain property and 1o issue sales fax and revenue (STAR)
bonds for the financing of STAR bond projects pursuant to the provisions of K.5.A. 12-17,160 ¢f seq., as
amended (the “Act™); and

WHEREAS, pursuant to the provisions of K.S.A. 12-17,171 the City of Dodge Ciry, Kansas (the
“City™) is authorized to expand the existing STAR bond project district within eligible areas of the City,
as said terms are defined in the Act, to approve STAR bond project district plans for the completion of
STAR bond projects within such expanded S5TAR bond project district, and 1o finance STAR bond
project costs from the incremental increase in state and local sales revenues derived from the STAR bond
project district, other revenues described in the Act, or a combination thereof or from the proceeds of
special obligation tax increment bonds of the City pavable from such described revenues; and

WHEREAS, prior to the expansion of the existing STAR bond project district the governing body
of the City must adopt a resolution stating that the City is considering the expansion of the existing STAR
bond praject district, which resolution shall: {1} Give notice that a public hearing will be held 1o consider the
expansion of the existing STAR bond project district and fix the date, hour and place of such public hearing,
which public hearing shall be held not less than 30 nor more than 70 days following adoption of such
resclution, (2) describe the proposed boundaries of the expanded STAR bond project district, {3) describe
the proposed expanded STAR bond project district plan, (4) state that a description and map of the proposed
expanded STAR bond project disirict are available for inspection ai a time and place designated, and (5)
siate that the governing body will consider findings necessary for the expansion of the existing STAR bond
praject district, and

WHEREAS, notice of such public hearing shall be given by mailing a copy of the resolution
calling the public hearing via certified mail, return receipt requested, to the board of county
commissioners of the county, the board of education of any school district levying taxes on property
within the proposed expanded STAR bond project district, and to cach owner and occupant of land within
the proposed STAR bond project district not mare than 10 dayvs following the date of the adoption of such
resolution and by publishing a copy of such resolution once in the official City newspaper not less than
one week or more than two weeks preceding the date fixed for the public hearing, which publication shall
include a sketch clearly delineating the area in sufficient detail to advise the reader of the particular land
proposed to be included within the expanded STAR bond project area; and

WHEREAS, vpon the conclusion of such public hearing and a finding by the Secretary of
Commerce that the expanded STAR bond project district is an “cligible area™ under the Act, the
governing body may pass an ordinance which shall: (1) make findings that the expanded STAR bond
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EXHIBIT E - continued

project district proposed to be developed is a STAR bond preject under the Act, (2) contain the expanded
STAR bond project district plan as approved, {3) contain the legal description of the expanded STAR
bond project district, and (4) may establish the expanded STAR bond project district; and

WHEREAS, no privately owned property subject o ad valorem taxes shall be acquired and
redeveloped under the provisions of the Act, if the board of county commissioners or the board of
education levying taxes on such properiy determines by resolution adopted within 30 days following the
conclusion of the hearing for the cstablishment of the expanded STAR bond project district that the
proposed expanded STAR bond project district will have an adverse effect on such county or school
district; and

WHEREAS, upon the creation of the expanded STAR bond project district pursuant to the Act,
the City may propese to undertake one or more STAR bond projects and shall prepare & STAR bond
project plan, which may be implemented in separate development stages, in consultation with the Cigy's
planning commission, and

WHEREAS, the City Commission has heretofore adopted Resolution Mo. 2014-23 on September
22, 2014, which made a finding that the City is considering the expansion of the STAR bond project
district pursuant to the Act, sct forth the boundaries of the proposed expanded STAR bond projeet district,
provided & summary of the proposed expanded STAR bond project district plan, called a public hearing
concerning the expansion of the STAR bond project district for October 23, 2004, and provided for
natice of such public hearing as provided in the Act; and

WHEREAS, on Uctober 22__, 2014, the Secretary of Commerce made a finding that the
proposed expanded STAR bond project district is an “eligible area” under the Act; and

WHEREAS, a public hearing was held this date, after due published, delivered and mailed notice
in accordance with the provisions of the Act; and

WHEREAS, upon and considering the information and public comments received at the public
hearing conducted this date, the City Commission hereby deems it advisable to make certain findings and
to create the expanded STAR bond project district.,

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY
OF DODGE CITY, KANSAS: - '

Section 1. Findings. The City Commission hereby finds that due notice af the public hearing
conducted this date was made in aceordance with the provisions of the Act. The City Commission further
finds that the proposed expanded STAR bond project district is a STAR bond project as defined in the
Act. o

|
Section 2. Creation of the Expanded STAR bond project distriet. The Expanded
STAR bond project district is hereby crented within the City in accordance with the provisions of the Act
{the “Expanded STAR Bond Project District™) to inelude the additional tract of property as reflected in
Exhibits A and B helow within the Heritage Arca of the existing STAR bond project distrsct.  The balance
of the existing STAR bond project district remains unchanged. A map depicting the boundaries of the
Heritage Area of the Expanded STAR Bond Project District 15 attached hereto as Exbibid 4, which is
incorporated herein by reference and legally described on Exhibit B. The boundaries of the Expanded
STAR Bond Project District do not contain any property not referenced in Resolution No. 2014-23, which
provided notice of the public hearing on the creation of the Expanded STAR Bond Project District.
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EXHIBIT E - continued

Section 3. Expanded STAR Bond Project District Plan. The proposed district plan for the
Expanded STAR Bond Project District (the "District Plan") is hereby approved. The buildings and facilities
to be constrected or improved in the Expanded STAR Bond Project District may be described in a general
manner as follows:

Within the Heritage Area, the District Plan provides for: (17 the renavation and expansion of the
Boot Hill Muscum, including modernizing the exhibits and attractions; (2) infrastructure and themed
aesthetic improvements to Wyatt Earp, Front Street and other portions of Dodge City along and south of
Wyait Earp and throughout the Heritage Area; (3) a themed water park attraction, and accompanying
hotel and campground; and (4) construction, renovation and expansion of regional, specialty-themed retail
and restauranis to enhance this portion of the community as a regional, national and international tourist
destination,

Section 4. Approval of Other Governmental Units. No privately owned property subject to
ad valorem taxation within the Expanded STAR Bond Project District shall be acquired and redeveloped
pursuant to the Act, if the Board of County Commissioners of Ford County, Kansas, or the Board of
Education of Unified School District No. 443 delermines by resolution adopted within thirty days
following the public hearing held this date, that the Expanded STAR Bond Project District will have an
adverse effect on Ford County or Unified School District Mo. 443, respectively. As of this date, the City
has not received a copy of any such resolution and is not aware of the adoption of any such resolution by
the governing body of Ford County or Unified School District Mo, 443,

Section 5. Reimbursement. The Act authorizes the City to issue special abligation bonds
(the “Bonds™) to finance all or a portion of the costs of implementing the District Plan. The Bonds may be
issued 1o reimburse expenditures made on or after the date which is 60 days before the date of passage of
this Ordinance, pursuant 1o Treasury Regulation §1,150-2, The maximum principal amount of Bonds that
would be isswed to reimburse for expenditures made prior to the issuance of the Bonds is limited to
50,000, 00000

Section 6. Further Action. The Mayor, City Manager, City Clerk and other officials and
employees of the City, including the City Anorney, City consultants, and Gilmore & Bell, P.C., Bond
Counsel, are hereby further authorized and directed to take such other actions as may be appropriate or
desirable 1o accomplish the purposes of this Ordinance.

Section 7. EfMective Date. This Ordinance shall be effective upon its passage by the City
Commission and publication ome time in the official City newspaper.
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EXHIBIT E - continued

Exhibit B

STAR BOND LEGAL DESCRIPTION
HERITAGE DISTRICT

Beginning at the intersection of the east o'w line of Fifth Ave. and the sowth v'w line of
Wyatt Earp Blvd. as the point of heginning: thence north along the east &'w line of Fifth
Ave. to the extended south line of the north 60 feet of Lois 41,4243 and 44 of Walnut
Street, Original Town; thence west along the said extended line to the west line of Lot 44,
Walmut Street, Original Town; thence north along the west line of said Lott 44 to the
south line of the platied alley; thence east along the south line of said alley to a point that
is 82 fect west of the west r'w line of Fifth Ave.; thence north and parallel with a line that
is B2 feet west of the west t'w line of Fifth Ave. to the south r'w line of West Spruce
Street; thence east along the south vfw line of said West Spruce Street to the extended east
line of the n-s alley in Block 20, Original Town; thence north along the said n-s alley to
the south riw line of West Vine Street; thence cast along the south riw line of said West
Vine Street to the west r'w line of Third Ave.; thence south along the west r'w line of
said Third Ave. to the extended south line of the e-w alley along Lots 17 thru 24,
Gunsmoke Street, Original Town; thence east along the south line of said alley and
continuing east extending thru the vacated alley along Lots 9 thru 16, Gumsmoke Street,
Original Tovwn; thence continuing alomg the south line of the e-w alley along Lots 1 thru
8, Gunsmoke Street, Original Town to the west t/w line of Central Ave.; thence south
along the west n'w line of said Central Ave. to the projected south rw line of Military
Ave.: thence east along the projected south r'w line of said Military Ave. to the west line
of Lot 12, Block 2, F.W. Boyd's Addition; thence south along the west line of said Lot
12 for a distance of 160 feet to the north line of an e-w alley; thence east along the north
line of said e-w alley to the projected west line of Lot 1, Block 9, Centenmial Addition;
thence south along the projected west line of said Lot 1 to & point that intersects the south
tfw line of Wyatt Earp Blvd.; thence east for a distance of 387.07 feet; thence south for a
distance of 187.9 feet to the north t/w line of the BN &5.F. Railroad; thence west along
the north r'w line of said B.M.&S.F. Railroad to the extended east r'w line of Central
Ave.; thence south along the extended east r'w line of said Central Ave, to the north riw
line of the BN&SF Railroad: thence west along the north v/'w of said BN&SF Railroad
which is also the south riw line of Wyatt Earp Blvd. to extended west line of Lot 49,
West Trail Street, Original Town; thence south along the extended west line of said Lot
49 1o the north riw line of West Trail Sireet; thence east along the north ofw line of said
West Trail Street to the west v'w line of South Second Ave.; thence south along the west
r/w line of said South Second Ave, to the north line of the Arkansas River; thenes in a
sputhwesterly direction along the north line of said Arkansas River to the east line of
Young's Place; thence north along the east line of said Young's Place to a point that is
528 feet south of the south r'w line of Park Street; thence east for a distance of 245 feet;
thence north for a distance of 528 feet to the south line of Park Street; thence cast along
the south v'w line of said Park Street to the west/north line of the Butlington
MNorthern/Cimarron Valley Railroad; thence northeasterly along the north line of said
Burlington Northern/Cimarron Valley Railroad and extending to the point of beginning.

AND
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EXHIBIT E - continued

A tract of land beginning at & point along the south r'w line of Military Ave, and the west
line of Lot 12, Block 2, F.W. Boyd's Addition; thence south along the west line of said
Lot 12 for a distance of 160 feet to the north line of an e-w alley; thence cast along the
north line of said e-w alley to the projected west line of lot 1, Block 9, Centennial
Addition; thence south along the projected west line of said Lot | 1o a point that inlersects
the south riw line of Wyait Earp Blvd.; thence east for a distance of 387.07 feet; thence
south for a distance of 187.9 feet to the north t'w line of the BN, & 5.F. Railroad; thence
east along the said north r'w ling of the B.N. & 5.F. Railroad to the southeast comer of
Western Beverage; thence northeasterly to the southwest comer of Lot 1, Santa Fe Plaza;
thence easterly along the south line of Santa Fe Plaza to the southeast corner of Lot 5,
Santa Fe Plaza; thence north along the east line of said Lot 5 to the south r'w ling of
Wyatt Harp; thenoe west along the south riw line of Avenue B; thence north along the
extended west o'w line of said Avenue B to the northesst comer of Lot 7, Block 9,
Centennial Addition; thence west along the south o'w line of military Ave. (o the
extended east line of Lot 29, Block 2, Original town; thence north along the extend cast
line: of gaid Lot 29, Block 2, Original Town to the south riw of Spruce Street; thence west
along the south o'w of said spruce street to the northwest comer of Lot 21, Block 2,
Orriginal Town, said corner being on the east r'w line of Avenue A; thence south along
the cast t'w line of said Avenue A extending to the south riw line of military Ave.; thence
west along the south o'w line of Mililary Ave. 1o the point of beginning.

AND

A track of land beginning at a point along the south o'w line of Wyail Earp Blvd, And the
west t'w Line of Second Ave.; thence south alomg the west line of Second Ave. to the
south rfw line of South Front Street as platted in Orginal Town; thence cast along the
south ofw line of South Front Street to a point that is 250 feet east of the east o'w line of
Second Ave., thence north to the north r'w line of the BN, & 5.F. Railroad; thence west
along the north r'w line of said B.M, & 5.F, Railroad, said line also being the extended
south rfw line of Wyatt Earp Blvd. to the point of beginning,
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EXHIBIT E - continued

Passed by the City Commission of the City of Dodge City, Kansas, on

Ken Strobel, City Attomey
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EXHIBIT F
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Legal Sealion
1000 SW Jacksan St., Suite 100
Topeka, KS 66612-1354

October 22, 2014

The Honorable Brian Delzeit
Mayor of Dodge City

City Hall

PO Box 880

Dodge City, KS 67801-0880

RE:  Expansion of Dodge City STAR Bond Project District
Dear Mayor Delzeit:

We have received your October 6, 2011 letter requesting the Secretary of Commerce, pursuant to
K.S.A. 12-17,160 ef seq. as amended (the “Act™), to approve the City's request to expand the
existing STAR Bond Projeet District. In your request, the requested expansion would include
additional property in the Heritage Area of the existing STAR Bond Project District by adding
approximately 25 acres along the cast boundary of the existing Heritage District. A map
showing the boundaries of the proposed expanded District is attached to Resolution No, 2014-23,
The development currently being contemplated in the Heritage Area consists of an expanded and
renovated Boot Hill Museum and the westem heritage area of Front Street, This will protect,
enhance and promote Kansas® role in westem history and heritage. This part of the project also
includes structures for events, regional specialty themed retail and restaurant components and
themed entertainment attractions,

Your request indicates the total cost of the Project will be approximately $120 million and the
primary atiraction will be the renovated Boot Hill Museum, a regional waterpark and dining/
entertainment venues, The City has estimated the Project's attraction, shopping, dining,
entertainment, and lodging components will generate approximately $120 - 125 million in annual
retail sales. The Project is estimated to draw over 150,000 visitors on an annual basis, many of
whom will come from outside the State of Kansas.

Based on all the above, it is my determination that the proposed expansion to the Dodge City
STAR Bond Project District may be considered a major commercial entertainment and tourism
arca and an “cligible area,” for the purpose of establishing a STAR Bond Project District as
contemplated by K.S.A. 12-17,165.
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EXHIBIT F — continued

Brian Deleeit
Octoher 22, 2004
Page 2

This approval and designation of the proposed Project District as an “eligible area™ is limited (o 8
finding that the proposed expanded Project District constitutes an “eligible area™ under the Act as
a condition precedent o the city finalizing an ordinance creating the expanded STAR Bond
Project Distriet, Commerce will require additional information prior to being in g position 1o
evaluate the Project for STAR bond financing and determining the appropriate level of STAR
bond fonding. It is my expectation the City will submit a proposed STAR Bond Praject Plan
within 90 days from the date of this approval,

We look forward fo working with Dodge City as this project continues through the STAR bend
proeess,

Sincerely,

Pl Ger
Secretary of Cgimerce

DB04/0832361.0002/13265426.5
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EXHIBIT G

{Published in the Dodge City Daily Globe on February___, 2017)
ORDINANCE NO. 3650

AN ORDINANCE OF THE GOVERNING BODY OF THE CITY OF DODGE
CITY, KANSAS ADDING ADDITIONAL PROPERTY TO THE EXISTING STAR
BOND PROJECT DISTRICT WITHIN THE CITY AND MAKING CERTAIN
FINDINGS IN CONJUNCTION THEREWITH AND APPROVING AN
AMENDED STAR BOND DISTRICT PLAN

WHEREAS, the City of Dodge City, Kansas (the "City") desires to promote, stimulate
and develop the general and economic welfare of the City and the state of Kansas the "State™)
and 1o assist in the development and redevelopment of eligible areas within the City, thereby
promoting the general welfare of the citizens of the State and the City, by authorizing cilies and
counties to acquire certain properly and to issue sales tax and revenue (STAR) bonds for the
financing of STAR bond projects pursuant o the provisions of K.3.A. 12-17.160 er seq., as
amended (the "Act™); and

WHEREAS, pursuant to the Act, on March 19, 2012 the City adopted Ordinance MNo.
3527 establishing a STAR bond project district within certain eligible areas of the City, as said
terms are defined in the Act, and

WHEREAS, pursuant to the Act, on October 23, 2014, the City adopted Ordinance Mo,
3594 expanding the Heritage Area of the existing STAR bond project district within the City and
making certain findings in connection therewith; and a map showing the boundaries of the
current STAR bond project distriet is attached hereto as Exhibit A, and

WHEREAS, pursuant to the Act, the City is authorized to add property to an existing
STAR bond project district within eligible arcas of the City, as said lerms are defined in the Act,
and to approve STAR bond project district plans for the completion of STAR bond projects
within such expanded STAR bond project distriet, and to finance all or a portion of STAR bond
project costs from state and loeal sales tax revenues derived from the STAR bond project district,
ather revenues described in the Act or a combination thereof or from the proceeds of special
obligation tax increment bonrds of the City payable from such described revenues; and

WHEREAS, prior to the inclusion of additional property within the existing STAR bond
project district, the governing body of the City must adopt a resolution stating that the City is
considering the inclusion of additional property to the existing STAR bond project district, which
resolution shall: (1) Give notice that a public hearing will be held o consider the inclusion of
additional property to the existing STAR bond project district and fix the date, hour and place of
such public hearing, (2) describe the proposed boundaries of the amended STAR bond project
district, (3) state the proposed STAR bond project district plan, (4) state that a description and
map of the proposed amended STAR bond project district are available for inspection at a time
and place designated, and (3) state the governing body will consider findings necessary for the
establishment of the proposed amended STAR bond project district; and

WHEREAS, notice of such public hearing shall be given by mailing a copy of the
resolution calling the public hearing via certified mail retumn, receipt requested, to the board of
county commissioners of the county, the board of education of any school district levying taxes

I
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EXHIBIT G - continued

on property within the proposed STAR bond project district, and to each owner and occupant of
land within the proposed STAR bond project district not more than 10 days following the date of
the adoption of such resolution and by publishing a copy of such resolution once in the official
City newspaper not less than one week or more than two weeks preceding the date fixed for the
public hearing, which publication shall include a sketch clearly delineating the area in sufficient
detail 1o advise the reader of the particular land proposed to be included within the existing
STAR bond project area; and

WHEREAS, upon the conclusion of such public hearing and a finding by the Secretary
of Commerce that the existing STAR bond project district as modified and amended to include
the additional property, is an "cligible area” the govemning body may pass an ordinance which
shall: (1) make findings that the existing STAR bond project district may be expanded under the
Act, (2) contain the STAR bond project district plan as approved. (3) contain the legal
description of the expanded STAR bond project district, and (4) may establish the amended and
expanded STAR bond project district; and

WHEREAS, no privately owned property subject to ad valorem taxes shall be acquired
and redeveloped under the provisions of the Act, if’ the board of county commissioners or the
board of education levying taxes on such property determines by resolution adopted within 30
days following the conclusion of the hearing for the establishment of the expanded STAR. bond
project district that the proposed expanded STAR bond project district will have an adverse
effect on such county or school distriet; and

WHEREAS, upon the modification and amendment of a STAR bond project district
pursuant to the Act, the City may propose to undertake one or more STAR bond projects and
shall prepare a STAR bond project plan, which may be implemented in separate development
stages, in consultation with the City's planning commission; and

WHEREAS, the governing body of the City has heretofore adopted Resolution No.
2016-30 on December 3, 2016, which set a public hearing for January 3, 2017 for the
consideration of adding certain property to the existing STAR bond project district within an area
of the City which meets the standards of an eligible area required by the Act for the purpose of
calling and conducting a public hearing under the provisions of the Act in order to determine
whether it is advisable to amend the STAR bond project district and to adopt the amended STAR
bond project district plan with additional real property pursuant to the Act; and

WHEREAS, a public hearing was held on January 5, 2017 after due publication, delivery
and mailed notices in accordance with the provisions of the Act, and after the conclusion of said
public hearing, the City elected not to take action on the amendments to the STAR bond project
district, and set the matter over until the Commission meeting on February 3, 2017, and

WHEREAS, on January 27, 2017, the Secretary of Commerce made a finding that the
proposed STAR bond project district, as amended, is an "eligible arca” under the Act; and

WHEREAS, upon consideration of the information and public comments received at the
public hearing conducted on January 5, 2017, and upon deliberations at the February 3, 2017
Commission meeling, the governing body hereby deems it advisable to make certain findings
and to amend the STAR bond project district and to adopt the amended STAR bond project
distriet with additional real property pursuant to the Act.

2
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EXHIBIT G - continued

NOW, THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF THE
CITY OF DODGE CITY, KANSAS:

Section 1. Findings. The governing body of the city hereby finds that due notice of
the public hearing conducted on January 5, 2017 was made in accordance with the provisions of
the Act,

Section 2. Amendment to STAR Bond Project District. The STAR bond project
district is hereby amended to add approximately 219 acres of real property which is generally
located along 14™ Avenue, starting at ULS, Highway 30 on the northern end to certain property
located to the south of Comanche Street an the southem boundary the ("Power Center Area”). A
map depicting the boundaries of the Power Center Area proposed to be added to the existing
STAR bond project district is hereby attached hereto as Exhibit B, which is incorporated herein
by reference and legally described on Exhibit €. The boundaries of the Power Center Area do
not contain any property not referenced in Resolution No, 2016-30, which provided notice of the
public hearing on the addition of this Power Center Area to the existing STAR bond project
district,

Scction 3, Amended STAR Bond Project District Plan. The district plan for the
STAR bond project district, as amended by the addition of the Power Center Area, provides for a
single STAR bond project within the Power Center Area. The buildings and facilities to be
constructed or improved in the Power Center Area of the STAR bond project district shall be
described in a general manner as follows and is hereby approved:

The amended plan within the proposed New Entertaunment Arca of the
existing STAR bond project district would provide for: (1) a 30,000 to 75,000
square foot home improvement store, (2) big box and anchor retail concepts that
do not currently exist within the City; (3) new national restaurant chains and other
high-volume restaurants; (4) other retail, including the following: specialty shops,
junior anchor tenants and specialty and boutique shops; and (5) construction,
renovation and expansion of infrastructure and other aesthetic improvements to
14" Street and the New Entertainment Area to enhance this portion of the
community as a super-regional draw.

The district plan for the STAR bond project district, including the new Power Center
Area and the other project areas, shall otherwise remain unmeodified or amended.

Section 4. Further Action. The Mayor, City Manager, City Clerk and other officials
and employees of the City, including Gilmore & Bell, P.C., Bond Counsel, are hereby further
authorized and directed to take such other actions as may be appropriate or desirable to
accomplish the purposes of this resolution.

Section 5. Effective Date. This Ordinance shall be effective upon its passage by the
City Commission of the City and publication one time in the official newspaper of the City.
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EXHIBIT G - continued

THIS ORDINANCE IS ADOPTED by the Governing Body of the City of Dodge City,
Kansas, this 3rd day of February, 2017,

CITY OF DODGE CITY, KANSAS

o Ql‘..';l DE,DG.-_'; ;
‘ﬁﬁf_‘:- - %zr;}’ By: g2y ;
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City Clerk
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EXHIBIT G - continued

EXHIBIT A
Map of the Current STAR Bond District
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EXHIBIT B

Map of Additional Power Center Area
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EXHIBIT G - continued

EXHIBIT C

Legal Description of Power Center Area

DESCRIFTION

A TRACT OF LAND LOMCATED 1N THE SOUTHEAST ' OF SECTION 15, THE EAST % OF SECTION 12, Tht
WEST % OF SECTION 13 AND THE MORTHWEST % OF SECTION 28, TOWNSHIP 26 SOUTH, RANGE 75
'WEST OF THE 6™ PRANCIFLE MERICHAN FORD COUNTY, KANSAS FOR THE USE OF STAR BOND AMD
DESCRIBED AS FOLLOWS;

BEGIMNING AT THE SOUTHWEST CORNER OF THE SOUTHEAST GUARTER OF Salli SECTION 15;
THEMCE MORTH ALOMG THE WEST LINE OF SAID SOUTHEAST QUARTER T0 THE NORTH RIGHT OF WAy
LINE OF FRONTVIEW ROAD;

THEMCE EASTEALY ALOMNG THE MOATH LINE OF 541D RIGHT OF Way TO THIE ‘WEST RIGHT OF Way LINE
OF CEWTER AWENLIE,

THENCE MOATH ALONG THE S8 WEST LINE TO THE SOLITH RIGHT OF WAY UNE OF COLNTRY &CRES
STREET,

THENCE EAST ALONG 5800 SOUTH LIME TO THE EAST ABGHT OF waY LINE OF CENTER AV ENUE,
THENCE SOOUTH ALOMG SANN CAST LUME TO THE NOETH RIGHT OF 'WAY LINE OF FRONTWEW ROWRD;
THEMCE EAST ALOMG S0 NORTH LINE TO Teef BAST RIGHT OF WY LINE OF FOURTEENTH AVENUE;
THERCE SOUTH ALOMG SAI0 CAST RIGHT OF WAY UNE TD THE INTERSECT 0N OF THE EXTENSION OF
THE SOUMTH RIGHT OF Wiy LINE OF SPERS STRECT TO NORTHERN STREET TD MANO#® DRIVE:

THENCE EASTERLY AMD SOUTHERLY ALOMG SR80 SOUTH RIGHT OF WAY AND EXTENSION THEREDF TD!
THE NORHTEALY RIGHT OF WAY LIWE OF SDULE STREET:

THEMCE WESTERLY ALCNG SAID NORTH BIGHT OF WAY LINE TO THE SOUTHEAST CORNMER OF LOT 1
DLOCK 1 OF THE REPLAT OF ROGTIME HILLS:

THENCE ROMTHERLY AND WESTEALY ALONG THE EASTERM BOUMNDARY OF THE REPLAT OF ROSTINE
HILLS T THE EAST RIGHT OF WY LIME OF FORTEENTW AVENLE;

THEMCE SOUTH ALDNG SAID EAST RIGHT OF WAY LINE TO THE NORTHWEST CORNER OF LOT 2, BLOCK
3, ROSTINE HILLS ADOFTION;

THEMCE EAST ALOMG THE NOATH LINE OF 5810 LOT 2 TO THE WEST RIGHT OF WAY LINE OF THIRTEENTH
AVEMUE;

THENCE S0UTH ALOME 5410 WEST REGHT OF WAY LINE TO THE S0UTHEAST CORKER OF LOT 3, BLOCK 3,
AOSTRNE HILLS ADDITION

THENCE WEST ALOMNG THE SOUTH LINE OF Sa0D LOT 3 TO THE EAST RIGHT OF WAY LINE OF
FOURTEENTH AVENUE;

THEKNCE SOUTH ALONG SASD EAST REGHT OF WAY LINE TO THE RDATHWEST CORNER OF LOT |, GREEN
HALLS OFFORD NO. 2;

THENCE EAST ALOMG THE MOETH LIME OF SA0 LOT 1 TO THE NORTHEAST CORNER THEREOF;
THERCE SOUTH ALONG THE EAST LINE OF SAMD LOT L TO THE S0UTHEAST CORMER THEREDF:

THESCE WEST ALONG THE SOUTH LINE OF SAID LOT § TO THE EAST RIGHT OF WAY OF FOURTEENTH
AVERUE;

THENCE SOUTH ALOMG 5410 EAST RIGHT OF WAY LINE TO THE SOUTH ReGHT OF WaY LINE OF HI
STREET:

THENCE EAST DN SAI0 SOUTH RIGHT OF WAY LINE & INSTANCE OF 35 FEET TO THE NOSTHWEST
CORMER @F LOT 13, BLOCK 10.0F GREEN HILLS O'FORD ADDITION, 5810 POINT ALSD REING OM THE
EAST LINE OF & WATER WY AND UTILITY EASEMENT;

THEMCE SOUTH ALDNG THE EAST LINE OF SASD EASEMENT TO THE SOUTHWEST CORMER OF LOT 14,
BLOCK B OF SA13 GAEEN HILLS O'FORD ADDITION;

THENCE EAST QN THE SOUTH LINE OF SAID LOT 14 AND EXTENSION THERECQF TO THE SOUTHEAST
CORNER OF LOT 8, BLOCK 9 OF 54D GREEN MILLS OFORD ADDITION;
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EXHIBIT G - continued

THENCE NORTHERLY aLONG THE EAST LINE OF 5400 LOT & TO THE NORTHEAST CORNER THEREQF,
POINT AL BEING OM THE SOUTH RIGHT OF WAY LINE OF DEBRAY DRAVE;

THEMCE S0MUTHEASTERLY ALONG 3AID SOLTH RIGHT OF WAY LINE TO A POINT WHERE THE EXTENSION
(3F THE S0UTH LINE OF LOT 1, BLOCK 8 AND RIGHT OF WAY INTERSECT,

THENCE EAST ALONG SAID SOUTH LINE AND EXTENSION OF TO A POINT ON THE WEST LINE OF BELOCK &

GREEN HILLE O"FORD ADDITICM,
THENCE SOUTHERLY ALONG SAID WEST LIME TO THE MORTH RIGHT OF WAY LINE OF BARHAM

BOWLEVARD;
THENCE EASTERLY ALDNG SAID NORTH RIGHT OF WaY LINE TO THE EXTEMSION OF THE EAST LINE OF
LOT 24, BLOCK 10 GREEN HILLE O'FORD ADDITION;

THEMCE SOUTHERLY ALCIBG SAID FAST LIME AND EXTEMSIDN THEREDS TO THE SOUTHEAST CORMER OF
SAID LOT 24,

THERCE WEST ALOMNG THE SOUTH LIME OF S800 LOT 24 T THE SOUTHWEST CORMER OF LOT | BLOCK
10 GREEM HILLS O'FOAD ADDITION;

THENCE MORTH ALOHG THE WIEST LINE OF 5410 LOT 1 TO THE NORTHWEST CORNER, POINT ALSD
BEING O# THE SOUTH RIGHT OF WAY LINE (F BARHARM BOULEVARD:

THENCE WESTERLY BLONG SaI0 SOUTH RIGHT OF WAY LIME TO THE EXTEMSION OF THE WESTERLY
RIGHT OF WAY LINE OF DEBRAY DRIVE;

THEMCE NORTHERLY ALCIMG SAID WESTERLY RIGHT OF WAY LIME ARD EXTENSION THEREDF TO THE
MRORTHEAST CORMER OF LOT 1 BLOCK 11 GREEN HILLS OFFORL ADDITICIN;

THEMCE NORTHERLY ALONG THE FAST LINE OF SAID BLOCK 11 TO THE NORTHEAST CORMER OF LOT T70OF
SAID BLOCK 11;

THENCE WEST ALOMG THE MOATH UINE OF 5810 LOT 7 AMD EXTENSION THEREDF T THE NORTHWEST
CORMER QF LOT 13, BLOCK 10 GREEN MILLE OXFORD ADDITEOM, SAID POINT ALSD BERIG ON THE CAST
ANGHT OF WAY LIME OF FOLRTEENTH &VEMUE;

THENCE SOUTH ALDNG SAIDEAST RIGHT OF Way LINE 70 THE SOUTH RIGHT OF wWay LINE OF WEST
COMANCHE STREET;

THEMCE EAST ALONG SAID SOUTH RIGHT OF WAY LINE & DISTANCE OF 470 FEET;

THEMCE S0UTH AND PARALLEL TO THE EAST RIGHT OF Wit LINE OF FOURTEEMTH AVEMUE, & DISTAMCE
O 460 FEET T THE NOATH UNE OF BLOCK 10, REPLAT OF WESTERM HILLS ADDITION PART TWE;
THEMCE WEST ALOING THE MORTH LINE OF 3410 BLOCK 10, A DISTAMCE OF 570 FEET T THE WEST
RIGHT OF Wik LINE OF FOUIRTEEMTH AVERLIE;

THEMGE MWORTH ALDMG SAIDWEST RIGHT OF WAy LINE T0 THE SOUTHEAST CORMER OF HY-PLANS
SHOPRPING CENTER FLAT;

THEMCE WEST ALCING THE SOUTH LINE ©F SA10 PLAT AND EXTENSION THEREQF, & DISTAMNCE OF 328 21
FEET TO & PORNT 115 FEET WEST OF THE SOUTHWEST CORNER OF 5810 PLAT;

THENCE NORTH AND PARALLEL TO THE WEST LINE OF SAID PLAT, A DISTANCE OF 430 FEET,

THENCE EAST AMD SARALLEL TO THE SOUTH LIME OF SAI0 PLAT, A DISTANCE OF 325 FEET;

THENCE MORTH AND PARALLEL TO THE WEST LINE QF SAID PLAT, A DISTARCE OF 513,51 FEET TDA
POIMT OM THE NORTH LINE ARMD 325 FEET EAST OF THE MORTHWEST CORMER OF SaI0 PLAT, Sa10
POIMT ALSCr BEIRG QN THE SOUTH LIME OF THE NORTHEAST QIUARTER O0F SECTHIN 22:

THEMCE WEST ALONG 5210 SDUTH LINE TO THE SOUTHWEST CORNER OF THE MOARTHEAST CILIARTER OF
SAID SECTION 22;

THEMCE MOATH ALDNG THE WEST LINE (IF 5410 HORTHEAST QUARTER T0) THE MORTHWEST CORME R
QOF SAIDQUARTER, SaiD POINT ALSO BEIMG THE POINT OF BESGIMMING.
END OF DESCRIPTION

2 SURVE
Hopg gt
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Antonio J. Soave, Secrelary

EXHIBITH

LT

Phone: (785) 2961913
Legal Section Fax: (785) 206.6600 TTY: 711
1000 SW. Jacksan St Sute 100 dansas )
Topeka, KS 66612-1354

: Kec_Legnl GaRks.qov
Department of Commerce Kansas C com

January 27, 2017

Ms. Cherise Tieben

City Manager

City of Dodge City

PO Box 880

Dodge City, Kansas 67801-0880

Re:  Proposed Addition to Dodge City STAR Bond Project District
Dear Ms. Tieben:

We have received a request from the City of Dodge City asking the Kansas Secretary of
Commerce pursuant to K.S.A. 12-17,160 ef seq., as amended (the “Act™), o approve the
expansion of the Dodge City STAR Bond Project District.

On December 5, 2016, the City Commission adopted Resolution No, 2016-30 which contains a
full legal description of the land to be added to the District,

The original Dodge City STAR Bond Project District (the District) was approved as an “eligible
area” on February 14, 2012, The Expanded District is anticipated to include several anchor retail
concepts and other entertainment and commercial tenants.

The Expanded District adds an additional approximately 219 acres located along 14" Avenue,
starting at U.S. Highway 50 on the northern end to part of Comanche Street on the southern
boundary. The Expanded Distriet will include the commercial development, multiple restaurants
and other retail/commercial buildings, hotels, and other entertainment and retail components,

Based on all of the above, it is my determination to approve the proposed expansion of the
Dodge City STAR Bond Project District to include the real property identified in Resolution No,
2016-30.

We look forward to working with you on this exciling project.

o

Antonio 1. Sodve
Sccretary

Sincerely,

DB04/0832361.0002/13265426.5

Saen Heownback, Goavernor

49



EXHIBIT I

{Published in the Dodge City Daily Globe on ——————————— i
2018)

ORDINANCE NO). 3684

AN ORDINANCE OF THE GOVERNING BODY OF THE CITY OF
DODGE CITY, KANSAS REMOVING REAL PROPERTY FROM THE
EXISTING STAR BOND PROJECT DISTRICT WITHIN THE CITY AND
MAKING CERTAIN FINDINGS IN CONJUNCTION THEREWITH

WHEREAS, the City of Dodge City, Kansas (the "City") desires 1o promote, siimulaie
and develop the general and economic welfare of the City and the state of Kanszas (the "State")
and to assist in the development and redevelopment of eligible areas within the City, thereby
promoting the general welfare of the citizens of the State and the City, by authorizing cities and
counties 1o scquire cerlain properly and 1o issue sales tax and revenue (STAR) bonds for the
financing of STAR hond projects pursuant to the provisions of K.5.A, 12-17,160 et seg., as
amended {the "Act"); and

WHEREAS, pursuant to the Act, on March 19, 2012, the City adopted Ordinance No.
3527 establishing a STAR bond project district within certain eligible areas of the City, as said
terms are deflined in the Act:

WHEREAS, pursuani io the Act, on October 23, 2004, the City adopied Ordinance Mo,
3504 expanding the Heritage Arca of the existing STAR bond project district within the City and
making certain findings in connection therewith;

WHEREAS, pursuant to the Acy on February 3, 20017, the City adopted Ordinance Mo,
3650 adding the Power Center Area to the existing STAR bond project district within the City
and making cerain findings in connection therewith, and a map showing the boundaries of the
current STAR bond project district (including the Power Center Area) is attached hereto as
Exhibit A;

WHEREAS. the City is authorized to remove real property from an existing STAR bond
project district and to modify the STAR bond project district plan;

WHEREAS, pricr to the removal of more than fificen percent {13%) of the real properiy
within & STAR bond project district, the City must provide a feasibility study which shows that
the fax revenue from the resulting STAR bond project disirict within which the STAR bond
project is located is expected to be sufficient to pay the project costs;

WHEREAS, the City has provided such a feasibility study for the Governing Bodv's
review; and

WHEREAS, upon deliberations at the April 23, 2018 Commission meeting, the
Governing Body hereby deems it advisable to make certain findings amd to amend the STAR
bond project district to remove approximately 184 acres of real property from the Power Center
Area and to amend the STAR bond project district plan pursuant to the Act.

DB04/0832361.0002/13265426.5
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EXHIBIT I — continued

NOW, THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY OF THE
CITY OF DODGE CITY, KANSAS:

Section 1. Findings. The Governing Body of the City hereby finds that the STAR
bond project district, as amended by this Ordinance, is 2 STAR bond project as defined by the
Act, The Govemning Body further finds that the feasibility study shows that the tax revenue from
the STAR bond project district, as amended by this Ordinance, is sufficient 1o pay the STAR
bond project costs,

Section 2. Amendment to STAR Bond Project Distriet. The STAR bond project
districi is hereby amended o remove approximately 184 acres of veal property within the Power
District Area which is generally located along Morth 14 Avenee, staring at Manor Drive on the
northern end o cerlain property located to the norh of Comanche Street on the southern
boundary (the “Removed Properiy™). A map geperally depicting the Removed Properly in the
existing STAR bond project district is attached hereto as Exhibit B, A map depicting the
boundaries of the amended STAR bond project distriet (the "Amended STAR Bond Districl") is
attached hereto as Exhibit C. which is incorporated  hercin by reference and legally described on
Exhibit D».

Section 3. Amended 5TAR Bond District Plan.  The STAR bond project district
plan for the Amended STAR Bond District (the "Amended STAR Bond Disirict Plan™) is hereby
approved.  The buildings, facilities and improvements to be constructed or improved in each
project area of the Amended STAR Bond District are as follows:

Heritage Area

Within the Heritage Arca, the Amended STAR Bond District Plan provides for:
(1) the renovation and cxpansion of the Boot Hill Museum. including modernizing the
exhibits and attractions: (2) infrastructure and themed acsthetic improvements to Wyatl
Earp, Front Street and other portions of the City along and south of Wyatt Earp and
throughout the Heritage Area; (3) a themed water park attraction, and accompanying
hotel and campground: and (4} constrection, renovation amd expansion of regiomal,
specialtv-themed retail and restaurants to enhance this portion of the community as a
regional, national and intermational tourist destination,

Entertainment Area

Within the Entertainment Area, the Amended STAR Bond District Plan provides
for: (1) the construction of approximately 200,000 w 220,000 square feet of big box and
junior anchor stores in one or more huildings; (2) construction of approcimately  S0.000
o TOOD square feet of restauramts and  other pad  sites in multiple  buildings:
(3) approximately 220,000 to 240,006 square foet of in-line soft goods retail in multiple
buildings; &nd (4) construction of one or more hotels,

Power Center Area
Within the Power Center Area, the Amended STAR Bond District Plan provides

for: (1) a 50,000 to 75,000 square foot home improvement store; (2) up to 15,000 square
feet of smaller, boutique shop space: {3) up to theee (3) out pareels wialing approximately

2
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EXHIBIT I — continued

14,000 square feet of high-volume restaurants or  other retail concepts; and
{4y construction, renovation and expansion of infrastructure and other acsthetic

improvements to 14% Streed and the Power Center Area to enhance this portion of the
community as a super-regional draw.

Section 4. Further Action. The Mayor, Citv Manager, City Clerk and other officials
and employees of the City, including Stinson Leonard Street, LLP as special counsel and
Gilmore & Bell, P.C.. Bond Counsel, are hereby further authorized and directed to take such
ather actions as may be appropriate or desitable to accomplish the purposes of this resolution,

Section 5. Effective Date. This Ordinance shall be effective upon its passage by the
City Commission of the City and publication one time in the official newspaper of the City.

THIS ORDIMNANCE IS ADOPTED by the Goveming Body of the City of Dodge City,
Kansas, this 23rd day of April, 2018,

CITY OF DODGE CITY, KANSAS

m.‘““.“ Ll I""Ir
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EXHIBIT I — continued
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EXHIBIT I — continued
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EXHIBIT I — continued
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EXHIBIT I — continued

EXHIBIT C

Map of Amended STAR Bond Project District
- S =
Dodge City STAR Bond District {@
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Date Saved: 11272018 8.32:47 AM
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EXHIBIT I — continued
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EXHIBIT I — continued

EXHIBIT Dy
Legal Description of Amended STAR Bond District

Beginning at the intersection of the east n'w line of Fifth Ave. and the south r'w line of Wyart Earp Blvd.
as the point of beginning; thence north along the east r'w line of Fifth Ave. to the extended south line of
the north 60 fect of Lots 41,42,43 and 44 of Walnut Street, Original Town; thence west along the said
extended line (o the west line of Lot 24, Waklmet Street, Original Town; thence north along the west line of
said Lott 44 1o the south line of the platied alley; thence sast along the south line of said alley to a point
that iz 82 feet west of the west v/w line of Fifth Ave.; thence north and parallel with a line that is 82 feet
west of the west r'w line of Fifth Ave. to the south r'w line of West Spruce Street; thence east along the
south rfw line of said West Spruce Sreet tw the exiended east line of the n-s alley in Block 20, Original
Town; thence north along the said n-s alley to the south o'w line of West Vine Street; thence east along
the south v line of said West Vine Street to the west r'w ling of Third Ave.; thence south along the west
riw line of said Third Ave. to the extended south line of the e-w alley along Lots 17 thru 24, Gunsmoke
Street, Original Town; thence east along the south line of said alley and continuing cast extending thru the
vacated alley along Lots ¥ thru 16, Gunsmoke Street, Original Town; thenee continuing along the soath
line of the e-w alkey along Lots 1 thru B, Gunsmoke Street, Originel Town to the west o'w lime of Central
ﬁ'-‘d:.; thence soith .EJL'&mB the west rfw line of said Central Ave. to the Fujl:clnl sonirth rfw line ufMiqur:,l
Awe,; thence cast along the projected south rw line of said Military Ave. to the west line of Lot 12,
Block Z, F.W. Boyd's Addition; thence south along the west line of said Lot 12 for a distance of 160 feet
to the north line of an e-w allcy; thence cast almg the north line of aaid c-w alh}' o the pn:.jeu:lad wizst
line of Lot 1, Block %, Centennial Addition; thence south along the projected west line of said Lot 1 toa
poind that imtersects the south r'w line of Wyait Earp Blvd.; thence cast for a distance of 387.07 feet;
theses south for a distance of 187.9 feet to the north K'w line of the BN &5 F. Railroad; thence west
along the north rhw line of said BN&S.F. Railroad to the extended east riw line of Central Ave.; thence
souih along the extended east r'w line of said Central Ave. to the north o'w line of the BN&SF Railroad;
thense west along the north o'w of said BM&SF Railroad which is also the south rw line of Wyatt Earp
Blvd, 1o extended west line of Lot 49, West Trail Strect, Original Town; thence south along the extended
west line of said Lot 49 io the north ofw line of West Trail Street; thence east along the north v'w line of
said West Trail Strect to the west vw ling of South Second Ave,; thence south along the west r'w line of
said South Second Ave. to the north line of the Arkansas River; thence in & soutlrwesterly direction along
the north line of =aid Arkansas River o the east line of Young's Place; thence north along the east line of
said Young's Place to a point that is 528 fieet south of the south r'w line of Park Street; thence east for a
distance of 245 fest; thence north for a distance of 528 foet to the south line of Park Street; thence east
aleng the south riw line of said Park Street to the westnorth line of the Burlington MNorthern/Cimarron
Valley Railroad; thence northeasterly along the north line of said Burdington Norhern/Cimarron Valley
Railroad and extending to the point of beginning.

AMD

A tract of land beginning at a point along the south r'w line of Military Ave. and the west line of Lot 12,
Block 2, F.W. Boyd's Addition; thence south along the west line of said Lol 12 for a distance off 1640 feet
to the north line of an e-w alley; thence east along the north line of said e-w alley to the projected wesi
line of ot 1, Block 9, Centennial Addition; thence south along the projected west line of said Lot 1 toa
poind that intersects the south r'w line of Wyatt Earp Blvd.; thence east for a distance of 387.07 feet;

9
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EXHIBIT I — continued

thence south for a distance of 187.9 feet to the noeth e/w line of the BN, & 5.F. Railroad; thence east
along the said north tw line of the B.N. & 5 F. Railroad to the southeast corner of Western Bevernge:
thence northeasterly to the southwest corner of Lot 1, Santa Fe Plaza; thence ensterly along the south line
of Santa Fe Plaza to the southeast corner of Lot 5, Santa Fe Plaza; thence north along the east line of zaid
Lot 5 to the south o'w line of Wyall Barp; thence west along the south rfw line of Avenue B, thence north
along the extended west 'w line of said Avenue B to the northeast comer of Lot 7, Block 9, Centennial
Addition; thence west along the south riw line of military Ave. to the extended east line of Lot 29, Block
2, Orriginal town; thence north along the extend east ling of said Lot 29, Block 2, Original Town to the
south rfw of Spruce Street; thence west along the south viw of smid spruce street to the northwest comer of
Lot 21, Block 2, Original Town, said cormner being on the sast rw line of Avenue A; thence south along
the east r'w line of said Avenue A extending to the south r'w line of military Ave.; thence west along the
south rfw line of Military Ave, to the point of beginning,

AND

# track of land beginning at a point along the south vw line of Wyatt Earp Blvd. And the west nw Line
of Second Ave.; thence south along the west line of Second Ave. to the south 'w ling of Soth Front
Street 85 plattad in Original Town; thence cast along the south rfw line of South Fromt Street (o a point
that is 250 feet cast of the east ri'w line of Secomd Ave.; thence north o the north rfw line of the BN, &
5.F. Railroad; thence west along the norih t'w line of said BN, & 5.F. Railroad, said line also being the
extended south r'w line of Wyatt Earp Blvd. w the point of beginning.

Entertainment Are Dhea

All of the Replat of Mariah Center Lot 1, Block 1, a subdivision of land in Dodge City, Ford Coonty,
Kansas excluding Lot 6 and a tract of land described as follows: Commencing at a point that intersects
northerly rw line of Comanche Street with the wesierly t'w line of U.S. Highway 50; thence northeasterly
alony the westerly riw line of said 17.5. Hiphway 50 for a distance 104 foct to the point of beginning;
thence northwesterly and perpendicular with the westerly rfw line of said U5, Highway 50 for a distance
of 50 fieet; thenee northeasterty and parallel with the westerly riw line of said ULS, Highway 50 for a
distance of 30 feet; thence southeasterly and perpendicular with the westerdy o'w ling of said LS,
Highway 50 for a distance of 50 feet; thence southwesterly alone the westerly riw line of said ULS,
Highway 50 for a distance of 30 feet io the poini of beginning.

And all of BHC Resort Subdivision, a subdivision of land in Dodge City, Ford County, Kansas excluding
Lot TA.

Power C Legal Descript

A tract of land located in the east ¥ of Section 22, and the west = of Section 23, Township 26 south,
range 25 weit of the 6" principle meridian Ford County, Kansas for the uses of STAR Bond and
described as follows: beginning at the southeast comer of Lot 1 of the Fourleenth and Soule Subdivision
suid point also being on the west right of way line of Fourteenth Ave and on the South ling of the
northeast quarter of Sextion 22; thence west along said south line to 8 point on said line intersecting the
extension of the west line of the Fourteanth and Soule Subdivision Uinit Two; thence north along said
west line and extension thereof to the western most northwest comer of the Fourtzenth and Soule
Subdivision Unit Two; thence northeasterly to the northern most northwest comer of the Fourteenth and
Soule Subdivision Unit Two, thence east along the north line of the Fourteenth and Soule Subdivision
Unit Two o the northeast corner thereof also being on the west right of way line of Fourteenih Avenoe;
thence north along said west right of way line to & point directly across from and perpendicular to a polnt
on the cast right of way of Fourteenth Avenue that intersects the extension of the south right of way line
of Speirs Street io Northern Street to Manor Drive; thence east to the east right of way line of Fourteenth

10
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EXHIBIT I — continued

Awenve and the intersection of the extension of the south right of way line of Spiers Strect to Morthern
Street to Manor Dirive; thence easterly and southerly along said south right of way line and extension
thereof to the northerly right of way line of Soule Sweet; thence westerly along said north right of way
Lire to the southeast cormer of Lot 1 Block 1 of the Replat of Rostive Hills; thence northerly and westerly
along the eastern boundary of the Replat of Rostine Hills to the east right of way line of Fourteenth
Avenue; thence south zlong said east right of way line 1o the northwest comer of Lot 2, Block 3 Rostine
Hills Addition; thence east along the north line of said Lot 2 to the west right of way line of Thirteenth
Avenue; thence south along said west right of way line to the southeast comer of Lot 3, Block 3, Rostine
Hills Addition; thence west along the south line of said Lot 3 to the east right of way line of Fourteenth
Avenue; thence south along said enst right of wiy line to the northwest comer of Lot 1, Green Hills
O'Ford Mo. 2 thence egst along the north line of said Lot 1 to the northeast corner therzof, thence south
along the east ling of said Lot 1 to the southeast comner thereof; thence west along the south line of said
Lot | and extension thereaf to the west right of way line of Fourteenth Avenue; thence north along said
west right of way line to the point of beginning.

11
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EXHIBIT J
Power Center Area Legal Description

A tract of land located in the east % of Section 22, and the west ¥ of Section 23, Township 26 south,
range 25 west of the 6™ principle meridian Ford County, Kansas for the uses of STAR Bond and
described as follows: beginning at the southeast corner of Lot 1 of the Fourteenth and Soule Subdivision
said point also being on the west right of way line of Fourteenth Ave and on the South line of the
northeast quarter of Section 22; thence west along said south line to a point on said line intersecting the
extension of the west line of the Fourteenth and Soule Subdivision Unit Two; thence north along said
west line and extension thereof to the western most northwest corner of the Fourteenth and Soule
Subdivision Unit Two; thence northeasterly to the northern most northwest corner of the Fourteenth and
Soule Subdivision Unit Two; thence east along the north line of the Fourteenth and Soule Subdivision
Unit Two to the northeast corner thereof also being on the west right of way line of Fourteenth Avenue;
thence north along said west right of way line to a point directly across from and perpendicular to a point
on the east right of way of Fourteenth Avenue that intersects the extension of the south right of way line
of Speirs Street to Northern Street to Manor Drive; thence east to the east right of way line of Fourteenth
Avenue and the intersection of the extension of the south right of way line of Spiers Street to Northern
Street to Manor Drive; thence easterly and southerly along said south right of way line and extension
thereof to the northerly right of way line of Soule Street; thence westerly along said north right of way
line to the southeast corner of Lot 1 Block 1 of the Replat of Rostine Hills; thence northerly and westerly
along the eastern boundary of the Replat of Rostine Hills to the east right of way line of Fourteenth
Avenue; thence south along said east right of way line to the northwest corner of Lot 2, Block 3 Rostine
Hills Addition; thence east along the north line of said Lot 2 to the west right of way line of Thirteenth
Avenue; thence south along said west right of way line to the southeast corner of Lot 3, Block 3, Rostine
Hills Addition; thence west along the south line of said Lot 3 to the east right of way line of Fourteenth
Avenue; thence south along said east right of way line to the northwest corner of Lot 1, Green Hills
O’Ford No. 2; thence east along the north line of said Lot 1 to the northeast corner thereof; thence south
along the east line of said Lot 1 to the southeast corner thereof; thence west along the south line of said
Lot 1 and extension thereof to the west right of way line of Fourteenth Avenue; thence north along said
west right of way line to the point of beginning.
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EXHIBIT K
Power Center Area — Map
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EXHIBIT L

Boot Hill Museum Expansion Project:

Dodge City has played a critical role in the development of the American West and serves as a nationally
and internationally recognized destination for the Western History experience and Boot Hill Museum is at
the cornerstone of that experience. The Boot Hill Museum redevelopment plan marks a time of growth
and transformation for the museum. The addition of a new exhibit building will be the centerpiece of
historic Dodge City where the compelling stories of Dodge City history will engage guests from around
the globe.

Below is an image of the conceptual plan for the Boot Hill Museum expansion.

Boot Hill Museum has served in the past as a social and cultural center of the area and has an opportunity
to be the keeper and storyteller of not only Dodge City’s romanticized past, but also of the community’s
historical and on-going significance, which today uniquely shapes the character, personality and resilience
of the residents and their historical town.

Boot Hill Museum is repositioning itself as a first class western history museum through this essential
expansion project by providing permanent exhibit space focusing on preserving Dodge City’s western
heritage and embracing the city’s rich multicultural past. The Ferree Burton study revealed that the
proposed renovations to the Boot Hill Museum can realistically be expected to increase the number of
annual visitors to the museum from 80,000 annually to approximately 150,000 annually.

Currently, ninety percent of museum visitors come from out of state and eight percent of those are
international. Visitors come from all fifty states, however, Texas tops the list, followed by Oklahoma,
Colorado, Missouri, Nebraska and California.

Another critical component of the museum expansion is the 3,000 square foot traveling and temporary
exhibit hall. This addition will be critical in drawing in additional visitors and provide new programming
angles. Traveling and temporary exhibits are a call to action and give visitors the opportunity to explore
or experience something new. Often they provide access to historical artifacts and collections that aren’t
widely available or have only been explored in limited release. The Association of Science and
Technology Centers conducted a study of their audiences and found that eighty-five percent of visitors
would visit museums more frequently if they knew something was different or changed. The traveling
exhibit hall at Boot Hill Museum will provide a unique draw for the region that boosts public interest and
increases revenues and visitation by appealing to new markets.
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EXHIBIT L — continued

Boot Hill Museum Site Plan
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EXHIBIT L - continued

Museum Entrance View-A
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2. Museum Entrance View -A

Eistarhold Associates Inc
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EXHIBIT L — continued

Native American Pre-Contact Gallery

4. Native American Pre-Contact Gallery

Eisterhold Associates Inc
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L T DS ' Boot Hill Museum-Dodge City, KS
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EXHIBIT L — continued

Establishment of Settlement Gallery

6. Establishment of Settlement Gallery

Eisterhold Associates ing
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Boot Hill Museum-Dodge City, KS

67

DB04/0832361.0002/13265426.5



EXHIBIT L — continued

Buffalo Hunters Gallery

7. Buffallo Hunters Gallery

r Eisterhold Associates Inc
st e . :
UMW it Boot Hill Museum-Dodge City, KS
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DISTRICT WIDE INVESTMENT

EXHIBIT M

STAR BOND OTHER
SUMMARY: Investment Investment
Heritage Area (2015)
Develoger Uses:
Leisure Development 5 1,400,000 5 10,845,000 5 13,245,000
Lewis Development 750,004 5 1,745,733 % 2495737
City Uses:
Land, Offiste, Onsite, Professional, Contingency 5 7489626 5 - 5% 7469626
Boot Hill 3 2,980,000 5 - 5 2,980,000
Other District Improvements:
Reglon Agquatics Facility 5 5 12,300,000 % 12,300,000
Trail Srest % % 1,680,047 5 1,680,047
Boot Hill Distillery 5 5 775,000 5 775,000
Depot Build Out 5 5 1,099,352 5 1,099,352
Heritage Area - Total 4 12599630 % 2E4451327 & 41,044,782
Power Area (2018)
Develoger Uses:
Sutherlands 4 1,742,400 S 7182500 S 8,904,900
Fad Site Development 5 - % 5,284,080 $ 5,284,080
City Uses:
Land Acquisition - DCCC, Farm Credit, Church 5 2,228,330 ] 1,793,534 5 4,022,364
Demalition - Church 5 100,000 1 5 100,000
Utilities - Gas, Water, Electric, Sanitary 5 514,157 5 5 514 157
Roadways - Soule, Connector Road 5 459876 5 8 458 876
Landscaping / Signage 5 15,000 5 15,000 8 30,000
Church Water - Relocation 5 210,000 5 S 210,000
Professional Services - Legal, Planning, R/E Advisor & S 705,600 5 404,500 5 1,110,100
Contingency
Power Area - Total (2018) $ 5975863 % 146508514 & 20635477
18 965 .04%
Heritage Area (2018)
Boot Hill Museum 4 1,260,107 21210984 4 3,382,001
Heritage Area - Additional % 9,089,030 5 - % 9,089,030
Heritage Area - Total (2018) 4 10,349,137 & 21mEsa % 12471121
TOTAL DODGE CITY STAR BOND DISTRICT & 28,924,630 S 45226731 § 74,151,361
PERCENTAGE OF TOTAL PROJECT COSTS I0.01% IR T0.00%
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EXHIBITN
Proforma of STAR Bond Revenues for Power Center Area Project

Totals

$34,825,797

Source: Canyon Research Southwest, Inc.; April 2018.

DB04/0832361.0002/13265426.5

$696,516

$34,129,281

$27,303,425

Estimated Less: Adm. Net STAR Debt Present Net
STAR Bond Costs Bond Coverage Value Present
Revenue 2% Proceeds 1.25 5.0% Value
2019 $1,120,795 $22,416 $1,098,379 $878,703 | 0.952381 $836,860
2020 $1,445,028 $28,901 $1,416,127 | $1,132,902 | 0.907029 $1,027,575
2021 $1,506,609 $30,132 $1,476,477 | $1,181,181 | 0.863838 $1,020,349
2022 $1,536,741 $30,735 $1,506,006 | $1,204,805 | 0.822702 $991,195
2023 $1,567,476 $31,350 $1,536,126 | $1,228,901 | 0.783526 $962,876
2024 $1,598,824 $31,976 $1,566,848 | $1,253,478 | 0.746215 $935,364
2025 $1,630,802 $32,616 $1,598,186 | $1,278,549 | 0.710681 $908,640
2026 $1,663,418 $33,268 $1,630,150 | $1,304,120 | 0.676839 $882,679
2027 $1,696,686 $33,934 $1,662,752 | $1,330,202 | 0.644609 $857,460
2028 $1,730,620 $34,612 $1,696,008 | $1,356,806 | 0.613613 $832,554
2029 $1,765,231 $35,305 $1,729,926 | $1,383,941 | 0.584679 $809,161
2030 $1,800,536 $36,011 $1,764,525 | $1,411,620 | 0.556837 $786,042
2031 $1,836,548 $36,731 $1,799,817 | $1,439,854 | 0.530321 $763,585
2032 $1,873,278 $37,466 $1,835,812 | $1,468,650 | 0.505068 $741,768
2033 $1,910,744 $38,215 $1,872,529 | $1,498,023 | 0.481017 $720,575
2034 $1,948,959 $38,979 $1,909,980 | $1,527,984 | 0.458112 $699,988
2035 $1,987,938 $39,759 $1,948,179 | $1,558,543 | 0.436297 $679,988
2036 $2,027,697 $40,554 $1,987,143 | $1,589,714 | 0.415521 $660,560
2037 $2,068,251 $41,365 $2,026,886 | $1,621,509 | 0.395734 $641,686
2038 $2,109,616 $42,192 $2,067,424 | $1,653,939 | 0.342862 $567,073

$16,325,979
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April 30, 2018
GAI Project Mumber: ALTO748.01

Ms. Cherise Tieben, Oty Manager
City of Dodge City

BO6 Second Avenue

Dodge City, Kansas 67801

Estimates of Future Sales Tax Revenues;
Dodge City STAR Bond Power Center Area

Dear Cherise:

GAI Consultants, Inc. ("GAL") has completed its analysis of the planned
development activities associated with the Dodge City STAR Bond Power
Center Area. The attached report entitied Estimates of Future Sales Tax
Revenues — Dodge City STAR Bond Power Center Areg summarizes our
findings. The study has been completed in accordance with our proposal to
the City of Dodge City dated March 2, 2018.

Please contact us if you have any questions about this report

Sincerely,
AL Consultamnts, Inc.

?ZZ&MQ"

Steven McDonald, OVA
Chief Economist

Utz

Onwen Beitsch, PhD, FAICP, CRE
Senior Director

SRM/OME/
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1.0 INTRODUCTION AND OVERVIEW

1.1  Scope of Analysis

GAI Consultants, Inc. (*GAI") has been retained by the City of Dodge City, Kansas ("City” or "Client”) to
prepare estimates of probable sales tax revenues related to potential Sales Tax Revenue ["STAR")
Bonds. STAR Bonds is a program authorized by the State of Kansas to provide municipalities with the
opportunity to finance the development of major commercial, entertainment. and towrism areas and
leverage the sales tax revenue generated by the development to pay off the financing of specific
infrastructure improvemnents.

In 2012, the City approved a geographic area as a STAR Bond District pursuant to the STAR Bond
Financing Act As amended over time, the 5TAR Bond District currently encompasses three separate
nion-contiguous areas totaling approximately 530 acres. These areas, located within the City limits,
include 1) the historic, downtown Heritage Area, 2) the Entertainment Area, and 3) the Power Center
Area. These areas are described in more detail in Section 2 of this report

The City retained GAI to specifically provide estimates of potential sales tax revenues generated by a
proposed development plan (“Project”) located within the Power Center Area. This report describes the
Project's concept, the general context in which the Project is being implemented, and our work effort to
consider potential retail sales performance of the proposed concept. The report also provides
projections of annual sales tax receipts and the processes involved in that work. It is understood that
this analysis will be used to support the marketing, sale, and issuance of public debt.

1.2  Assumptions and Limiting Conditions

This analysis (“Study” or “"Report™) has been completed in accordance with our proposal to the City
dated March 2. 2018. The objective of the Report is to evaluate the impact of the planned development
program for the Project as represented to us by the City and the Project developer. This impact is
measured specifically in terms of projected retail sales and sales taxes.

Key assumptions and limiting conditions include the following:

¢ This Report and our documentation is intended for the Client’s use for purposes of information,
general planning, and other activities related to the funding of infrastructure to support the
Project. This Report may be used in its entirety for purposes of marketing, sale. and issuance of
public debt or other related agreements or documents. Excerpts or references to the Report in
any form must acknowledge that these passages are gut of context and the entire report must
be considered or viewed.

¢ Possession of this Report, or copy thereof, does not carmy with it the right of publication.
Neither our Report nor its contents, nor any reference to ouwr firm may be included or gquoted in
any real estate offering or registration statement, or other agreement or document, except
those referenced abowve, without our prior permission. Permission will be granted upon meeting
certain conditions.
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¥ GAI has no present of prospective interest in the Project and no personal interest with respect
to the parties imvolved. GAI has no bias with respect to the City or Project or the parties
invoheed with this engagement.

v GAI's compensation for this Report is fee-based and is not contingent upon the development
or reporting of a predetermined result that favors the cause of the Client or Project or the
occumence of a subseguent event directly related to the intended use of this Report and
acceptance of this engagement was not contingent upon developing or reporting
predetermined results.

»  Certain data used in compiling this Report was furnished from sources which we consider
reliable; however, we do not guarantee the comrectness of such data, although so far as
possible, we have checked and/or verified the same and believe it to be accurate.

¢ The sketches and maps in this Report are included to assist the reader in visualizing the
property and are not necessarily to scale or depict all items above or below ground.

¢ No responsibility is assumed for legal matters, nor is any opinion on any legal matter rendered
in the Report. It is assumed that the Project is in full compliance with all applicable federal,
state, and local environmental regulations and laws, including zoning and land use restrictions,
unless non-compliance is stated, defined, and considered in this Report

¢ No effort was made to determine the possible effects on revenue estimates as they may be
influenced by future changes in federal, state, or local legislation, induding any bond
restrictions, changes in tax structure or tax law. changes in environmental or ecological matters,
or interpretations thereof.

¢ It is assumed that all required licenses, certificates of oocupancy, consents, and other legislative
or adrministrative authority from any local, state, or national government or public entity or
organization have been or can be obtained or renewed for any use on which the revenue
estimates in this Report are based.

¢ It is assumed that there are no hidden or unapparent conditions of the property which would
render it more or less unusable. The existence of hazardows material or any other
environmental problems or conditions, which may or may not be present on the property, was
not observed or disclosed. No responsibility is assumed for any such conditions, or for any
expertise or knowledge required to discover them

¢ The key operating parameters associated with the Project were identified through site visits,
data supplied by the City and conversations with the Project developer. The operating and
physical parameters for the operators within the Project were discussed at some length to
clarify their content and substance and compared with general or secondary operating data
available for the target industry. Potentially competing areas and properties were visited to
evaluate and incorporate their potential impacts on the Project.

¢ The content and emphasis of the anticipated operators as they have been represented to us as
of March 2018 are incorporated within our analysis for review, but it should not be construed
that we hawe done market studies for individual users within the Project. GAI reserves the right
to alter, amend, revise, or rescind any of the statements, findings, opinions, revenue estimates,
or condusions contained herein if any future market studies require it
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¢ None of the operators proposed for the Project have opened at this location so there is no
historical operating history. Operating sales estimates were derived from selected Securities
and Exchange Commission ("SEC") filings, industry studies or analyses, resources spedfic to the
retail or entertainment industries, and other specialized data available to GAI and related to
those operators in the Project or their peer groups. Principal secondary resources indude the
Census of Retail Trade and County Business Patterns prepared by the U5, Department of
Commerce.

¢ In cases where no specific operator has been identified for the utilizaton of retail space in the
Project, we have estimated sales as if ocoupied by the opening date using general retail sales
metrics based on industry standards for like concepts, adjusted for the specifics of the Project.

¢ The nature of the analysis is sudh that the expected sales shown over the short term are
substantially maore reliable than those prepared for periods occurring at points in the future.
Uncertainties associated with the specific manner in which the proposed Project may be
implemented or managed influence the outcome to a material degree and are discussed in the
next Section.

v GAI has no obligation to update the Report for information or knowledge of events or
conditions that become available after the date of the report

v Acceptance of and/oruse of this Report constitutes acceptance of the abowe limiting
conditions and assumptions.

1.3 Forward-looking Statements and Market Risk

The forward-looking statements included within this report are not statements of historical facts, but
instead express our estimates or expectations for economic performance or results for future periods or
as of future dates, events or developments that may ooour in the future, including, without limitation,
store opening dates, sguare footage of retail locations, gross retail sales, long-term growth in retail
sales, performance of certain categories of merchandise, shares of taxable sales, long-term occupancy
and vacancy factors, and other financial measures or metrics. Forward-looking statements also indude
statements of plans and objectives for the Project and the assumptions underlying any of the forward-
looking statements we make. The forward -looking statements can typically be identified by the use
therein of words and phrases such as "antidpate,” "believe.” "could occur,” “could result,” "estimate,”
“expect,” "expectation,” "forecast,” "intend,” “plan,” “to be.” “will be.” “will change.” “will come in at.”
“will continue,” “will decrease.” "will grow,” "will have,” “will increase,” and “will remain,” variations of
such words or phrases, other phrases commencing with the word “will™ or similar words and phrases
denoting anticipated or expected coourmences or results.

In addition, the business operations analyzed within this report are generally subject to numerous risks,
factors, and uncertainties, domestically and internatonally, outside of the control of individual
operators. One, or a combination, of these risks, factors, and uncertainties could materially affect any of
those matters for which forward-locking statements were developed and cause achual results or an
actual event or ocourrence to differ materially from those results or an event or ocourrence described in
a fonward-looking statement. These factors, which may be global in their effect or affect only some of
the markets operators, include, but are not limited to:
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v economic, geo-political, capital markets and business conditions, trends and events around the
world;

¢ currency exchange rate fluctuations;

¢ changes in market rates of interest;

v changes in market levels of wages;

v changes in the size of various markets, induding e-commernce markets;

¢ MNational, regional, or local unemployment levels;

¢ inflation or deflation, generally and in certain product categories;

¢ regional and local transportation, energy and utility costs;

¢ commodity prices, including the prices of oil and natural gas;

¢ consumer confidence, disposable income, credit availability, spending levels, shopping patterns,
debt levels, and demand for certain merchandise:

¢ trends in consumer shopping habits;

¢ new metheds for delivery of merchandise purchased to customers;

¢ initiatives of competitors, competitors’ entry into the general market area, and competitive
PrEssures;

¢ the financial performance of individual operators during vanous periods;

¢ customer traffic and average ticket at individual locations;

¢ the availability of goods from suppliers and the cost of goods acquired from suppliers;

b the effectiveness of the implementation and operation of individual operating strategies, plans,
programs and inftiatives;

¢ disruption of seasonal buying patterns in the regional and local market;

-

disruptions im regional or local supply chain;

cybersecurity events affecting any disruption in business;

retail labor costs, including healthcare and other benefit costs;

the size of and turnover in regional and local workforoe:

delays in the opening of new. or expanded locations;

changes in existing tax, labor and other laws, including the enactment of laws and the adoption
and interpretation of administrative rules and regulations;

governmental polides, pregrams, initiatives and actions;

- w w w W

¢ the possibility of the imposition of new taxes on imports and new tariffs and trade restrictions
and changes in tariff rates and trade restrictions;

¢ the level of public assistance payments;
¢ the timing of federal income tax refunds; and
¢ natural disasters, public health emergencies, civil disturbances, and terrorist attacks.
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The Report is based on estimates, assumptions and other information related to the above. Such
estimates, assumptions or other information were developed from prior GAI research, knowledge of the
area, knowledge of the retail and entertainment industry and discussions with the Client and other
invohved parties. The sources of information and basis of estimates and assumptions are stated in the
Report. Since our documentation is based on estimates and assumptions which are inherently subject
to uncertainty and variation depending upon evolving events, we do not represent the data as results
which would actually be achieved.

1.4 Summary of Proposed Development

The Power Center Area is approximately 14 acres generally located immediatehy west of the intersection
of North 14™ Avenue and Soule Street. Current plans for the Project include the design, construction,
development, completion, and operation of the following uses:

¢ Sutherlands® — A 75,000 square foot home improvement store with an additional 35,000
square foot garden center. Sutherlands & has signed a land purchase contract and the store is
planned to open in January of 2019.

¢ Comvenience Store and Gas Station — An experienced owner and operator of comvenience
stores in numerous Midwestern states is currently in discussions to open a store in the Power
Center Area. Their stores offer self-senvice gasoline, a wide variety of grocery items, and
prepared foods, sudh as made-from-scratch pizza and donuts, chicken tenders, and
sandwiches. Although GAI knows the name of the operator, the developer has asked that it
remain confidential. We have assumed a 4,000 square foot store with a mid-year 2019 opening
date.

¢ Retail Pad Sites — Two retail pads with as yet unidentified tenants. We have assurmed
approsamately 15,000 square feet of retail space will be open by June 2020

The analysis presented in this Report is based on an expected construction completion for the
proposed Project elements as represented by the City's financial advisors. Should the construction
schedule be lengthened into the future or should openings of spedfic venues be delayed, such changes
could potentially impact the analysis and affect estimated sales tax revenues, espedally those
prospective estimates for partcular years.

L5 Summary of Sales Tax Projections

The City has retained GAI to spedfically provide estimates of potential sales tax revenues generated by
the Project. Sales taxes would apply to all taxable retail and restaurant sales generated by the Project
components within the Power Center Area. We have assumed sales tax rates would remain constant
throughout our projection period. Our projections assume the new fadlities will be developed as
planned, with all identified operators included in the program and open as represented.

The project horizon considered in this analysis cormesponds with a defined bond period. For the
purposes of this anakysis, we are using a June to May period as our 12-month “projection” year
{"Projection Year™ or “"PY”). The projectdon period runs from June 1, 2018 through May, 2038
{"Projection Period”). Simce there were no existing operators open when the STAR Bond District was
created and amended, there is no base year for sales tax collections. In other words, 100% of the
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pertinent sales tax revenue generated from taxable sales generated from the Project are available to

support the planned STAR bond issue.

Table 1.3 provides a summary of gross sales, taxable sales, and sales tax collections generated from the

proposed development within the Power Center Area.

Table 1.3 - Total Taxable Sales and Sales Tax Revenue Summary

PY Gross Sales 'm Taxable Sales =

1 2018-19 $ 5830000 § 5250000 § 393000
2 2015-20 15,310,000 162.6% 13,780,000 L031,000
3 2020-21 8,700,000 1% 16,830,000 1,753,000
4 2001-22 13,170,000 25% 17.250,000 1,291,000
5 2022-23 13,560,000 20% 17,600,000 1,317,000
6 2003-24 12,740,000 1% 17,770,000 1,320,000
7 2024-25 13,340,000 10% 17.950,000 1,343,000
g 2005-26 20,140,000 10 18,130,000 1,356,000
L 2026-27 20,340,000 1% 18,310,000 L370,000
10 2027-28 20,540,000 1% 18,430,000 1,384,000
1 H028-29 20,760,000 1% 18,680,000 1,358,000
I 2025-30 20,970,000 10% 18,870,000 L412.000
IE 2030-31 71,180,000 il 19,060,000 1,426,000
14 2031-32 21,390,000 105 19,250,000 L440,000
15 032-33 21,600,000 10% 19.440,000 1.454.000
16 2033-34 21,810,000 10 19,630,000 1.463,000
17 2034-35 22,020,000 1% 19,830,000 L.484.000
18 2035-36 22,260,000 10% 20,030,000 1,498,000
13 2036-37 22,480,000 105 20,230,000 1,513,000
20 2037-38 22,700,000 10% 20,430,000 L528,000

TOTAL $ 396,450,000 § 356,810,000 $ 26696000

Motes Y represents a bond year from June to May. Total may not add due to rounding
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2.0 DODGE CITY AND PROJECT OVERVIEW

21 Dodge City Overview

Dodge City is the county seat of Ford County, Kansas, named after nearby Fort Dodge. Dodge City is an
historic western town whose roots go back to the opening of the Santa Fe Trail im L1821 The 5anta Fe
Trail became a great commercial route between Franklin, Missour, and Santa Fe. New Mexico.
Thousands of wagons traveled the Mountain Branch of the trail which went west from Dodge ity along
the north bank of the Arkansas River into Colorado.

Fort Dodge was established in LEGS on the Santa Fe Trail, midway between two major Indian crossings
on the Arkansas River. It was an important outpost on the Western frontier, offering protection to
wagon trains and serving as a supply base for troops. Dodge City was founded in 1872, five miles west
of Fort Dodge on the edge of the military reservation. It quickly became a trade center for travelers and
buffalo hunters. The same year, the railroad reached Dodge City, assuring its continued existence and
miaking it a major shipping point.

From 1875 to 1836, over 5,000,000 cattde were driven up the Western Trail from Texas to Dodge City.
Cowbaoys from the cattle drives had a great influence in establishing Dodge City's reputation as the
wildest town on the western frontier. Such notable law men as Bat Masterson and Wyatt Earp became
legends in their own time as they fought to bring law and order to the streets of Dodge Gty. In 1882,
Fort Dodge was closed and by 1886, the cattde drives had ended. Although an illustrious period of
history was over, Dodge City's legend Iives on through the town's historic preservation of its romantic
and internationally famous past Dodge City is one of very few ULS. heritage towns still standing.

2.2 Project Location

Dodge City is located about 155 miles west of Wichita, Kansas. Prindpal east-west access in the region
is wvia US Highway 400 and US Highway 50. The area is not serviced by interstate highways. As the
county seat of Ford County, Dodge Oity is the most concentrated urban area in the County. Figure 2.1
illustrates Dodge City's location in proximity to the greater region and local context.
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Figure 2.1 - Dodge City. Regional Location
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Source: Dodge City/Ford County Development Corporation

US Highway 56 becomes Wyatt Earp Boulevard in Dodge City, which is a major east-west roadway. US
Highway 50 extends east-west through the northern portion of the City, but then cuts to the southwest,
intersecting with Wyatt Earp Boulevard on the western edge of town. North 14" Avenue is a one of the
commercial corridors in Dodge City. Smaller retail strip centers are also located on North 14™ Avenue
between US Highway 50 and Wyatt Earp Boulevard. The Dodge City Community College is located just
south of US Highway 50, with mainly residential development located to the east of North 14 Avenue.
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US Highway 50 is itself another commercial comidor, with the Village Sguare Mall the main retail
concentration. The existing highway network serving the area provides both superior access and
visibility. This road network provides convenient and relatively unrestricted connection with virtually any
point in the region

2.3 5TAR Bond District Overview

In 2012, the City approved a geographic area as a STAR Bond District pursuant to the STAR Bond
Financing Act, K.5.A 12-17, 160 et seq. ("Act™). As amended over time, the STAR Bond District currently
encompasses three separate non-contiguous areas totaling approximately 530 acres. These areas,
located within the City limits, include 1) the historic, downtown Heritage Area, 2) the Entertainment
Area, and 3) the Power Center Area.

The Heritage Area, located in historic downtown Dodge City, contains approximately 166 aces. The
Heritage Area is anchored by the Boot Hill Museum and Front Street, north of Wyatt Earp Boulevard
and includes property south of Wyatt Earp and west of 2™ Avenus, in and around Wright Park. The
Heritage Area offers unique and dynamic opportunities for projects focused on protecting, enhanding,
and promoting Kansas' role in western history and heritage.

The Entertainment Area contains approximately 360 acres and is generally located between U5 530 and
108* Road, south of Frontview Road. Currently, the property comprising the Entertainment Area is
mizstly undeveloped. This area would provide for the development of a retail center, an entertainment
and lifestyle center, multiple retail and restaurant sites, and one or more hotels.

In February 2017, the City approved an amendment to the STAR Bond District to add 219 acres of real

property located approdmately 1.5 miles northwest of the Heritage Area along 14% Avenue ("Original

Power Center Area”), which was amended again in April of 2018 to remove approximately 184 aces of
the Original Power Center Area and keaving the 35 acres generally located east and west of North 14™

Avenue and Soule ["Power Center Area”). See Figure 2.2
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Source: City of Dodge City
The Power Center Area is located approximately 1.5 miles northwest of the Heritage Area and has been
master-planned as a retail and entertainment destination area. The Power Center Area is designed to
attract several big box anchor retail concepts that do not currently exist in Dodge Gity, and indeed do
not exist within a drive of hundreds of miles from Dodge City. The Power Center Area could also
provide national restaurant chains and high volume restaurants that would serve visitors to the nearby
Heritage Area, as well as other visitors who come to Dodge for Dodge City Days and other reasons.

2.4 Power Center Area Plans

Power Center Area is planned to include approximately 100,000 square feet of new retail and restaurant
development. featuring a Sutherlands® home improvement store (see Table 2.1).
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Sutherlands ! 75,000 January 2019
Rietail Pad Site 9,600 June 2020
Rietail Pad Site 4,000 June 2020
Corvenience Store 4.000 June 2019
TOTAL 92,600

Maotes: (1) Inside retail area only. A 35,000 square foot garden center is planned in addition
1o the 75,000. Total sales estimates are generated from both inside retail area and outside
garden center.

The Sutherland Lumber Company® (“Sutherdands®”) is a privatehy-owned, family run organization
founded more than 100 years ago. Based in Kansas City, Missouwri, Sutherlands® is one of the largest
privately-owned home improvement center chains in the United States, currently operating 49 home
improvement stores across 14 states. Sutherlands® local building supply and hardware stores range in
size from small retail lumberyards to large square foot warehouse stores exceeding 140,000 square feet,
with each location stocking a variety of building materials specially selected for the region.

Sutherlands® specializes in lumber but also sells an array of building products, including concrete,
roofing and siding, paint, plumbing supplies, tools, and other hardware. Sutherlands® also specializes
in complete building packages, including storage sheds, garages. post frame buildings and pole barns,
and entire houses. Sutherlands® also offers appliances, cabinets and doors, furniture, lighting, lawn and
garden equipment, and materials for hobbies and orafts.

Based on interviews with management at Sutherlands®, the new Dodge Oty store will total
approcdmately 75,000 square feet of indoor space along with a 35,000 sguare foot outdoor center.
Management also indicated expansion plans indude opening approximately two stores each year. The
nearest Sutherands® to Dodge City is in Great Bend, Kansas, about B0 miles away.

The retail home improvement industry includes a broad landscape of a vanety of retail formats and is
highly competitive. Most competition centers on store location, oustomer service, price, and
appearance, guality, availability and assortment of merchandise. The increasing use of technology and
the simplicity of online shopping is also a strong competitive factor. There are a number of other
general merchandise retailers, home improvement stores, electrical, plumbing and building materials
supply houses, and lumber yards that generally compete in each market

Home Depot and Lowe's home centers lead the retail home improvement industry in the LS. (see
Table 2.2). In 2016, average selling space (not including outdoor garden areas) for both Home Depot
and Lowe's averaged approximately 100,000 square feet, offering a range of 30,000 to 40,000 items.
Home Depot was slightly more productive in terms of items per transaction, but Lowe's had a higher
awverage fransaction value. Given average store size, average transactions, and awerage transaction value
in 2016, Home Depot generated $394 in sales per square feet. averaging $41,000,000 per location.
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Lowe’s reported $310 in sales per square feet, averaging $31,000,000 per location. Tractor Supply and
Menards are performing at lower sales per square foot at $259 and $219, respectively.

Table 2.2: Mational Average Retail Peer Group Performance

Average selling space (sq fi) 104,000 100,000 17,000 221,000
Transactions per sq ft 65 4.5 LB 4.0
Average store transactions 680,000 450,000 100,000 EBE0.000
Average transaction value $ 6035 § 68.83 §4442 $ 5500
Gross Sales per Store $ 41,000,000 $ 31.000,000 § 4,400,000 § 48,400,000
Sales per selling space (sq ft) 4 34,00 $ 31000 § 25900 §219.00

The proposed Suthedands® at 75,000 square feet is a smaller retail selling space format compared with
the average Home Depot or Lowe's. However, the proposed outdoor space of 35 000 square feet is
slightly larger than an average Home Depot or Lowe's. The combination of a smaller retail selling space
with a larger outdoor area would be expected to offer a reduced number of tems by comparison, but
only slightly. Average transacton value is expected to be competitive, particularly with Sutherands®
specializing in complete building packages, including storage sheds, garages, post frame buildings and
pole bams, and entire houses.

Sutherlands® locations have a much greater degree of variation in format compared with its peer
group. Mational average retail metrics are more consistent for top market brands as a result of
standardized store formats across the country. Our analysis considered many factors including regional
spending patterns, variations in store formats, and the potential mix of retail and wholesale customers
to estimate gross retail sales for the proposed Sutherands® locations. For the purpose of this analysis,
the proposed Sutherlands® Dodge City location is expected to generate $177 in sales per sguare foot,
with an annual stabilized total of $13,300,000 in gross sales.

2.5  Other Dodge City Attractions
Dodge City Heritage Area

The Dodge City Heritage Area captures much of the rich history of Dodge City since a significant
amaount of the Oity's downtown historic district is included in the area. Although there are historic
buildings on efther side of Wyatt Earp Boulevard, most are along Front Street and extending north into
the heart of downtown Dodge City. Retail, restaurants, bars, service providers and offices make up a
significant percentage of the uses in the historic area north of Wyatt Earp Boubevard.

The Boot Hill Museum is also located in this area. The museum is a private, non-profit organization that

was founded im 1947. In recent years attendance has been averaging about 68,000 to 85,000 people per
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year. Museum management is planning expansion options that should have a positive impact on future
attendance. Management is targeting fall 2018 to break ground for the expansion

Within the STAR Bond District to the immediate south of Wyatt Earp Boulevard includes additional
historic buildings, although they are more scattered amongst industrial type users. The City's still
functioning historic 5anta Fe train depot is located just to the south of Wyatt Earp Boulevard. The train
depot once housed a Harvey Hotel and Restaurant but now is home to the Depot Theater, which offers
a dinner theater, cabaret productions and student training. Wright Park, located in the southwestern
portion of the STAR Bond District, is a 61 aore City owned amenity which indudes the Hoover Pavilion,
featuring a Spanish style construction which has been renovated and is available to host receptions,
mieetings and other events. The park also includes the Wright Park Zoo, whose ongins date back to
1926. In its current fiorm, the zoo occupies approximately four acres in the southwest portion of the
park. The zoo currently is home to about 126 animals representing 30 or so species from most every
continent and entertains 60,000 visitors a year. In October of 2010, the zoo gained accreditation with
the Zoological Association of America ("ZAA"). Other amenities in the park include baseball/softball
fields, basketball courts, soccer fields, sand volleyball, playgrounds and picnic shelters.

Thiere were a number of significant additions to the Heritage Area occurred in 2016 and 2017,
including:
¢ The Long Brach Lagoon water park opened in May 20016. Attendance in the first year of
operation was greater than 80,000, which exceeded expectations. The water park includes a lazy

river, a wave pool, a shallow play pool, a 50 meter competition pool and several drop and raft
slides.

¢ The Fort Dodge RV Park opened in 2017 with approximately 100 sites.
¥ A 93 room Holiday Imnn Express opened in 2017.
¢ The Guyman Petro Restaurant opened in Decernber 2016.
Attractions South of the Dodge City Heritage Area
These fadlities are located south of the Heritage Area.

v Construction of the Dodge City Raceway Park started in 1999 and was completed for the racing
season in Jure 2000. The facility has seating for over 4,000 in the main and pit area
grandstands. The state of the art 3/8 mile clay overlay track with its 1/S mile asphalt track inside
features local, regional, and national racers in the Sprint. IMCA Modified, Stodk, Thunder,
Homets, and Jr Sprint car divisions. Dodge City and Ford County officials contracted with the
United States Auto Club (USAC) to operate the race track for a five year period beginning in
2011 USAC has their own series of Sprints, Midgets and World of Outlaw Sprint Cars plus off
road trucks. The racing typically begins in April and continues through September. Attendance
can total over 20,000 people over the course of a racing season.

¥ The Western 5tate Bank Expo is one of the newer facilities in Ford County, opening in 2002
Ford County owns the facility. The expo center hosts a wide range of farm and ranch shows,
equipment and product demonstrations, training and educational seminars, private parties,
business meetings, livestock sales and shows and eguestrian events. The indoor exhibit hall is
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20,000 square feet with a heated floor. There is also an outdoor area with electriaty of
approdmately one million sguare feet that can be used for display. The 3i Show is one of the
major events which ocour at the facility. The show is organized and managed by Western
Kansas Manufacturers Association. It is named “3i” because of its emphasis on Industry,
Implements and Irrigation. The show provides an opporunity for exhibitors to showcase their
agri-business products.

Dodge City Entertainment Area

An Entertainment Area is located abowt 2 miles west of the Power Center Area. The Entertainment Area
could also be the subject a future STAR bond effort, but no firm plans are in place for that area at this
time.

The principal drivers of activity in or near the Entertainment Area indude:

¢ United Wireless Arena opened in February 2011, which accommodates a seating capacity of up
to 6,000 spectators for center stage concerts. The arena is designed to host concerts, sporting
events, family shows, motorsports, trade shows, rodeos and equestrian events.

v The Boot Hill Casino and Resort Conference Center is connected to the United Wireless Arena
via an endosed walkway. The facility offers 7,000 square feet of meeting and conference space
with main grand ballroom and four additional meeting rooms on the suite level. The ballroom
can be subdivided into 4 to & smaller meeting rooms creating a flexible space to accommodate
vanous sizes of meetings, conferences, weddings, banguets or special events. The meeting and
conference space can be utilized in conjunction with the United Wireless Arena which provides
20,000 square feet of column free trade show space.

¢ The Boot Hill Casino 8t Resort is home 1o the first state owned and operated casino gaming in
Kansas. Boot Hill Casino has nearly 700 slot machines and 18 table games — including Blackjack,
Craps, Roulette, Mississippi 5tud Poker, 3-Card Poker, Ulimate Texas Hold'em, 21+3 and Live
Omaha Poker. and a separate poker room featuring 5 poker tables — limit and no limit games
available. Themed "Old West-Mew Entertainment,” the casino is designed to evoke a sense of
the western history of the 1870°s. The first phase of the casino opened in Decemnber 2009, A
108 room Hampton Inn 8 Suites opened in Manch 2012 adjacent to the casino. The casino is
not acually within the Entertainment Area for legal reasons related to the potential future use
of STAR bonds.

2.6 Major Annual Dodge City Events

Thie following major events or festivals happen annually in Dodge City and are major contributors to
the area’s visitation.
¢ The Dodge City Days festival began in 1960 as a three day event. It has now evolved into a 10
day summer celebration and is the second largest community festival in the state of Kansas.
Activities typically indude a recreated cattle drive and gun fights, barbeque contests, concerts,
golf tournaments, parades, beauty pageants and more. Approximately 100,000 individuals
attend at least one Dodge City Days event
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¢ Dodge City Roundup, Inc. is a non-profit corporation formed to promote the area's Western
Heritage through rodeos, horse shows, roping contests, and related activities. The rodeo was
created in 1977, and is annually the centerpiece of the Dodge City Days Festival. Dodge City
Roundup presents one of the top rodecs in the nation in parmership with many local, area, and
national sponsors.

2.7 Air Service to Dodge City

The Dodge City Regional Airport had recently been providing limited commercial flight service to
Drenver via Peninsula Ainsays, Inc. ("PenAIR™), an Alaska based regional carmer that, at a time, served 25
destinations in 9 states. However, Pendir filed for Chapter 11 bankruptoy and abruptly ended its service
to Dodge City im early August 2017.

In late 2017, the Federal Department of Transportation ("DOT) approved a San Frandsco-based
(Boutique Air) and a 5t George, Ltah-based (SkyWest) air carrier to provide passenger air service to
sputhweestern Kansas cities. Boutigue Air began service between Dodge City Regional Airport ("DDCT)
and Denver International Airport ("DEN) in January 2018,

Under the Essential Air Service program, Boutique Air will provide 18 weekly nonstop round trips to
DEM and will receive an annual operating subsidy of $3.6 million for three years. Boutigue Air operates
a modern fleet of both Swiss-made Pilatus PC-12 aircraft and Beechcraft King Air 350 aircraft. Boutigue
Air is an FAA-certified air carrier providing both air charter and scheduled service. The aidine services
routes im Arizona, Alabama, California, Colorado, Georgia, Kansas, Manyland, Minnesota, Mississippi,
Mebraska, New Mexico, Mew York, Oregon, Tennessee, Texas, and Lhah.

28 Implications

Thie Power Center Area will be anchared by Sutherlands, a major regional home improvemnenit store.
The existing highway network and road improvements serving the Power Center STAR Bond Area
provides both superior access and visibility. The area is on the Morth 14" Avenue commercial corridor, a
niorth-south arterial that connects US Highway 50 and Wyatt Earp Boulevard, the other major
commercial corridors in Dodge City. The road nebwork provides convenient and relatively unrestricted
connection with virbually any point in the local area. Travelers also hawve the option of flying to Denver
via Boutique three times per day out of DDC.

Thie Power Center Area also located near the Dodge City Heritage Area, which captures much of the
rich history of Dodge City. A significant amount of new development has ocourred in the Heritage Area
over the last two years. There are other generators of visitation to Dodge City, including the Boot Hill
Museum, United Wireless Arena, Boot Hill Casino and Resort Conference Center, Boot Hill Casino, the
Dodge City Raceway Park, the Western State Bank Expo and the Dodge City Days festival. These types
of facilities or events will enhance the potential shoppers at the proposed preduct within the Power
Center Area.
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3.0 GENERAL ECONOMIC CONDITIONS

The current L5, economy ranks as the 3™ longest expansion since 1945, The current expansionary
phase of this business cycle started in July 2003, following the longest U 5. recessionary period ("Great
Recession”) that lasted 18 months between January 2008 and June 2009. The prior business gycle
starbed with the economy reaching a peak in Marnch 2001 followed by a brief recessionary period of B
mnths ending in Movember 2001 The subsequent economic expansion lasted 73 months, ending in
Decemnber 2007, marking the beginning of the current business cycle.

This section profiles pertinent economic and demographic information for various geographies
including Dodge Gy, Ford County, and the state of Kansas. Our review of economic conditions
generally covers a minimurm time frame between 2000 and 2017, if data is available, in order to capture
niearly two complete business oycles.

3.1 Population Distribution and Growth

Micropolitan statistical areas ("Mioro-5A7) are defined labor markets in the United States centered on
an urban area with a population of at least 10,000 but fewer than 50,000 people. The micropaolitan area
designation is a geographic entity used for statistical purposes based on counties and county
equivalents. Currently, there are 536 micropolitan areas defined in the US.

The Dodge City Micro-5A is a single county area (Ford County) within the state of Kansas. Located in
the southwest portion of the state, Ford County is surrounded by much less populated counties that
range in population size from L300 to 7,000. The next closest Micro-5A is Garden City, Kansas, located
northwest of Dodge City. Garden City is a two-county Micropolitan area, comprised of Finney and
Keamny counties, with a population of 40,753

In 2017, Ford County has an estimated population of more than 35,300, with more than 81% residing in
Dodge City. The Dodge Oty Micro-5A accounts for approximately 1.2% of the population within the
state (see Table 3.1).

Table 3.1 — Population Distribution and Growth, 1990 — 2025

Est [

1990 2000 app 017 2022
Kansas 24776 | 26884 | 28531| 29131 30m8| 10w
Ford County 775 375 338 353 361 1%
Dodge City 211 255 273 87 95| 19%

The Census figures show a 0.4% average annual change for Ford County from 2000 to 2010 and ESRI
projections reflect a 0.5% annual growth rate from 2010 to 2022. This 0.5% growth rate is slightly higher
than the growth rate for the 2000 to 2010 period. The projected growth rate thowgh 2022 is similar for
each of the selected geographies, with Dodge City having the highest projection of 0L6%.
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3.2 Residential Construction

Residential construction activity declined beginning in 2005 in Dodge Gty and Ford County during the
nationwide housing market collapse (see Figure 3.1). However, it wasn't until 2007 that the State of
Kansas as a whole began to experience major declines in permits issued.

Figure 3.1: Residential Building Permits, Total Units
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Historically, the number of residential building permits issued within Dodge City and Ford County was
nominal before the recession. Consequently, the reduction in permits issued was not as drastic as seen
at the state or national level. This general pattern in the decline of permits issued was seen throughout
the nation as the housing market collapsed and the economy struggled. However, the State of Kansas
and Dodge City continue to show growth in the housing market.

3.3 Mational and Local Employment

Employment in Ford County did not contract as a result of the Great Recession as significantly as other
regions and at the national level. Nearly 8% of total jobs in the US were lost as a result of the Great
Recession, compared with less than 5% in Ford County. Currently, the average anmual 2017
unemployment rate for Ford County measures 2.9%, the lowest rate since 20010-11 (see Table 3.2).

COMMUNITY
SOLUTIONS
ATOT480] £ Apeil X018 GROUP
@ 2017 GAl Consultants, Inc. A G Conawlan iy, ing. Senwre Foug

DB04/0832361.0002/13265426.5

90



EXHIBIT O - continued
CSG Study

Estimates Of Future Sales Tax Revenues
Dodge City STAR Bond Power Center Anza
ity Of Dodge City, Karsas

Page 18

Table 3.2 — Unemployment Rates, Average Annual 2017

United States 9.6% 44%
Wiest Morth Central Region 7.3% 34%
Kansas 71% 36%
Ford Couwnty 43% 29%
Dadge City 4.9% 29%

The State of Kansas and Ford County have had unemployment patterns considerably better when
compared to those of the United States. Even during the worst period of the Great Recession, Ford
County's unemployment rate just exceeded 4.0%, at which time, the nation's unemployment rate was
hovering about 10%. This may be due to several reasons. Although Dodge Oty does not have a large
population base, the surrounding communities are even smaller and rely on Dodge for their shopping
and entertainment needs. The agricultural industry is also a major presence. The Dodge City area is
home to dozens of agricultural and support industries. Mearly 28% of all the beef cattle processed in
the USA is done within a 90-mile radius of Dodge City. We understand that Mational Beef and Cargill
have recently completed expansions of their plants in Dodge City. Along with meat packing and
associated food processing, the area supports numerous agricultural preduction jobs in the farming
and ranching industry, wind energy industry, and manufacturing. The area has also benefited from an
increase in oil and gas exploration in southwestern Kansas.

Ford County has experienced some fluctuation in employment since 2000 when roughly 300 jobs were
lost, however the county is now showing employment higher than 2010 figures (see Figure 3.2).
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Figure 3.2 - Average Annual Unemployment Rates, 1999 - 2016
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The county experienced positive job growth from 2010 through 2012 and again fram 2015 to 2016.
Further, data indicates that Ford County has added just over 2,300 jobs since 2000 which represents a
13 5% increase.

3.4 Local Area Income

Ford County's per capita personal income and average earnings per job are comparable with Dodge
ity for 2017, while the State of Kansas is notably higher in both categories (see Table 3.3). Projections
for 2022 reflect overall growth in average and median household income all geographies.

Table 3.3 — 2016 Area Income and Average Earnings
Per Capita  2000-16 Average 2000-16

Income CAGR Earnings CAGR
Kansas § 47228 32% $ 51352 30%
Dodge City 36,111 32% 45,640 29%

While the State of Kansas is projected to experience a significantly greater percent growth (10.3%) than
the dty (3.8%) and county (4.1%) in median household income through 2022, The projected percent
growth in average household income through 2022 in the State of Kansas is 13.6%, Ford County is
10.5% and Dodge Giy is 10.0%.
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Figure 3.3 — Per Capita Personal Income, 1995 - 2016

A e

D Clty

1595 1997 1999 2001 2003 2005 HOO7 2009 2041 13 S

The average annual percentage change in per capita income from 2000 to 2017 is similar in Ford
County as in the State of Kansas. Both geographies overall showed steady positive growth except for
the recessionary period, from which incomes already appear to have recovered.

3.5 Area Visitation

The table below surnmarizes the transient guest taxes collected in Dodge City over the last six years, as
wiell as the imputed hotel room sales.

Table 3.4 — Transient Guest Tax Collections
Gross Room Y-0-Y % Transient Guest

Revenue Change Tax
2012 § 13812000 § 828700
2013 14 877,000 7% 895,600 8.1%
2014 13.577.000 -8.7% 1,086,200 212%
2015 14724000 3.4% 1,177,900 8.4%
2016 13,962,000 -5.2% 1,117,900 -5.1%
2017 17,648,000 26.4% 1411900 26.2%
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Transient guest taxes have increased in each year presented in the table. However, the transient guest
tax rate increased to 8.0% from 6.0% in fiscal year 2013. Imputed room sales declined slightly from
2013 to 2014 but rebounded in 2015, but declined again from 2015 to 2016 There was a significant
jumip in transient guest tax as well as the imputed room sales in fiscal year 2017, which could have been
at least partally caused by visitors to the Long Branch Lagoon water park, which opened last year.

3.6 Implications

Since many of the counties surrounding Ford County are much less populated, it is highly likely that
miany of these residents will travel to the Dodge City area for shopping and entertainment purposes.
Garden City is the closest area with any sizeable concentration of population and would be another

shopping/entertainment option for residents that may be closer to that area.

The low unemployment rate in Ford County and Dodge City is reflective of a healthy economy. The
area’s employment has largely been stable and maore resilient compared with the nation. The area has
benefitted from a strong agricultural presence as well as an increase in oil and gas exploration in this
part of Kansas. Population and income levels are expected to continue to increase at rates consistent
with the State of Kansas as a whole, with visitors to the area supplementing spending from area
residents. The general economic climate in this area is good and should be supportive of new
development.
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4.0 INDUSTRY CONTEXT AFFECTING THE ANALYSIS

This section includes a discussion of trends in the retail and restaurant industries that provide context
for the dewvelopment climate in which the proposed product within the Power Center Area will operate.

4.1 Trends in the Mational Retail Industry

The U5 Retail industry (total retail sales excluding food service and drinking places) has generally
continued to expand between 1992 and 2017, growing from $1.8 willion to slightly less than §5.1
trillion, representing a compound annual growth rate ["CAGR") of 4.2% (see Figure 4.1). The only
exception has been the period of the Great Recession which produced a nearly 10% decline in total
retail spending over a two year period between 2008 and 2009.

Figure 4.1: U5 Retail Industry 1992 - 2017
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Oweer the last several years, annualized changes in retail sales appear to have been largely a function of
both inflation and mew store openings. Although not all stores sunvived the most recent recession,
industry growth has continued following the downturn. Indeed, sales figures are ahead of inflation even
as many retailers have dosed stores. What remains speculative is the rate of future growth and the
speed at which spending mounts as the economy continues to expand. Based on the most recent data
available so far, sales are increasing between 1% and 4% annually based on the type of sales being
measured and appear to have generally gone back to a more normal growth pattern seen in the pre-
TECESSI0N Years.

Within the broad retail sector, several large firms dominate the industry. In 2016, the most recent year

for which comparable information is available, the top 10 retailers generated more than 1.0 trillion in
annual sales, accounting for nearly one-fourth of all sales. Among the top 10 largest retailers are a
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vanety of home improvement, department., discount, and grocery stores that have come to define the
face and focus of retail trade throughout the world (see Table 4.1).

Table 4.1: Selected Information on Top 10 Retailers (2017 Rankings based on 2016 5ales)

Sales (mils) (;::1
1 Wal-Mart Stores § 362815 27% 5,284
2 The Kroger Co. 110,215 6.1% 3825
3 Costen 85,778 27% 497
4 The Home Depot 25,086 3% 1965
5 WS Caremark 81432 13.0% 9,769
6 Walgreens Boots Alliance 79,283 35% 8053
T Amazon.com 77.024 24 6% £l
] Target 63,4395 -59% LEOZ
E Lowe's Companies 60409 5.0% 1831
10 Albertsons Companies 58,696 01% 2392

Included in the companies on this list is Walmart, which is seen as an icon in the retailing industry. This
group is relatively diverse. representing hard goods (appliance, furniture, building materials) and soft
goods (primarily fashion and other non-durables).

Walmart is clearly the industry leader. Walmart is among the largest companies in the U5, having
eclipsed General Motors several years ago as the single largest corporation. Solidly in the number one
spot, Walmart has three to four times the sales as Kroger, the company that ranks number twa.

Potentially atypical in its size, Walmart does indicate the power of America's retailing industry. Unlike
Sears Holdings which has a 100-year operating history, Walmart dates only to 1962. Target, Kohl's, Best
Buy, and others are relatively new players among the group of giants. Target. for example, opened its
first store in 1962 and its first superstore im 1999,

4.2 E-Commerce Retail Sales

The volume of internet based retail sales has grown significantly over the past two decades. Total E-
commerce retail sales have increased from slightly more than $27 billicn, accounting for less than 1% of
total US retail sales, to nearly $500 billion in 2017, representing just under 9% of total LS retail sales

(s=e Figure 4.2).
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Figure 4.2: U5 Retail Industry, E-commerce Sales, 2000 - 2017
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Thie shift from traditional retailing to the acceptance and demand for on-line options has significantly
changed how retailers interact with customers as well as changing the retail landscape by creating
companies such as Amazon which are solely focused on delivering e-commerce retail sales. This market
shift and the possibility that e-commerce could eclipse more than 50% of total retail sales volumes over
the next 20 years given current growth trends, makes this topic important in the context of fubure retail
growth, particularly with traditional retail channels.

Many retail brands are addressing the growth of e-commerce by implementing omni-channel
strategies. Omni-channel is recognized as a cross-channel business model and content strategy that
targets improving customer experiences with integrated on-line and traditional retail channels. Typical
omni-channel strategies attempt to allow customers to move from channel to channel with seamless
transitions, even within the same transaction. Some retailers report a significant proportion of
customers conducting research on-line before making an in-store purchase. In addition, for those
goods picked up in-store, 3 measurable proportion of customers elect to purchase additional products
when they armive in the store.

As a result, the long-term growth of e-commerce channel sales is not expected to reflect a trade off
with traditional retail demand. While there will be some loss in demand for traditional retail space over
the long-term, the majorty of top retail brands adopting omni-channel strategies is expected 1o
protect and enhance traditional retail channels.

4.3  Trends im the Mational Restaurant Industry

The U% Restaurant industry (food service and drinking places) has also generally continued to expand
between 1992 and 2017, growing from $200 billion to more than $576 billion, representing a CAGR of
5.0% (see Figure 4.3). Similar to retail sales, the only exception has been the period of the Great
Recession. However, the decline in food service and drinking places was more moderate at shghtly less
than a 1% decline in total spending.
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Figure 4.3: US Restaurant Industry 1992 - 2017
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Oin the restaurant front, the patterns of business activity are similar to those experienced by the nation's
leading retail chains (see Table 4.2). That is, a handful of large operators set the tone for the balance of
the food service industry. There were ten food services corporations represented in the Mational Retail

Federation 2017 ranking of America's 100 largest retailers corporations, which is based on audited 2016

sales information.
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Table 4.2: Selected Information on Top 10 Food Service (2017 Rankings based on 2016 Sales)

Sales (mils) c;:;
12 McDonald's $§ 36389 150% 14,155
29 Starbucks 15,775 11.70% 13172
3 Subway 13,345 0.30% 26,932
42 Burger King Worldwide 10,702 350% 2121
46 YUM! Brands 9432 -51.30% 17.504
50 Wendy's §,975 0.30% 5,739
L2 Dunkin' Brands Group 8830 7.60% 11366
64 Darden Restaurants 6,907 250% 1538
65 DineEquity 6,879 -4 B0% 3,495
70 Chick-fil-A 6437 4.90% 2112

As with the major retailers, a single name stands well above the rest in terms of universal name
recognition, scale, and production. McDonald's revenues are nearly four times those of Yum! Brands,
which includes three recognizable chain names: KFC, Taco Bell, and Pizza Hut Although there are some
full service casual restaurants, the list of giants is dominated by fast food outlets such as Taco Bell
which provide a narmow range of menu options and virbually no aloohol.

Restaurants have become an important and essential ingredient of the American lifestyle. According to
the Mational Restaurant Assodation, the restaurant industry’s share of the U5, food dollar has grown
from 25.0% in 1955 to 47.0% in 2015. The Mational Restaurant Assodation has forecasted in its 2007
report that 2017 sales would increase 4.3% over 2016 levels, which would be the eighth conseoutive
year of real growth in sales.

There is a high degree of competition in the food and beverage industry which historically has seen low
profit margins. The industry is dependent on discretionary spending, and many participants in the
industry have pursued growth through acquisition in lieu of building rmew units. This provides a larger
revenue base over which to spread costs and leverage to keep supplier costs down.

4.4 Trends in Per Capital Demand

As the industry has sought to develop new retailing approaches, total per capita sales have generally
increased abowe the rate of inflation (see Table 4.3).
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Table 4.3 - Estimated Retail and Restaurant Sales Per Capita — All Major Categories, Unit
Per Capita Sales Annual % Change
Retail Restauramt Retail Restaurant

2008 § 13455 § 1949 11% 15% 38%
2003 12,473 1919 -7.3% -15% -03%
2010 12,5925 1,964 36% 23% 16%
2011 13,725 2,067 6.2% £.3% 31%
2012 14,021 2151 2% 41% 21%
2013 14,243 2213 16% 29% 15%
2014 14,580 2,326 24% 51% 16%
2015 14,470 2486 -08% £.9% 0.1%
2016 14,637 2,596 12% 4.4% 13%
2017 15,254 2,663 47% 2.6% 21%

Mot surprisingly, 2009 year-end retail sales figures showed a dedine in per capita sales. Despite the
recession not officially ending until June 2009, annual growth ocourred in the following year. Further
growth in 2011 through 2017 is a good indicator that retail activity is stabilizing and may continue on
the upward trend once again. While retail sales per capita saw a slight decline from 2014 to 2015,
restaurant sales per capita experienced an increase higher than any achieved in the last 16 years. Except
during the recession, total estimated per capita retail sales have historically shown steady growth
during the last 16 years, with 2017 having the highest dollar amount of retail sales and restaurant sales
compared to any other year.

4.5 Implications

Retail sales have grown annually between about 1.4% and 7.5% since 2010. Follewing the period of
sales dedline from 2008 through 2009, sales starbed rising again in 2010. Retail sales have continued to
remain positive from 2010 through 2016. This signals that consumer demand has generally recovered
from the dedines that occurred in the recent recession. Restaurant sales have also generally recovered
from the dedines suffered during the most recent recession. Average annual growth in restaurant sales
has ranged from about 3.0% to B.0% since 2010.

Az noted earlier, the Dodge Ciy retail and entertainment operators benefit from not only local
residents and tourists, but also surrounding smaller communities which do have limited shopping and
dining options. This additional support as well as the stable economy and employment base should
bode well for the Dodge City retail and entertainment market
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5.0 REGIOMAL AND LOCAL RETAIL CONDITIONS

Sections 3.0 and 4.0 discussed the national economic envirgnment and national retail trends. This
section focuses on that information in the context of the local area and competition within the market

51 Major Retail Centers in Dodge City and Ford County

Using information obtained from prior fieldwork in the Dodge City area, along with data from the ICSC
and CoStar, a national database of retail centers, we identified major shopping centers within the area.
Obwiously, there are a number of free standing retailers and merchants who also support the retail
demand of the local and distant population that are not listed below. The known square footage,
concentration and distribution of selected inventory are shown in the following table.

Table 5.1 — Major Shopping Centers within Dodge City

Map # Center Mamne Address F_“' Tenantis)
1 1908 N 14% fve 19073 N 147 Awe 14000 | Litthe Caeser's, Helping Hand Cash
2 Contral Caks 2201 Cantral fve 40,000 | Amytime Fitness, Ungent Care, Long's
3 Hoblry Lobbsy 2101 N 147 Awe 40,000 | Hobby Lobby, Dollar Tree
4 Tractor Supply, Beauty Villa, K-Martin jewelers,
Gibson Mall 2510 W Central Ave &7,700 | Cummings Camousel Humble Flowers, HDs Bar
and Grill
Family Dollar, Rent & Center, Advance America,
5 &
1700 N 14% dve 1701 N 147 Awve 116,000 B s Thoe Fit
i ‘Walkart Supercenter 1905 M 145 A il
7 Village Square Mall 2601 Central Ave 300,000
TOTAL 218,000

Grocery store, drug stores, and smaller retail centers that were generally less than 10,000 to 15,000
square fieat in size were not included in the prior table. The following map shows the location of these
centers to the 5TAR Bond District (se Figure 5-1). The map number from the table above matches the
respective center.
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Figure 5.1 - Major Shopping Centers within Dodge City
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The area along 14th Avenue near Comanche Street has a high concentration of retail space, mainly due
to the Walmart Supercenter and the Hobby Lobby. The Village Square Mall is located on US Highway
50 and Central Avenue and has the area’s only department stores and movie theater, making this a key
shopping destination within the city.

We are only aware of one proposed retail center (3anita Fe Plaza) near the STAR bond area, which
would total approximately 48,000 square feet if developed as planned. This center would be located
south of Wyatt Earp Boulevard and just east of the STAR bond area. We understand the project is still in
lease-up and there is no firm time frame for development

The Boot Hill Distillery and Dodge City Brewing have recently opened. These operations are helping to
diversify the entertainment offerings in Dodge City.

5.2 Implications

Much of the retail and restaurant space in Dodge City is dated, having been built prior to 1980, There is
about 820,000 square feet of retail space in major centers within Dodge City. This excludes grocery
stores, drug stores, and smaller retail centers that are generally less than 10,000 to 15,000 square feet in
size. We are only aware of one proposed retail center (Santa Fe Plaza) near the STAR bond area, which
would total approximately 48,000 square feet if developed as planned. We understand the project is
still in lease-up and there is no firm time frame for development.

We do not believe that these competing locations will significantly impact the performance of the new
proposed space within the STAR bond area
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6.0 SALES TAX INCREMENT PROJECTIONS

In the course of estimating sales tax revenue, GAI considered public and proprietary data provided by
the City, management representatives of major operators in the Power Center Project, Kansas
Department of Revenue, U5, Department of Commerce, SEC filings, ULL and other sources as well as a
number of industry publications oriented toward retail and restaurant activity. GAI has also completed
a number of similar analyses in other parts of Kansas, which was useful in analyzing regional trends and
how the project may compete within the community and regional retail marketplace.

A reasgnable and diligent effort has been made to confirm all assumptions as explained here. Still,
there could be small errors of fact based on data and methods of reporting or accounting for that data.
The assumptions and projections included here reflect our best judgment at this time given the
proposed project elements as described by the City representatives.

6.1 Applicable Sales Tax Rates

Within this analysis, sales taxes generated by taxable sales from retail and restaurant sales within the
5TAR bond area where projected. Sales taxes applicable for the STAR bond area are as follows for each
Jurisdiction:

State Sales Tax 6.50000%
City Sales Tax 0.50000%
City's Portion of Local Sales Tax 0.29230%
County's Portion of Local Sales Tax 0.18%40%
TOTAL T.48170%

We have assumed the sales tax rates would remain constant throughout our projection period.

6.2 Major Assumptions and Methodology

The analysis reflects the level of retail zales and the manner in which these are taxed and reported.
Distinctions among dasses of merchandise are always subject to evaluation and discussion. To the
extent that merchandise or services are reclassified for any reason, the projections here will also change.

The analysis reflects a variety of considerations including:
¢ Perceptions about the concept itself (e.g. design, tenant mix, location, etc).
¢ s vulnerability to competing concepts.
b State and regional patterns of sales activity.

¢ The attributes of the specific industry represented by potential tenants or operators.
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¥

¥

¥

The attributes of spedfic types of tenants or operators.
The specific benefit or synergy of locating adjacent to certain tenants or operators.
The general expectations about population growth and the region's economic health.

The process for projecting sales and their related sales tax revenues ocours in the following general
SequUence:

¥

K

¥

¥

K

Review information on potential operators provided by the City's team.

Walidate sales achieved by these users (where available) and similar users in comparable and
niearby venues.

Evaluate long term ocoupancy position of the concept.
Evaluate gross and taxable retail sales activity.
Apply sales tax rates appropriate to the project

The following general assumptions apply broadly across uses and activities within the STAR bond area.

¥

Az noted earlier, we have assumed that new operators will be developed as planned, with all
identified tenants or operators induded in the program and open as represented. If the
program does not come to fruition as represented, our estimates could be materially impacted.

We assumed taxable sales would account for 30% of total retail sales. These observations are
based on in-house information for various categories of retail and restaurant operations. Even
wihen certain categories of goods might othenwize be fully taxable, there may be out of state
deliveries, various exemptions, returns, and occasional wholesale transactions.

Applied an assumed vacancy/contingency allowance of 5% to the taxable sales of all operators
with the exception of Sutherlands. Although in reality vacancy will vary over the course of the
projection period, this contingency allows for periods of vacancy as well as potential delays in
opening of new operators.

Inflation assumptions varied by operator but generally stabilized at 1% annual growth after the
initial two to three years of operation.

In reality, actual sales tax distributions made by the state based on the total retail sales
collected lag by approximately &0 days behind the period in which they are actually generated.
Ower the entire study period, this lag in actual receipts available to the City is immaterial to the
total collections generated but it does impact short term distributions, especially in the year a
retailer begins operating. However, our projections do not include this 60 day delay in
collections.

Effectively, future sales are a derivative of consumer expenditures expressed in typical sales per
5F at the tenant or operator level where possible. Using historical and industry data to project
retail sales for the appropriate categories of operator, we are able to compare sales against
reasonable industry norms. The sums ulimately realized are largely a function of
understanding the operations of the users and evaluating their prospective sales performanice
owver some longer term. The fubure obviously becomes more speculative, and our assessment
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of prospedive conditions is based largely on industry trends and reasonable expectations
about the future. The analysis incorporates actual sales where known or easily confirmed from
secondary sources and threshold levels of sales activities that have been documented for like
concepts in other settings.

¢ The project horizon considered in this analysis cormesponds with the bond year. For the
purposes of this analysis, we are using January to December period as our 12-month
“projection” year. The projection period runs from November 1, 2017 through October 31,
2037

v As noted earlier, the analysis, the STAR bond area captures sales tax revenue. Sales taxes would
apply to all taxable retail and restaurant sales within the STAR bond area. City representatives
have indicated that 748170% of taxable sales would be captured from applicable sales within
the STAR bond area. We have assumed this tax rate would remain constant throughout our

projection period.
¢ The City has indicated that there will be no administration fees charged to the projected sales
tax revenue streams.

GAI made use of ity provided data, but also checked these assumptions via other sources, including:
¢ Dodge City Convention and Visitor's Bureau
¢ Dodge City/Ford County Development Corporation
¢ GAl knowledge of the retail and restaurant market

v GAI prior fiekdwork in the area

6.3 Proposed Development and Gross Sales Assumptions
Major assumptions specific to each major operator or group of operators are surmmarized below.

Table 6.2 - Major Operator Assumptions for the STAR Bond Area

Selling Area Gross Sales Estimated
(sq i) perSqFt  Opening Date

Sutherlands ! 75,000 $ 177 lanuary 2019
Retail Pad Site 9,600 145 June 2020
Retail Pad Site 4,000 Er June 2020
Convenience Store 4000 400 June 2019
TOTAL 92,600
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6.4 Summary of Sales Tax Projections

Based on the assumptions noted in this section and the research surmmarized earlier in this report, the
following table summarizes the revenue available to support STAR bonds. As noted earlier, we have
assurmned that the proposed new operators will be developed as planned, with all identified tenants and
operators included in the program and open as represented. If the program does not come to fruition
as represented, our estimates could be materially impacted.
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Table 6.1 — Total Taxable Sales and Sales Tax Revenue Summa

1 2018-19 § 5830000 §  5.250.000 $ 393000
2 2015-20 15,310,000 162.6% 13,780,000 1,031,000
3 2020-21 18,700,000 1% 16,830,000 1,253,000
4 2021-22 13,170,000 25% 17.250,000 L291,000
5 22-23 13,560,000 20% 17,600,000 1,317,000
] 202324 13,740,000 10% 17.770,000 1,330,000
T 024-25 13,940,000 10% 17,950,000 1,343,000
8 2025-26 20,140,000 10% 18,130,000 1,356,000
3 2026-27 20,340,000 10% 18,310,000 1.370,000
1 2027-28 20,540,000 10% 13,430,000 1,354,000
11 2028-29 20,760,000 10% 13,680,000 1,398,000
12 2029-30 20,970,000 10% 13,570,000 L412,000
13 2030-31 21,180,000 10% 19,060,000 1.426,000
14 2031-32 1,390,000 10% 19,250,000 L440,000
15 2032-33 21,600,000 10% 19,440,000 L454,000
16 2033-34 21,310,000 10% 19,630,000 L452,000
17 2034-35 22,030,000 10% 19,830,000 L454,000
18 2035-36 22,260,000 10% 20,030,000 1.498,000
13 2036-37 22.480,000 10% 20,230,000 1,513,000
0 H037-38 22,700,000 10% 20,430,000 L528,000

TOTAL $ 396,450,000 $ 356,810,000 $ 26,696,000

MNotes: PY represents a bond year from June to May. Total may not add due to rounding
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CANYON RESEARCH SOUTHWEST, INC.

COMMERCTAL FFEAL ESTATE FESEARCH AND ANALYSIS

Apnl 25 20183

Chense Tieben

City Manager

City of Dodge City
206 Morth 22 Avenme
Dodge City, KS 67801

BE: STAR Bond Feasibility Study
Diodge City Project Power Center Area; Dodge City, Kansas

M. Tieben;

The Dodge City STAE. Bond Project (“Dodge City Project”) in Dodge City, Kansas 15 designed to
muprove the local toumsm market and stmmlate further economic development in the Dodge
City/Ford County area. The Dodge City Project consists of three non-contignous Project Areas.
The Heritage Area occupies approximately 168 acres in the historic downtown area with the goal
of revitalizing the central business district with entertainment, retail, recreational, and lodzing uses
that complement the Boot Hill Museum. The Power Center Area located at the northwest comer
of 14% Avenue and Soule Street is planmed for a 75,000 square foot Sutherlands building materials
store and three outparcels. The Entertainment Area consists of 360 acres of pnmarnily indeveloped
land located on the westem edge of the city. The United Wireless Arena. Boot Hill Casmo &
Pesort Conference Center, Boot Hill Casine & Fescrt, and Hampton Inn & Swites are in and
adjacent to the Entertaimment Area.

Pursuant to the STAR. Bond Fmanemg Act the STAR. Bond application mmst be accompanied by
a Feasibility Study that examines the viability of the planned development or special bond project
as well as its impact upon the Kansas economy and similar businesses in the project’s market area.
To satisfy this requurement Canyon Fesaarch Southwest, Inc. has prepared the attached Feasibility
Study for the Power Center Area.

Upon review of the report. should any questions anse or addiional mformation requested. contact
me directly at (716) 531-0635.

Fespectfully subnutted,

CANYON EESEARCH SOUTHWEST, INC.

Enc 5. Lander. Poncipal

475 ELLICOTT STEEET, SUITE 301 / BUFFALOD, NY 14203 / (T16) £51-0655
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SUMMARY OF MAJOR FINDINGS

The Dodge City STAFE. Bond District in Dodge City, Kansas incorporates three non-contiguous
Project Areas. The Hentage Area encompasses the historic downtown area and is anchored by the
Boot Hill Museum. The Power Center Area located at the northwest corner of 14% Averme and
Soule Foad 15 planmed for a Sutherlands building matenials store and three oufparcels. Thereisa
third Project Area — the Entertainment Arvea — which is generally located between U.S. Highway
50 and 108® R.oad, south of Frontview Road and 15 planned to include a variety of retail, restaurants
and entertainment uwses. However, development plans are not imminent and therefore the
Entertamment Area is exciuded from the analysis and provisions of this Project Plan. A separate
and distinct Project Plan would be offered for the Entertainment Area when it develops n the
firture. The City is seeking to finance a portion of the project through Sales Tax Bevenne (STAR)
bonds as authorized by the STAFE. Bond Financing Act (House Bill No. 2005 KS 2007).

Canyon Besearch Southwest, Inc_ has prepared a Feasibility Snudy for the Power Center Area. The
report’s major findings are summarized in the text below.

Market Studv Conclusions

The Market Study section of the report evaluated the ability of the Dodge City STAR. Bond District
to gain market share locally, regionally and nationally and the ability of the project to gam
sufficient market share to: 1) remain profitable past the term of repa\ment and 2) maintain its
status as a significant facter for ravel decisions.

Retail Component

The Dodge City STAR. Bond District’s Heritage and Power Center Areas are designed to facilitate
distinctly different retail formats. The Hentage Area Project Plan includes new and renovated
commercial space south of Wyatt Earp Boulevard taking the form of freestanding retailers and
mmlti-tenant shop space. The 12,000 square foot Guymon Petro buillding has already been
renovated and now houses the Guymon Petro Bar & Grill and approzumately 4,000 square feet of
eventbancuet space. A Fib Crb restaurant is schednled for a late fall 2018 opening on a 0.33-
acre parcel at the northwest comer of 3 Avenme and East Trail Street. The Power Center Area is
planned for 107 600 square feet of commercial space consisting of a major anchor and three out

parcels.

Dodge City serves as Ford County™s prncipal commerce center, supporting the largest concentration
of commercial space, retail busmesses. and sales volumes. As the city recovered from the national
recession sales tax collections rebowmded up 748 percent in 2011, 4.17 percent in 2012 and 2.07
percent m 2013, However, since 2014 ammal sales tax collections have remained relagively flat
ranging from $5.03 million to $5.1 mullion. The summmer months from Jime through August represent
Dodge City's peak tourism season and height of retail sales activity.

Pull factors measure a commumnity’s ability to attract shoppers, residents and non-residents alike,

to make retail purchases within the commmmity with a measure of 1.0 equating to the statewide
average. After peaking in 2010 at 1.26, in the past six years Dodge City's retail pull factor has
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decreased reaching a low of 1.13 and 1.14 during fiscal years 2014 trough 2016. Dodge City's
declining retail pull 1= despite the recent opeming of such destination attractions as the United
Wireless Arena, Boot Hill Casino & Resort Conference Center, and Westemn State Bank Expo
Center. The Power Center Area’s Project Plan will assist in broadening Dodge City’s retail trade,
boosting the customer draw and sales activity.

Dwodge City 15 in Ford County. Ford County’s pull factor improved from 0.93 m FY 2005 to 1.04
by FY 2015 before declining to 1.0 in FY 2016. The neighboring rural counties of Clark, Gray,
Hodgem;m, and Kiowa all suffer from a below average pull factor due pnmanly to small
population levels and the lack of retail businesses. These coumties could be a continued source of
retail sales for Dodge City.

The merchandise mix of power centers is generally heavily orented towards general merchandise;
clothing and accessories; health and beauty; home furnishings and electromes; sporting goods;
hobby; and eating and drinking places. The RMP Oppornunity Gap — Retail Stores Repm‘:f
estimated total retail sales leakage among these retail categories within a 50-mile radins at $39.3
million anmually.

Except for the Fib Cob restaurant, all the new and renovated commercial space desimmed for the
Heritage District has been completed with 107,600 square feet of commercial space planned for
the Power Center District. Current pent-up demand coupled with population and visitation growth
over the next decade n Dodge City is sufficient to absorb the planned inventory of retail space.
Therefore, sufficient demand exists over the next ten years to absorb the retail space planned for
the Dodge City STAR Bond District.

Given the imique and complementary market positioning, coupled with the local retail market’s
ability to support additional retail sales. development of Dodge City STAE. Bond District’s
planned commercial space is not anticipated to adversely impact Dodge City's existing retail
market. In fact, development of the Diodee City STAE. Bond District is anticipated to heighten the
status of Dlodge City as a founsm destination by offenng umigue shoppmg. diming and
enfertainment aftractions not currently available.

The Dodge City STAFE. Bond District 15 a feasible development site for the planned retail formats,
possessing access to a large tounsm market, favorable compefiive market conditions, and the
DeCessary access, visibility, exposure and critical mass of retail space. The Hentage Area’s museum
and historic attractions supporting large visitor volumes and the current retail trade m historic
downtown Dodge City provides the opportunity to attract 8 sufficient mmmber of retailers, restaurants
and entertanment venues to suppaort feasible development of the proposed commmercial space.
Synergy with the 14% Avenue commercial comider is suitable to develop the Power Center Area
with an anchored shopping center catering to both area residents and out-of-town visitors.
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Market Impact Study Findings

The Market Impact Study examined the impact the Heritage and Power Center Areas will have on
the local economyy and tounsm mmdustry. Specific 1ssues examined melude:

Project positioning and umicue quality;

Project’s synergy with area atiractions;

Impact on comparable market area businesses;

Expected draw of tounsts from out-of-state and from more than 100 males away;
Estimate the project’s retail sales at build-out; and

Impact on active STAE bond projects.

Project Positioning and Unique Ouality

The Heritage Area is comprsed of approximately 141 acres within dewntown Dodge City
anchored by the Boot Hill Museum and Front Street. The Hentage Area also meludes
redevelopment opportunities south of Wyatt Earp Boulevard and west of 2 Avenue in and around
Wright Park. The centerpiece of the Heritage Area will be expansion of the Boot Hill Museum
The nmseum has been the anchor of Dodge City"s tounsm industry for decades. but requires
remvestment if it is to remain a relevant tourism atiraction. The propoesed upgrades are designed
to improve the museum’s compefifive positioning, enhance repeat visitation, and increase
attendance and reverme. The portion of the Hentage Area located south of Wyatt Earp Boulevard
15 designed to support a family-onented tounsm attraction, hentage trail, and new commercial and
hotel development.

e

Wisitation to the Boot Hill Museum historic Front Street, the Long Branch Lagoon Water Park,

and other Hentage Area offerings wall assist in generating demand for major anchors, specialty
stores and restaurants not currently available m Dodge City. On-site lodging demand will onginate
from the out-of-town leisure travelers to the District’s various atiractions.

The umiqueness of the Dodze City Project’s Project Plan 1s that both the Heritage and Power Center
Areas leverage off Dodge City’s status as a heritage tourism destination by improving the visitors”
expenence a5 well as aims to diversify and expand the leisure and group traveler market by creating

ashopping, dming cultural, and entertaimment attraction not currently available in Dodge City and
southwest Kansas. Tugethﬂ' the project’s uses, concepts and des1gu will generate higher out-of-
town visitor volumes and expenditures, draw out-of-state fravelers, and enhance Dodge City's
status as a tounsm destination.

Synerey with other Area Attractions

Much like busimess chusters, the clustering of tourist attractions creates the critical mass necessary
to generate and sustain increased visitation and revenes. Most tourism clusters also have strong
linkages to other closely related and supporting industries such as transportation. lodging, retail,
and food and beverage. Therefore, the larger cluster of attractions a tourist destination supports
the greater the direct and indirect economic benefits. The Dodge City STAR. Bond District’s
principal attractions include the Boot Hill Museum, historic Front Street, Long Branch Lagoon
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Water Park, Santa Fe Depot, and Umited Wireless Arena and Boot Hill Casino & Resort
Conference Center.

Dodge City has long been a heritage tounsm destmation. Becanse of Dodee City's unique status
as a western henitage site, visitors travel from all 30 states and abroad te experience Westem
hentage. The city boasts a mumber of major ammal events and a wide selection of historic, family,
sporting, ganing. recreational and cultural attractions. Tourism’s direct impact on the Dodge City
and Ford County economy is estimated at $120 million ammmally.

The Dodge City STAR Bond Distnct is designed to both enhance Dodge City's status and
sustaimability as a henitage tourism destination and attract a new segment of the leisure and group
traveler market by creating a shopping, dining, enterfainment, and recreation destination not
currently available in the region. The net result will be increased out-of-town wvisitation
expenditures and average length of stay.

The Boot Hill Museum will serve as the Dedge City STAE. Bond District’s principal heritage
tourism attraction providing a “ene-of-a-kind” educational and entertamment experience. A $3.9
million to $4.4 million expansion plan for the museum is designed to improve its competitive
positioning, enhance repeat visitation and mcrease attendance and revemue. The planmed
expansion 15 projected to double the museum’s attendance. By wvirtue of its umeue content and
market positioning the Boot Hill Museum expansion will complement Dodge City™s current mix
of major events and attractions. The mmseum’s increased attendance will also enhance Dodge
City’s status as a henfage tounsm destination.

The Power Center Area’s Project Plan will infroduce a major anchor, specialty stores, and
restaurants not ciorently operatng i Dodge City, providing visitors with increased shopping and
dining options.

The United Wireless Arena and Boot Hill Casine & Fesort Conference Center within the
Entertaimment Area complement Dodge City's existing toumst attractions by providing
entertainment and conference venues not currently available as well as increase out-of-town
visitation. The proposed retail uses will house retailers, specialty shops, and restaurants not
currently operating in Dodge City.

The expanded selection of tourist attractions and retail options provided by the Dodge City STAE
Bond District will enhance Diodge City's stamus as a tounsm destination and improve the synergy
among area events and attractions as well as the sustamability of the local tourism mdustry through
mcreased visitation cownts, expenditures, and visitor's length of stay. A stronger local tourism
mdustry and mproved synergy will translate to increased attendance and revenues at the region’s
existing attractions and suppoert businesses such as lodging and eating and dnnking places. The
net effect will be the creation of a major tourism destination designed to capture the group and
leisure traveler markets previously overlocked.
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Impact on Market Area Businesses

Leveraming on visitation to the Boot Hill Museum and Iong Branch Lagoon Water Park, the Dodge
City Project’s Hentage Area incorporates new and renovated commmercial space designated for
retail uses and a 93-room Holiday Inn Express while the Power Center Area will support 107,600
square feet of major anchor, retail shop, and outparcel space

Despite drawing from the surounding rural counties and supporting a strong tourism market from
a high of 1.26 m 2010, Dodge City’s retail pull factor has eroded to 1.13 by 2016. Dodge City’s
dechmng regional pull has resulted in a trend of relatively flat anmal sales vohmes since 2012.
The Dodge City Project’s retail development is aimed at attracting national retailers, specialty
shops, and eating and dnnking establishments new to the market representing a wide range of
merchandize. The Dodge City Project’s market positioning is desigmed fo refain retail sales
currently leaking outside of the commmmity as well as strengthen Dodge City's retail market by
capturing mcreased sales from cut-of-town visitors.

The Power Center Area’s retail component is designed to accommodate a Sutherland’s building
supply store, specialty retailers, and restaurants. Home improvement stores operating in Dodge City

meclude Ace Hardware, True V, a]ue Mead Tumber, Tractor Supply Co., and Orscheln Famm & Home.

A Home Depot and Menards store operate in Garden City located approximately 52 mules west of
Dodge City.

No power centers operate in Dodge City with the clesest comparable center located in Garden
City. National specialty retailers operating stores in Dedge City are limited to Bath & Body
Woarks, The Buckle, Claire’s Boutique, Maurice’s, and Stage. Applebee’s and IHOP are the only
national sit-down restaurants in Dodge City. Given the limited competition for home improvement
retailers, specialty shops and national chan restawrants, the anticipated retail tenant mix of the
Dodge City STAR. Bond District will have litfle duplication with Dodge City’s current retail
mdustry and thus is not expected to adversely impact sales of existing area businesses.

Development of the Dodge City Project is anticipated to heighten the statms of Dodge City as a
regicnal tourism and shopping destmation By attracting increased out-of-town wisitation and
extending the length of stay of ciarent visitors to Dodge City, the Dodge City Project will create
the opportumty for existing retail businesses and restaurants to capture a share of the growing pool
of retail expenditures.

The Holiday Inn Express Hampton Inn & Swites operating within the Dodge City Project play a
key role in incteasing Dodge City's capacity to accommodate overmight out-of-town visitors.
Despite high out-of-town visitation, Dodge City's lodging market corrently supports just 1,270
hotel rooms with the capacity to accommodate approsimately 325 000 suests anmually. Both
hotels within the Dodge City Project are estimated to accommodate 53.000 uests anmually.
Lodging demand generated by out-of-town visitors to the Diedge City Project is expected to exceed
the hotel's capacity. Therefore, the Dodge City lodging market will benefit by captunng overflow
lodging demand generated by the Dodge City Project.
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The Dodge City STAF. Bond District 15 positioned to capture retail and lodgzing sales now eluding
Dodge City and will further enhance the area’s competitive positicning as a regional tourist and
shopping destination. The high percentage of new sales caphured by the Dodge City STAF. Bond
District and the potential of the Dodge City market to support addiional retail sales suggests
minimal canmibalization of current retail sales. Development of the Dodge City STAE Bond
District will also benefit existing retail, entertainment and restaurant businesses in Dodge City by
miroducing new atractions and retail opporhunities to the area and atiracting additional out-of-
town visitors and expenditures. Furthermore, the Dodge City STAE. Bond District’s atfractions
are expected to lure out-of-town visitors and generate increasad lodging demand not all of which
will be satisfied by the on-site hotels. Therefore, this report concludes that u:lewlopman of the
Dodge City STAF. Bond District will not have an adverse impact on existing retail entertamment,
dining and lodging businesses in Dodge City.

Estimated Visitor Counts

The Boot Hill Museum and Long Branch Lagoon Water Park wall serve as the Dodge City
Distriet’s prineipal attractions. While the Boot Hill Museum currently serves as a hentage tounsm
destination, completion of the expansion planwﬂ.l elevate the status of the museum as a heritage

site and enhance visitation. The nmseum’s primary market area includes the 3-state region of
Texas, Missoun, Colorado, Nebraska and Oklahoma as well as intemational visitors.

Dodge City Project
Visitation Pattern Estimates

Total Dut-of-State Market

Visitor Origination Visitors Visitors Share
Within a_100-Mile Radius 530,650 53 085 10.0%
Ctside of 3 100-Mile Radius 404 350 345, 045 70.0%
Totals 1,025 000 399 110 38.9%

Source: Canyon Research Soutest, Inc.

Atbuild-cut, the Dodge City STAF. Bond District is estimated to attract approximately 1.0 million
wisitors per year. Visitors residing within a 100-mile radins are forecast to account for about 52
percent of total visitation, only 10 percent of which will be out-of-state visitors. Visitors traveling
moere than 100 miles are estimated to accowmt for the remaiming 4% percent of total visitation, 70
percent are forecast to be out-of-state and intemational visitors. In total, out-of-state residents are
estimated to account for approximately 38.9 percent of total visitation. or 399,000 visitors per year.
These forecast out-of-town visitation pattems meets the State of Kansas Secretary of Commerce
guidelines that 30 percent of visitors to a STAF. Bond Fedevelopment District travel beyond 100
mules and 20 percent reside out-of-state.
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Estimated Retail Sales Potential

Taxable retail sales for the Dodee City STAR Bond Distnct Power Cenmter Area senerated by
Sutherlands and three outparcels are estimated at $13.0 mmillion for 2019, $19.3 million for 2020, and
$20.1 million at stabilization m 2021

The Power Center Area 1s positioned to capture retail sales now eluding the 50-mile radius trade
area and will enhanee Dodge City’s competitive positioning as a shopping destination. Given the
high level of retail sales leakage within the trade area as well as the forecast growth in out-of-state
visitation and spending, at stabilization an estimated 44 to 67 percent of the Power Center Area’s
retail sales are forecast to represent new spending, equating to approximately $9.3 to $13 4 million
anmually.

Impact on Active STAR Bond Projects

The Department of Commerce has approved five STAF. bond projects in central Kansas that
mcorporate major destination attractions, retail, entertainment, and lodging, including the Wichita
Fiver District and K-96 and Greenwich Project in Wichita; Olympic Park in Goddard: Theme Park
Distmiet m Derby; and Downtown Saling Dhstrict in Saling, Kansas.

The Wichita Piver District, K-96, Greemwich District, and Theme Park District are in the Wichita
MSA over 130 miles driving distance east of the Dodge City Distriet. The Wichita River District
possesses a rverfront, downtown location and is designed as an enterfaimment and employment
destination featuring 610,436 square feet of retall. office, hotel and residential space. The K06 &
Greemwich and Olympic Park Distniets focus on creating an athletic tramme center and recreation
attractions complemented by a mix of retal and lodmng uses. The Dodge City STAR Bond
Dhistrict’s major tounsm atiractions include the Boot Hill Museum and Tong Branch Lagoon Water
Park. Given the distinctive market positioning of each project, the Dodge City STAR. Bond District
15 not anticipated to have a negative impact on toumsm visitation and retail sales at any of the Wichita
area STAF. Bond Districts.

The Downtown Salina District is in Salina, Kansas approximately 163 miles northeast of Dodge
City. The Downtown Salina District and Dodge City STAE Bond Distnict possess many
sinilanties, mcluding a cultural attraction as a pnncipal tournism destination. a historic downtown
location, and the inchision of restaurants, enterfainment. and lodging venues. However, each
projects” tourism attraction caters to distinctive market segments. Therefore, the Dodge City
STAF. Bond District should have little or no impact on operations and financial sustamabality of
the Diowntown Salma Distriet.

Because each active STAE. bond project supports distinetly different major tourism attractions and
retail components, it has been conchided that development of the Dodge City District will not have
a measurable adverse impact on visitor volumes, retail sales volumes and STAR bond revemes
generated by the Wichita River District and K-96 and Greemwich Project in Wichita; Olympic Park
m Gﬂddard; Theme Park District m Derby; and Downtown Salina Distnet in Salina, Kansas.
Therefore, the operation of the Dodge City District is not anticipated to cause default in the
payment of outstanding STAE bonds issued by the five active STAR Bond approved
redevelopment projects in central Kansas.
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Economic Impact Studyv Findings

Development and cperation of the Dodge City STAR Bond District Power Center Area will
contribute significantly to the state and local economy by generating construction and permanent
jobs; ncreased spending; and state mcome tax revemes.

Total capital investment in the Power Center Area is estimated at $26.14 million. inclusive of
fimding for the expansion of the Boot Hill Museum  Omutting land acqusition and professional
services fees, hard construction costs amount to approximately $20.8 million. The construction-
phase is estimated to generate a total economic impact of approximately $36.5 million on the State
of Kansas and direct and mmdirect employment of 216 full-time equvalent jobs. Total payroll
criginating from these construction-phase jobs is estimated at approximately $9.5 million
generating an estimated $364.000 in total state income tax revenues.

At build-cut and full operating levels the Power Center Area as planned could create an anmual
econonuc impact of approximately $28.2 million on the State of Kansas. The Power Center Area
could directly and indirectly support about 185 full-time equivalent jobs locally and $5.3 million
in anomal payroll. Anmal state income tax collections associated with the Power Center Area are
estimated at approximately $152.000.

Operational Phase Economic Impact Estimates
Power Center Area

Operations Impacts

Total Economic Impact of Operations
Stabilized Annual Sales 520,137,250
Output $28,182,150

Job Creation

Dlirect 145
Indirect 41
Total 186
Paymoll
Dlirect 53,514,250
Indirect 51,701,848
Total 55,305,206
Canyen Research Soutlwest, Inc. ix
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STAR Bond Revenue Projections

Bond debt used to fimd reimbursable project costs associated with the Dodge City Project Power
Center Area will be repaid by Sales Tax Special Obligation Bond revemmes realized through
meremental retail sales and lodgmg taxes. The STAR. Bond fimding capacity of the Power Center
Area was quantified through caleulating the net present value of the anmual Sales Tax Special
Chbligation Bond revemes through the 20-year matunty of the district using a debt coverage ratio
of 1.25 and a discount (“inferest”™) rate of 5.0 percent.

Eligible project costs for the Dodge City STAF. Bond District Power Center Area are estimated at
$11 million  These eligible project costs are exclusive of the financing costs associated with issung
the STAE Bonds.

Surherlands Srore

Throughout the statutory STAF. bond matmty period the STAR bond revenues generated by the
73,000 square foot Sutherlands bulding supply store planned for the Power Center Area of $23.8
million are sufficient to fully satisfy approximately $11.2 million n bond debt.

Ont Parcels

Throughout the statutory STAE. bond maturity period the STAP bond revenues generated by
Casey’s General Store, one quick service restaurant. and 9600 square fzet of small shops planned
for the Power Center Area of $11.0 million are sufficient to filly satisfy approsimately $3.1
million in bond debt. There is 135,000 square fzet of small shops alse plammed for the Power Center
Area but at this time the use was not meluded in the projections.

Total STAR Bond Revenue Estimnates
The Power Center Area is designed for a 75,000 square foot Sutherlands store and three out parcels

supporting a Casey’s General Store, 9,600 square feet of shop space, and a 4,000 square foot
Testaurant.

Through matumity of the Dodge City STAR. Bond District Power Center Area, gross Sales Tax
Special Oblizgation Bond revemmes of 5348 million are sufficient to fully satisfy approxmmately
$16.3 million in bond debt. Therefore, this report concluded that the Dodge City STAR. Bond
District will generate sufficient Sales Tax Special Obligation Bond revenues to cover the
anficipated debt service obligations for the requested STAR. bond financing.
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Dodge City Project Supportable STAR Bond Debt Estimates
Power Center Area — Sutherlands Store

Totals $23778654 3475573 $23,303081 $18 642465 $11,191,704

‘Source: Camyon Research Southwest, Inc.; Apil 2018,
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Esfimated Less: Adm. = Met STAR
Cosis Bond Coverage Value
2% Proceeds 125 5.0%
2018 $801,2683 $18.025 58B83.238 S706.580 | 0.852381 672,943
2020 $1,001.613 320,032 38681.581 5785265 | 0.907028 5712258
2021 $1.021,645 $20.433 51,001,212 5800970 | 0.853838 5601,908
2022 $1,042.078 320,842 51,021,238 53168.880 | 0.822702 672,138
2023 $1.082.818 321,258 $1.041.861 $8933.328 | D.7B3526 052,835
2024 $1,084.178 521,684 51,082 484 5040888 | 0.748215 5634.2709
2025 1,105,881 22117 51,083,744 5306.885 | D.710681 016,157
2026 $1,127.978 F22,560 51,105418 5824,335 | 0.67883¢9 5508,5652
2027 $1,150.538 $23.011 §1.127. 527 5002,022 | D.644808 5581.451
2028 $1,173.548 $23.471 $1,150,078 5820,062 | 0.613813 5564.562
2029 $1,187.020 $23.840 $1.173.0BD 5038484 | 0.584870 5548.700
2030 $1,220.8680 324418 31,18968.541 $0657.233 | D.558837 5533.023
203 $1,.245.370 $24.008 $1.220.471 976,377 | 0.530321 017,783
2032 $1,.270.287 325408 51,244 881 5085805 | 0.505088 $503,000
2033 $1,.285 683 325,914 51,2688779 | $1.015.833 | 0481017 3488 628
2034 $1,321.6807 520,432 5$1,285175 | §1.036.140 [ 0458112 3474.6688
2035 $1,348.038 520,961 51,321,078 | %1.056,863 | 0436207 461,106
2036 $1.374,000 $27.500 31,347,480 | $1.077.880 | 0415521 FH47. 831
2037 F1,402.480 $28.050 51374440 | 51000550 | 0.305734 $435,133
2038 51,430,548 528811 51,401,838 | $1.121.550 [ 0.342882 5384 537
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Dodge City Project Supportable STAR Bond Debt Estimates
Power Center Area — Out Parcels

2019 5218.532 54,291 5215141 5172113 | 0.952381 $163.917
2020 3443 415 538,868 5434 547 3347 837 | 0.907028 $315.317
2021 F424 054 50,600 3475285 5320 212 | 0.8563238 $328 441
2022 3484 883 59,583 3484770 $387.816 | 0.822702 $319,057
2023 5504.556 F10,081 3404 485 $395.572 | 0.783528 $309 941
2024 5514.847 $10,203 5604,354 $403.483 | 0.748215 $301,085
2025 3524.81 F10,4085 3514442 3411554 | 0710681 $232 483
2026 $535.430 $10.708 5524.730 5410784 | 0.678230 $284. 126
2027 $546.148 $10,6823 §535,225 $428.180 | 0.644608 $276,009
2028 3557.071 11,141 $545,830 436,744 | 0613613 $267,992
2029 5568.213 $11,364 $556,240 5445 470 | 0584675 $260 452
2030 3578577 11,5082 3567,985 $454.388 | 0.558837 $253,020
2031 $591,188 $11,823 3570,345 $463.476 | 0.530321 $245 791
2032 5802 892 $12 060 500,932 5472 746 | 0.505068 $238.769
2033 5615051 $12,301 $602.750 452 200 | 0431017 $231.946
2034 $827.352 $12.547 5614,805 5401844 | 0458112 $225 320
2035 $638.880 $12,788 627,11 $501.881 | 0436287 $218 882
2036 $852.897 $13,054 630,643 5511714 | 0415521 $212 628
2037 5865,752 $13.315 5652437 $521.850 | 0395734 $206, 553
2038 5678.066 $13,581 3605485 $532.388 | 0.342862 $182 536

$11,047,143
BOUrTe: Ca'w:»r Resaarch Southwest, Inc.; P.F-I'I 2018,
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Dodge City Project Supportable STAR Bond Debt Estimates
Power Center Area (Total)

$34 £25 797
Source: Canyon Research Southwest, Inc.; Aprl 2015.

$696 516
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2018 $1.120,795 $22.418 51008370 §878.703 | 0.852381 $836, 860
2020 1445028 $28.901 31416127 | $1.132802 | 0.907029 $1.037 575
2021 $1,506,608 $20.132 31476477 | 51,181,181 | 0.863838 $1.020,349
2022 $1.536,741 $30.735 51,506,008 | 51.204.805 | 0.8223702 $991,195
2023 1,567 475 $31.350 $1,536,126 | $1.228.001 | 0.783526 $962 8TE
2024 31,508,824 $31.978 51,566,848 | $1.253.478 | 0.748215 $935, 364
2025 $1.630.802 $22.616 $1,508,186 | $1.278.540 | 0.710681 $308,640
2026 $1,663.418 $33,268 31,630,150 | 51,304,120 | 0.67683%8 $8E2 6T9
2027 $1,606,688 $33.934 $1,882,752 | $1.330.202 | 0644809 $857 4GB0
2028 $1.730.620 334,612 51,606,008 | $1.356.808 | 0.613613 $832 554
2029 $1.765.231 $35,305 51,720,828 | §1.,383.841 | 0.584870 $809 161
2030 51,800,535 $36.011 51,764 525 | 51.411.820 | 0.558837 §7E6,042
2031 $1.836.548 $36.731 $1.,789.817 | $1.430.854 | 0.530321 $763,585
2032 $1.873 378 37 468 51835812 | 51468850 | 0.505088 $741.768
2033 51,910,744 $238.215 51872520 | 51408023 | 0481017 §720.575
2034 31,848,050 $38,970 51,202,980 | 51,527,984 | 0453112 $599 988
2035 $1.987.938 $20.750 $1.848 170 | 51.5508.543 | 0.436207 $679, 988
2036 32,027 687 F40.554 31,967,143 | 51.588.714 | 0415521 $660, 560
2037 $2.068.251 41,285 52,026,888 | $1.821.500 | 0.305734 $641 686
2038 52,100,618 42,192 52,067424 | 51.853.030 | 0342862 $567 073

$16,325,979
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INTRODUCTION

Study Objective and Organization

The Dodge City STAF. Bond Project (“Dodge City Project”) in Dodge City, Kansas is designed to
create a tourist destination feahming a mux of musewm, recreation, entertaimment, retail, and
lodgmg uses. The STAF. Bond District incorporates two non-contiguous Project Areas designated
for redevelopment, including the 166-acre Heritage Area that encompasses the historic downtown
area and the Power Center Area occupying the northwest corner of 14% Averme and Soule Road.
There 15 a third Project Area — the Entertaimment Area —which is generally located between 1.5,
Highway 50 and 108% Road, south of Frontview Road and is planned to include a variety of retail,
restaurants and entertainment uses upon development. However, the plans for the Entertainment
Area are not imminent and therefore the Entertainment Area is excluded from the analysis and
provisions of this Project Plan. A separate and distinet Project Plan would be offerad for the
Entertaimment Area when it develops in the future. The City 15 seeking to finance a portion of the
project through Sales Tax Fevenme (“5TAR”) bonds as authorized by the STAR. Bond Fmancing
Act (House Bill No. 2003 KS 2007). This study focuses on the Power Center Area designed for
an anchor tenant, small shops, and outparcels.

STAR bonds provide Kansas mumcipalibes the opportumty to 1ssue bonds to finance the
development of major commercial entertamment and tourism areas and nse revenes received by
the city and county fiom any transient suest taxes, local sales taxes and use taxes generated by the
development to pay off the bonds. STAPR bonds possess a 20-year term. To be considered a major
commercial entertainment and tounsm area, a proposed project nmmist be capable of being
characterized as a statewide and regional destimation and include a high cquality mnovative
enfertainment and tounsm attraction, contaiming unigque features which will increase tournsm,
generate sigmficant positive and diverse economic and fiscal impacts and be capable of sustainable
development over time. The STAR bond program m Eansas was scheduled to expire on July 1,
2012, In June 2012, Gov. Sam Brownback signed a bill reanthonzing the STAR bond program
for another five years, with a sumset date of July 1, 2017, In June 2017, Gov. Brownback simmed
a hill reauthonizing the STAF. Bond program for ﬂn‘eemm‘e Vears, with a sumset date of Julv 1,
2020.

The Eansas Secretary of Commerce nltimately approves the nse of STAFR bond procesds within a
STAF. Bond Project District once the Distnict 15 established by a goverung body. The types of
development projects eligible for STAR bond financing melude:

* A project with at least 2 $30 million capital investment and $30 million in projected zross
anmmal sales revenues.

* A project located outside of @ metropolitan statistical area that has been found by the
Secretary of Commerce to be mn an elimble area under Tax Increment Financmg (“TIF )
law and of regional or statewide Importance.

» A major commercial entertainment and tourizm area as determuned by the Secretary of
Commerce.

Camyon Research Southwest, Inc. 1
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»  Autoracetrack facilities, nulti-sport athletic complexes, river walk canal facilities, histornc
theaters, Manhattan Dhscovery Center, Wyandotte County Schlitterbabn Project, musewm
facility, or a major motorsports complex In Shawnes Coumty.

STAR bond legislation allows the governing body of a city to establish one or more special bond
Projects in any area in the city or outside of a city’s boumdaries with the written approval of the
coumty commission.  However, each special bond project mmst be approved by the Secretary of
Commerce, based on the required feasibility study, pricr to utilizing STAR. bonds.

Pursuant to the STAR. Bond Fmancing Act, a STAE bond application nmst be accompanied by a
Fensibility Study that examines the impact of the proposed development or special bond project
upon similar businesses m the project market area, quantifies out-of-state visitation, forecasts the
Project’s economic impact and evahiates the project’s ability to remain profitable past the term of
the STAFR bonds. According to Section 7 of the STAF. Bond Financing Act the Faasibility Study
should contain the following:

+  Whether a STAF. bond project’s revenue and tax increment revemue and other available
reveme are expected to exceed or be sufficient to pay for the project costs;

* The effect, if any, a STAF. bond project will have on any cutstanding special obligation
bonds payable from the revenues desenibed in Section 10;

+ A statement of how the jobs and taxes obtained from the STAE. bond project will contnbute
significantly to the economic development of the state and region;

+  Visitation expectations; the wncue gquality of the project; economic impact study; and
infegration and collaboration with other resources or businesses;

+  The quality of service, and experience provided, as measured against naticnal consurmer
standards for the specific target market;

*  Project accountability, measured according to best industry practices;

* The expected retum on state and local investment that the project is anticipated to produce;

+ A statement concerming whether a portion of the local sales and use taxes are pledged to
other uses and are umavailable as revenue for the project and if the revenues are so
conmmitted, a detailed explanation of the commitment and the effect; and

*  An anficipated principal and interest payment schedule on the bend issue.

The Market Study component of the Feasibility Study determines the abality of the STAF. bond
project to gain market share locally, regionally and nationally and the ability of the project to gain
sufficient market share to:

* Femain profitable past the term of repayment; and

Canyon Research Southwest, Inc. 2
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+  Mamtain status as a sigmficant factor for travel decisions.

The Marketing Impact Saudy component of the Feasibility Study examines the impact of the special
bond project upon similar businesses in the market area (L.e., that the project will increase total
sdles in the surroimding area, not diminish sales from existing retailers).

Dodge Citv STAR Bond District Project Plan

The Dodge City STAF. Bond Project (“Dodge City Project”™) in Dodge City, Kansas incorporates
three Project Areas desigmated for redevelopment, imcluding the 166-acre Heritage Area that
encompasses the histonic downtown area, the Entertamment Area on the far west side of the city,
and the Power Center Atea located at the northwest comer of 14% Avenue and Soule Foad. The
City 1s seeking to finance a portion of the project through Sales Tax Fevenue (“STAR”) bonds as
authonized by the STAR. Bond Financing Act (House Bill No. 2005 KS 2007). The Project Plan
15 designed to create a tounst destination featuring a mix of museum, recreation. entertanment.
refail, and lodging uses. The Dpdee City STAF. Bond District’s Project Plan is discussed below.

Heritage Area

The Hentage Area is compnsed of approximately 166 acres within histone downtown Dodge City
anchored by the Boot Hill Museum. Front Street and the Santa Fe Depot. The Heritage Area is
so-named becanse 1t offers inique redevelopment opporimities focusing on protecting, enhancmg
and promotmg Kansas® western history and henitage. Famous for its nich history as a fronfier
cowtowry, Dodge City offers up a wide array of legends, lore and history.

The centerpiece of the Henitage Area 15 the expansion and reinvestment of the Boot Hill Museum.
The nmseum has been the anchor of Dodge City's tourism industry for decades, but now requires
remvestment if it is to remain a national tourism attraction. Dodge City is one of a very few United
State hentage towns still standing. and the Boot Hill Museum 13 a umque historical attraction in
western Kansas that drew between 80,000 and 85,000 visitors anmually over the past two years.
The Dodge City Project provides finding to renovate and expand the museum.  The Boot Hill
Museum will be expanded by appmmmateh 12 00} square feet of exhibition space and additional
muprovernents designed to host events and D'H‘DE'JILE exhibits and the miroduction of interactive
and bilingual exhibits. The upgrades to the museum are designed to improve its competitive
positioning, enhance repeat visitation and increase attendance and revenmes.

Additional investment in the Hentage Area will include infrastrocture and themed aesthetic
mprovements to Front Street and other portions of Dodge City’s histone downtown. Though
downtown Dodge City is unique in its charm and deep-rooted westem heritage. it suffers from
dismvestment and ill-fated urban development frends common among rural commumities.
However, the presence of the Boot Hill Museum and its designation as a historic district by the
Wational Trust for Histonie Preservation provides downtown Dodge City with the opporfumty to
facilitate new atiractions and associated retall. STAFR. Bond-financed projects in downtown north
of Wyatt Earp Boulevard will focus on attracting regional, specialty-themed retail and restaurants
designed to enhance Dodge City’s status as a tourist destination.  Improvements to the downtown
will also be aimed at supporting increased cellaboration with the historic, recently renovated Santa

Canyon Research Sourhwest, Inc. 3
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Fe Depot which now hosts live theatre attractions and houses Chamber of Commerce, Economic

Development. and Convention & Visitors Bureau offices. The Santa Fe Depot offers Amirak
SETVICE.

The Long Branch Lagoon Water Park opened in sumnmer 2016 in the Hentage Area south of Wyatt
Earp Boulevard The water park was financed in part with STAR. bond revenues and is operated
by the City of Dodge City and open to the public. The outdoor water park is open from the
Saturday before Memorial Day through Labor Day, featurng tube shides, a lazy river, wave pool,
water basketball. concessions, and other amemties. all combining to create a regional atfraction
Daily admizsion is free for children ages 0 to 2 years, $3.00 for children 3 to 17 vears old and
seniors, and $7.00 for adults. Season passes are available for $70.00.

Located just north of the water park at the comer of 3% Averme and West Trail Street, Leisure
Development, LLC completed a 93-room Holiday Inn Express.

Lessure Development, IT.C has also completed the renovation and the conversion of the Guymon
Petro building located at the northwest comer of 4% Avemue and West Trail Street. The 12,000
square foot building now houses the Guymen Petro Bar & Grill on the ground floor with seating
for 170 and approximately 4. 000 square feet of eventhanguet space on the second floor.

Leisure Development, ILT.C has also opened the Fort Dodge BV Resort located adjacent to Wright
Park and the new Long Branch Tagoon Water Park. The BV resort features a clubhouse, on-line
Teservations and payment services, a full-service BV store, laundry, pull through RV stalls, ten 2-
bedroom cabins, 68 BV sites, and 20 tent sites with all sites having electric with 30 and 50 amp

service, free wireless nternet, and water and sewer service.

The Lewis Ford of Dodge City automobile dealership located at 200 East Wyatt Earp Boulevard
has completed construction a new 7,800 square foot dealership showroom and sales building. The
$2 3 million project meludes new sidewalks, landscaping and retaining walls designed to improve
the curb appeal along Wyatt Earp Boulevard

The Hentage Area will alse accommeodate the removation and adaptive re-use of existing
commercial space designed to house specialty retailers and restaurants. Office and residential
space, although not specifically identified in the master plan, will be encouraged as part of the
Heritage Area’s mixed-use environment.

The goal of providing enhanced tourism services, attractions and amemnities to the Heritage Area s
to improve Dodge City's status as a tounism destination with benefits aimed at generating increased
visitation and visitor expendifures, extending visitor stays in Dedge City and enhancing the wisitor
experience. The conceptual plan for the Heritage Area is depicted on the following page.

Canyon Research Southsvest, Inc. 4

128

DB04/0832361.0002/13265426.5



EXHIBIT P - continued
Canyon Study

7 I
T BootiHill!
ISMiuseum

Dodge City Heritage District I
Dodge ity Kans=s
sAses os19-214
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Entertainment Area

The Entertamment Area is located appromimately 2.75 mules west of the Heritage Area
encompassing 360 acres along the west side of U5, Highway 30 at West Comanche. The
Entertamment Area 1s master planned as a retail and entertamment destination desimed to expand
Dodge City’s tourism industry and attract national retailers cuurently not in the local market.

The Entertamnmment Area is home to the United Wireless Arena and Boot Hill Casino & Resort
Conference Center which offer a state-of-the-art entertainment and convention venue previcusly
mavailable in Soufhwest Kansas

The United Wireless Arena opened in February 2011 and accommodates a seating capacity of up
to 5,500 spectators and ncludes 12 private swites, 150 premuwm loge seats on the suite level,
concessions, and restrooms. The arena is designed to host concerts, sporting events, famly shows,
motersports, trade shows, rodeos and equestrian events. Since opening the United Wireless Arena
has hosted such top acts as Lynyrd Skynyrd, ZZ Top, Brantley Gilbert, Alan Jackson Alabama,
Eenny Rogers, Jeff Dunham Fon White, Sesame Street Live, Disney Tive, Cirque Dreams
Holidaze, Championship Bull Fiding, and Eingling Bros. and Barmumn & Bailey Cireus.

The Boot Hill Casine & Resort Conference Center is connected to the United Wireless Arena via
an enclosed walkway. The facility offers 7,000 square feet of meeting and confersnce space
consisting of a mam grand ballroom measurmg 60 feet by 120 feet and four additional meeting
rooms on the suite level. The ballroom can be subdivided mto 4 to 6 smaller meeting rooms
creating a flexible space to accommodate varous sizes of meetings, conferences, weaddings.
banguets or special events. The meeting and conference space can be ufilized in conjunction with
the United Wireless Arena which provides 20,000 square feet of column free trade show space.

To complement these entertainment and conference facilities, inMarch 2012 a 108-room Hampton
Inn & Suites opensd within the Entertainment Area. The Boot Hill Casine & Fesort is positioned
between the Conference Center and Hampton Inn & Suites but is onutted from the Entertamment
Area because the STAF. Bond Financing Act does not permit mclusion of a casino within a STAR
Bond District.  The Boot Hill Casino & Fesort does; however, serve as a major destination
attracion.  Collectively, the synergy of the casino, arena, conference center and hotel provide
Dodge City with a complementary destination attraction and generates demand for shopping,
dining, and entertainment establishments.

The Entertainment Area includes 60 acres planned for a mix of retail uses totaling 387,000 square
feet of building area. The concepual plan features three major components, includng: 1) a
130,000 square foot major anchor; ) eight junior anchors totaling 214, 500 square feet; and 3) sx
out parcels totaling 42 300 square feet of retail space.

The Entertamment Area is designed to attract big-box retailers. specialty retmlers and national
restaurant chams not presently operating in Dodge City. The goal 15 to capture new retail sales
from the increasing visitor population as well as retain retail sales from area residents that are now
bemg spent elsewhere.

An aerial photograph of the Entertainment Area is illustrated on the following page.
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Entertainment Area Aerial Photograph
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Power Center Area

The Power Center Area 15 located approzimately 2.5 nules northwest of the Hentage Area_at the
intersection of 14%® Avemne and Soule Road. The Power Center Area is designed as a retail and
destination aimed at attracting retailers and national restaurant chains not presently operating in
Dodge City. The goal is to capture new retail sales from the mereasing visitor population as well
as retain retail sales from residents that are now bemg spent elsewhere.

The Power Center Area’s Project Plan ncludes a mix of retail uses including a major anchor and
outparcels fronting onto 14% Averme designed to accommodate restaurants and retail businesses.
The Project Plan ncludes a 75,000 square foot Sutherlands bulding supplies store and three out
parcels. There is contemplated an additional 15 000 square feet of inline space on the site, but has
not been included m the study. The Power Center Area Project Plan is depicted on page 7.

Sutherlands will occupy an 8.06-acre parcel designed for a 73,000 square foot store with an
additional 35,000 square foot garden center consisting of 17,500 square faet under roof and 17,500
sgquare feet of open display area. Parking for 320 vehicles will be provided. The store is scheduled

to open by the first quarter 2019.

Three out parcels are designed along the 14* Avenue frontage, each consisting of 1.21 acres. The
southermn-most parcel will be occupied by a Casey’s General Store with a scheduled opening in
spring 2019, The remaining two out parcels are designed for a 4,000 square foot quick service
restaurant and 9,600 square Teet of shop space with an mﬂﬂpﬁl‘ed opening by spring 2020.

Approximately 15 000 square f2et of shop space is designed at the Water Tower which has not
been included in this study.
Dodge City Project Power Center Area Project Plan

#of Building Dpening

Project Component Acres 5q Fr Date
Sutherlands B.06 75,000 | 2/1/2019
Garden Center (Enclosed Area) 17,500
Garden Center (Open Area) 17,500
Ot Parcels
Casey’s General Szore 13 4000 | 3/1/301%
Sit-Down Restaurant 1M 4000 | 3/1/2020
Smazll Shops 171 9600 | 3/172000
Small Shops 15,000 thd
Canyon Research Southwest, Inc. 8
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Power Center Area Project Plan
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Tourism Market Overview

Tourism employment ranks as the 82 largest industry in Kansas supporting 63,700 jobs. According
to the Economic Impact of Travel in KEmansas 2016 prepared by Tourism Economics, siee 2011
visitation to Kansas has mereased by 3.9 million fo an estimated 36 million visitors in 2016. The
Kansas tounsm market has rebounded from the national recession marked by gradual increases in
anmual visitation and expenditures. Traveler spending has grown from $5.3 billion in 2011 to $6.7
ballion by 2016, an merease of 251 percent.  Out-of-state and miemational visitors accoumted for
about 72 percent of total toumst expenditures. Tounsm's direct and indirect econemic impact on the
State of Kansas was estimated at $10.8 billion for 2016.

Kansas Tourism Expenditures ($ Billions)

201 2m32 23 2014 205 26

May through October is the state’s peak travel season. The Kansas City and Wichita

areas serve as the State’s principal tounism destinations. Kansas hosted 36 mullion visitors in 20146,
of which over 60 percent were day travelers. Leisure travelers accounted for 62.4 percent of all visitor
expenditures in Kansas with busmess travelers aceoumting for the remaming 376 percent.

Dhumg 2016, spending per visitor to Kansas averaged $186 with day travelers spending $75 and
overmight visttors spending $357. While ovemight travelers represented only 40 percent of all visitors
to Eansas in 2016 they accovmted for over 73 percent of all tourism spending, generating $3 .06 billion.

Dammg 2013, the Eastern Eegion (includes Kansas City MSA) and Wichita MSA captured the State’s
highest levels of toumnsm expenditures, acooumting for market shares of 47 9 percent and 22 9 percent,
Tespectively.

Dhpmg 2016, tourism expenditures in Kansas reached $6.7 billion with local transpertation
acconmting for the largest share (28.4%). Collectively, food and beverage, retal and lodging
represented 56.2 percent of total visitor spending.

The bar chart below illustrates ammmal tourism expenditure patterns in Kansas by sector from 2011
through 2016. Those sectors reporting the largest gams m market share melude lodgme from 159
percent in 2011 to 16.3 percent n 2016 and recreation mereasing from 145 percent in 2011 o 154

Canyon Research Sonthswest, Inc. 10
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percent by 2016. Those tourism expenditure sectors expeniencing the largest declines in market share
mcluded retail and transpertation, declining by (.9 and 0.4 percentage points, respectively.

Kansas visitor spending
Percent of total

100% 1
15.0% 15.8% 15.3%
80% -
60% -

40% 1

20% 4

0% -
2011 2012 2013
Source: Towism Economics

18.0%

2014

2015

20146

Lodging

B Food and beverage

B Retail

B Recreation

B Local transportation

From 2011 to 20146, tounsm expenditures m Kansas rose by 231 percent. Pecreation accounted for
the largest merease in expenditires of 332 percent. followed by lodzing at 285 percent, and food &
beverage at 254 percent. In terms of absohute growth in sales, transportation rose by $334 million,
followed by food and beverage at $323 million, and recreation at $258 million.

Eansas Trends in Tourism Expenditures by Category

Lodging s849
Food & Beverage £1.281
Retail 5839
Reoreation 5777
Transportation 51,543

Totals

Percent Change

Source: Tourism Economics.
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5550
5940
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Expenditures (5 Millions)
2013 2004 2015
4841 | 51,007 | 51,061
51412 [ 51474 S1555
5968 | 51,003 | 51,049
4058 5976 | 51,003
51,685 | 51,830 | 51,883

2016

51,091
51,606
£1,062
51,035
51,896

%

Change

285%
25.4%
18.1%
33.2%
22 9%
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Dodge City 15 located within Southwest Kansas. Dhrmg 2013, tourism expenditures within this
14-county region amounted to $246 million, or just 3.6 percent of the statewide total. Tourism
expenditures for the vear were led by shopping at $78.82 million, food and beverage at $63.8
billion and transportation at $46.7 billion. When compared to statewide averages. tourism

expenditures on enfertamment in the South West Kansas region is well below the norm.

Tourism Expenditure Comparison by Category N
Southwest Kansas vs. State of Kansas

Shopping | —
Food &
Beverace |
T o
Lo —
Ente i e

000%  500% 100G 1300% J000% IS00% 30.00% 35.00%
Southwest Kansas encompasses a large geographic area featuring a diverse mix of tourism-related
assets. The Wild West Region is centrally located and consists of 22 counfies including Ford and
Gray counties. This remion benefits from the rich history of Dodge City and nearby nural
commmmities. Dodge City serves as the hub for attractions, events, entertamment, and lodging.
The region 15 unified by the Wild West tradition. history and attractions.
Dodge City 1s located within Ford County which in 2013 captured a reported $119.9 million in
visitor expenditures, up from $61.1 million m 2009. Ford County was the leader among 34
coumfies in western Kansas in visitor expenditures for 2013, Much of the large increase in visitor
expendifures was attributed to such new attractions as the Boot Hill Casine & Fesort and United

Wireless Arena.  Expenditures in Ford County were led by recreation at $36.01 million food &
beverage at $24.41 million, and fransportation at $22.72 million.

F Ford County Visitor Expenditures 2013 ($ Millions)
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To conclude, Ford County and Dodge City serve as one of Southwest Kansas™ principal tourism
destinations. Tourism is a major economtic engine for Ford County. The opening of the United
Wireless Arena. Boot Hill Casmo & Resort Conference Center, and Boot Hill Casino & Fesort
has elevated Diodge City’s status as a tounsm destmation.

Dodge City Attractions

Dodge City 15 nationally and internationally recognized as an authentic and historic Westem town,
In addition to the Boot Hill Museum Dodge City supports a wide vaniety of museum and attrachion
formats, mecluding history, children’s, art, sports, entertainment and wildlife.  Museums
complementary to the Boot Hill Museum include the Kansas Teachers Hall of Fame, Gunfighters
Wax Museum Kansas Hentage Center and Mueller-Schomdt House. A list of Dodege City
nmmsetms and atiractions is provided in the table on the following page.

Dodge City supports a host of attractions and events that cater to both local residents and out-of-
town wvisitors. Major atitactions and anmual events that are complementary to the Boot Hill
Museum and have established Dodge City as a tourist destination include Dodee City Roundup
Rodeo, Dodge City Trail of Fame, Dodge City Raceway Park, Depot Theater Company, United
Wireless Arena. Boot Hill Casmo & Fesort Confersnce Center and Boot Hill Casino & Fesort.
With the mq:lrcmed and expanded Boot Hill Museum serving as the major attraction, the Dodge
City Project is designed to support increased cut-of-town visitors and spending.

Museums

The principal musenms in Dodge City include the Boot Hill WMuseum (anmual attendance of 80,000
to 85,000 visitors), Kansas Teachers” Hall of Fame, Gunfighters Wax Muoseum Eansas Henitage
Center and the Mueller — Schmidt House. Approximately @0 percent of visitors to the Boot Hill
Museum are from out-of-state.

The Kansas Teachers” Hall of Fame is the first one of its kind in the United States. It is dedicated
to the early and present day teachers who have devoted their lives to teaching children. The Hall
of Fame Gallery displays photos and stones of 276 teachers named to the Hall of Fame.

The Gunfighters Wax Museum displays such local legends as Bat Masterson and Wyatt Earp, as
well as such well-known Old West 1cons as Jesse James, Calamuty Jane, and Doc Holliday.
Fictional characters (some who weren't even gunfighters) such as Festus and Miss Kitty from long-

ago TV shows like Gunsmoke are also depicted. The collective annual attendance for the Eansas
Teachers” Hall of Fame and Gunfighters Wax Museum was reported at 7,286

Canyen Research Southwest, Inc. 13
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Dodge City Museums, Attractions & Events

Annual

iseums, Events, Sporis Venues & Attractions Attendance
Museums
Boot Hill Museum 75,000
Kansas Teachers Hall of Fame & Gunfighters Wax Museum T7.286
Kansas Heritage Center 1,382
Mueller - Schmidt House 4,000
Annual Events
Dodge City Days 100,000
Dodge City Roundup Rodeo & Concert 45 400
Ji Show 35,000
Sports & Entertainment Venues
Boot Hill Casino & Resort 600,000
Diodge City Civic Center 38,387
Dodge City Raceway Park 21,480
Legends Park 28,200
United Wireless Arena and Boot Hill Conference Center 100,000
Western Siate Bank Expo Center (July - December) 70,000
Diodge City Parks & Recreation Participation 130,000
Attractions
Camnegie Center for the Arts 6,000
Depot Theater Company & Santa Fe Depot 8,000
Diodge City Trail of Fame B.000
Dodge City Zoo 70,000
Longbranch Lagoon Water Park 62,000
Boot Hill Distillery 5,000
Historic Downbown Dodge City MSA
Historic Trolley Tours A
Liberty Gardens MiA
Mexican Village Marker MNIA
Santa Fe Trail Tracks A
Second Avenue Art Guild MIA,
Southwest Kansas Veterans Memaonal MNIA

Canyon Research Southwest, Inc.
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Annual Events

Dodge City hosts several ammual events, the largest of those being Dedge City Days, Dodge City
Foumdup Fodeo & Concert and the 31 Show. Other notable annual events melude the Tounament
of Champions, Main Street Festival, Ford County Fair and Christmas i “0ld Dedge City™.

Dodge City Days is a 10-day celebration mn late July and early Angust that mehndes more than 50
events, the largest being the Dodge City Foumdup Rodeo & Concert, a 2-day indoor craft show,
Eidfest, Westem Parade, Western Art Show, LongHom Cattle Dnive, and professional barbecue
contest. Dodge City Da}ns 15 the second largest commumity event held in the state of Kansas
attracting over 100,000 visitors.

The Dodge City Eoundup Rodeo & Concert is held during Dodge City Days. The rodeo has grown
to a 5-mght event with nearly 800 contestants and is the only Professional Rodee Cowboys
Association (FRCA) Wrangler Million Dollar Tour Eodeo held in the state of Kansas. In 2012,
attendance for the Dodge City Foundup Fodeo & Concert totaled 46 400. An estimated 90 percent
of attendees to the rodeo and concert traveled more than 100 miles. half of whom were from out-
of-state.

The 31 Show is 2 salute to industry, implements. and imigation and 15 a show place for products
manufachred in western Kansas. Produced by the Westemn Kansas Manufacturers Association
(TWENMA) the 31 Show is the largest free exposition of its kind in the entire state of Kansas and has
attamed nationwide recognition. Attendanee for the 31 Show in 2012 was reported at 35,000

Spores & Entertainment Vennes

Dodge City 1s home to several sports and entertainment vennes that draw out-of-town spectators
m:lpa.rhﬂpanls Notable venues mnclude the Boot Hill Casino & Fesort, Dodge City Civic Center,
Dodge City Raceway Park, Legends Park, United Wireless Arena, Boot Hill Casino & Resort
Conference Center, and Western State Bank Expo Center.

The $90 million Boot Hill Casino & Resort opened in December 2009 at the west edge of Dodge
City. The facility 15 the first state-cwned and operated casine gaming in Kansas_ featormg 800
slot machines and 18 table games, including Blackjack, Craps, Foulette and Poker. Ammual
visitation to the casine 15 estimated at 600,000 customers. Gaming revenues have increased from
§20.7 million in 2010 to $39.9 million by 2014.

Builtin 1954, the Dedge City Civic Center is an 1,800-seat nmlti-purpose arena. Using “Why Not
Dodge” sales tax proceeds, the Civic Center was updated with air conditoming and other
mprovements to provide a more comfortable environment for conmmmity events. During 2012,
the Dodge City Civic Center hosted 111 events with a total attendance of 38.367.

The Dodge City Raceway Park is a 3/8-mile dirt track that hosts National Sprint Tour, World of
Chtlaws, Late Model Shootout, and Midgets and Winged Sprints race events. Duning the 2012
season attendance at the Dodge City Raceway Park was reported at 21 460 spectators.

Legends Park ranks as one of the premiere baseball'softball facilities in the state of Kansas. The
$3.2 million sports facility opened in the summer of 2000. The four-diamond tournament level
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facility includes four newly furfed fields, elevated spectator seating with shade covers, oversized
team dugouts, portable outfield fances and pitcher’s mounds, bull pens and team warm up areas,
and team locker rooms. Legends Park provides field space for youth and adult league games
during the week and towmament play during the weekend Durmng 2016 toumaments hosted at
Legends Park attracted 334 teams, of which 81 teams were from out of state. Toumaments held
m 2017 hosted 233 teams with 75 teams from Colorado, Oklahoma, MNebraska, Texas, and New
Mexico. Legends Park is in close proximity to the Power Center Area with towrnament players
and spectators having a potentially significant impact and retail and restaurant sales.

Opened in February 2011, the United Wireless Arena accommodates a seating capacity of up to
5,500 spectators for center stage concerts and events. The arena is designed to host concerts,
sporting events, fanmly shows, motorsports, trade shows, rodeos, equestrian events and commumity
events. The Boot Hill Casino & Resort Conference Center is connected to the United Wireless
Arena via an enclosed walkway and offers 7,000 square feet of meeting and conference space.
During 2016, both facilities hosted over 500 events with a total attendance of approximately
100,000.

The Western State Bank Expo Center opened in June 2012 and features 170,000 square feet of
mdeor exhibit space and one million square feet of outdoor exhubit area with electmcity for
displays. The facility is designed to host a wide range of events inclndng farm and ranch shows,
equipment and product demonstrations, training and educational seminars, prmvate parties,
business meetings, livestock sales and shows, and equine events. The Westem State Bank Expo
Center has an agreement to host the 31 Show for five years, drawing an estimated 35,000 attendees
its first year. From July through December 2012, the ﬁmlm hosted 32 additicnal events with a
combined total attendance estimated at 10,000, of which 30 percent were from out-of-town and 20
percent from out-of-state.

Artractions

Dodge City’s most notable visitor atiractions include the Dodge City Zoo, Longbranch Lagoon
Water Park, Camegie Center for the Arts. and Depot Theater Company.

The Dodge City Zoo is located in Woight Park just south of downtown. The zoo has over 43
mammals and birds on display, inclnding a Sibenan figer, Longhom cattle, buffalo. black bears, a
cougar and various monkeys, attracting over 70,000 visitors during 2016.

The Longbranch Water Park opened in 2016 and reported attendance of 62,000 during 2017

The Depot Theater Company 15 now located in the histornic Santa Fe Train Depot and draws 9,000
patrons anmually, of which 50 percent are from outside of Dodge City.

To conclude, Dodge City supports a wide selection of major attractions and annual events that
have established the city as a tourism destination The Dodge City Project is designed to
commplement the current atiractions while also creating the infrastructurs necessary to mprove
Dodge City’s status as a tounst destination, draw additional visitation, increase the visitors’ length
of stay and capture increased commerce and lodging demand.

Camyon Research Southwest, Inc. 16
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MARKET STUDY

The Maket Study component of the Feasibility Study determimes the ability of the STAE. bond
project to gain market share locally, regionally and nationally and the ability of the project to gam
sufficient market share to:

+ Femain profitable past the term of repayment; and
+ Mamtain status as a significant factor for travel decisions.

The Dodge City STAR. Bond District™s Power Center Area 15 designed for 107 600 square feet of
major anchor, small shops, and outparcels space. The Project Plan for the portion of the Heritage
Area south of Wyatt Earp Boulevard calls for new or renovated commercial space, of which all
but the pending Rib Crb restaurant has been completed.

The Market Study portion of the report evaluated the potential of the Diodge City STAR. Bond
District to support development of the planned retail uses. The competifive retail market was
evaluated by identifying the trade area’s historical retail sales trends, pull factors, and retail sales
gaps. A site-specific evaluation determined the ability of the Power Center Area to accommodate
refail development.

Retail Market Analvsis

The Dodge City STAR. Bond Dhistrict’s three Project Areas are designed to facilitate distinetly
different retail formats, each leveraging off their specific attractions and target audience. The
Hentage Areais designed for infill retail development taking the form of freestanding retailers and
mmlti-tenant shop space. A Eib Cob restaurant is planned for a 0.33-acte parcel at the northwest
comer of ¥ Aveme and East Trail Street and represents the final retail component to be
constmicted within the Hentage Area. Fib Cnb is scheduled for a late fall 2018 opening.  The
Power Center Area will support a Sutherland’s building materials store and three out parcels. The
Entertainmeent Area 15 designed as a large-scale commercial district supporting major and jundor
anchors, specialty retailers, restaurants, and entertamment vemmes that complement the United
Wireless Arena and Boot Hill Casino & Fesort Conference Center as well as the Boot Hill Casino
& Resort.

Trade Area Defined

The trade area for a shopping center, retail district, or retail business is influenced by such factors
as 1ts size and tenant mix; the mumber and size of the anchor stores; the size and location of the
nearest “sister” store of the anchor store(s); site accessibility; travel fimes; major geographic
features (1.e. nvers, mountains, ete.) and physical barriers (1.e. major freeways); and the population
density and demoeraphic charactenistics. For those shopping centers and retail businesses catering
largely to visitors the size and draw of the local tounsm market is also important n defining the
trade area.
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Within a shopping center’s trade area, customers closest to the site affect the center most strongly,
with customer influence dimimishing gradually as the distance increases. Trade areas are usually
divided into three categories or zones of influence, defined as primary, secondary and tertiary. The
primary trade area generally draws up to 75 percent of a shopping center’s regular customers. The

secondary trade area generates about 13 to 20 percent of a shopping center’s total sales. The
tertiary trade area forms the broadest area from which customers may be drawn.

Given the market positioning of each of the Dodge City STAE. Bond District’s retail formats, the
Hernitage and Power Center Areas will cater to distinctive, though overlapping, frade areas. The
Heritage Area’s primary frade area will include tourists and out-of-town visitors with the
secondary trade area consisting of residents of Ford County. The Power Center Area will cater to
Ford County residents as the pnimary market, residents within a 50-mile radims as the secondary
market, and out-of-town visitors as the terfiary market

Dodge City Retail Market Overview

Dodge City, Kansas is located within Ford County and serves as the pnncipal commerce center. To
gauge recent trends in retail trade for Dodge City, sales tax revenues from 2008 through 2017 were
obtamed from the Kansas Department of Feverme. As the city recovered from the national recession
sales tax collections rebounded, up 748 percent in 2011, 4.17 percent in 2012 and 2.07 percent in
2013, Sales tax collections remamed relatively flat from 2014 through 2017 rangmg from $5.03
million to $5.1 million.

Dodge City Sales Tax Collections: 2008-2017
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Dhmg 2017 sales tax collections for Dodge City declimed by 1.4 percent. Through the first half of
2017 sales tax collactions were up 3.9 percent over the first half of 2016. However, over the second
half of 2017 sales tax collections shmped considerable, declining by 6.17 percent over the same six
months m 2016, The bar chart below provides a comparison of monthly sales tax collections for 2016
and 2017.

Monthly Sales Tax Collections for Dodge City
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The monthly trends are depicted during the month the Kansas Deparment of Pevenme distmbutes
collected sales tax revenues to the City of Dodge City. There 15 a 2-month lag from the time the
Kansas Department of Eevenne collects sales taxes to when the fimds are distbuted to the city. For
most conmmmities the fourth quarter represents the peak in retail sales, acommting for as much as 30
to 35 percent of anmual sales. For Dodge City, the fourth quarter 2017 accounted for just 25.6 percent
of anmual sales. Instead the summer tourism season from Jume through August represents Dodge
City’s peak season accounting for nearly 26 percent of total annual retail sales.

Despite the merease in taxable retail sales durnmg the peak tounsm months, trends in sales tax
collections over the past ten years suggest the visitor impact on retail sales can be much greater. The
principal constraint 15 Dedge City’s small and narmow retail industry which is insafficient to capture
the total wvisitor sales potential. On average each quarter can be expected to capture an average of 25
percent of total anmual sales. From 2006 to 2017, sales tax collections for Dodge City from Jime to
Angust of each year accoumted for 24.8 to 283 percent of total anmual sales tax revenme. Dhuring 2017
and 20135 sale tax collections from Jume to Angust accounted for 259 percent of Dodge City's total
anmual sales tax revemnes. These slightly above average caphure rates suggest the potential exists to
gamer mereased visitor sales.

Despite its status as Ford County’s principal retail center, Dodge City's retail market is relatively
small and narrow. Major national retailers operating stores n Dodge City are limited to J.C. Pemney,
Sears and Walmart. Cmly a modest mmber of pmior anchor retailers are active i the market
mchuding Hobby Lobby, Hibbett Sports, Stage. True Value Hardware, Ace Hardware, Aarons,

Tractor Supply Store, Diollar Tree, and Famuly Dollar. The largest retail sales tax generators m Dodge
City mehude the Walmart Supercenter, Dillon’s J.C. Penney. and Orscheln Farm & Home. Dodge
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City™s limuited selection of retail results in retail sales leakage as residents mmst travel outside of the
commmuuty to satsfy much of their needs for goods and services.

Downtown Dodge City, Wyatt Earp Bowlevard, 14* Street and 1U.S. Highway 30 serve as Dodge
City’s principal retail comidors. Downtown Dodge City retail market leverages off the presence
of the Boot Hill Museum_ Depot Theatre Company and Long Branch Lagoon Water Park, offering
a mix of ethnic establishments, diming. and specialty businesses. Notable dowmtown restaurants
mclude Applebes’s, Guymon Petro Bar & Gnll, and Bella Italia. Downtown retailers include Ace
Hardware, Dollar General, and Family Dollar.

Wyatt Earp Boulevard, also known as Business US. Highway 30, is home to several hotels,
restaurants, and a diverse mix of retailers. PFestaurants along Wyatt Earp Boulevard include
Arby's, Burger King Dairy Queen, Freddy's, IHOP, A&W/ Long Joln Silver's, McDonalds,
Somic, and Taco Bell.

The Power Center Area is located within the 14® Street commercial cormidor. The infersection of
14*= Street and Comanche is a principal retail destination anchored by & Walmart Supercenter.
Other retailers within this hub include Dillons, Walzreens, Hobby Lobby, Sound Shop, Orscheln
Farm & Home, Dollar Tree, Fanuly Dollar, Aaron’s. and Fent-a-Center.

The Village Square Mall at U5, Highway 50 and Central Avenue 15 an enclosed mall anchored by
J.C. Penney, Sears, and Stage. The balance of the 300,000 square foot mall 1s occupied with a nux
of national and independent retailers, the most notable being Bath & Body Works, The Buckle,
Claire’s Boutique, Hibbett Sports, Maurices, Payless Shoes, GNC, and B&B Theaters.

Retail Pull Factor

Pull factors measure a comnmumnity’s ability to atiract shoppers, residents and non-residents alike,
to make retail prrchases within the commmmity., A pull factor is a measure of the strength of a
commmumity’s retail frade. based on a companson of local spending in relation to that of a wider
geographic area (e.g. the state), with a measure of 1.0 representing a perfect balance. A pull factor
greater than 1.0 indicates that the conmmmity is pulling in retail sales from beyond its boundaries
and the balance of trade is favorable. Altematively, a pull factor less than 1.0 indicates that the
commumity is experiencing retail sales leakage. Pull factors are calculated by dividing the trade
area caphure by the commmmity”s population

The Smdy of Retail Trade in Cities & Counties Acvoss Eansas for Fiscal Years 2005-2016
published by Kansas State University for the Kansas Department of Bevenue was consulted to
determine retail pull factor trends for both Dodge City and neighbonng coumties. As the table
below indicates the fiscal year 2016 retail pull factor for Dodge City 15 estimated at 1,13, indicating
a capture rate of retail sales 13 percent higher than the average for Kansas. The pull factor supports
the position that Dodge City is a regional shopping and tourist destination.

After peaking i 2010 at 1.26, n the past six years Dodge City’s retail pull factor has decreased,
reaching a low of 1.13 and 1.14 from fiscal years 2014 through 2016. Dodge City’s declining
retail pull is despite the recent opening of such destination atiractions as the United Wireless Arena,

Boot Hill Casino & Fesort Conference Center and Westemn State Bank Expo Center. The Power
Center Area’s retail uses will assist in improving Dedee City's retail draw.
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Trends in Dodge City Retail Pull Factors

Fiscal Pull Siate of Kansas

Year Factor Sales Taxes 3
2016 1.13 529,515,511 91.3% 2712 31,6858

2015 1.14 £28,004. 847 28.1% 28117 32,044
2014 1.13 527,780,652 58.7% 28,158 31,854
2013 1.18 £28,504. 404 28.7% 28,075 33378
2012 1.22 $28,522 304 50.7% 27,821 33,843
2011 1.18 526,054,008 20.4% 27,340 32832
2010 1.26 $21,327 842 91.2% 25,681 32 367
2009 1.18 520,573,586 20.6% 25415 20,300
2008 1.14 $20,889,212 91.8% 25,463 28,093
2007 1.14 520,245,022 22.0% 25,827 20433
2006 1.10 $19,041,781 02.4% 25,830 28,451
2005 1.11 $18.300.089 92.4% 25475 28,268

Source: Kansas State Universly and Kansas Department of Revanue.

The Trade Area Capture (TAC) of a city 1s a measure of the customer base served by a conmmumty.
It is calculated by multiplying the city”s population by the pull factor. Doedge City's TAC customer
base exceeds its resident population. suggesting the city draws both local residents from cutside
the city as well as out-of-town visitors and tounists. Cwer the past twelve years Dodge City’s trade
area capture has increased from a customer base of 22 268 people in fiscal year 2003 to a high of
33,943 by fiscal year 2012. Dodge City's above average pull factor is proof its retail market draws
customers from outside of the ity limts.

Meighboring Counties Retail Pull Factors; FY 2016
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Dodge City 15 located in Ford County. Ford County’s pull factor improved from 0.95 m FY 2005
to 1.04 by FY 2015 before decliming to 1.0 in FY 2016. The neighboring mural counties of Clark,
Gray, Hodgeman and Kiowa all suffer from a below average pull factor due primarily to the lack
of retail businesses. These counties could be a continued source of retail sales for Dodge City.
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Retail Sales Gap Analvsis

The Power Center Area’s retail component mcludes a major home mmprovement retailer, specialty
shops, and dining. The goal of this development strategy is to retain retail sales from area residents
and draw visitors from a regional trade area by providing retail uses not currently available in
Dodge City and southwest Kansas.

The Retail MarketFlace Frofile published by Esni Business Analyst attempts to idenhfy
opportumities for additional retail store types in a 50-mile radms of Dodge City. The report data
15 derived from two major sources. The demand data is derived from the Consumer Expenditure
Survey published by the U.5. Bureau of Labor Statistics while the supply data is provided by the
Census of Retail Trade. The difference between demand and supply represents the opportunity
gap or surplus available for each retail category in the specified reporting geography. When the
demand is greater than the supply there is an oppertumity gap for that retail category. A positive
vahue signifies an opportunity gap, while a negative value signifies a swplus. This analysis only
takes into accoumt retail sales onginating from local residents and doesn’t melude out-of-town
Visitors or toursts.

Findings of the Retail MarketPlace Profile mdicate that the 50-mule radius trade area is under-
refailed. Exclusive of automobile and parts sales, gasoline stations and non-store retailers (le.,
mtemet shopping, vending machines and mail-order) the Retail MarkeiPlace Profils estimated
supportable ammal retail sales of $420.5 million. Actual retail sales are estimated at $406.1 million
for the 30-mile radius trade area, yielding retail sales leakage/gap of nearly $14 4 million ammually.

The current retail gap by business category was quantified withm a 50-mile radms from Dodge
City. The merchandise mix of power cenfers 13 generally heavily onented towards general
merchandise; clothing and accessories; health and beauty: home furnishings and electromics;

sparting goods; hobby; and eating and drinking places. The RMF Opporamity Gap — Retail Stores
Report estimated total retail sales leakage among these retail categones within a 30-mile radins at
$39.3 million anmally.

The Power Center Area’s retail component is designed to create a cluster of shopping and dining
establishments leveraging off the crowds drawn by the Dodge City Project’s atiractions. Dodge
City and the 50-mile rads trade area are currently under-serviced providing the opportunity for
the Power Center Area to support feasible near-term retail development. Given the complementary
market positioning, development of the Power Center Area’s retail component 15 anticipated fo
harmenize with Dodge City's overall retail base and capture local and visitor sales.
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Retail Gap by Business Category — 50-MMile Radius

Demand Supply Opportunity
Retail Categories Consumer Expenditures Retail Sales Gap/{Surplus)
Total Trade Area Retail Sales £420,455 797 $406,069,274 $14,386,523
General Merchandise Stores 353,561,160 46,178,271 $37,382.880
Grocery Stores 573,040,018 $56,205,780 $16.754,158
Full-Service Restaurants 42,700,348 $33,779,014 58,830,335
Electronics & Appliance Stores 512,432 857 $6,635,6685 55,797,182
Clothing & Accessories Stores §15,201,388 $12,188,008 53.012,389
Home Furnishings Stores. §3,806.882 52,578,535 51.318.347
Drinking Places 53,327,036 51,803,002 51,424,033
Sporting Goods, Hobby & Musical 33,814, 445 52,359,300 51,255,145
Source: Ciartas, Inc.
Canyon Research Southsvest, Inc. 23
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Retail Space Demand FEstimates

The Dodge City Project is designed to serve as a regional shopping, dning and entertamment
destination attracting local residents and out-of-town visitors. Except for the Fib Cnb restaurant, all
the new and renovated commercial space designed for the Hentage District has been completed with
107,600 square feet of commercial space planned for the Power Center District. Fetail sales and
space demand will ongnate from tweo primary sources, the local population and out-of-town visitors.

Supportable retail sales from local residents are a fimehion of consumer population and mcome
levels. According to the US. Census the July 1. 2016 Dodge City population of 27 433 residents
and per capita income of $19,022 yields total personal income of $322 million. Based on the U.S.
retail and food services (exchiding automobile and parts sales) spending rate equivalent to 39
percent of total personal mcome as reported by the U8 Census Bureou Annual Retail Trade
Survey, retail sales supportable by Dodge Cl’ﬁ residents are estimated at approximately $204
million anmually. By applying the FY 2016 retail pull factor for Dodge City of 1.13, supportable
anmual retail sales are estimated at $230 million.

According to the Kansas Department of Bevenne, durimg CY 2017 total retail sales for Dedge City
totaled approximately $303 million Retail businesses exclusive of automobile dealerships and
parts, non-store retailers, internet sales, and fiel dealers account for appmxmlateh 45 percent of
all retail sales, translatmg to approximately 3227 mullien for Dodge City im 2017, Current retail
sales leakage for Dodge City is estimated at $3.6 mullion. At average sales of $200 per square foot
the estimated retail leakage is sufficient to support 17,910 square feet of additional retail space in

Dodge City.

From 2017 through 2026, the overall Ford County (primary trade area) population is estimated to
mcrease by 4,200, residents, generating ammial retail sales of $31.1 million. Given the recent
openmg of several major attractions and hotels in Dodge City, tourist expenditures over the next
ten years are estimated fo escalate, increasing the Dodge City pull factor to 1.20. Based on
population and growth and an expanding tovmnsm market, by 2026 Dodge City is forecast to gamer
retall sales sufficient to support an additional 127 (W0 square feet of retail space.

Current pent-up demand and future retal space demand for Dodge City are estimated at
approximately 205,000 square feet of retail space through 2026. Therefore, these demand
estimates conchide that sufficient demand exists over the next ten years to absorb the new retail
space planned for the Power Center District.

The Dodge City retail space demand forecasts are cutlmed m the table on the following page.
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Dodge City Retail Space Demand Projeciions

Growih
Retail Sales Formula 217 2017-26
Resident Population — July 1. 2018 (U.5. Census) 27453 4,200
Per Capita Income — (U.5. Census) 319,022 522 076
Total Personal Income $522,210,968 F02,718,200
% Imcome Spent on Goods & Food Services 0.39 0.38
Supportable Mon-Automative Retail Sales by Ford County Residents 203,662,277 336,160,488
Dodge City FY 20168 Retail Full Factor 1.13 1.20
Supportable Additional Retail Sales by Out-of-Town Visitors 326,478,008 37,232 098
Total Supportable Non-Automiofive Retsil Sales — Dodge City $230,138 373 43302 588
Less: Dodge City Mon-Automative Retail Sales 2017 (5226 556_370)
Potential Capture of Additional Mon-Automotive Retail Sales 53,582,003 43,302,580
Average Retail Sales Per 5g. Ft 5200 5232

Supportable Additional Retail Space (Sq. Ft)
Canyon Research Southwest, Inc.
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Site Evaluation

Shopping center developers and major retailers evaluate potential sites based on a senies of site
specific criteria. Commen selection critenia when evaluating a lifestyle and entertaimment center
development site include visibility and exposure; accessibility; traffic counts; critical mass of retail
space; synergy with major atiractions; the area tourism market and direct competition. Using these
site selection critena the Hentage Area and Power Center Area were evaluated for the potential to
support retail development.

The Hentage Area Project Plan calls for new and renovated commercial space while the Power
Center Areais designed for 107 600 square feet of major anchor, small shops. and cut parcel space.

Visibility

Visibility and exposure have a significant influence on a shopping center’s achievable retail sales
volumes. All shopping center types should possess major arterial frontage with power and lifestyle
centers prefermng a freeway or ughway location. National and regm-nal big-box retailer,
restaurant, convenience store and bank chains also Tequire major arterial frontage.

The Hentage Area is located adjacent to Wyatt Earp Boulevard which provides sufficient 1.'151hﬂ.lh
for small shops and out parcels. Meamw hile, the Power Center Area is located adjacent to 142
Avenue, satisfying the exposure requirement for major anchors, small shops, and out parcels.

Accessibility

Power centers rely on an efficient rezional transportation network that typically meludes a mix of
major arterial streets, highways and freeways.

The Hentage Area is located adjacent to Wyatt Earp Boulevard which provides sufficient access
for small shops and out parcels. The Power Center Area is located adjacent to 14% Avenue and is
near U5, Highway 50 and Wyatt Earp Boulevard, providing the necessary regional access to
support major anchors, small shops, and out parcels.

Traffic Counts

The vehicular traffic counts on arterial streets that flow past the site are important when evaluating
apotential shopping center site. Average daily traffic counts past the Heritage Area on Wyatt Earp
Boulevard were reported by the Kansas Department of Transportation in 2016 at 17,655 vehicles.
This level of vehicular traffic is sufficient for small shops and outparcels.

Average daily traffic counts recorded n 2016 past the Power Center Area on U.S. Highway 30
were 7,160 vehicles east of 14% Aveme and 4.1 350 vehicles west of 14% Averme. No traffic counts
were reported for 14% Avenue past the Power Center Area but given its status as a major arterial
and the presence of a large cluster of big-box retailers just to the south, this study concluded that
existing fraffic counts are sufficient for a major retailer, small shops, and outparcels.
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Critical Mass of Retail Space

The Project Plan for the Dodge City STAF. Bond District calls for new and renovated commereial
space within the Heritage Area, wlich incorporated into the existing inventory of commercial space
is sufficient to create a critical mass of restaurant space, ty and entertainment venues.
Downtown Dodge City and west Wyatt Earp Boulevard support a large inventory of commercial
space and retail businesses.

IhermCanerAIealsdmgledforappmmlel} 107,600 sequare feet of retail A node of
retail devel msmmuthonH Averme at Comanche Street housing such as Walmart,
Walgreens, ns, Orscheln Farm & Home, Rent-A-Center, and Fanuly Dollar.

Svnergyv with Major Attractions

The Hentage Area is home to such tourist attractions as the Boot Hill Museum, historic downtown
Dodge City, Cameme Center for the Arts, Kansas Teacher's Hall of Fame, Gunfighters Wax
Museum Dodge City Zoo, Long Branch Tagoon Water Park, and Santa Die Depot. Collectively,
these attractions draw large mumbers of tourists inte the Henitage Area and the potential for local
businesses to gamer associated retail sales.

The Power Center Area iz located along 14* Avemme which serves as one of Diodge City”s principal
refail cormridors. The Power Center Area is also located near the Heritage Area as well as to United
Wireless Arena, Legends Park. and Boot Hill Casmo & Resort Conference Center, which
collectively draw an estimated 750,000 visitors anmually which provides a captive audience for the
proposed retail uses.

Local Tourism Market

Dodge City and Ford County serve as a regional tourist destination Dhming 2016, Ford County
captured a reported $134 mullion in visiter expenditures, including entertammment recreation of
$38.1 million, food & beverage of $28.3 million, and shopping of $18.5 million.

Competition

Power centers are occupied primanly by big-box retailers with most tenants being national or
regional chains.  Very few big-box retailers operate stores in Dodge City. with the current list
linuted to J.C. Penney, Sears, Walmart, Hobby Lobby, Hibbett Sports, Stage, True Value Hardware,
Ace Hardware, Aarons, Dollar Tree and Family Dollar. Principal competitors to Sutherland’s will be
Ace Hardware, True Value, Mead Lumber, and Orscheln Farm & Home. Home Deepot and Menards
stores operate n Garden City located approximately 52 miles west of Dodge City.

The closest concentration of big-box retailers to Dodge City 1s in Garden City. Both cities possessa
similar size resident population, but Garden City supports a larger retail market  Accordme to the
Kansas Department of Revenne, dunng 2016 Garden City’s pull factor of 1.59 ccmpmadfaxmbl}

to Dodge City’s pull factor of 1.13. The performance of Garden City suggests that the potential exists
for the Dodge City retail mdustry to successfully expand. particularly given its large tourism market.
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Dodge City and Garden City support several “sister” stores of big-box retailers, including Walmart,

I.C. Penmey, Sears, Stage. Hibbett Sports, Hobby Lobby and others. The presence of “sister” stores
suggeststh&ol:pommu} exists for Dodge City to attract retailers active m Garden City, including
Target, Sam’s Club, Home Depot, and Staples. In addition. there is a long list of big-box retailers not
present in erther market.

Site Evaluation Conclusions

This report conchades that the Dodze City Project 1s a feasible retail development site, possessmg
access to a large tounsm market, favorable competitive market conditions and the necessary access,
visibility, exposure, and critical mass of retail space. The Henitage Area’s nmseums and histonic
attractions supporting large visitor volumes and the current retail trade in histonie downtown Dodge
City provides the opportmity to attract a sufficient mumber of retailers, restavrants and entertainment
venues fo support feasible development of the proposed commercial space. Synergy with the 142
Averme commercial comdor 1s swtable fo develop the Power Center Area with an anchored
shopping center catering to both area residents and out-of-town visitors.
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MARKET IMPACT STUDY

The Market Impact Study examined the impact the Dodge City STAF. Bond District will have on
the local econonyy and tounism industry. Specific issues exanuined nclude:

Project positioning and mmicue quality;

Project’s synergy with area attractions;

Impact on comparable market area busmesses;

Expected draw of tourists from out-cf-state and from more than 100 mules away;
Estimate the project’s retail sales at build-out; and

Impact on active STAE bond projects in the central and southwest Kansas.

[= R R N e

The Dodge City STAF. Bond Distnet desigmates three non-contignous Project Areas for
redevelopment. including the Hentage Area, Power Center Area, and Entertaimment Area.

Project Positioning and Unique Quality

The Dodge City Project’s Heritage Area encompasses Dodge City's histonc downtewn anchored
by the Boot Hill Museum and Front Street. The Hentage Area provides redevelopment
opporturties along Wyatt Earp Boulevard and west of 2 Avenue in and around Wright Park.
Expansion of the Boot Hill Museum will be the comerstone of the Hentage Area. The nmsenm
has anchored Dodge City's tonrism industry for decades, but now requires remvestment if it is to
Temain a national tounsm attraction. The expansion plan is designed to improve the musenm’s
competitive positioning, enhance repeat visitaion, and increase attendance and revemie. The Long
Branch Lagoon Water Park opened in May 2016, adding a family attraction to the Henitage Area.
Additional new atiractions within the Hentage Arvea melude a 93-room Holiday Inn Express,
Guymen Petro Bar & Gnll that includes 4,000 square feet of meeting space, and the Fort Dodge
BV Resort. The Hemtage Area 15 also plammed for the renovation and constraction of new
commercial space. Collectively, these project components create a cluster of complimentary
attractions designed to create a major tourism destination targeting the heritage founism, leisure
traveler, and group markets.

The Power Center Area’s major anchor, specialty shops, eating and dnnking establishments will
mmplement the Heritage Area by offering visitors more retail options. The Entertainment Area
will mprove the marketability of the United Wireless Arena and Boot Hill Casino & Resort
Conference Center by offenng wisitors more shopping and dining options. The net result will be
the ability of Dodge City to capture new retail sales from out-of-town visitors and retain retail
sales from residents that are now being spent elsewhere.

The umiqueness of the Diodee City Project’s redevelopment plan is that each Project Area leverages
off Dodge City’s status as a henitage tourism destination by improving the visifors’ experience as
well as aims to diversify and expand the leisure and group traveler market by creating a shopping,
dining_ cultural, and entertainment attraction not currently available in Dodze City and southwest
Eansas. Together, the project’s uses, concepts and design will generate higher out-of-town wisitor
volumes and expenditures, draw out-of state travelers. and enhance Dodge City's status as a
tourism destination.
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Svnergy with Area Attractions

According to the World Tourism Organization (WT0) tourism and travel is the world's largest
mdustry and it is predicted to confinue to generate job growth in the future. Hence it is an important
vehicle for regional and national economic development Affractions are the most critical
component of the tourism industry and serve as a prjmarj, dover of tounsm activity.  Without
attractions there would be no need for other tounsm services. Many tourist attractions possess
strong entertainment comnections, nchuding sports vemues, theatres and museums.

Much like business chasters, the clustening of tourist attractions creates the critical mass necessary
to generate and sustain increased visitation and revennes. Most tounism clusters also have strong
linkages to other closely related and supporting industries such as transportation, lodging, retail,
and food and beverage. Therefore, the larger cluster of atiractions a tourist destination supports
the greater the direct and mdirect economue benefits. The Dodge City STAR Bond District’s
principal attractions inchade the Boot Hill Museum, Long Branch Lagoon Water Park, Santa Fe
Depot, United Wireless Arena, and Boot Hill Casino & Resort Conference Center.

Dodge City has long been a heritage tourism destmation. Becanse of Dodee City’s unique status
as a westem heritage site, visitors travel from all 50 states and abroad fo expenence the historic
context. The city boasts several major ammual events and a wide selection of historic, family,
sporting, gaming recreational, and cultural attractions. Tourism’s direct impact on the Du-dge Cll}
and Ford County economy is estimated at $120 nullion ammually. The Dodge City Project 1=
designed to both enhance Diedge City's status and sustainability as a heritage tourism destination
and attract a new segment of the leisure and group traveler markets by creating a shopping. dining,
entertainment and cultural destimation not currently available in the region. The net result will be
mereased out-of-town visitation, expenditures and average length of stay.

The Boot Hill Museum and Tong Branch Lagoon Water Park serve as the Hentage Area’s principal
tourism attractions. A $3.9 million to $4.4 million expansion of the museum is designed to
mprove Its competifive posiioning, enhance repeat visitation and Increase attendance and
revemie. Upon completion the museumn i3 forecast to double the attendance. By virtue of ifs
umigque content and market positioning the Boot Hill Musenm complements Dodge City's current
mux of major events and attractions. The museum’s increased attendance will also enhance Diodge
City’s status as a heritage tourism destination.

The Long Branch Lagoon Water Park complements Dodge City’s existing tounst attractions by
providing a family fmendly recreational vemue not currently available. The net effect of the
upgraded Boot Hill Museum and new Long Branch Lagoon Water Park will be the creation of a
major tourism destination designed to capture the group and leisure traveler markets that have been
previously overlooked.

The Power Center Area’s Project Plan will infroduce a major anchor, specialty stores, and
restaurants not currently operating in Dodge City, providing visitors with mereased shopping and
dining options.

The United Wireless Arena and Boot Hill Casine & Pesort Conference Center within the
Entertainmeent Area complement Dodge City's existing tourist attractions by providing
entertainment and conference vemues not currently available as well as increase out-of-town
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visitation. The proposed retail uses will house retailers, specialty shops, and restaurants not
currently operating in Dodge City.

The expanded selection of tourist attractions and retail options provided by the Dodge City STAR
Bond District will enhance Diodge City’s stafus as a tounsm destination and i improve the synergy
ameng area events and attractions as well as the sustainability of the local tourism industry through
mcreased visitation coumnts, expenditures, and wisitor’'s lmgth of stay. A stronger local fourism
mdusiry and mproved synergy will translate to increased attendance and revemmes at the region’s
existing attractions and suppert businesses such as lodging and eating and drnking places. The
net effect will be the creation of a major tournism destination designed to capture the group and
leisure traveler markets previously overlooked.

Impact on Comparable Market Area Businesses

Leveraging on visitation to the Boot Hill Museum and Long Branch Lagoon Water Patk, the Dodge
City Project’s Hentage Area mcorporates new and renovated commercial space desigmated for
refail uses and a 93-room Holiday Inn Express while the Power Center Area will support 107,600
sguare feet of major anchor, retail shop, and outparcel space

From a high of 1.26 in 2010, Dedge City’s retail pull factor has eroded to 1.13 by 2016. Dodge
City’s declining regional pull has resulted in a trend of flat annual sales volumes since 2012, The
Dodge City Project’s retail development 1s aimed at attracted naticonal retailers, specialty shops,
and eating and dnnking establishments new to the market representing a wide range of
merchandise. The Dodge City Project’s market positioning is designed to retain retail sales
currently leaking outside of the conmmmity as well as strengthen Dodge City's retail market by
capunng increased sales from out-of-town visitors.

The Power Center Area’s retal component 15 designed to accommodate a Sutherland’s huldmg
supply store, specialty retailers. and restaurants. Home improvement stores operating in Dodge City
mclhude Ace Hardware, True Value, Mead Lumber, Tractor Supply Co.. and Orscheln Farm & Home.
Home Depot and Menards stores operate m Garden City located approximately 52 males west of
Dodge City.

Mo power centers operate in Dodge City with the closest comparable center located in Garden
City. National specialty retailers operating stores m Dodge City are limited to Bath & Body
Works, The Buckle, Clare’s Boutique, Maurice’s, and Soplia. -%.pplebee 5 and THOP are the anly
national sit-down restaurants in Dodge City. Given the limited competition for home improvement
retailers, specialty shops and national cham restaurants, the anticipated retail tenant mux of the
Dodge City STAF. Bond District will have litfle duplication with Dodge City's cument retail
mdustry and thus is not expected to adversely impact sales of existing area businesses.
Development of the Dodge City Project is anticipated fo heighten the status of Dodge City as a
regicnal tourism and shopping destnation By aftracting increased out-of-town wisitation and
extending the length of stay of current visitors to Dodge City, the Dodge City Project will create
the opportunity for existing retail businesses and restaurants to capture a share of the growing pool
of retail expenditures.
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The Holiday Inn Express Hampton Inn & Suites operating within the Dodge City Project play a
key role in increasing Dodge City's capacity to accommodate overmight out-of-town visitors.
Despite high out-of-town visitation, Dodge City’'s lodgzing market corrently supports 1,270 hotel
rocms with the capacity to accommeodate approximately 325,000 guests anmmally. Both hotels
within the Dodge City Project are estimated to accommodate 33,000 guests anmually. Lodging
demand generated by out-of-town visitors to the Dodge City Project 1s expected to exceed the
hotel’s capacity. Therefore, the Dodee City lodmng market will benefit by capturing overflow
lodzimg demand generated by the Dodge City Project.

To conclude, Dedge City Project is pesitioned to generate new retail and lodging sales and will
firther enhance the Dodge City's competitive positioning as a regional tounst, shopping, and
entertainment destination. The ligh percentage of new sales captured by the Dodge City Project
and the potential of the Dodge City market to support additional retail sales suggests nmminal
canmibalization of current retail sales. Development of the Dodge City Project will also benefit
existing retail enterfamment and restaurant businesses m Dodge City by infroducing new
atfractions and retail opporiunities to the area and generating additional out-of-town visitors and
expenditures. Furthermore, the Dodge City Project’s attractions areexpected to generate increased
lodging demand. not all of which will be satisfied by the on-site hotel. Therefore, this report
conchades that development of the Dodge City Project will not have an adverse impact on existing
refail, dining, and lodging businesses mDﬂdge City.

Estimated Customer/Visitor Counts

STAF. bond finaneing 15 being sought to assist in the redevelopment of the Dodge City Project.
To assist in evaluating STAR bond applications the Kansas Secretary of Commerce has published
guidelines regarding a proposed project’s economic impact. The following criteria were evaluated
when considering the tourism potential of a project applving for STAE. bond financing-

*  Qut-of-state visitation from mmltiple states should have a target of 20 percent of total
anmual visitation to be considered a major, umaque, destination attraction;

+ A target of 30 percent of fotal ammual visitation should be drawn from greater than 100
mmles distance from the attraction commumity; and

*  Total amumal visitation should compare very favorably to existing atiractions in Kansas.

The Dodge City Project is designed to serve as one of western Kansas® pnimary visitor destinations
and draw from a wide mgm:ml and national geographic area. The Boot Hill Museum will serve
as the Project’s principal regional tourism draw, complemented by the presence of the Heliday Inn
Express, Long Branch Lagoon Water Park, retail shops, and restaurants.

A trade area is the geographic area from which a business or commumity generates most of its
customers. This often is the geographic area that represents 75 percent of current customers.
Given the market positioning of the Boot Hill Museum and the presence of the Fort Dodge BV
Pesort and Long Branch Lagoon the Diodge City Project’s primary trade area has been defined as
the geographic area within a 5-hour dnve time from Dodge City, Kansas.
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This section of the study estimated visitor and customer counts to both the Heritage Area and
Power Center Area.

Heritage Area

Annual attendance to the Boot Hill Museum ranges from 63,000 to 80,000 visitors. Approximately
Q0 percent of visitors to the musevm are from out-of-state with Texas, Missouri, Oklahoma,
Colorado and Califomnia the leading places of ongin. Upon completion of the nmsenm’s planned
expansion and upgrades visitation is forecast to increase to 150,000 visitors anmually.

Assuming a stabilized occupancy rate of 75 percent, average party size of 1.2 persons and an
average length of stay of 2.0 nights, at stabilized occupancy the 93-room Holiday Inn Express now
umnder construction is estimated to host approximately 23,000 guests annually.

The Long Branch Tagoon Water Park opened n spring 2016,  Ammal attendance for the 2017
season was estimated at 62,000 guests, drawing from up to 100 miles.

The Fort Dodge BV Fesort opened mn spring 2017, Overnight accommodations mclode ten 2-
bedroom cabins, 68 BV sites, and 20 tent sites. At an annual oceupancy rate of 35 percent, an
average stay of two nights and an average of .5 guests per party, annual visitation is estimated at
approximately 25 000 people.

The Hentage Area Project Plan called for new constmuction and renovation and reuse of existing
commercial space. The 12 000 square foot Guymon Petro building has been renovated and now
houses a restaurant and banguet facility. A Fib Crib restaurant at the northwest comer of 37
Avemme and East Trail Street represents the final retail component to be constucted within the
Hentage Area scheduled for a late fall 2018 opeming. At bwld-out, the Hentage Area’s
commercial space 15 estimated to attract 240,000 annual visitors based on stabilized year sales of
$18 million and average sales of $73 per customer (according to a report published by the ICSC
on average shoppers of hifestyle/entertainment centers spent $75.70 per mp).

At build-out the Henitage Area is estimated to generate anmual attendance totaling approximately
500,000 visitors.

Power Center Area

The Power Center Area’s Project Plan includes a mix of retail uses totaling 107,600 square feet of
building area housing one major anchor and three outparcels fronting onto 14% Aveme designed
to accommodate restaurants and retail businesses. The Power Center Area will be anchored by a
Sutherland’s building supplies store.

At build-out the Power Center Area’s retail component is estimated to attract approximately
325,000 anmmal visitors based on stabilized year sales for each project component and average
zales per customer of $35 for Sutherland’s, $17.30 for the restaurant, $30 for the small shops, and
£20 for Casey’s General Store.
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To conclude, at build-out attendance to the Dodge City Project is estimated to total approxmately
1.0 million anmaal visitors.

Dodge City STAR Bond Project
Annual Visitation Estdmares ar Build-our

Annual

Project Component Visitation
Heritage Area

Boot Hill Museum 150,000

Holiday Inn Express 23,000

Long Branch Lagoon Water Park 52,000

Fort Dodge RY Resort 25,000

Retail 240,000
Heritage Area Annual Visitation 500,000
Power Center Area

Sutherland's 240,000

Restaurant 87,000

Shops L5, 000

Casey's General Store 143 000
Power Center Area Annual Visitation 525,000

Total Annual Visitation 1,025,000

Visitation estimates for the Dodge City Project are segmented into three sources, mehiding: 1) area
residents residing within a 100-mile radins: N renmn;al visitors residing outside of a 100-mile
radinz and 3) out-of-state visitors.

Local Residents Residing within a 100-Mile Radius

Heritage Area

Following expansion, the Boot Hill Museum is estimated to host 150,000 annual visitors with
fammilies and school children representing the principal customers during the summer months and
baby boomers accoumting for the pnimary visitor group during the fall and winter months. Chut-of-
state residents account for approximately 93 percent of nmsenm visitors. The current resident
population within a 100-mile radius of Dodge City 15 estimated at 297 616. An estimated 37,027
children 19 vears and wmder live with a 100-mile radius, mehuding 44318 cildren @ years and
under. A total of 96,791 residents within a 100-mile radius are ages 45074 Vears. Area residents
residing within a 100-mile radius are estimated to account for only 10 percent of all visitors to the
Boot Hill Museum. or 13,000 anmually.
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The Heliday Inn Express hotel is estimated to accommodate approximately 23,000 annual guests
at stabilized occupancy. The presence of the Boot Hill Musenm and major annual events such as
Dodge City Days will draw large mumbers of visitors from outside of Dedge City. Most area
residents visiting Dodge City are expected to be day-rippers. Some major events will draw area
tesidents requinng overmight lodging. An estimated 90 percent of attendees to the Dodge City
Foumdup Fodeo & Concert travel outside of 100 mules. Visitors residmg within a 100-mile radius
are estimated to account for just 10 percent of total hotel muests. or approximately 2 300 guests.

An estimated 80 percent of visitors to the Long Branch Tagoon Water Park are estimated to reside
within 100 miles, aquating to 49600 guests anmually.

The Fort Dodge BV Eesort caters to both tourists and drive-by traffic on Highway 30. Visitors
residmg within a 100-mle radies are estimated to account for just 10 percent of total BV park

guests, or approximately 2,500 guests.

With a high concentration of restaurants, specialty retail and entertamment the Hentage Area’s
refail component will be aimed at area residents and out-of-town visitors with an estimated 50
percent of customers residing within a 100-mile radius, or approximately 120,000.

To conchade, visitors residing within a 100-mile radius are estimated to account for 36 percent of
wisitors to the Hentage Area, or approximately 130,000 anmial visitors.

Power Center Area

The Power Center Area 1s expected to serve as the pnneipal draw for visitors residing wifhin a
100-mile radius, due primanly to the anchor shopping center which is designed to house retailers
currently not operating in the local market. Wichita, Kansas approximately 150 miles to the east,
15 the closest altemative shopping destination supporting a large mux of big-box retailers. The
current resident population within a 75-mile radis of Dodge City (represents half way point to
Wichita) 1s 172,318, increasing to 297,616 within a 100-mile radius.

At buld-out, the Power Center Area’s retall component i3 estimated to draw approximately
323,000 visitors ammually. Given the size of the local resident and visitor populations as well as
the level of direct retailer competition and rate of retum visits, local residents within a 10{-mile
radius are estimated to account for 65 percent of total visitation, or approximately 341250 anmmal
visitors.

The entire Dodge City Project 1s estimated to attract approximately 1.0 mmllion anmual visitors, of
which residents within a 100-mile radins will account for an estimated 32 percent, or
approximately 530,650,
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Dodge City STAR Bond Project
Annual Visitation Estimares within a 100-Mile Radius

Toial % writhin Visitors in

Project Component Visitation 100 Miles 100 Miles
Heritage Area

Boot Hill Mussum 150,000 10% 15,000

Holiday Inn Express Hotel 23,000 10% 2,300

Long Branch Lagoon Water Park 62,000 B34 48,800

Fort Dodge RV Resort 25,000 10% 2,500

Retail 240,000 50% 120,000
Total Visitors in 100 Miles 500,000 T 9% 189,400
Power Center Area

Anchored Shopping Center 525,000 65% 341,250
Total Visitors in 100 Miles 525,000 65% 341,250
Total Annual Visitation 1,025 000 51.8% 530,650

Regional Visitors Residing Ouiside of a 100-Mile Radius

Dodge City is a regional and national tourism draw. For example, out-of-state visitors account for
approximately 95 percent of visitors to the Boot Hill Museum. 45 percent of attendees to the Dodge
City Roundup Fodeo & Concert, and 40 to 45 percent of Boot Hill Casino & Fesort customers.
Pegional visitors traveling more than 100 miles are conservatively estimated to account for 49
percent of total visitation to the Dodge City Project, or 733 450 anmual visitors.

Pegional wisitors are estimated to account for approximately 62 percent of the anmmal attendance
to the Hentage Area (310,600 visitors) and approximately 35 percent of the anmal attendance to
the Power Center Area (186,730 visitors).

Out-of-State Visitors

The Dodge City Project will serve as a regional fourism destination for education, entertainment,
shopping, and dining  The primary market area ncludes Texas, Colorado, Missouri, Oklahoma,
Nebraska, Jowa and Kansas which supports a population of approximately 51 mullion Kansas
accounts for just 3.7 percent of the primary market area population, suggesting the opportumity
exists for the Dodee City Project to attract a large percentage of out-of-state visitors.

The Visitor's Center in downtowm Dodge City maimtams a guest book. During 2017, a reported
44000 people simned the guest book, providing their place of residence. Kansas residents
accounted for only 9.3 percent of total visitors signing the guest book.

Tourism is 2 major indnstry in Kansas. According to the Economic Impact of Travel in Emsas 2016
prepared by Tourism Economics, durmg 2016 an estimated 36 muillion visitors to Kansas spent $6.7
billion.  Chrt-of-state and mtemational wisitors accoumted for about 72 percent of total toumist

expenditures.
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Several existing atfractions and anmual events n Dodge City attract large mmmbers of out-of-state
visitors. Approximately 93 percent of visitors to the Boot Hill Museum are from out-of-state. In
2012, attendance for the Dodge City Fowmdup Fodeo & Concert totaled 46,400, with 45 percent
from out-of-state.

Ohit-of-state visitors are estimated to account for approximately 39 percent of the Dodge City
Project’s total visitation or approximately 399,000 visitors ammually.

Summary

This report estimates anmual visitation to the Dodge City Project at stabilization of approximately
1.0 nullion people. Visitors residing within a 100-mumle radms are estimated to account for about
52 percent of total visitation, 10 percent of which will be out-of-state visitors. Fegional visitors
traveling more than 100 mules are estimated to account for the remaining 48 percent of total
visitation, 70 percent of which will be cut-of-state and international visitors. In total out-of-state
residents are estimated to account for nearly 39 percent of total visitation to the Dodge City Project,
or approximately 399,000 visitors per year. These out-of-town visitation trend estimates meets
the State of Kansas Secretary of Commerce gwdelines that 30 percent of visitors to a proposed
STAR Bond Redevelopment District travel beyond 100 miles and 20 percent reside out-of-state.

Ohit-of-state residents are estimated to account for 54 percent of total visitation to the Hentage
Area or approximately 270,000 visitors per vear and 24 percent of total visitation to the Power
Center Area, or approximately 130,000 visitors per year.

Dodge City Project
Visitation Pattern Estimates

Total Dut-of-State

Visitor Origination Visitors Visitors

Within a 100-Mile Radius 530 850 53 085 10.0%
Outside of @ 100-Mile Radius 484 350 348,045 70.0%
Totals 1,025 000 399 110 38.9%

Source: Canyon Research Soummwest, Inc.

The Kansas Department of Commerce Travel & Tounsm Division published the 2003 Afraciion
Fisitor Report which tracks the attendance levels for major attrachions in the state. For 2003
attendance ranged from a low of 173 at the Minor Sod House Bed & Breakfast in Brewster, Kansas
to a high of 1.42 million for Harrah's Praine Band Casine mn Mayetta, Eansas. The one major
atfraction omitted from the survey 1z Village West which attracts 10 mullion visitors per year.
Therefare, the Dodge City Project would serve as one of Kansas™ leading attractions.

Camyon Research Southwest, Inc. £y

161

DB04/0832361.0002/13265426.5



EXHIBIT P - continued
Canyon Study

Estimated Retail Sales Potential

The Eansas Cultural and Heritage Research Study published by the Kansas Department of
Commerce — Travel and Tourism Development Division states that “A key deliverable of tourism
15 spending by visitors for local and state benefit. Kansas has an excellent opportmity to increase
the revemes generated through visitor spending while not overburdening its nfrastructure ™ The
study identified several key product development areas designed to impact the growth of cultural
hmtage tourism in Kansas and the state’s ability fo increase retail sales of locally-made items,
mchuding

+  Develop and encourage retail opportunities for Kansas artisans at musenm stores, gallenes,
shops and special events.

*+ Enhance the interpretation and visitor expenences at local heritage sites, attractions and
commmmities.

The centerpiece of the Diodgze City STAR. Bond Distmct 15 redevelopment of the Boot Hill Musewm,
the city’s key hentage tourism attraction. This development strategy coincides with the
recommendations of the Eansas Culnral and Heritage Research Study.  The master plan
meorporates a vanety of retail and ledsing to complement the mnseum and add to the visitor
expenience. Commercial uses for the Heritage Area mclude new and renovated commercial space,
two hotels and a water park.
The Power Center Area Project Plan inchides a Sutherlands building supplies store and three
outparcels accommedating a convenience store, sit-down restaurant, and small shops. The small
shop space planmed for the Water Tower parcel was omutted from the analysis.

For the purpose of calculating STAR. bond revenues, mcremental taxable retal sales were
estimated for the Power Center Area based on these sources:

1. Actual retail sales volumes for comparable power centers;

2. Sales data publizhed by the Intemational Council of Shopping Centers (“ICSC™);
3. Dellars & Cents of Shopping Centers published by the Urban Land Institute;

4. Mational Retail Federation Top 100 Retailers 2017

5. Economic Impact on Travel in Eansas 2013;

6. Nation's Restaurant News Tap 100;

|

. Sales estimates provided by prospective operators; and

8. Trade area demographics provided by Ersi Business Amalyst and wisitor counts and
expenditure patterns.
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Development of the Power Center Area 15 scheduled to commence with the sprmg 2019 opening
of the 75,000 square foot Sutherlands store, followed by spring 2019 wiath the opening of Casey’s
General Store. The remaining cut parcels are scheduled to open by spring 2020.

The Sutherland Lymber Company is a privately-ouomed, famly nm organization founded 101 years
agoe by Robert B Sutherland.  Based in Kansas City, Missouri, Sutherlands is one of the largest
privately-owned home improvement center chains in the United States operating 42 home
mprovement stores acress 14 states. The stores range in size from small hmberyards to large
140,000+ square foot warehouse stores. Sutherlands carmes a wide selection of building materials
mcluding humber, cabinets, doors and windows, appliances, fencing mmlch power tools,

appliances, elecmcal, plumbing, pamt, and lawn and garden. Each store stocks a large vanety of
building materials spma]h selected for the region Sutherlands also specializes mn complete

building packages, including storage sheds, garages, post fame buwldings and pele bams, and
enfire housas.

The National Fetail Federation Top 100 Retmilers 2017 and Annual Feports were consulted to
derive average store sales for the top home improvement store chains operating i the United
States. Home Depot is the leading home improvement retailer with 1,980 stores in the United
States generating gross sales for fiscal vear 2017 of $92 4 billion, averaging approximately $46.7
million per store and $417 per square foot of building area. For fiscal year ended February 3,

2017, Lowe’s operated 2,365 stores (1,733 stores in the United States) generating gross sales of
$65.0 billion, averaging approximately $27.5 million per store and $313 per square foot of building
area. Menards is a pnivately-held company operating 305 stores supporting gross sales of $10.7
billion, averaging approximately $35 mllion per store.

Based on the level of trade area direct competition. demographics, and retail sales leakage, first-
vear sales for the Sutherlands store are estimated at $173 per square foot, translating info gross
sales of $12.0 million in 2019 and $13 4 million in 2020,

Three outparcels are designed for the Power Center Area capable of accommodating building sizes
ranging from approximately 4.000 to 9,600 square feet. Casey’s General Store will operate a
convenience store on the southem-most out parcel with the remaining two out parcels designed to
accommodate a 4.000 square foot restaurant and 9,600 square feet of small shops.

A Casey’s General Store 15 schednled to open by sprng 2019 within the Power Center Area. The
first Casey’s General Store opened m 1963 in Boone, Iowa, Casey’s now operates owver 2,000
convenience stores in 15 Midwest states. Approsximately 57 percent of all Casey stores operate in
areas with populations of fewer than 5 000 persons, while approximately 18 percent of the stores
are located in comnmmities with populations exceeding 20,000 persons. The company competes
on the basis of price as well as on traditional features of convenience store operations such as
location, extended hours, product offerings, and quality of service. Casey's offers self-service
gasoline, a wide selection of grocery items. and freshly prepared food items. Casey’s General
Stores are primanly freestanding. The larger store design measures 42 fest by 110 feet with
approximately 2, 200 square feet devoted to sales area, 350 square feet to kitchen space, 423 square
feet to storage, and two public restrooms. Dunng fiscal year 2017 Casey’s operated 1,978
convenience store generatmg gross sales of over $7.5 billion, averaging 53 8 million per store.
First-year sales for the Casey’s General Store planned for the Power Center Area are estimated at
$875 per square foot, translating nto gross sales of $2.9 million in 2019 and $3.5 million in 2020.
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EXHIBIT P - continued
Canyon Study

A 4000 square foot quick service restavrant is scheduled fo epen by spring 2020 within one of the
two remaming out parcels. First year sales are conservatively estimated at approximately $1.5
mulhion

The remaining out parcel is planned for 9.600 square feet of small shops scheduled to open by
spring 2020. First vear sales are estimated at $1435 per square foot, equating into taxable sales of
approximately $1.1 million in 2020 and $1.4 million in 2021.

As mdicated by the table on the following page, incremental taxable retail sales for the Power Center

Area are estimated at approximately $13.0 milion in 2019 and $19 3 million in 2020, Stabilized sales
are forecast at approsxdimately $20.1 million by 2021.
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Project Component
Sutherlands

Outparcels
Restaurant
Small Shops
Casey's General Store

Total Sales

EXHIBIT P - continued
Canyon Study

Incremental Retail Sales Estimates through Stabilization
Dodge City Project Power Center Area

75,000

4,000
9,600
4,000

Opening  Sales Per

Date

2/1/2019

3/1/2020

3/1/2020
3/1/201%

Source: Canyon Research Southwest, Inc.; April 2018.
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5q. Ft.
$175
4380

$145
5875

2018

S0

50
S0
S0

]

2019
$12,046,233
S0

S0
52,934,247

2020
$13,387,500
$1,266,667

$1,160,000
$3,500,000

2021
$13,655,250
$1,520,000

$1,392,000
53,570,000

$13,928,355

$1,550,400
$1,419,840
$3,641,400

$14,980,479 519,314,167 520,137,250 $20,539,995

41

165



EXHIBIT P - continued
Canyon Study

Capture of Retail Sales I eakage

Petail trade areas are segmented into primary, secondary and tertiary geographic areas. The
primary trade area is the geographical region that generates the largest share of sales, generally
ranging from 70 to 80 percent. Dodge City’s pnmary trade area 15 defined as the geographic area
within a 50-mile radius.

Power centers are occupied primanly by general merchandise, clothing and accessories, home
electronics, home furmishings, sporting goods, hobby, and eating and dnnking places. The RMP
Cpportunity Gap — Retail Siores Report estimated total retail sales leakage among these retail
categories withm a 50-nule radius at $59.3 million anmally. The critical mass of retailers and
restaurants exclusive to Dedge City will ideally position the Dodge City STAFE. Bond District to
caphure and retain department store, clothing and accessories, and eating and drnnking sales
presently leaking cutside the remion.  Accordmg to Esn Business Analyst. Ford County accounts
for approximately 45 percent of the total retail sales within the 50-mile radius trade area
Completion of the Dodge City STAFR. Bond District will create the trade area’s premiers retail
destimation offering goods and services cumently not available. At capture rates of 10 to 15
percent, the Power Center Area would capture new trade area retail sales of $3.9 to $8.9 million

anmually.
Estimated Capiure of Trade Area Retail Sales Leakage
Power Center Related Retail Categories
Conservative Moderate
Retail Category Scenario Scenario
Estimated Retail Sales Leakage: 50-Mile Radius
iZeneral Merchandise $37,382 8BS 537,382 889
Eating and Drinking FPlaces $10.354.358 510,354,358
Electronics & Appliances S5.7097.182 35,797,182
Clothing & Accessories $3.012.385 53,012,388
Sporting Goods, Hobby & Musical 51.424.033 $1.424.033
Home Fumnishings $1.318.347 $1.318.347
Taotal Annual Retail Sales Leakage 350,280,218 558,280,218
Power Center Area Capture Rate 103 15%
Capture of Trade Area Retail Sales Leakage $5.928,922 $8,893 383

Source: Canyon Reseanch Souttwest, Inc.
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EXHIBIT P - continued
Canyon Study

Capture of Overnight. Out-of State Visitor Fxpenditures

At bunld-out and stabilized oceupaney, the Dodge City STAR Bond Distnict™s Power Center Area
estimated to generate anmual retail sales of approximately $22.6 million. This section of the report
estimates supportable retail sales crigimating from overnight. out-of-state visitors.

Dodge City is located within Ford County which in 2016 captured a reported $134 million in

visitor Expendmlres Expenditures on shopping, food & beverage, and enfertainment/recreation
accounted for over 63 percent of total tourism expenditures.

The Dodge City STAF. Bond District will create a tourist destination designed to nerease both
out-of-town visitor volumes and spending. Cut-of-state visitors from outside a 100-mile radms to
the Power Center Area are estimated at 283,733 visitors per year; of which 45 percent, or 127,680
visitors are anticipated to stay ovemight.

Assuming direct visiter spending in Dedge City on shopping, dining and entertaimment amounts
to $173 per trp, potential direct tourism expenditures by overnight, out-of-state visitors to the
Power Center Area are estimated at $22.3 mmllion anmually.

The presence of the Boot Hill Museum and cntical mass of retailers and restaurants exclusive to
the Diedge City will ideally position the Dodge City STAF. Bond District to capture a large share
of direct tounism expenditures from overnight out-of-state visitors. Dodge City’s namow retail
market will also enable the Power Center Area to capture a large share of direct tounsm
expenditures from ovemight out-of-state visitors. Assuming capture rates of 13 to 20 percent of
direct tounsm expendifures overmight out-of-state visitors outside a 100-mule radms would
account for an estimated $3.3 to $4.5 million in anmal sales.

The Dodge City STAR. Bond District’s Power Center Area 1s posiioned to capture retail sales now
Eludi.ug the 50-mile radius trade area and will enhance Dodge City's competiive positioning as a

destination. As outlined in the table on page 42, at t build-out and stabilization the Dodge
City STAR Bond District is estimated to generate ammual retail sales of approximately $20°1
million Given the high level of retail sales leakage within the trade area as well as the forecast
growth in cut-of-state visitation and spending an estimated 46 to §7 percent of the Power Center
Area’s retail sales will represent new spending, equating to approximately §9.3 o $13.4 million
anmually.
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EXHIBIT P - continued
Canyon Study

Estimated New Retail Sales by Source
Diodge City STAR Bond District Power Center Area

Potential New Primary Trade Area Spending

Annual Retail Sales Leakage General Merchandise, Clothing & Dining 550,280 218 350, 220 218
Power Center Area Capture Rate — Potential Mew Sales 10% 15%
Trade Area Leakage Sales Caplured by the STAR Bond District 55,028,022 $8.883.383
Power Center Area Annual Retail Sales at Build-out 520,137,250 520,137,250
% of Total Power Center Area Retail Sales at Build-out 29.4% 44 2%

Expenditures by Overnight, Out-of-State Visitors

Estimated Annual Out-of-State Ovemnight Visitors to Power Center Area 128,110 128,110
Expenditures Per Owemnight Visitor on Shopping, Dining & Entertainment 175 F175
Total Annual Visitor Expenditures on Shopping. Dining & Entertainment 522 504,250 $22,6504, 250
District Capture Rate of Visitor Expenditures 15% 20%
Mew Visitor Expenditures Captured by the Power Center Area 53,388,137 4,518,850
FPower Center Area Annual Retail Sales at Build-out 520,137,250 520,137,250
%% of Total Power Center Area Retail Sales at Build-cut 16.8% 22.4%

Dodge City STAR Bond District Retail Sales Capture

Power Cemter Area Annual Retail Sales at Build-out 520,137,250 $20.137,.250
Trade Area Leakage Sales Caplured by the Power Center Area 358280822 $0.893.838
Mew Visitor Expenditures Captured by the Power Center Area $3,380,137 54,518,850
Total Annual Leakage and Out-of-State Expenditures [Mew Sales) $0.318,054 513,412,888

% of Power Center Area Retail Sales from Trade Area & Visitors
Source: Canyon Research Southwest, Inc.
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EXHIBIT P - continued
Canyon Study

Impact on Active STAR Bond Projects

As an economic development tool the State of Kansas adopted STAR bond legislation that affords
bond financing for eligible development projects. STAR bonds provide Kansas nmmicipalities the
opportuuty to issue bonds to finance the development of major commercial entertainment and
tourism areas and use sales tax revenue generated by the development to pay off the bonds. In
order to be considered a major commercial entertainment and tourism area. a proposed project
must be capable of being charactenzed as a statewide and regional destination, and include a high
quality innovative entertainment and tourism attraction, contaning imique features which wall
mcrease tounsm. generate significant positive and diverse economic and fiscal impacts and be
capable of sustamable development over time.

STAF bond finaneing allows elimible projects to capture local and county portion of sales taxes
generated within the established district for use in reimbursing such project costs as land
acquisition, infrastructure improvements and certain soft costs. The state may also agres to
contrbute 1ts portion of the sales tax revenue generated within the distriet.

Since adoption of STAF. bond legislation, the Department of Commerce has approved five STAER
bond projects in central Kansas that incorporate major destination attraction and retail components,
mncluding the Wichita River Distnct and K-96 and Greenwich Project in Wichita; Olympic Park
in Goddard; Theme Park District in Derby; and Downtown Salina District in Salina, Kansas. To
determine the potential impact of the Dodge City STAF. Bond District on each of these approved
STAFR. Bond projects a comparizon was made on each project’s major atiraction(s); tenant mix;
market positioning and target market.

Wichita River District

Omn July 20, 2007 the City of Wichita approved the undertaking of a STAF. Bond Project within
the Wichita River District pursuant to House Bill No. 2003 of the 2007 Kansas Legislative Session.
In October 2007 the Kansas Department of Commerce approved the STAR Bond Plan for the
Wichita Fiver District. The approval was for $13 million in STAR. bonds (exclusive of financing
costs) for three projects, mcluding: 1) the Keeper of the Plains sculpture, plaza and pedestrian
bridge project; 2) the East River Redevelopment Project adjacent to the Broadview Hotel and 3)
the WaterWalk fountain and public plaza area. The total project budget 1s $155.8 mullion with the
project approved for $14. 7 million in STAR bonds.

In Jamary 2014, the City of Wichita expanded the scope of the project to melude the West Bank:,
adding tourism and recreational facilities. Additional STAR bond financing of $4.75 mmillion were
issued to support the $21 million project. According to the STAR Bond Anmual Report 2016,
these STAF. Bond were retired by December 31, 2016.

Today the Wichita Fiver District supports a wide range of attractions, including:

The Keeper of the Plams Plaza and Pedestrian Bridges (dedicated in May 2007)
Water Walk Place building and public parking garage

The Water Walk Garden (opened in July 2010}

Fountain at Water Walk (completed m October 2012)
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Canyon Study

Marmiott Fairfield Inn and Suites (hotel opened in June 2011)

Wichita Boathouse remodel

Floating stage

Broadview Hotel (renovations complete and hotel reopened in Angust 2011)

Complementing the public improvements, to date an estimated $72 mullion in private investment
has been reported. Major private mvestment projects include:

WaterWalk Main Place and Gander Mountain - $29 million
Marmiott Fairfield Hotel - $12.35 million

Dnury Broadview Hotel remodel and renovation - $29 million
Wichita Area Association of Realtors office building - $1.6 million
Wichita Boathouse renovation - $630,000

Because of the unique characteristics of the Wichita Biver District, pardcularly since the district
did not begin as a “Greenfield.” but already contamned several active businesses, it was possible to
more efficiently use the STAR. bond rescurces in a “pay-as-you-go™ manner. Duning calendar year
2014 the Wichita River District collected a total of $4.34 million in state and local sales taxes.
Since 2007, the District has generated more than $13.7 million in sales tax revenue.

Mow that the state has approved Wichita's use of STAFE. bonds to make improvements along the
west bank of the Arkansas Fiver, the city 15 seeking STAR. Bond fimding for about half the $40
million cost for a brand new baseball stadivm to replace the 6, 400-seat Lawrence-Dmnont Stadivm
that opened in 1934,

Given the Wichita River District’s emphasis on riverfront access and whan-scale mixed-use
development, pay-as-you-go project financing and its location in the Wichita CBD, the Dodge City
STAF Bond Dhstrict should have hittle or no impact on operations and finaneial sustamability.

K-96 & Greenwich District

In Jume 2013, the Kansas Secretary of Commerce approved the E-96 & Greenwich STAFE. Bond
Distnet located on a 423-acre site at the intersection of K-36 Highway and Greemwich Road in
Wichita, Kansas. The District’s Project Plan focuses on ereating an athletic and recreation atiraction
complemented by a mix of retail. employment and lodging uses.  The Project Plan designates the
site for 1.4 nullion square feet of commercial development anchored by a major state-of-the-art
indoor mmulti-sport athletic complex. Additional project components include a mix of hig-box
refailers, destination restaurants, lodging and medical office space. Today the District supports
approximately 838, 710 square feet of existing commercial space.

The initial phase of development located south of K-96 includes a varety of big-box retailers,
restaurants, and hotels. In spring 2012, Cabela’s, a premier retailer of lunting, fishing and cutdoor
gear, openad an 80,000 square foot store.  Additional retailers within the District include Super
Target, World Market, Hobby Lobby with Chili's, McDonalds, Subway and Kanza Bank
occupymg cut parcels. A 71,680 square foot Ax:adem Sports store opened in 2015, Existing
hotels nclude Hampton Inn & Suites, Holiday Inn Express & Swites, and Staybridge Swuites.
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In Diecember 2013, the $14 million Wichita Sparts Forum and Awiate Extreme opened on the 106
acres located north of K-96. The indoor multi-sport facility and extreme air sports trampoline park
occuples a 143 400 square foot building. The athletic complex features basketball, baseball,
soccer, volleyball, football, tenmis and fimess/traming facilities capable of hosting regonal and
national towrnaments. Alse developing on the north 106 acres is Greenwich Place, a power center
anchored by World Market, Home Goods, Foss, Mardel, DSW, Bed Bath & Beyond, and
Stemmart. A La Chunta Inn & Suites is also open

Total project costs for the District are estimated at approximately $127 million. In December
2013, STAF. bonds were 1ssusd in the amount of $36.325 (00. Through the end of calendar year
2015, incremental revemses received from within the district totaled $8.200,004. Debt service
payments have been made totaling $3.401,275. Disbursements from the bond proceeds to the
private developers and the City total 24,922 779,

The City of Wichita has expanded the District to include the Stryker Seccer Complex on the west
side of Greenwich Road at 20 Street North. A $19.1 million renovation is plammed that will yield
14 mmlti-purpose fields, eight baseball fields, seating for up to 3,000 spectators, locker rooms, and
COMCEssons.

According to the STAR. Bond Anmmal Feport 2016, principal and interest payments totaling $9.8
million were paid from 2014 to 2016 with a pnncipal balance as of December 31, 2016 of
$33,270.000.

The K-26 & Greenwich STAFR. Bond District Project Plan focuses on creating an athlefic and
Tecreation atiraction complemented by a mix of retail, employment and lodging wses. Based on this
project positioning and location i Wichita, the Dodge City STAR. Bond District should have little
or no impact on operations and financial sustamability.

Olvmpic Park District

In May 2014, the Kansas Commerce Secretary approved the Olympic Park STAE. Bond Project
Plan and the issuance of up to $25 4 million in STAR Bond financing. The City of Goddard will
contribute $4.75 million for infrastructure improvements and private imvestments will reach $44
million. Total project costs are estimated at $155 million.

The Olynupic Park Project District ocoupies a 280-acre site located at North Goddard Foad and West
Eellogg Drive in Goddard, Kansas. The origmal approved Project Plan designated the site for
muxed-use development with the Goddard Aquatic Center & Sports Complex ("GAC™) serving as
the principal “destination attraction”. The GAC was originally designed with four pools, ncluding
a long course pool. a short course pool, a 25-meter training pool, a 25-meter dive pool, a therapy
pool, and trammg rooms 1deal for athlete framing, meetings, corporate events, school and sports
team fimctions, and more. The GAC was designed as a year-round training, educational and event
center with facilifies capable of hosting regional and national swimming, diving, baseball and
softball tournaments. No comparable athletic facility exists i the Midwest, allowing the GAC fo
support a primary trade area encompassing a 300+ mile radins.
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The ongmal Project Plan alse includes a 130room all-suites hotel and conference center, four
tournament quality baseball and softball fields, and 353 300 square feet of retail space will
accompany the GAC. Approximately 60 acres of land was designated for fishure development.

Development of the Project commenced with the Jammary 11, 2013 opening of a Walmart
Supercenter located at the southwest comer of 1837 Street and West Kellogg Drive. The original
master developer was umable to perform with the balance of the project remaining imdeveloped.

Goddard Destination Development, Inc. 15 now the master developer and has shightly modified the
criginal Project Plan. The principal adjustments to the Pm_iect Plan mvelve reducing the mumber
of hotel rooms from 150 to 100 rooms. reducing the pool in the aquatic center from 50 meters to
25 yards, and adding a waterpark. a 250-seat Old Chicago pizza restaurant. and upgrades to the 4-
field baseball cnmp]et The waterpark will be similar in design to the Parrot Cove Indoor
Waterpark located in Garden City, Kansas. The modified Project Plan also designates land for
future development, which is prelimimanly planned for approximately 137,298 square faet of retail
space and 40,000 square feet of out parcel space.

Components of the onginal and modified Project Plans are summanzed in the table below with
the modified master plan illustrated on the following page.

Olympic Park Project Plan Comparison

Existing Development
Walmart Supercenter 150 000 SF 150 000 SF
Future Development
Aquatic Center Poo L0 Meters 25 Meters
Baseball/Softball Fields 4 Fields 4 Fields
Hote 150 Rooms 100 Rooms
Shopping Center 155 000 5F 137 298 5F
Clut Parcels 38,500 5F 40,000 5F
Old Chicago Pizza 250 Seats
Waterpark 32 500 5F

The modified Project Plan aims at creating a mixed-use athletic, lodgmg, retail and diming
destination not currently available within the Wichita MSA or elsewhere in central Kansas. The
goal is to create a national and regional destination capable of competing with other major markets.

According to the STAR. Bond Annual Report 2016, in 2014 a reported $30 million in STAR. Bonds
were issued  Interest payment were made of $2.241.875 in 2015 and $1.885.247 in 2016 with a
principal balance of $29,143,000 by December 31, 2016.
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The Olymapic Park STAR. Bond District Project Plan focuses on creating an athletic and recreation
attraction complemented by a mix of retail and lodging uses. Based on thus project positioning and
location in the Wichita area, the Dodge City STAR. Bond District should have little or no impact
on operations and financial sustainability.

Theme Park District

The Theme Park STAF. Bond District ("District™) i Derby, Kansas incorporates approximately
233 acres generally located on the west and south sides of the intersection of East Patriot
Avemme/East 63 Street South and South Rock Road Derby is a commmmity of approximately
23,000 residents located in the southem portion of the Wichita MS5A. The Distniet was approved
Ty the Derby City Council on July 26, 2016 and by the Kansas Secretary of Commerce on October
19, 2016. The City of Derbry ved $20.4 million in STAR Bond ﬁmdmg Total project costs
are estimated at approximately $178 million

The Dhstnet 13 compnsed of three tracts of land, mcluding: 1) the North Tract located at the
northwest comer of East Patriot Averme/East 637 Street South and South Bock Road: 2) the South
Tract located at the southeast and southwest comers of East Patriot Averme/East 637 Street South
and South Rock Foad and 3) the ROW Tract situated along East Patriot Averme/East 63 Street
South between the North and South Tracts. The Distriet 13 designed for the development of a
umigque mixed-use project featurmg distinet tourism, entertaimment, commercial and lodgzing
opportumities.

The Field Station Dinosaurs atiraction will occupy an approximately 14-acre parcel within the
North Tract. The Field Station Dinosaurs will serve as the District’s principal “destination
attraction” consistmg of a dnosaur theme park featring a nmseum statues and mdoor theater.
Additional entertamment and tourism components planned for the North Tract include a Fopes
Course, Fitmess Par Course, miniature golf, 100-room hotel and sit-down restavrant. A hospital,
medical office building and daycare are also planned for the North Tract.

The Field Station Dinosaurs will feature an mdoor nmseum and outdeor displays and exhibits.
Visitors will be able to see up close dinosaurs that once ruled the Earth  Museum features may
mnclude dinosaur skeletons, fossils, the Dinosaur Footprint Gallery, and gift shop. The attraction
planned for the District will be similar to Field Station Dinosaurs, a world-class family attraction
that opened m May 2012 in Secaucns, New Jersey. The 20-acre outdoor prehistoric theme park is
designed to resemble a dinosaur dig site within the first few weeks of a discovery. Field Station
Dinosaurs was built by Guy Gsell and features a>:-mile walking tour with 31 life-size animatronic
dinosaurs along with mteractive exhibits designed to educate children about dinosaurs within the
context of the local scosystem. Scientists from the New Jersey State Museum worked to ensure
that the exhibits encompass the latest theones and discoveries in the fields of paleontology,
geology and environmental studies. During the first two seasons of operation Field Station
reported attendance of 113,118 to 133,605 wsitors.

Base Camp serves as the entry point to Field Station Visitors receive their “credentials”, a
passport which s stamped as they visit and participate in the vanous games, workshops and shows
throughout the park.
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The open-air amphitheater will be home to many games, dinosaur dance parties and live shows
that feature the 15-foot Might T-Fex puppet each day. This umicque performance space will also
be available for special events at the Fleld Station.

The Field Station Dinosaurs will feature a fossil dig site and Paleontologists’ Laboratory where
chaldren can dig for mant dmosaur skeletons and prehastoric fossils. Educational progranmumg
will be aligned with STEM and the Core Crurriculum Content Standards in Science Practices, Life
Science and Earth Systems Science for the State of Kansas.

A 100-reom himited-service hotel is included in the District’s Project Plan to support the Field
Station Dinosaurs by providing lodging to out-of-town visitors. Limited-service hotels generally
provide such amenities and services as a lobby area, business center, fimess room. small meeting
rooms, indoor or outdoor pool and w]n.rlpc'nL market pantry, guest lnmdry, free internet access
and a complimentary continental breakfast. Limited-service hotels cater primarly to price-
sensitive commercial and leisure travelers. Examples of limited-service hotel chamns mclude
Fairfield Inn by Marmott, Hampton Irm and Holiday Inn Express.

The South Tract is designed as a major shopping destination. Existing development includes the
Derby Marketplace located at the northeast comer of Fock Foad and Meadowlark Boulevard Phase
1 opemdmiﬂld-am:homdh a 123,000 sguare foot Target store and 122 000 square foot Dillon’s
Marketplace. Junior anchors nclude Petco, Hibbett Sports, Maurices and Famous Footwear. Cut
parcels are ocoupied by several cham restaurants meludmg Braum’s Iee Cream Buffalo Wild Wings,
Chick-fil-A, Domino's, Olive Garden, Panera Bread Panda Express and Starbucks. Future
development meludes 312,980 square feet of big-box retailers, shop space and out parcels.

The Theme Park STAR Bond Distnict Project Plan focuses on creating a fammily-onented theme
aftraction complemented by a mix of retail and lodging uses. Based on this project positioning and
location m the Wichita area_ the Dodge City STAR. Bond District should have little or no mmpact
on operations and finanecial sustainability.

Downtown Salina District

In January 2017 the Salina City Commission approved the Downtown Salina STAF. Bond District.
The Downtown Salina STAF. Bond District in Salina, Kansas incorporates approximately a 28-
block area designated for redevelopment and revitalization that encompasses the historic
downtown area. Santa Fe Avenme serves as downtown Salina’s prineipal commercial comdoer
with the District encompassing a 5-block section between South Street and Elm Street. Potential
projects for the District include:

+ A lld-room Homewood Suites by Hilton on Mulbermry between Santa Fe and Fifth streets
built by Salina-based Blue Beacon International

Hotel Restaurant

0ld Chicago Festaurant

A “restaurant incubator” business

An “Amenca’s Crossroads Car Collection”™ mmseum

“The Alley”, a bowling alley and indoor fin center

University of Kansas Medical School

Medical Student Housing (Apartments)
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Lee Buildings (Low-Income Housing)
City Public Improvements (Streetscape)
Exasting Fetail Improvements

Stiefe] Theatre Renovations

The Stiefel Theatre for the Performing Arts has been the anchor of Salina’s tounsm industry for
decades, but requires reinvestment if it is to remam competitive, sccommodate a wider selection
of performers, and increase attendance and revemes. The 1.287-seat theater opened in Febmary
1931 as the Fox-Watsen Theater. Designed by the prominent architectural firm of Carl and Fobert
Boller of Kansas City, the theater features a lavish Art Deco style with chandeliers, mirrored
ceilings, a glzmmmus staircase and gold leaf throughout. The Mission of the Stiefel Theatre for
the P'Erformjng Arts 15 fo provide gquality experiences that ennich, educate and entertain The
programming goal of the theatre is to present broad base cuality shows from a wide vaniety of
genres mncluding Classical, Blues, Rock, Comedy, Country, Dance, Jam Alternative, etc. that
appeal toa la:gedenmgrap]m: The Stiefel Theatre supports aregm-nal draw with patrons traveling
from Lawrence, Manhattan Topeka, Wichita, Hays, Garden City and from out of state
Attendance dlmng 2015 was reported at 43 628, Renovations to the Stiefel Theatre could include
LED exterior signage, sound system lighting above the stage, stage house improvements,
additional restroom. service areas for food and beverage, and a small, infimate venue for live nmsic
performances.

The Amernica’s Crosstoads Car Collection will be an automotive-themed visitor expenence
consisting of approximately 31,000 square feet of exlubiion space comprnised of a new huldng
and adaptive re-use of five existing warehouse buildings. The nmseum will display an impressive
rotating collection of restored antique and vintage cars as well as exdubits and programs illustrating
automotive history. technology, pop culture and desizn. This state of the art destination attraction
15 desigmed as an interactive amd participatory visitor venue that delivers an entertziming and
educational expenience. This world-class automotive history museumn will serve a regional market,
drawing automobile enthusiasts from the Midwest and throughout the United States.

The Salina Field House 15 planmed for construction at the intersection of 5% Street and Ash Street.
The 63,420 seuare foot facility will nelnde indoor venues for basketball. volleyball, and bathng
cages. 'The program plan inchudes four permnent hardwood basketball courts that can be cross
hned to accommodate six volleyball courts. an un-boarded turf field with drop down batting
cages/pitching mnels. and the necessary supporting amenities for local programming and regional
events. The turf area will also be used to accommodate two temporary hardwood
basketballvolleyball courts. These temporary cowrts will be utlized for event weekends and
create the opportmity for the Salina Field House to feature a fotal of six hardwood basketball
courts and eight hardwood volleyball courts.

The basketball and volleyball courts will be complimented by such amemties as a lobby and
welcommng area, ticket office, office area, concessions, café seaung flex/team rooms, mezzanine
and restrooms. The cost to construct the Salina Field House is estimated at approximately $12.1
mullion.

The Salina Field House will complement the large mumber of outdoor sporting events and

tournaments already hosted mn Saling and serve a prmary frade area that extends north nfo
Nebraska, east to Manhattan Kansas and west to Ellis County. Weskend sports townaments will

Canyen Research Southwest, Inc. 51

175

DB04/0832361.0002/13265426.5



EXHIBIT P - continued
Canyon Study

draw from within 2 100-mile radius with regional toumaments drawing teams from a 6- to &-state

darea.

The Downtown Saling STAF. Bond District Project Plan is designed to revitalize the city’s downtown
by offenng a mux of cultural, athlefic, recreational. retail and lodgme uses. Based on this project
positioning and distance, the Dodge City STAR. Bond District should have little or no mpact on
operations and financial sustamabality.

Conclusions

The Wichita Biver District, K-96, Greenwich District, Theme Park Distnict. and Theme Park
Dastrict are m the Wichita MSA over 150 miles doving distance east of the Dodge City District.
The Wichita Fiver District possesses a riverfront, downtown location and is designed as an
entertainment and employment destination featuring §10.436 square feet of retail, office, hotel and
residential space. The K-96 & Greemwich and Olympic Park Dhistricts focus on creating an athletic
trainmg center and recreation attractions complemented by a mix of retail and lodging uses. The
Dodge City STAF. Bend District’s major tournism attractions mchode the Boot Hill Museum and
Long Branch Tagoon Water Park. Given the distinetive market pesifioning of each project, the
Dodge City STAF. Bond District 1s not anficipated to have a negative impact on fourism visitation
and retail sales at any of the Wichita MSA STAF. Bond Districts.

The Downtown Salina District 15 in Salina, Kansas approximately 163 miles northeast of Dodge
City. The Downtown Salina District and Dodge City STAR Bond Distrnict possess many
similarities, including a cultural attraction as the principal tourism destination. a historic downtown
location and the mclusion of restaurants, entertainment and lodzing vemmes. However, each
Projects’ tourism attraction caters to distinctive market segments. Therefore, the Dodge City
STAF. Bond District should have little or no impact on operations and financial sustamability of
the Downtown Salma Dastrict.

Becanse each active STAF. bond project supports distinetly different major tourism attractions and
retail components. it has been conchided that development of the Dodge City District will not have
a measurable adverse impact on visitor volumes, retail sales volumes and STAF. bond revenues
generated by the Wichita River District and K-96 and Greenwich Project in Wichita; Olympic Park
m Goddard; Theme Park District im Derby; and Downtown Salma District m Salina, Kansas.
Therefore, the operation of the Dodge City District is not anticipated to cause default in the
payment of outstanding STAPR bonds issued by the five active STAR Bond approved
redevelopment projects in central Kansas.
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ECONOMIC IMPACT STUDY

The following economic impacts are forecast when considerng the tounsm potential of a project
applying for STAF. bond financing;

*  Direct expenditures: Visitor spending that directly supports the jobs and incomes of people
and firms that deal directly with visitors;

+ Indirect expenditures: Changes m sales, income or jobs I regional sectors that supply
goods and services in support of direct expenditure entities; and

# Direct job creation: The total mmber of jobs (distinsmshed as full-time or part-time)
supported by the target attraction.

The Economic Impact Assessment examines the economic implications of the retail and restaurant
space to be constructed within the Power Center Area in terms of the direct and indirect growth in
employment and income. The project’s economic mmpact has been measured i terms of both
constction-phase and operations-phase.

Direct impacts measure the spending and job creation that occurs as a direct result of the operations
and activities that occur within the District. Indirect inmpacts consist of re-spending of the initial
or direct expendifures, or the supply of goods or services resulting from the mmitial direct spending
within the District.

Economic impacts measure the effects of economic stimmli or new demand for goods and services
n the local economy. New demand in this case 15 created by the new retailers to the market and
the additional spending they will support. The secondary impacts of supplier expenditures by these
businesses, employee spending and wvisitor spendmg are called nmltiphier effects. Multiplier
effects are a way of representing the larger effects on the local economy of an initial inerease in
demand.

Construction Phase

Development of the Dodge City Project would generate non-recuuming constuction impacts. Total
development costs for the Power Center Area are estimated at approximately $26.2 mullion
mclusive of land acquisiion, infrastructure, vertical construction costs, soft costs, and contingency
allowance. Omitting land acquisition of $4.0 mullion and professional services fees of $1.083
muillion, hard construction costs amount to approximately $20.8 million. The Power Center Area
as planned could create a total economic mmpact of approximately $36.5 million on the State of
Kansas.

Construction-phase employment estimates for the Power Center Area were generated by the
Development Impact Assessment Handbook & Software with total payroll estimated by consulting
Occupational Employment and Wage Estimares May 2016, published by the U5, Department of
Labar.
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The construction-phase for the Power Center Area is estimated to generate direct on-site
employment of 153 firll-ime equivalent jobs. Indirect job creation is estimated at 63 full-time
equivalent jobs, bnnging the total constmction phase work force to 216 full-time equivalent jobs.
Total payroll originating from these construction-phase jobs is estimated at approximately $9.5
mullion

Construction Phase Economic Impact
Power Center Area

Economic

Economic Indicalor Impact
Capital Imvestment 48, 162 5ao
Direct Construction Expenditures 20,7901 404
Total Economic Impact $34.543 620
Full-Time Equivalent Employment

Direct 153

Indirect iz}
Total Full-Time Equivalent Employment 218
Payrol

Direct 4,783 620

Indirect 32740075

Total $0.523 624

Dunng 2017 the State of Kansas impoesed a three-bracket stmacture for individual state meome
taxes (2.9%, 4.9% and 3.2%, respectively for 2017). For tax year 2018 the tax rates for will
mcrease to 3.1 percent for the bottom bracket for income of less than $15,000 for singles and
£30,000 for married couples filing jointfly. The middle bracket inchides incomes of $13,000 to
$30,000 for singles and $30,000 to $60,000 for married couples filing jontly with taxes caloulated
for singles at $465 plus 5.25 percent for income over $15,000 for singles and $930 plus 5.23
percent for meome over $30,000 for marmed couples filing jomtly. The top bracket at 3.7 percent
for mcome over $30,000 for singles and $60,000 for marmied couples with taxes caleulated for
singles at $1.252.50 plus 5.7 percent for income over $30,000 for singles and $2.340 plus 5.7
percent for meome over $60,000 for mamied couples filme jomtly.

Kansas allows itemized deductions and tax payers can claim the same itemized deductions reported
cn the Federal return. Standard deductions imder the Tax Reform Law are mereased to $5.500 for
singles or mamied filing separately and $7.300 for mamed couples filing joinfly. This analysis
applied a blended standard deduction for single and mamed couples of $6.500. Kansas has no
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Construction of the Power Center Area is estimated to generate total direct and indirect firll-time
equivalent constmiction-phase employment of 216 jobs supporting a total payroll of approximately
£9.5 million The State of Kansas is estimated to collect approximately $364.000 in state income
tax revemes resulting from construction-phase payroll.

Operational Phase

Full-ime equivalent employvment resulting from development and operation of the Dodge City
Project was estimated using employment rations stated in the number of jobs per 1,000 square feat
of bulding ares. This study applied full-tinee equivalent employment ratios of 1.0 job per 750
square feet of building supplies store space, 1.0 job per 600 square feet of retail space, and 1.0 job
per 400 square feet of restaurant space

The Power Center Area is planned for a 73,000 square foot Sutherlands building supplies store, a
4000 seuare foot Casey’s General Store, a 4,000 square foot restaurant, and 9,600 square feet of
shop space. At build-out, the commercial space is estimated to support a total of 143 full-time
equivalent jobs.

Operational Phase Direct FTE Employment
Power Center Area

Building  Job Per
SgFt  SqFc

Sutherlands 750

Casey's General Store
Retail Shops GO0
Restaurant 235

Source: Canyon Reseanch Southwest, Inc ; April 2006

Total payroll was estimated based on annmal mean incomes pertinent occupations in Kansas
published by the U.S. Department of Labor’s Occupational Employment and Wage Estimates May
2016. A sample of anmmal mean mcomes nclude $49,030 for food service managers, $28 680 for
food serve supervisors, $19.920 for food preparation and serving related workers, $38,650 for
retail store supervisors, $20.310 for cashiers, and $26,560 for retail sales.

As summarized in the table on the following page, at full operating levels the Power Center Area
as planned could create an anmual economic mmpact of approximately $28 2 million on the State of
Kansas. The Power Center Area could directly and indirectly support about 126 full-time
equivalent jobs locally and $3.3 million n anmmal payroll.
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Operational Phase Economic Impact Estimates

Power Center Area

Operations Impacts
Tatal Economic Impact of Operations
Stabilized Annual Sales 320,137, 250
Ourtput 28,182,150
Job Creation
Diirect 145
Indirect 41
Total 186
Paymoll
Diirect 33,514,250
Indirect 51,701,648
Total 35,305,806

Accounting for a blended standard deduction of $6.500 and personal income tax rates of 3.1
percent to 3.7 percent, at buld-out the Power Center Area is estimated to generate individual
meome tax revemes of approximately $152,000 per year for the State of Kansas resulting from

direct and indirect operations-phase payrell.

To conclude, the Power Center Area will contribute sizmificantly to the state and local economy
by generating construction and permanent jobs; consumer spending; and state income tax

TEVENLLES.
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STAR BOND FEASIBILITY STUDY

The STAFE. bond program provides Kansas nmmicipalities the opportumity to issue bonds to finance
the development of major conmercial entertamment and tourism areas, and vse sales tax revenue
generated by the development to pay off the bonds. STAR bonds possess a 20-year term. An eligible
area for the STAR bond program inchades a histone theater, major tourism ared, mMajor motorsports
complex, auto race track facility, nver walk canal facility, major nnlti-sport athletic complex or a
major commercial enfertanment and tourism area.

This section of the report quantifies the ability of the Dodge City STAF. Bond Power Center Area to
support the necessary bond debt to cover eligible project costs by caloulating the net present value of
the forecast STAR bond tax revemne streams generated through maturity of the M)-year term

EH;HE project costs for the Dodge City STAR. Bond District Power Center Area are estimated at
11 pmihien

STAR Bond Revenue Estimates

The STAE. Bond Act allows for the pledze of 100 percent of the tax merement revenue received by
the State of Kansas, coumty and city from any local sales and use taxes, melndmg the city’s share of
any county sales tax, which are collected within the STAR. bond project district The STAR bond
ﬁ.ua.w:ml:f being sought for the Dodge City Project will be repaid by incremental retail sales taxes.

STAR. bond revenues were estimated for the Power Center Area.

In the 2015 session of the Kansas Legislature a tax plan was approved that increased the State of
Eansas sales tax rate to 6.5 percent tax in July. Therefore, this report utilized a STAF. Bond
elimble State sales tax rate of 6.3 percent.

The City of Dodge City levies a 1.0 percent sales tax, of which 30 percent is eligible for STAR.
Bond Capture, or 0.50 percent.

Of the Ford County sales tax rate of 1.3 percent, a reported 04217 percent is eligble for STAR
Bond capture.

As outlined in the table below, the total STAR Bond ehaible sales tax rate is 7.4817 percent.

STAR Bond Effective Sales Tax Rate
Dodge City Project

Tax % STAR Bomnd
Taxing Jurisdiction Raie Allocation Dedicated
State of Kansas 6.500% 100.00% | 6.5000%
Ford County 1.500% 32.11% | 04817%
City of Dodge City 1.000%: 50.00% [ 0.5000%
Horsethief Reservair 0.150% 0.00% [ 0.0000%
Total Tax Rale B.150% T AB1T%
Canyen Research Southsvest, Inc. 57
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From 1997 through 2016 the Consumer Price Index (CPI) rose at an average anmnual rate of 2.24
percent. Through maturity of the STAE. bonds retail sales volumes for the Power Center Area are
escalated at a more conservative anmual rate of 2.0 percent.

The STAF. Bond retail sales and revenue projections for the Power Center Area were segmented
as follows: 1) the 73,000 square foot Sutherlands bulding supply store; 2) Casey’s General Store,
a 4,000 square foot restaurant, and 9,600 square feet of small shops; and 3) the mmtial phase m its
entirety. For the purpose, of this analysis the 15,000 square feet of small shops was omitted from
the STAF. Bond revemue projections.

Sutherlands

Taxable retail sales for the bullding supply store planned for the Power Center Area are estimated at
$12.0 million in 2019, reaching $13.9 million m 2022. As depicted in the table below, throughout
the 20-year life of the STAF. Bond distnict the gross STAF. bond eligible sales tax revemues
associated with the Sutherlands store planned for the Power Center Area 15 estimated to generate
approximately $23.8 million.

Estimated STAR Bond Eevenues
Power Center Area — Sutherlands
STAR Bond Revenue Total
Retail State County City STAR Bond
Year Sales &.50% 0. 4817% 0.50% Revenue

2019 | s124e233 |  s7e3ao0s | sse027 | se023d $301,263 |
2020 | $13,387.500 | 5870188 |  §64488 | 566038 |  $1,001,613
o021 | S13655250 | semvs0i | ses7 T | seao7e | $1,021845
2022 | 313028355 | sSe05343 | sev0o3 | sSE0.E42 | $1.042078
2023
2024

| 2025

$14.206.022 | 5823450 | $68435| S$71.035[ $1,0623919
S14401,081 |  S841919 | S80.803 |  §72455 | $1,084178
$14780,882 | $060757 | 571,200 | $73.004 | $1.105861
| o028 | siso7e400|  sovoovz|  s72e23|  §75383 | $1,127.978
| 2027 | $15378020| 3S900572| S74076| $76.800 [ $1,150,538 |
2028 | $156085500 | $1.019583 [  S75557 |  §78d428 | $1,173,549
2020 | $15000,302 | $1,030055 | §77.060 |  S70.007 | $1,197,020
2030 | $16,319.288 [ $1.080.754 [  s78.610 |  $81.508 | $1,290 960
2031 | $16645674 [ 510819080 [ s8p180| $83.778 | $1,245379
2032 | s18978.507 | S1102608 | 331788 | S84803 | $1.270.267 |
2033 | $17,318,150 | $1,125680 | S$23420 | $s6.501 | $1,295693
2034
2035
2036
2037
2038

517,664 522 | 511458104 585000 588,323 | $1.321,607
518,017,812 | 51,171,158 $86,782 500.080 | $1,348 039
518,378,168 | 51,184,581 588,528 381.891 $1,374 333
518,745,732 | §1,218473 $80.228 503,720 | $1,402 499
510,120,647 | 51,242,842 502,104 505,603 | $1.430 549

$20,658 574 $1,530959 %1589 121
‘Source: Camyon Reseanch Southwest, Inc.; Aprl 2018,
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Out Parcels

Taxable retail sales for the three out parcels planned for the Power Center Area are estimated at $2.9
million in 2019, reaching $8.9 million at stabilization in 2021. As depicted in the table on page 60,
throughout the 20-year life of the STAR. bond district the gross STAR bond elizible sales tax
revenues associated with the three out parcels planned for the Power Center Area is estinuated at 511

mullion.
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Estimated STAR Bond Revenues
Power Center Area — Out Parcels

Totals

Source: Canyon Research Southwest, Inc.; April 2018,

Canyen Research Soutlhwest, Inc.
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$9,597,609

$711,257

$738,278

STAR Bond Revenue Total
Total State County City STAR Bond
Casey's Restaurant Sales 6.50% 0.4817% 0.50% Revenue

2019 52934 247 50 50 | $2934 247 $190,726 $14,134 $14 671 $219,532
2020 53,500,000 | 51,266,667 | $1,160,000 | $5,926,667 $385,233 $28,549 $29,633 $443,415
2021 53,570,000 | 51,520,000 | 51,392,000 | $6,482000 $421,330 $31,224 $32.410 b484,964
2022 53,641,400 | 51,550,400 | 51,419,840 | $6,611,640 3429 757 $31,848 $33,058 5494,663
2023 53714228 | 51581408 | 51448237 | $6,743,873 $438,352 $32,485 $33,719 $504,556
2024 53,788,513 | 51613036 | 51477202 | $6,878.750 $447,119 $33.135 534,394 $514,647
2025 53,864,283 | 51645297 | 51,506,746 | $7,016,325 $456,061 $33,798 535,082 $524,940
2026 53941568 | 51678203 | 51,536,880 | $7,156,652 3465, 182 $34.474 535,783 $535,439
2027 54020400 | 51,711,767 | 51,567 618 | $7,299.785 3474 486 $35,163 $36,499 $546,148
2028 54,100,808 | 51,746,002 | 51,598 970 | $7,445780 3483 976 $35 866 537,229 $557,071
2029 54,182824 | 51780922 | 51,630,950 | $7,594.69 $493 655 $36,584 537,973 $568,212
2030 54,266 480 | 51816541 | 51,663,569 | §7,746.590 3503 528 337315 538733 $579,577
2031 54,351810 | 51852872 | 51696840 | $7,901522 $513,599 $38,062 539,508 $591,168
2032 54,438,846 | 51,889,929 | 51,730,777 | $8,059.552 3523871 $38,823 540,298 $602,992
2033 54527623 | 51927728 | 51,765393 | $8,220743 $h34 348 $39,599 541,104 $615,051
2034 54,618,176 | 51966282 | 51,800,700 | $8,385.158 $545 035 340,391 541,926 $627,352
2035 54,710,539 | 52,005,608 | 51,836,714 | $8,552.861 $555,936 $41,199 542,764 $639,899
2036 54,804 750 | 52045720 | 51873449 | $8,723919 3567 055 342023 543,620 $652,697
2037 54,900,845 | 52086634 | 51,910918 | $8,898397 $578,396 $42 864 544 492 $665,751
2038 54,998,862 | 52128367 | $1,949136 | $9,076,365 $589,964 $43721 $45,382 $679,066

$11,047,143
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Total STAR Bond Revenues

The Power Center Area is planned for a 75,000 square foot Sutherlands halding supply store and
three out parcels. Taxable retail sales for the Power Center Area are estimated at $15.0 nullion in

2019, reaching $20.5 million at stabilization in 2022.

As depicted m the table below, thronghout the 20-year life of the STAFR. bond district the gross
STAF. bond eligible sales tax revenues associated with the Power Center Area is estimated fo

generate approximately $34.8 million

Canyen Research Southwest, Inc.
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$2 242 M6
Source: Canmyon Research Souttrest, Inc.; Apll 3018,

Estimated STAR Bond Revenues
Power Center Area (Total)
STAR Bond Revenue Total
State County City STAR Bond
6.50% DABIT%  0.50% Revenue

2018 | $14800480 | S973731| S72161| S74002 | $1.120795

| 2020 | 519,314,167 | 31255421 | 303036 | 306571 | $1,445008
2021 | $20,137,250 | $1308821 | $87.001| $100,686 | $1,506,609 |

2022 | $20,530,005 | $1,335.100 | 598041 | S102.700 | $1,536741

2023 | 20,850,795 | 51361802 | $100.920 | $104.754 | $1,567 476

2024 | 21,380,811 | 51,389,038 | 3102938 | 3$106.840 | $1,598.825

2025 | $21.767.207 | 51416818 | $104.887 | $106.886 | $1,630,802

| 2026 | $22.233.151| 51445155 $107.087 | $111.166 | $1,663,418

| 2027 | 522,677,814 | 31474055| $109230| 3113350 | $1,696686
| 2028 | 523,131,370 | 31502530 | $111424| S115857 | $1.730,620 |

2028 | 523,503,888 | 51533610 | $113.652 | S$117.870 | $1,765232

2030 | 524,085,878 | 51504282 | $115825 | $120.320 | $1,800,537

2031 | 524.547.195 | 51505508 | 3118244 | 35122738 | $1,836548

2032 | 526,098,130 | 51627470 | 3120600 | $125.191 | $1,873278

2033 | $26,535,802 | 51600028 | $123.021| $127.685 | $1910744

2034 | 526,045,680 | 51683278 | $125481| $130.248 | $1.948359
2035 | $26570,674 | 51737084 | $127001| S132853 | $1,987,938 |

2036 | $27.102,087 | 51761836 | $130.551 | $135.510 | $2,027697

2037 | 527,644,120 | 51706868 | 3133162 | $138.221 | $2,068,251

2038 | 526,187,012 | 51,832,806 | $135825 | $140.885 | $2109,616

$34 895 797
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Supportable Bond Debt Estimates

The STAF. Bond fimding capacity of the Dodge City Project Power Center Area was quantified
through caleulating the net present value of the annual Sales Tax Special Obligaton Bond
(“STAPR”) revenues throughout the 20-year maturity of the district. This report assumed that all
STAF. bond revenue would be used to pay bond debt. The net present value was caleulated nsing
administrative costs of 2.0 percent of gross STAFR. Bond revenne, a debt coverage ratio of 1.25,
and a discount (“yield”) rate of 5.0 percent.

Surherlands

As outlined by the table below, throughout the statutory STAFR. bond maturity peried the STAR.
bond revemes generated by the 75,000 square foot Sutherlands ulding supply store planned for
the Power Center Area of $23.8 million are sufficient to filly satizfy approximately $11.2 million
m bond debt amortized over a 20-year term at a 5.0 percent interest rate with a debt coverage ratio
of 1.25.

Supportable STAR Bond Debt Estimates
Power Center Area — Building Supply Store

Estimated Less: Adm.  Met STAR Debi Present Net
STAR Bond Cosis Bond Coverage Value Present
Year Rewvenue 2% Proceeds 125 5.0% Value
2018 801,263 518.025 $383.238 3706,520 | D.B52381 672,843
2020 $1,001,613 520,032 5981,581 $7865,265 | 0907028 5712,258
2021 51,021,845 520.433 $1.001.212 $800,870 | D.B63838 $601.908
2022 51,042,078 520.842 51.0:21.230 3316080 | D.B22702 672,138
2023 51082813 521,258 51.041.861 3833328 | D.7835248 3652 935
2024 51,084 178 321.684 51,062 404 3840006 | D.746215 3634 370
2025 §1,105,861 322117 51,083,744 $366,005 | 0710881 $616,157
2028 $1,127.8978 522,580 $1.105.418 $884,335 | D.B878839 $508.552
2027 51,150,538 323.011 51137527 3002,022 | D.B44609 $581.451
2028 51,173,540 323471 51,150,078 $820,082 | D.813813 $564.562
2029 51,157,020 523.240 $1.173.080 30384684 | D.BB4ETE 5548700
2030 $1,220,8680 324,418 51.198.54 $057,233 | D.558837 §533.023
2031 51,245,379 524,008 $1.220.471 $876,377 | 0.53031 $517.783
2032 31,270,287 325408 51.244.881 3095005 | D.505068 5503.000
2033 $1,205,603 325,014 $1,260779 | $1,015823 | 0431017 $453,628
2034 $1,321,807 526432 $1.205.175 | $1.036,140 | D458112 3474.668
2035 51,348 038 526,061 51.321.078 | $1.0568.863 | 0436287 461,106
2038 51,374 008 327.500 51347400 | 31077090 | D415521 3447 031
2037 51,402,489 52B.050 §1.374.448 | §1.090.6550 | 0385734 $435.133
2038 51,430,548 32B.611 51.401.838 | $1.121,550 | D.342862 5384537
Totals %23 778 654 $475,573 $23.303,081 518642 465 $11,191, 704

Source: Canyon Research Southwest, Inc.; Aprdl 201E.
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Out Parcels

As outhmed by the table below. throughout the statutory STAR. bond matimity period the STAR
bond revermes of approximately $11.0 million generated by the three out parcels planned for the
Power Center Area are sufficient to fully satisfy approximately 3.1 million in bond debt amortized
over a 20-year term at a 3.0 percent interest rate with a debt coverage ratio of 1.25.

Supportable STAR Bond Debt Estimates
Power Center Area— Out Parcels

2019 5210.532 54,301 5215141 5172113 | 0952381 $163.917
2020 43415 38,868 434,547 3347637 | 0.807029 $315. 317
2021 F424 084 50,600 475,285 §320.212 | 0.863238 $328.441
2022 484 863 58,893 3484770 5357.816 | 0822702 $315,057
2023 5504556 10,081 3404 485 §385,572 | 0.783528 $309.941
2024 5514847 $10,203 604,254 5403.483 | 0.748215 $301,085
2025 3524841 $10,4085 3514442 411,554 | 0.710681 $232 483
2026 5535430 10,709 5524730 410,784 | 0678830 $284 126
2027 5546.148 $10,823 635,225 F428.180 | 0644609 $276,009
2028 3557071 11,141 $545,830 435,744 | 0.68135613 $267,992
2029 S568.213 $11,364 $556,240 5445470 | 0584679 $260, 452
2030 S578.577 11,5082 567,985 454,388 | 0.59583837 $253.020
2031 5501,188 $11,823 3570,345 S463.476 | 0.530321 $245 791
2032 5602.992 $12,060 600,932 472,746 | 0.505068 $238 769
2032 5815.051 12,301 F602,750 452,200 | 0481017 $231,946
2034 5827.352 F12.547 614,805 5401.844 | 0458112 $225 320
2035 5630.858 $12,788 627,11 5501.6881 | 0438287 $218, 882
2036 5052.897 $13,054 630,643 5511,714 | 0415521 $212 628
2037 SA65,752 $13.315 $652.437 5521.950 | 0395734 $206,553
2038 5678 066 $13,581 3685485 5532,388 | 0.342862 $182 536

Totals  $11,047,143

‘Source: Canyon Resaanch Southest, Inc.; Aprl 2043,
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Total Supportable Bonud Debi

Elizible project costs for the Dodge City STAR. Bond District Power Center Area are estimated at
$11 million. These eligible project costs are exclusive of the financing costs associated with issung
the STAR Bonds.

Through matmty of the Dodge City STAF. Bond Distnict Power Center Area. gross Sales Tax
Special Obligation Bond revenues of $34.8 mullion are sufficient to fully satisfy approximately
$16.3 million in bond debt amortized over a 20-year term at a 5.0 percent interest rate with a debt
coverage ratio of 1.25. Therefore this report concluded that the Dodge City STAFR. Bond District

Power Center Area will generate sufficient Sales Tax Special Obligation Bond revemes to cover
the anficipated debt semace obligations for the requested STAR. bond financing.

Supportable STAR Bond Debt Estimates
Dodge City Project — Power Center Area (Total)

Esfimated Less: Adm  Met STAR

Cosis Bond
2% Proceeds

20192 51,120,785 $22.418 51.008.370 $878.703 | 0.852381 $836 860
2020 51,445,028 $28.0901 $1416,127 | §1.132.802 | 0.907029 $1,027 575
2021 $1,506,600 #30.132 F1 476477 | 51.181,181 | 0.863838 $1,020,349

2022 51,536,741 $30.735 51,506,008 | 51.204.805 | 0.823702 $591,195
2023 31,567 476 $31.250 $1.536,126 | 51.228.901 | D.783526 $362 876
2024 51,508,824 331,878 51,566,848 | 51.253.478 | 0.748215 $935 354

2025 $1.630.802 F32.818 51,508,188 | $1.278.548 | D.710881 £908 640
2026 31.663.418 $33.268 51,630,150 | 51304120 | 0678838 $862 679
2027 31,606 688 333834 516682752 | $1.330.202 | D.644808 $857 460
2028 $1.730.620 334612 31606008 | 51.358.808 | 0.613613 $832 554
2029 $1,765.231 $35.205 | $1,720926 | $1.383.041 | 0584870 $809 161
2030 $1.800,6535 $38.011 51,764,525 | 51.411.820 | 0558837 $786 042
2031 $1.836.548 $36.731 $1,799,817 | §$1.430.854 | 0.530321 $763 585
2032 $1.873.27H $37.458 51,835,812 | 51.468.050 | 0.5050688 $741 768
2033 31,910,744 $38.215 $1.872520 | §$1.488.023 | 0481017 $720 575
2034 31,848,050 $38.970 31,009,280 | $1.527.984 | 04588112 $699 968
2035 31,987,038 F30.758 51,848,170 | $1.558.543 | 0.438287 $670 988
2036 32,027,687 40,554 31,887,143 | 51.580.714 | 04155621 $660 560
2037 $2,068,251 $41.265 | 52026886 | $1.621.500 | 0305734 $641 6B6
2038 32,100,618 42,102 52,067 424 | 51,853,930 | 0.342882 $567,073
Source: Canyan REsEarch Southwest, Inc.; Aprl 2018,
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EXHIBIT P - continued
Canyon Study

ADDENDA
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EXHIBIT P - continued
Canyon Study

EXHIBIT A

Canyon Research Southwest. Inc.. Client Roster
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EXHIBIT P - continued
Canyon Study

CLIENT ROSTER

Dhring its pericd of operation, Canyon Pesearch Southwest Inc. has provided real estate
consulting services for a mmber of leading orgamizations inclading:
Albigail Properties

American Furniture Warehouse

Anzona State Land Department

Aspen Enterprises

Bamn & Company. Inc. (Boston, Massachusetts)
Bashas™ Markets

Belz-Burrow (Joneshoro, Arkansas)

Biskind Hmt & Tayler, PLC

Brndgeview Bank Group

Brovwning-Fermis Industries

Cameron Group (Syracuse, New York)

Cass County, Missoun

Cavan Feal Fstate Investments

D.J. Christie, Inc. {(Overland Park, Kansas)

Church of Jesus Chnst of Latter Day Saints

Circle G Development

City of Belton, Missoun

City of 5t. Charles, Missoun

City of Dumean, Oklahoma

City of Fentor, Missouri

City of Glendale Economic Development Department
City of Independence, Missoun

City of Lee’s Summnit, Missouni

City of Liberty, Missoun

City of Newton, Kansas

City of Osage Beach, Missoun

City of Mesa Economic Development Department
City of Mesa Real Estate Services

City of Phoenix Economic Development Department
City of Phoenix Feal Estate Depariment

City of 5t. Charles, Missoun

City of Tucson Commmity Services Department
City of Warsaw, Missouri

Dial Realty (Omaha, Nebraska and Overland Park:, Kansas)
Danny’'s Family Car Wash

DME Associates

DMIM Anzona Inc.

EDAW, Inc. (Denver, Colorada)

Fromtera Development, Ine.

Gilded Age (St. Louis, Missour)

WM. Grace Development

Greystone Group (Newport Beach, Califormia)
Hanford Healy Advisery Company

Heritage Bank (Louisville, Colorado)

Canyon Research Sourhwest, Inc. &7
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EXHIBIT P - continued
Canyon Study

Holiday Hospitality Corporation (Atlanta, Georgia)
Jorden & Bischoff, PLC

JPI Development

Kaiser Permanente (Oakland, Califorma)

Landmark Organization {Austin, Texas)

Lee’s Summit Economic Development Coumeil (Lee’s Summit. Missoum)
Lewis and Foca

Lowe’s Companies, Inc. (West Bloomfield MI)
Lund Cadillac

Marmiott International, Inc. (Washington, D.C)

AJ Martinez & Associates (Prescott, Arizona)

MCO Properties

Mentage Homes

Metropolitan Housing Corporation (Tucson, Anizona)
Meomterey Homes

Mountain Funding (Charlotte, North Carolina)
Navajo Nation Division of Economic Development
Opus Northwest Corporation

Opus West Corperation

Pederson Group, Inc.

Phelps Dodge Corporation

Piper Jaffray (Kansas City, Missour)

Pivotal Group

Pulte Home Corperation

Pult= Homes of Greater Kansas City

Pyramid Development (5t. Lows, Missouri)

Falph J. Brekan & Company

EED Development (Kansas City, Missour)

F_H Johnson & Company (Kansas City, Missourd)
Fichmond Amencan Homes

Faver Bxm Development (Hoise, Idaho)

Poval Properties (Champaign, lineds)

Salt Baver Project

Stemer + Associates, Inc. (Columbus, Chio)

Summit Development Group (St. Lows, Missoun)
SWD Holdings (San Francisce, Califomia)

The Inmova Group Tucson (Tucson, Anizona)

The University of Arizona Department of Economic Development (Tueson, Anzona)
The University of Arizona Medical Center (Tucson, Anizona)
Trammell Crow Fesidential

Union Homes (Salt Lake City, Utah)

TUnified Government of Wyandotte County and City of Kansas City, Kansas
Wal-Mart, Inc. (Bentorville, Arkansas)

Waste Mana

Wells Fargo Bank NA

Weststone Properties

Widewaters (Syracuse, NY)

Tavapai-Apache Nation (Cangp Verde, Arizona)
Zaremba Group (Atlanta, Georgia)

Canyon Research Sonthawest, Inc. 68
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EXHIBIT P - continued
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EXHIBIT B

Resume of Enic S. Lander, Pnncipal
Canyon Research Southwest, Inc.
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EXHIBIT P - continued
Canyon Study

ERIC S. LANDER

EDUCATION

In 1981, Mr. Lander received a B.5S. in Marketing from the Arizona State University College of
Business Admimistration, receiving honors status for his superior cumulative grade pomt average.
In 1992, Mr. Lander received a Masters in Real Estate Development and Investment from New
York University, graduating with honors.

BUSINESS EXPERIENCE
Canyon Research Soutlwest, Ine.
Prezident (October 1984 to Present)

Established Canyon Besearch Southwest, Ine. as a nmlfi-disciplined real estate consulting
firm designed to provide comprehensive research and analysis to the development
financial, investment and mmmicipal commmmities. Fesponsibiliies include direct
markefing, project management, staffing. and client relations. The firm has performed m
excess of 400 major consulting assignments with over 75 local and national clients. Fields
of expertise include market and feasibility amalysis of large-scale master planned
commmmities, freeway onented muxed-use projects, retail centers, office commplexes
business parks, and hotels. Additional services include fiscal impact studies, property
valuation, and development plan analysis.

Mountain West Rezearch
Aszsomate (December 1988 to Jammary 19907
Semor Consultant (October 1983 to October 1954)

Mr. Lander assisted in managing the Commercial Feal Estate Services Division of
Mountain West, Anizona's largest real estate and economic development consulting firm.
Fesponsibilities mclnded divect marketing, personnel management, client relations, and
comsulting on large-scale commercial, office, industral, and hotel projects. Alse
contmibuted to several real estate publications and assisted in the management and
markefing of the firm's commercial, office, and mdustrial (COT) data base.

Iiff, Thorn & Company
Marketing Assistant (Jarmary 1982 to December 1983)

Joined Tiff Thom & Company dunng its infaney and became solely responsible for
providing in-house marketing support services to its commercial Teal estate brokers. These
services inchuded demographic research, office/industrial'retail market studies, raw land
sales packages. site selechion analysis, client relatons, and property research. Major
accomplishments included establishing and implementing office and industnal absorption
studies, devised central office market and available raw land files, and orgamized the
development of an industrnial retail map. Also. durng this time Mr. Tander obtained a real
estate sales license and became inwvolved in commercial brokerage activities.
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EXHIBIT P - continued
Canyon Study

ERIC S. LANDER
Page 2

RAMGE OF EXPERIENCE

In 1987, Wr. Lander, mn cooperation with the Drachman Institute of Regional Land Planming published 2
workmg paper fitled "Land Development as Value Added in the Development Process and Approprniate
Critena to Rank Sites for Selection of Master Planned Satellite Commmmities " Since the publication of
this wordang paper, Mr. Lander has conducted mmmerous market feambility stodies on exising and
proposed, large-scale, master planned commumities m the Scuthwestern Unated States, totalng over 80,000
acres. The working paper was also evalnated and utilized by such prestmous wniversities as Harvard
MIT. and the University of Meath Carolina as part of their Masters program mn Feal Estate, City and
Femonzl Planning, and Business.

Mr. Lander is an mstructor with the Commercial Feal Estate Institate, teaching classes in Market
Amalysiz, Commercial Property Valuation and Land Valuation.

Developed a model designed to evaluate and rank the development potential of freeway interchanges.
The methodology for ranking freeway properties is based on a list of 23 criteria which En:ﬂ.' a
framework to efficiently compare the strengths and wealmesses of vanous freeway sites. Seven (7)
criteria have been established which apply to mefropolitan area economic base and Teal estate market,
five (3) criteria evaluate the rezion mfluenced by the of the freeway n question. and thirteen
(13} interchange and site-specific crtena are mnﬁfuﬁdet:énumng firfure estate development
opporiumities.  This has been utilized m evaluating freeway-onented mixed-use projects
anchored by remional malls, business parks, office complexes, and hotels.

Mr. Lander has provided consulting services on downtown redev and historic preservation
efforts. Recent examples include a heritage tourism stody for the Ene Canal termims m Buffalo,
Mew York; evaluation of potential office. retail. hotel and arena devel t in the downtown areas
of Glendale and Mesa, Anzona; retail market evaluation and redev plan for dowmtoam
Warsaw, Missoun; a downtown master plan for downtown Lee’s Summit, Missouri; and a

redevelopment plan for the 24 Highway Comdor in Independence, Missour.

Mr. Lander has conducted TIF and TDD Revenue Projections for a varety of large-scale retail
jects m Missoun and Kansas. Tax Increment Financimg and T) ortation Development Thstricts
E]I;IJ government-backed finding mechamsms designed to% project-specific  public
mfrastructure moprovement. Funded 1s provided via the issue and sale of bonds. In the case of Tax
Increment Financi ﬂrboﬁsmerq;ﬂduimmﬂmmlmmpﬁwmmwﬁm
reverme generated by the desinated redevelopment area.  Transportation Development Dhstriets
mwvolve the levy of an additional sales tax on businesses operating within the redevelopment area.

Mr. Lander has conducted STAR Bond Feasibility and Market Studies on several pmz:hosed
developments in Kansas, mcluding the Kansas City Tourism District, Legends at Village West,
Kansas City Fesearch & Medical %,‘ampus and Fosedale Station Shopping Center. The Market
Study evaluates the market positoning. market demand. short-term devel potential and
economic impact for the proposed Fedevelopment District  Meanwhile, Feasibility Study
E:widrs a STAR Bond revenme vs. costs companson to determine the ability of the

development District to cover debt service for the projected STAF. Bond obligations throughout
the bond matrity period.
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