ECONOMIC IMPACT ANALYSIS

The accompanying economic analysis reports were prepared by or through Katz,
Sapper and Miller (KSM), a well known local, full service accounting firm. Among
KSM’s many areas of expertise are real estate, and state and local taxation.

The first report concems the incremental real estate tax that is expected to be
generated from the Project once it is fully operational. The “incremental real
estate tax” is the net increase in real estate taxes generated by the Project site —
net of what the current owner is presently paying. (The two columns highlighted
in that report are probably the most telling.) In addition to real estate tax revenue
generation, the accompanying reports reflect the substantial amount of
incremental County Option Income Tax (COIT) that the Project will generate as
well as a wide range of other positive economic benefits.

Between the accompanying three reports they show the foliowing:

1. Inthe first year of the Project being fully operational the Project will generate
over $270,000 in incremental real estate taxes, including the State’s PTRC
(see page 2 of that report),

2. In the first year of the project being fully operational the project will generate
over $47,000 in incremental County Option Income Taxes (COIT); and

3. That in addition to dramatic increase in real estate tax revenues and COIT,
the Project will have other dramatic positive economic impacits on the
community. Those impacts include:

a) the generation of $12.8 million in retail sales (does not inciude
Witham provided medical services)

b) an additional $19.2 million in direct and indirect local economic
activity;

c¢) the direct creation of over 150 jobs in Boone County; and

d) an additional $13.4 million in direct and indirect payroll generated in
Boone County.

Clearly the Project will greatly benefit both Boone County and Union Township in
a vast and varied economic fashion.

GREENHOUSE * & DEVELOPMENT CO LLC
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APPLIED E.CONOMIC IMPACTS OF PROPOSED
UNION CROSSING MIXED-USE DEVELOPMENT PROJECT ON

E C O N O M I C S Union Township and Boone County, Indiana May 2007

Summary of Economic Benefits

Applied Economics was retained by Katz, Sapper and Miller on behalf of Greenhouse Development,
LLC to perform an economic benefit analysis of the proposed Union Crossing Mixed-Use Development
Project in Union Township, Boone County, Indiana. This analysis is intended to provide a framework
for understanding the economic impacts the proposed project would generate.

This proposed mixed use project would include medical office and retail development totaling close to
71,000 square feet over the next five years. The analysis assumes the following development mix:
35,000 square feet of medical office space (20,000 in the first year, followed by an additional 15,0600 in
year five), a 15,000 square foot drug store, an 1,800 square foot coffee house, a 4,000 square foot bank, a
5,000 square foot restaurant and 10,000 square feet of multi-tenant office space.

The construction of this type of development would provide significant economic benefits to the county.
These positive impacts include the following:

» The project could initially create annual economic impact of $19.2 million in Boone County. This
means the company would directly and indirectly support $19.2 million in local economic activity
through the value of the direct sales as well as supplier purchases and purchases made by employees.
Over the next five years, the company’s annual impact would increase to $22.1 million.

» Beginning in the first year of operations, 154 direct jobs would be created in Boone County at the
stores and offices in the development. These 154 jobs support an additional 82 indirect jobs af other
businesses throughout Boone County as a result of the on-going operations of the businesses in the
development. By year five, the number of direct jobs would be close to 200, supporting 146
additional indirect jobs.

= Over $6.4 million in direct payroll and $3.0 million in additional indirect payroll would be generated
in the first year of operations, creating the potential for significant local retail expenditures by
employees and their familics. Average wages are estimated at $41,300 and would increase to
$41,700 by the fifth year with the addition of 15,000 square feet of medical office space.

=  (Close to $13.4 million in new direct and indirect annual payroll would be added to the county
economy once full employment is reached.

= The 343 direct and indirect jobs would support a population of approximately 485 people by the fifth
year of operations. About 80 percent of this supported population would live and work in Boone
County based on typical commuting patterns for the county. These 390 people would generate
significant retail sales as well as state and local tax revenues of almost $8.0 million over the next ten

years.
= Total retail sales at the development itself are estimated at about $12.8 annually.

= In addition, purchases in other parts of the county supported by direct and indirect payroll from the
tenants in the development are projected at approximately $3.9 million per year by build out. The
most significant expenditures would be for food, vehicles and utilities.
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= A large portion of these purchases are taxable, generating approximately $1.7 million in sales tax to
the state over the next ten years as a result of the construction of the proposed development in Boone
County.

® Based on the amount of direct and indirect payroll and the share of workers likely to live in Boone
County, the development would support $609,000 in county income tax revenues and $2.6 million in
state income tax revenues over the next ten years.

» In addition to sales and income tax revenues generated by the project, the direct and indirect
employees supported by their operations would generate close to $3.0 million in local property tax
revenues in Boone County over the next ten years. This is in addition to the property taxes generated
by the development itself.

The proposed medical office and retail mixed-use project would not only create an opportunity for
additional office users and health care providers in the area, but also support a significant amount of
additional economic activity, jobs and payroll in related local supplier and consumer businesses
throughout the county.

IMPACT OF GREENHOUSE DEVELOPMENT ON BOONE COUNTY

2008 2009 201G 2011 2012 2013 2014 2015 2016 2017 2618

Total Projected Increase in Feonomiic

Adtivity in Hamifton Connty 19,160,664 519,160,664 $19,160,664 $19,160,664 $22,078,685 $22,078,685 $22,073,685 $22,078,685 $22,078,685 $22,078,685 $22,078,685

Total Number of Direct Jobs [54 154 154 13 197 197 197 197 197 197 197

Dhrect local payroll

Avirage wage $41,280  $41,280  $41280  $41280  $4,746  SAL746 S41,746 S4L746 41,46 S41746 $41,T46
Secondary local jobs created 82 82 82 1] 146 146 146 146 146 46 146
Payrol] for secondary jobs created
Totat Retail Sales

Birect retail sales :

Secondary sales from employes spending
Retail Sules Impacts of Additioral Direct
and Secondary Peyroll
Food Stores $669,702  $669,702  $669,702  $660,702 $963.946 $963.946  $963,946 $963946 5963946  $963,046  $963,946
Restawrants & Bars $255926  $255926  $255926  $255926 $368370 $368,370 $368,370 $368370 $368370 $3633N0  $368370
Clothing, Shoes $172,170  $172170  S172,170  S172,370  $247816  $247816  $247816 §247816 $M47816 $247816 52473816
Housekeeping Supplies $61,505 861,595  $61,595  $61,595  $8B658 883,658 888458  S8R638  £33,658 583658  §88,658
Fumiture & Appliances $I64,783  $164783 8164783 8164783  $237.183  $237,183  §237,183 $237,133  $137,183  $237,183 $137,183
Newspapers & Magazines $H,660 314660  S14,660  $14660 521,101 $21,101 $21100  $21,101 $21,101 $21,101 $21,101
Automobils Repair §77846 877846 $77.846  S77846 SHI2049 §II2049 SIIZ049 SLI20G49  S112,049  $112049  $112040
Gusoline §169,784  $169784  $169.734  S169,784  $244381  S244381  S2M438F  S2443B1  §244381 5244381 $244381
Prugs/Medical Supplies 09,89 $69,89 366,891 $65891  §100,59%  §100,599  $300,59% 816059  $i00,599  $100599  $100,599
New & Usad Vehicles and Accessories $418301 3419891  S4I889F  BA18.801 5602937  £001937  $602,937  $602,937  §602937  §602937  §602937
Toys and Sporting Goods $49.776 849776 $49,776  S497176  §T1646  STi6d6 STI646 STIGH6 STIGMG $71646 §71.646
Personal Electronics $8E642 88642 G642 SBRGM2 S127588  SED75RR 127,588 SI2758R  S12758%  S127588  §12758%
Entertainment Fees and Admissions $43526  $43526  $43,526 843526 §62649 62649 962,649 §62,649  $62649  $61640  §62,649

£330249  $330,24%  $330249  §330249  SATSME 475348 S4US34E S475348  SAUS M8 S475348 8475348
$E44.555  $144555  §144,555  SI44.555  $208,067 $208,067 $208067 $208,067 $208,067 8208067  $208,067

Utilities and Telecommmmications
Oifer Retail Categories

State and Local Revenue Inpects from

Employees and Secondary Jobs

State sales tax SI1B3738 $123738  $123,738 8123738 S178104  S$17R.E04 SIIBIG4  SI78104  SITE04  S178104  §176104
State income tax $198,008  $198,001 SE9800L 8198001 $256,170 8256170  $256,170  §256,170  $256170  §256,170  $256,i70
State utility tax $4,623 $4,623 $4,623 $4,623 $6,655 6,655 $6,655 $6,655 6,655 $6,655 $6,655
Local incoms tax S40,644  BA6644 46644 B46644 56047 $60347  $60347  SGOMT  S60MT 860347 860347
Local propesty tax $23EMT $231241  SL2A1 $23L:4T $295534  $295534  $295534  §295534 8205531 $295534  $29553

Source: Applied Economics, 2007; Minnesota IMPLAN Group; Buceau of Labor Statistics, Consumes Expenditure Sarvey, 2005; Indiana Department of Workforee Development, 2007,



