Multi-Use Athletic Facility Economic impact: Econemic and Fiscal Impacts March 2003

Appendix A: Estimates of Demand and Cash Flow for Proposed Expo Center

Esti and
< Estimates of demand for the Proposed Expo Center are based on the following findings:
o ©On a regional basis:

* New York State is esfimated to capture the largest number of tradeshows
in 2002 in the region, also including New Jersey, Connecticut,
Pennsyivania and Massachusetts.

* Nearly half of regional event planners organized both major events and
smaller regional shows.

o ©On a national basis:

= 39 percent of exhibitions require less than 100,000 net square feet, with
more than half of these events requiring less than 50,000 net square fest.

* 62 percent of events capture less than 7,500 attendees, with over 80
percent of these events reporiing attendance levels of less than 5,000.

* B2 percent of events caplure less than 300 exhibitors, with over 73
percent of these evenis reporiing exhibitor levels of less than 200.

= B4 percent of event organizers are focused only on tradeshows, with 5
managing only consumer shows and 11 percent managing both types of
events,

o On alocal basis (see Appendix B for data on NYC show organizers and venues):

= Show organizers reporl events ranging from 3 to 21 days, including move-
in and move-out days, with an average event length of approximately &
days. Venues repor the average event ranged in duration from 4 fo 6
days including move-in and move-out days.

* Net square feet required by the majority of the organizers ranged from
15,000 to 35,000 net square feet Venues indicated that the required
space ranged from 4,340 to 33,600 net square feetl per hall, with an
average of 18,127,

= Comparable venues averaged 49 percent net usable square feet to gross
square feet.

* Comparable venues achieved an average rental rate of $0.48 per net
square foot per day or $2.46 per net square foot per event,

DRAFT = For Discussion Purposes Only M




= Show organizers reporied that they pay rental rates ranging from §4,000
fo $13,000 per day, with the majority of organizers paying $10,000 o
$13,000 for space that is smaller in size than the Proposed Expo Center.

* Additionally, eight of the nine organizers interviewed indicated a
willingness to pay more for higher quality space: one arganizer indicated
that they would pay $20,000 for the Armory space if it underwent a
planned renovation, while another indicated that they would pay a daily
rate of approximately $21,000 (could be higher with reduced mave-
in/move-out time) to hold their major show at a higher quality facility.

= The number of events hosted annually at comparable venues ranged from
1210 40 {including trade shows, consumer shows and special events).

= The following text discusses the bases for specific estimates of demand for the Proposed Expo
Center:

o Facility Size:

= 180,000 square feet of exhibit space and 30,000 square feel of r?aating
space, based on facility program.

*  Approximately 50 percent of the exhibit space is estimated 1o |:oe net
usable space based on data provided by local comparable venues,

o Qecupancy assumptions:

= 45 percent estimated occupancy which is conservalive when compared
with the average national exhibit center occupancy (62 percent) published
by the Intemnational Association of Assembly Managers (lAAM) 1998
Industry Profile Survey.

= Average of 68,000 net square feet required per event based on the
Proposed Expo Center's contiguous exhibii space relative 1o the
comparable local venues, as well as interviews with event organizers who
indicated an ability to grow their events beyond the capacity of most
existing venues,

* Average of 6 days per event including move-in and move-out days, which
% comparable with local venues but at the lower end of the data provided
by event organizers; it is anticipated that the Proposed Expo Center's
state-of-the-art technology, layout and design will reduce the required
move-in and move-out ime for events similar to those managed by the
respondent event organizers.

o Ewvents:

* 30 annual major events (consumer shows and tradeshows/conventions)
are calculated from the estimated 49 percent occupancy, 6 days per
evenl, average event size of 68,000 net square feet, and ratio of net
usable to gross exhibil space of 50 percent; the estimate is within the
range of comparable venues based on the Proposed Expo Center's
contiguous space and user-friendly design and technology, and location
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proximate 1o Jacob Javits Convention Center (which will potentially
generate overflow and unaccommodated demand).

= Based on the event mix achieved at local comparable venues as well as
on national trends, the Proposed Expo Center's event mix is estimated to
be 7 percent consumer shows and 93 percent tradeshows/conventions.

= Of the 30 annual major events, 2 are estimated 1o be consumer shows
and 28 are estimated io be trade shows/conventions.

= An additional 3 special events, which are comprised of one-day bangquets,
seminars, civic meetings, elc., are estimated based on data from local
comparable venues,

o Alendance:

= The estmaled average afiendance for tradeshowsiconventions is
estimated at BE25 bzsed on interviews with evenl organizers, local
comparable venue data and regional and national trends.

* Aftendance for consumer shows, which generally have higher attendance,
i estimated at 14,625

= The resulting combined average atiendance per major event at the
Proposed Expo Center is slightly above 8,000 attendees.

* Average attendance for special events is estimated at 1,750 attendees,
based on discussions with representative of convention cenler
management companies.

o Hental Revenues:

= The Proposed Expo Center is estimated to achieve an average remtal rate
of $0.45 per net square foot per day, comparable to other local venues.
This estimate translates to $30,600 per day for the average 68,000-square
foot evenl. Similarly, special events are estimated 1o average $30,600 per
event.

= Based on an average event length of 6 days, rental revenue is estimated
to be approximately S2.70 per net square fool per event.

o Exhibitors:
= An average of 242 exhibilors per event is estimated for the Expo Center,
resulling in an average of 280 square feet of exhibit space utilized per
exhibitor (based on the average event size of 68,000 square feet).

According to the Tradeshow Week Data Book (2002), an average of 256
square feet of space is utilized per exhibitor in the State of New York.

= The estimated average of 242 exhibitors per event is commensurate with
data provided in the 7988 Convenfion Income Survey Repor by the
IACVE, which indicates an average of 246 exhibitors per event for
International, National and Regional Events,

= Estimates of demand for the Proposed Expo Center are summarized on
the following page.
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Estimates of Cash Flow before Taxes, Depreciation and Debt Service

 Estimates of cash flow for the Proposed Expo Center are based on:

o The assumed opening year of 2009, with a ramp-up o a stabilized level of events
estimated at 63 percent in 2009, 85 percent in 2010, and 100 percent in 2011:

o An analysis of the operating cash flow for three comparably-sized facilities in
national and regional urban convention destinations (see Comparables A-C

subsequent to text);

o Statistics published in the ACVE 1988 Convention Income Survey Report:

o Data published in the |AAM 1996 Indusiry Profile Survey; and,

o The demand estimates presented previously and specific aftributes of the
Froposed Expo Center, including location, size, and level of quality. ,

O The following text discusses the basis for estimates of cash flow for the Proposed Expo

Center

o Operating Revenue:

= Event rental revenue is estimated from an average price of $0.45 per net

square fool per day and special event revenue of $30,600 per day.

Evenl servicesfancilary rental income includes revenue  from
decorating/set-up, security, audio/visual services, eic., and is estimated 1o
be approximately 25 percent of event rental income, which is at the lower
end of the range indicated by the three comparable facilities {as the event
rental rate for the Proposed Expo Center is significantly higher than the
three comparables and is anticipated 1o include some ancillary services).

The Proposed Expo Center is estimated to outsource food and beverage
concessions and catering and receive 20 percent of gross food and
beverage revenues. Gross revenue of §12.50 per attendee was estimated
based on national data provided by Tradeshow Week Research, which
nets approximately $2.50 per attendee to the Proposed Expo Center,

Miscellaneous income includes concierge, forklift, Internet service,
advertising and other miscellaneous items. This revenue item is estimated
to be approximately 20 percent of event rental income, near the average
of the three comparable facilities.

o Operating Expenses:

salanes and wages are estimated to be $22.50 per gross square foot,
falling within the range of comparable data ($9.56 to $28.34); this estimate
i% at the higher end of the range, as Comparable C—at $28.34 per square
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foot—is a unionized facility in a location characterized by a high cost of
living.

= The balance of operating expenses (excluding management fees)—
administrative, markeling, operations overhead/property coerations and
maintenance, insurance, utiliies and event servicesioverhead—comprise
approximately 35.4 percent of total revenue, ranging between Comparable
A &t 236 percent and Comparable B al 49.3 percent (averaging to
37.7%); these comparable properties achieved positive Met Operaling
Income while Comparable C did nat.

* Uity expenses were based on utility expenses per gross square foot at
other New York venues,

= A management fee of 5 percent of total revenue is based on discussions
with private exhibition center operators and is commensurate with data
provided by Tradeshow Week Research.

A summary of cash flow data for the three comparable facilities are presented on the next two
pages, followed by estimates of cash flow for the Proposed Expo Center in curment vatuaﬁFUDE]
dollars, on & per gross square foot basis (in 20038 and on a ratio basis.
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