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1. Executive Summary

Subject of the
Market Study

it Dates

For the purposes of this market study, we have assumgd that the sptbject site would

220 rooms and 19,800 square feet of meeting space, as well as additional
prefunction space. The j ropertyywhich_is expected to open on January 1,

se | Repart a map error,

The effective date of the report is May 30, 2018, following an STR update to the
original draft report that was requested on May 7, 2018. A new STR Trend Report
with data through April 2018 was incorporated in the May 30, 2018 report. The
subject market was inspected by Bethany Cronk, MAI, MBA on February 12, 2018.

May-2018
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In addition to the inspection, Bethany Cronk, MAI, MBA participated e research

Ownership, Franchise,
and Management
Assumptions

upscale, full-service
group market. While

p) brands, a specific franchise affiliation
brand has yet to be finalized! Based on our review of a range of published

economic downturn, RevPAR for this set of local hotels
ark in 2012 and grew to a high of nearly $68.00 in 2014.

Summary of Hotel
Market Trends

tining trend. Monthly data for 2017 illustrate that nearly every month incurred
a year-over-year ADR increase, while occupancy posted year-over-year gains
commencing in October. During 2017, the oil and gas sector reportedly shifted from
a state of contraction to one of expansion. We also note that local hotels benefited
from heightened demand generated from demand related to the solar eclipse in
August 2017, which mainly buoyed ADR due to compression. Overall, these
occupancy and average rate trends resulted in a composite RevPAR level of nearly
$47.001in 2017, which reflected a roughly $1.00 decrease compared to 2016. During
the historical period shown, while 2017 RevPAR performance significantly lagged

May-2018 Executive Summary 2
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illustrated an approx1mately $0 50 des
over $2 00 through Apr

uary, and April, with March posting flat
2017. Similarly, monthly average rate
ith February, March, and April 2018

trends fora selectedhset of local hotels, as provided by STR.
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FIGURE 1-1  HISTORICAL SUPPLY AND DEMAND TRENDS (STR)

Average Daily Available Room Occupied Room Average
Year Room Count Nights Change Nights Change Occupancy Rate _—Change RevPAl Change
2008 1,289 470,409 = 312,671 = 66.5 % $81.71 =
2009 1,510 551,150 172 % 282,659 (9.6) % 51.3 d \ 42.87 (21.1) %

2010 1,510 551,150 0.0 305,417 8.1 L : 44.58 4.0
2011 1,510 551,150 0.0 344,181 12.7 c L 50.09 12.3
2012 1,510 550,997 (0.0) 389,215 13.1 .25 14.3
2013 1,522 555,434 0.8 381,960 (1.9) 8.63 2.4
2014 1,524 556,260 0.1 406,047 o= 3- ; : 67.66 15.4
2015 1,524 556,260 0.0 357,879 . : - : 61.63 (8.9)

2016 1,549 565,368 1.6 301,6 . . . (6.3) 47.90 (22.3)
2017 1,623 592,395 4.8 290,378 . 5 5 6.0 46.67 (2.6)
Year-to-Date Through April
2017 1,623 194,760 — 82,887 . — $38.67 —
2018 1,611 193,320 (0.7) % 87,516 . . (0.5) % 40.91 58 %
Average Annual Compounded Change:
2008 - 2014 % 2.1 % 3.7 %
2015 - 2017 3.2 (0.3) (13.0)
2008 - 2017 2.6 1.7 (1.7)
Anticipated
Competitive Number Year Year
Hotels Included in Sample Cla Status of Rooms Affiliated Opened
Ramada Plaza Casper Hotel & Conference Center Midscale Class Primary 200 Apr 2008 Mar 1965
Economy Class Primary 289 Jun 1966 Jun 1966
Economy Primary 230 Apr 2015 Jun 1977
Mids Secondary 92 May 2003 Jun 1983
Midscale Class Secondary 120 Dec 2008 Jun 1984
Upper Midscale Class Secondary 57 Jun 2014 Jun 2003
Upper Midscale Class Secondary 84 Mar 2004 Mar 2004
Upscale Class Primary 100 Oct 2007 Oct 2007
Upscale Class Primary 121 Jul 2008 Jul 2008
Upper Midscale Class Primary 119 Aug 2008 Aug 2008
Upper Midscale Class Secondary 100 Dec 2008 Dec 2008
Upscale Class Secondary 99 Oct 2016 Oct 2016
Total 1,611
Source: STR

May-2018 Executive Summary
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Summary of Forecast
Occupancy and
Average Rate

The following tables reflect our estimates of operating data for o
individual basis. These trends are presented in de
Analysis chapter of this report.

May-2018
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FIGURE 1-2 PRIMARY COMPETITORS — OPERATING PERFORMANCE
Est. Segmentation Estimated 2015 Estimated 2016 Estimated 2017
$
s
T 3 Weighted Weighted
g',‘f g Annual Annual
S o .
Number of & EE 3 Room Average Room Avefage Occupancy Yield
Property Rooms < S 3 Count Occ. Rate RevPAR  Count —qcc, Ra evPAR Rate RevPAR Penetration  Penetration
rarkwayPlaza Lasper
Resort, Spa & Convention 289 50% 20% 30% 289 50-55 % $55- $60 0-$ 289 20-25 % $65-$70 $10- $15 40-45 % 30-35%
Kamaaa riaza Kiverside
Hotel & Convention Center 200 40 40 20 200 50-55 80-85 30-%5 200 40 - 45 85-90 35-40 85-90 75- 80
Facnar
Ramkota Hotel 230 40 40 20 230 65-70 75-80 40 - 45 230 55- 60 70-75 40 - 45 120 - 130 95 -100
Hilton Garden Inn Casper 121 40 40 20 130-140 100 - 105 80 -85 121 65- 70 120 - 125 80 - 85 130 - 140 170 - 180
Hampton Inn & Suites
. 100 20 40 40 130 - 140 95-100 115 - 120 80 -85 100 65-70 115-120 80 - 85 140 - 150 170 - 180
Courtyard by Marriott
Gy 100 20 40 0 80 - 85 100 50- 55 110 - 115 60 - 65 100 45 -50 105 - 110 50 - 55 100 - 110 110-120
Holiday Inn Casper East
119 30 40 30 75-80 119 50- 55 100 - 105 50-55 119 50- 55 100 - 105 50 - 55 110 - 120 110- 120

McMurry Park
Sub-Totals/Averages 11 27 % $59.51 1,159 50.9 %  $89.50 $45.52 1,159 471 % $94.01 $44.24 96.9 % 96.4 %
Secondary Competitors (\452 32% $66.90 172 60.6 %  $88.91 $53.85 202 57.1 % $96.68 $55.22 117.6 % 120.4 %
Totals/Averages N 64%  $95.07 $60.42 1331 521 % $89.41 $4660 1,361 485 %  $9447  $45.87 100.0 % 100.0 %

May-2018
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Totals/Averages

FIGURE 1-3 SECONDARY COMPETITORS — OPERATING PERFORMANCE
Est. Segmentation Estimated 2015 Estimated 2016 Estimated 2017
g
G
;,? 'GE Weighted Weighted eighted
) & ° Total Annual Annual nual
Number qa? EE ,§ Competitive Room Average Room Average Average
Property of Rooms < S < Level Count Occ. Rate RevPAR Cou Oc¢c. Rate Occ Rate RevPAR
La Quinta Inn 120 30% 30% 40 % 50 % 60 65-70 % $70-$75 $40-3$45 60 45-50 % $65-S70 $30-$35
QualityInn & Suites 92 10 70 20 50 46 65 - 70 90-95 60-65 85 -90 50 - 55 46 55- 60 90-95 50 - 55
Residence Inn by Marriott 99 20 60 20 40 = Hotel not open 15-20 105 - 110 20- 25 40 50- 55 120- 125 65-70
HolidaylInn Express 84 10 60 30 40 34 65- 70 65-70 120- 125 80 - 85 34 65 - 70 120 - 125 80 - 85
Comfort Inn 57 10 30 60 40 23 70-75 65-70 80 - 85 55 - 60 23 65- 70 90 - 95 60 - 65
N\
452 17 % 51 % 0% $96.96 $66.90 172 60.6 % $88.91 $53.85 202 57.1 % $96.68 $55.22
* Specific occupancy and average rate data was utilized in‘our agalysis, but is presented in ranges inthe above table for the purposes of confidentiality.

N
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Summary of Forecast
Occupancy and
Average Rate

FIGURE 1-4 MARKET AND SUBJECT PROPERTY AVERAGE RATE FORECAST

Calendar Year

chapter, we have chosen to use a stabilized occup
rate position of $123. 00 for the proposed sub]ec

9 2020 2021 2022

Market ADR

Projected Market ADR Growth Rate

Proposed Subject Property ADR (As-If Stabilized)

ADR Growth Rate

Proposed Subject Stabilized ADR Penetration

$108.15 112.48 $11585 $119.33
8.0% 4.0% 3.0% 3.0%

$123.00] $130)\38

$140.81 $149.26 $156.72 $161.42
8.0% 6.0% 5.0% 3.0%

130% 133% 135% 135%

Fiscal Year 2020 2021 2022
Proposed Subject Property Ave Rate $149.26 $156.72 $161.42
Opening Discount /5 5.0% 0.0% 0.0%

Average Rate After Discount

Real Average Rate Growth

Market ADR
Proposed Subjedt AD

ADR Expressed in

Statement

Pene

$141.80 $156.72 $161.42
= 10.5% 3.0%

$112.48 $115.85 $119.33
126% 135% 135%

Base\ear Dollars Deflated @ /nflation Rate $131.03 S$140.61 $140.61

May-2018
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FIGURE 1-5 DETAILED FORECAST OF INCOME AND EXPENSE

2020 (Calendar Year) 2021 Stabilized
Number of Rooms: 220 220 220
Occupancy: 57% 64% 69%
Average Rate: $141.80 $156.72 $161.42
RevPAR: $80.82 $100.30 $111.38
Days Open: 365 365 365
Occupied Rooms: 45,771 %Gross PAR POR 51,392 %Gross PAR POR 55,407 %Gross PAR OR 55,407 %Gross PAR POR
OPERATING REVENUE \‘
Rooms $6,490 75.6 % $29,500 $141.79 $8,054 76.7 % $36,609 $161.42 $9,212 $166.26 $9,489 749 % $43,132 $171.26
Food & Beverage 1,564 18.2 7,110 34.17 1,752 16.7 7,964 1,966 35.47 2,025 16.0 9,202 36.54
Conference Center 447 5.2 2,031 9.76 600 5.7 2,730 1,017 18.35 1,047 83 4,761 18.90
Miscellaneous Income 85 1.0 387 1.86 91 0.9 98 1.77 101 0.8 460 1.83
Total Operating Revenues 8,586 100.0 39,029 187.59 10,497 100.0 47, 12,293 100.0 55,876 221.86 12,662 100.0 57,555 228.53
DEPARTMENTAL EXPENSES * \)
Rooms 1,804 278 8,201 39.42 1939 241 8,815 37.13 2,119 23.0 9,631 38.24 2,182 230 9,920 39.39
Food & Beverage 1,101 704 5,003 24.04 1,175 67.1 5,340 65.0 22.39 1,278 65.0 5,807 23.06 1316 65.0 5,982 23.75
Conference Center 420 940 1,911 9.18 465 774 2,112 57.2 10.19 582 57.2 2,644 10.50 599 57.2 2,723 10.81
Total Expenses 3,325 387 15,114 72m 34.1 16,267 324 A 69.71 3,978 324 18,082 71.80 4,097 324 18,625 73.95
DEPARTMENTAL INCOME 5261 613 23,915 ]7141.95 6,918 659 31,447 6}(6/ A6,694 145.70 8,315 67.6 37,794 150.06 8,565 67.6 38,930 154.58
UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 874 10.2 934 89 4,245 18.17 5 3 4,477 17.78 1,015 83 4,612 18.31 1,045 83 4,750 18.86
Info & Telecom Systems 134 1.6 144 - 653 2.80 15 13 689 2.74 156 13 709 2.82 161 1.3 731 2.90
Marketing 840 9.8 5 b ,081 17.47 947 7.9 4,305 17.09 976 7.9 4,434 17.61 1,005 7.9 4,567 18.14
Franchise Fee 454 53 b 2,563 10.97 626 5.2 2,846 11.30 645 5.2 2,931 11.64 664 5.2 3,019 11.99
Prop. Operations & Maint. 323 38 388 3.7 1,763 7.55 455 3.8 2,066 821 468 3.8 2,128 8.45 482 3.8 2,192 8.70
Utilities 392 4.6 8.56 419 4.0 1,905 8.15 442 3.7 2,009 7.98 455 3.7 2,069 8.22 469 3.7 2,131 8.46
Total Expenses 3,017 353 65.91 3,346  32.0 15,210 65.11 3,606 30.2 16,393 65.09 3,715 30.2 16,884 67.04 3,826  30.2 17,391 69.05
GROSS HOUSE PROFIT \ 2}4& 26.0 10,AO3 \ 49.04 3,572 j},g/ /16,237 69.51 4,466 374 20,301 80.61 4,600 374 20,909 83.02 4,739 374 21,539 85.52
Management Fee 301 &.5 l,3é§ \ 6.57 36\7 3.5 1,670 7.15 418 3.5 1,899 7.54 430 3.5 1,956 7.77 443 3.5 2,014 8.00
INCOME BEFORE NON-OPR. I‘{C. & E\QP. 1,}44\ 22.5 8,83)\ \42.47 3,205\'%1 14,567 62.36 4,049 339 18,403 73.07 4,170 339 18,954 75.26 4,295 33.9 19,525 77.52
NON-OPERATING INCOME & EXRENSE
Property Taxes 34 74 146 1.4 664 2.84 150 13 684 271 155 13 704 2.80 160 1.3 725 2.88
Insurance 65 d 143 67 0.6 307 131 69 0.6 316 1.25 72 0.6 325 1.29 74 0.6 335 133
Reserv€for Replacement 172 20 7 /15 315 3.0 1,431 6.13 477 4.0 2,170 8.62 492 4.0 2,235 8.87 506 4.0 2,302 9.14
Total Expenses 1 32 1,232 5.92 528 5.0 2,402 10.28 697 59 3,169 12.58 718 59 3,264 12.96 740 5.9 3,362 13.35
EBITDA LES§\RESER\1\E $1,67§\ 193 % $7,605 $36.55 $2,676  25.4 % $12,165 $52.08 $3,351 280 % $15,233 $60.49 $3,452 28.0 % $15,689 $62.30 $3,556  28.0 % $16,162 $64.17
*Departmental K asa perce\n\@oﬂ@paNmental revenues.
N
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FIGURE 1-6 TEN-YEAR FORECAST OF INCOME AND EXPENSE
2020 2021 2022 2023 2024 2025 2026 2027 2028

Number of Rooms: 220 220 220 220 220 220 220
Occupied Rooms: 45,771 51,392 55,407 55,407 55,407 55,407 55,407
Occupancy: 57% 64% 69% 69% 69% 69% 69 69%
Average Rate: $141.80 % of $156.72  %of 616142 % of $166.27  %of $171.25 % of $17639 % 7.13 $29275  %of $19853  %of
RevPAR: $80.82 Gross $100.30  Gross $111.38  Gross $114.72  Gross $118.17  Gross $121.71 /Gross $125.36  Gybss /::;;2 $133.00  Gross $136.99  Gross
OPERATING REVENUE
Rooms $6,490 756 % %8054 767 %  $8944 749 % 9212 749 % 99,489 749 79 %  $10,067 % $10680 749 %  $11,000 749 %
Food & Beverage 1564 182 1,752 167 1,908  16.0 1,966 2,148 6.0 16.0 2279 160 2347 160
Conference Center 447 5.2 600 5.7 987 83 1,017 1,111 83 1,179 83 1,214 83
Miscellaneous Income 85 1.0 91 0.9 95 0.8 % 107 0.8 111 038 114 08 117 08

Total Operating Revenues 8,586  100.0 10,497 100.0 11,935  100.0 12,2 ) 13,433 100.0 13836  100.0 14251 100.0 14,678 1000
DEPARTMENTAL EXPENSES * \)
Rooms 1,804 278 1,939 241 2057 230 2,119 2.0 315 230 2385 230 2456 230 2530 230
Food & Beverage 1,100 704 1175 671 1,240  65.0 1,278 139 650 1438 650 1,481 650 1,526 650
Conference Center 420 94.0 465 774 565 57.2 582 636 57.2 655 57.2 674 57.2 695 57.2
Total Expenses 3,325 387 3,579 34.1 m 324 3,978 4,347 324 4477 324 4,612 324 4,750 324
DEPARTMENTAL INCOME 521 613 6918 697 8073 616 8315  67.6 8565\ 676 8821 676 9,086  67.6 9359  67.6 9640 676 9928 676
UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 874 102 934 83 M 1,076 83 1,109 83 1,142 83 1,176 83 1,211 83
Info & Telecom Systems 134 16 13 161 13 166 13 171 13 176 13 181 13 186 13
Marketing 840 9.8 7.9 1,005 7.9 1,035 7.9 1,066 7.9 1,098 7.9 1,131 7.9 1,165 79
Franchise Fee 454 53 52 5.2 664 52 684 5.2 705 5.2 726 5.2 748 5.2 770 52
Prop. Operations & Maint. 33 338 455 3.8 338 482 38 497 38 512 38 527 338 543 38 559 38
Utilities 392 46 442 37 3.7 469 3.7 483 3.7 497 37 512 37 528 3.7 544 37
Total Expenses (%N\ 353 J 3606 302 30.2 3826 302 3941 302 4059 302 4181 302 4306 302 4435 302
GROSS HOUSE PROFIT N\Q245 60 3572\ 3.9 4,466 —374 4600 374 4739 374 4880 374 5027 374 5178 374 5333 374 5493 374
Marnagement Fee I 0N 35 367\ 3% 48 \_35— 40 35 43 35 456 35 470 35 48 35 49 35 514 35
INCOME BEFORE NON-OPR. INC. &EXP. 1944 RS N\3205 \ 304, 4049 339 4170 339 4295 339 4424 339 4557 339 4694 339 4835 339 4979 339
NON-OPERATING INCOME & EXPENS \
Property Taxes 34 0.4 46 14 150 13 155 13 160 13 164 13 169 13 174 13 180 13 185 13
Insurangé 5 0.8 67 0.6 69 0.6 7 0.6 74 0.6 76 0.6 78 06 81 0.6 83 06 85 06
Reserve fox Replacdment 172 20 315 30 477 40 49 40 506 40 522 40 537 40 553 4.0 570 40 587 40
Total Expenses /\(71 32 528 5.0 697 59 718 5.9 740 59 762 5.9 785 5.9 808 5.9 833 5.9 858 59
EBITDA LESS RESERVE SLET 13 %  $2676 254 %  $3351 280 %  $34% 280 %  $3556 280 %  $3662 280 %  $3772 280 %  $3885 280 %  $4002 280 % 4122 280 %
*Departmental expemﬁidasa percentage of Wtal revenues.

N
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Scope of Work

conference center, as well as access, visibility, and other relevant factors.

The sub'ect property's proposed improvements are expected to meet

Dividing the market for hotel accommodations into individual segments
defines specific market characteristics for the types of travelers expected to
utilize the area's hotels. The factors investigated include purpose of visit,

! Stephep Rushmore, The Valuation of Hotels and Motels. (Chicago: American Institute of
Real'Estate Appraisers, 1978).

2 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies.
(Chicago: American Institute of Real Estate Appraisers, 1983).

3Stephen Rushmore, The Computerized Income Approach to Hotel/Motel Market Studies and
Valuations. (Chicago: American Institute of Real Estate Appraisers, 1990).

4 Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment
Analysis, and Valuations (Chicago: Appraisal Institute, 1992).

5Stephen Rushmore and Erich Baum, Hotels and Motels — Valuations and Market Studies.
(Chicago: Appraisal Institute, 2001).

May-2018
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average length of stay, facilities and amenities required,
demand fluctuations, and price sensitivity.

ality, daily

8. A detailed projection of income and expense made in accordance with the
S odging Industry sets forth the

May-2018 Executive Summary 12
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2. Description of the Neighborhood

The suitability of the land for the operation of’a lodgirg facility™Ns’an important

Topography and
Site Utility

May-2018 Description of the Neighborhood 1 3
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AERIAL PHOTOGRAPH
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Access and Visibility
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MAP OF REGIONAL ACCESS ROUTES
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éss through the area is provided by north/south Interstate 25,
stich cities as Billings, Montana to the north and Denver, Colorado
ast/west Interstate 80 is another major highway, which provides
wss to such cities as Cheyenne to the eastand Salt Lake City, Utah to the west. The
suibjext market is served by a variety of additional local highways, which are
ustrated on the neighborhood map.

Primary regiona

Primary vehicular access to Downtown Casper is provided by Interstate 25/U.S.
Highway 87, most directly from the 188A and 188B Exits. Major access is also
available from Yellowstone Highway and Poplar Street. Downtown Casper is located
along the North Platte River. The subject site is expected to be located proximate to
and visible from downtown's attractions and supporting amenities, such as dining,
shopping, and recreation venues. The Proposed Hotel & Conference Center is
anticipated to have adequate signage at the street, as well as on its fagcade. Overall,
the subject site should benefit from very good accessibility to/from area

Description of the Neighborhood 1 5
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Airport Access

Neighborhood

May-2018 Description of the Neighborhood 16
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MAP OF NEIGHBORHOOD
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ACCESS TO DEMAND GENERATORS AND ATTRACTIONS
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In general, the selected site for the Proposed Hotel & Conference Center should be
well suited for future hotel use, with acceptable access, visibility, views, and
topography for an effective operation.

May-2018 Description of the Neighborhood 18
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3. Market Area Analysis

Market Area Definition

‘ 90s, and oil has figured prominently throughout the city’s
poration currently operates a refinery in the adjoining town

nvestments in drilling equipment, drilling activity, and oil prices per barrel.
According to the state's Economic Analysis Division, the oil and gas industry is
expected to commence more significant investment in drilling and operations
should oil prices remain above the $60-per-barrel threshold for the first half of
2018.

Wyoming produces more than 40% of the nation's coal, which contributes more
than $1 billion annually to the state's budget. A number of Wyoming's coal mines
are located in the region's Powder River Basin. The decline in the coal industry has

May-2018
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Casper economy. Other industries that contri
retail, government, and manufacturing. O

CASPER

ge population nucleus, which, together with adjacent counties, has a higher
degree of social integration. The following exhibit illustrates the market area.
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MAP OF MARKET AREA
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Economic and re€ of économic and demographic statistics used in this analysis is the
Demographic Review onomic and Demographic Data Source published by Woods & Poole

sublisied by the Bureau of Economic Analysis. Projections are formulated by
Woods & Poole, and all dollar amounts have been adjusted for inflation, thus
reflecting real change.

These data are summarized in the following table.
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FIGURE 3-1

ECONOMIC AND DEMOGRAPHIC DATA SUMMARY

Average Annual

Compounded Change\ "\
2000 2010 2017 2020 2000-10 2010-17 2017-20/
Resident Population (Thousands)
Natrona County 66.6 75.5 84.2 86.9
Casper, WY MSA 66.6 75.5 84.2 86.9
State of Wyoming 494.3 564.4 604.3 625.5
United States 282,162.4 309,347.1 327,505.1 336,690.4
Per-Capita Personal Income*
Natrona County $38,404 $47,979 $56,917
Casper, WY MSA 38,404 47,979
State of Wyoming 34,836 44,120
United States 36,812 39,622
W&P Wealth Index
Natrona County 106.4 121.0 1.2 (0.3)
Casper, WY MSA 106.4 121.0 1.2 (0.3)
State of Wyoming 100.7 116.1 1.0 (0.1)
United States 100.0 100.0 0.0 0.0 0.0
Food and Beverage Sales (Millions)*
Natrona County 3.7 3.9 1.8
Casper, WY MSA 3.7 3.9 1.8
State of Wygm 1,131 2.0 4.0 21
571,731 602,635 2.0 3.6 1.8
$1,739 $1,830 2.9 3.0 1.7
1,739 1,830 2.9 3.0 1.7
10,837 11,460 2.3 2.4 1.9
United States 3,902,830 4,932,756 5,181,433 0.6 2.6 1.7

* InflationAdj

Source: Woods & Poole Economics, Inc.

May-2018
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Workforce
Characteristics

.8% from

The U.S. population has grown at anaverage annual compounded g

county between 2010 and 2017. Local y
recent years, registering a relatively hig

2020.

dduce a considerable number of visitors who are not particularly rate-sensitive.
I'he government sector often generates transient room nights but per-diem

May-2018
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FIGURE 3-2  HISTORICAL AND PROJECTED EMPLOYMENT (000S)

Percent Percent Percent Percent
Industry 2000 of Total 2010 of Total 2017 of Total 2020 of Total

2008-
010

Farm 0.5 1.2 % 0.5 09 % 05 %
Forestry, Fishing, Related Activities And Other 0.1 0.3 0.2 0.3 1.0
Mining 3.1 7.1 49 9.5 0.4
Utilities 0.1 0.3 0.1 0.2 13
Construction 2.8 6.4 3.8 7.4 2.8
Manufacturing 1.7 4.0 1.8 3.5 0.3
Total Trade 8.0 18.4 8.5 16.4 1.4
Wholesale Trade 2.4 5.5 0.6
Retail Trade 5.6 13.0 1.8
Transportation And Warehousing 1.5 3.5 0.0
Information 0.6 1.5 (1.2) 1.1
Finance And Insurance 16 3.6 1.5 2.2
Real Estate And Rental And Lease 1.7 3.9 d 2.1 2.0
Total Services 15.8 36.4 36.2 2.0 1.8 1.7
Professional And Technical Services 2.0 4.6 4.4 2.1 1.2 1.1
Management Of Companies And Enterprises 0.1 0.4 18.0 2.7 1.9
Administrative And Waste Services 5.3 39 (0.6) 1.3 1.5
Educational Services 0.6 0.6 4.2 (0.9) 1.8
Health Care And Social Assistance 11.3 11.9 2.9 14 2.1
Arts, Entertainment, And Recreati 1.7 1.7 2.8 1.6
Accommodation And Food Service 7.9 2.5 3.2 2.3
Other Services, Except Public Admin\stration 5.3 1.1 1.8 1.1
Total Government 10.7 0.8 0.6 14
Federal Civilian Government 1.0 0.7 (2.4) 0.4
Federal Militar, 0.7 1.3 (0.1) 0.1
State And Local ernmext 9.0 0.8 1.0 1.6

TOTAL 433 100.0 % 52.0 100.0 % 60.8 100.0 % 63.6 100.0 % 18 % 23 % 15 %

MSA 433 — 52.0 — 60.8 — 63.6 — 18 % 23 % 15 %
u.s. 65,370.9 = 173,034.7 = 194,801.7 = 203,418.4 = 1.0 1.7 1.5

Source: Woods & Poole Economics, Inc.
May-2018 Market Area Analysis
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Unemployment

average. More recently, the pace of total
accelerated to 2.3% on an annual average fro
years of the recovery.

number of employees during the périod from 2010 to 7 increasing by 2,599
people, or 13.5%, and rlsmg from k0 36.0% of total employment. Of the
various service sub-sec 3 and social assistance and accommodation
and food services wete the ng growth was also recorded in
the mining sectoy toy, which expanded by notable
levels of 37.99% in the period 2010 to 2017. Forecasts

The following table prese

Statistics subject hotel’s market area.
UNEMPLOYMENT STATISTICS
City MSA State uU.S.
27 % 2.8 % 3.1 % 5.8 %
5.7 6.6 6.3 9.3
6.2(r) 7.0(r) 6.4 9.6
5.3(r) 6.1(r) 5.8 8.9
4.5(r) 5.1(r) 5.3 8.1
2013 4.0(r) 4.5(r) 4.7(d) 7.4
2014 3.6(r) 4.0(r) 4.1(d) 6.2
2015 4.3(r) 4.9(r) 4.3(d) 5.3
2016 6.8(r) 7.1(r) 5.3(d) 4.9
2017 5.2(r) 5.3(r) 4.2(d) 4.4
Recent Month - Mar
2017 6.0 % 6.0 % 4.9 % 4.5 %
2018 4.6 4.7 4.2 4.1
* Letters shown nextto data points (if any) reflect revised population
controls and/or model re-estimation implemented by the BLS.
Source: U.S. Bureau of Labor Statistics
May-2018
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Current U.S. unemployment levels are now firmly below the annua ages of the
last economic cycle peak of 2006 and 2007, whe

National unemployment registered 4.1% each

6ugh 2014. However, the slowdown of the oil
al layoffs, and the unemployment rate increased

January 2018. In late 2017, businesses related to the oil and
eficed a demand resurgence that has continued in 2018. The

industry are expected, which should increase employment in the market area.

Providing additional context for understanding the nature of the regional economy,
the following table presents a list of the major employers in the subject property’s
market.

Major Bu
Industry
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FIGURE3-4 MAIJOR EMPLOYERS g&
be
Firm Empl

1 Wyoming Medical Center U ,5

2 Walmart Supercenter 400
3 Wyoming Machinery 50
4 Mountain View Regiopna pital 220
5 Westech Wotco 220
6 Parkway Plaza Hotel & Conve 193
7 171
8 165
9 Poplar Living Center 154
10 Halliburton Sperry Drilling 140

the healthcare, retail “séctors, as well as the manufacturing and
ecommunications industries. Wyoming Medical Center, the primary economic
anchor for the-market, has increased its personnel over the last several years and

the oil and gas industry that commenced in mid 2017 bodes well for the region's
economy. According to our research, oil prices per barrel reached highs in the $90
range between 2011 and 2014, while prices dropped to the $40 range in 2015 and
2016. A moderate recovery has been underway in the U.S. oil and gas industry since
mid-2017. Positive trends have been reported in investments in drilling equipment,
drilling activity, and oil prices per barrel. As a result, oil prices increased in 2017
and 2018. While not recouping pre-downturn levels, oil prices reached the $50
range in 2017 and the mid-$60 range during the first few months of 2018. According
to experts in the energy sector, the level of recovery for the sector’s sub-industries

May-2018
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Convention Activity

enerate significantlevels of demand for
ommunity activity. Typically, hotels

area hotels and serve as a focal poin
within the closest prox' sy

aganza, the Wyoming Hunting and Fishing
Rodeo. The facility features an 8,400-seat

seating area in 2013 and the addition of an ice floor in 2014.
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CASPER EVENT CENTER
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FIGURE 3-5 CASPER EVENT CENTER STATISTICS g&

Percent
Year  Event Days Change

2007 238 =

2008 210

2009 178

2010 165 228,809

240,921 53

202,798 14.2
176,766 (12.8)
174,873 (1.1)

2016 and 2017. The following table illustrates the number of events and related
attendance, asr

the type of service provided by a particular airfield, a sizable percentage of
g passengers may require hotel accommodations. Trends showing changes

Casper/Natrona County International Airport is located nine miles west of
Downtown Casper. Airport facilities include two primary air-carrier runways and
two general aviation runways, as well as banquet, conference, and meeting rooms.
Air carriers serving the airport include Delta Air Lines and United Airlines, with
flight service to/from Salt Lake City and Denver.

May-2018
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The following table illustrates the latest operating statistics a ble for the

the proposed subject hotel’s submarket.

FIGURE 3-6  AIRPORT STATISTICS - NATRON ATIONAL
AIRPORT
Percent
Year Traffic Change* Change**
(2.3) % (2.3) %
4.5 1.0
7.6 3.2
(4.9) 1.1
12.8 33
12.1 4.7
5.0 4.8
2015 207,408 (1.2) 4.0
2016 186,873 (9.9) 24
73,666 = =
74,818 16 % =
ded percentage change from the previous year
al average compounded percentage change from first year of data
Source: Natrona County International Airport
May-2018 Market Area Analysis 3 1
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FIGURE3-7 LOCAL PASSENGER TRAFFIC VS. NATIONAL
TREND /\
J
10%
5% I_
0% I -l ||

2009 2010 2011 /2012 2013 2014 2015 2016

ChangeinPassenger Activity

Tourist Attractions ket benefits from a modest number of tourist and leisure

torists are passing through the state en route to the national parks in western
ming or other attractions. Primary attractions in the area include the following.

The Casper Events Center hosts a variety of events ranging from monster
ruck shows and tractor pulls to orchestral performances and Broadway
musicals. The center is also home to the Wyoming Cavalry professional
indoor football league.

e The David Street Station is an open-air, event venue that opened in
Downtown Casper in mid 2017. The facility is open to the public and caters
to events such as concerts, festivals, and shows.

e National Historic Trails Interpretive Center features historical information
and exhibits related to western history.
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Tate Geological Museum, w
mineral specimens; and the
the work of regi i 5 sional artists.

outdoor recreation
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DAVID STREET STATION

This section discugsed a wide variety of economic indicators for the pertinent
market area. The/City of Casper benefits from its central location within the state,

Conclusion

esonomy was+t a state of contraction during the last few years owing to the decline
in the oil and gas sector and decreased area employment. Furthermore, the area's
mining industry has not recovered from the significant demand declines that

da resurgence in this sector in terms of 1nvestments in equipment and
operations. Should oil prices continue this positive trend, further
strengthening of the state's economy is expected. Furthermore, the healthcare and
manufacturing entities serve as opportunities for employment, and commercial
growth continues in the greater area. Downtown development projects including
David Street Station, new retail establishments, and revitalization of older buildings
are positive indicators for economic growth. The lodging industry benefits from
several tourism attractions and events held in the area. These factors are expected
to enhance the underlying strength of the market's economy. Given that the
resurgence in the oil and gas sector commenced within the last several months, the
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outlook for the market area is considered cautiously optimistic wever, the

FIGURE 3-8

recorded in 2016. The economic growth, low unemployment, higher levels of
personal income, and stability in the U.S. economy as of mid-year 2018 is helping to
maintain strong interest in hotel investments by a diverse array of market
participants.
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4. Conference Center Study

Existing Meeting and THe Casper Event Center is the primary meeting and conference venue in the
Event Infrastructure ) ed-in 1982, the Casper Event Center is owned by the City of Casper and
ed’by Spectra\Venue Management. Primarily a sports and entertainment
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Conference & Banquet Venues

FIGURE 4-1 LOCAL MEETING INFRASTRUCTURE

Guest
Rooms

With Lodging

Without Lodging

289
230
200
100
121

ParkwayPlaza Hotel & Convention
Ramkota Hotel & Conference Ce
Ramada Plaza Casper Hotel
Courtyard Casper

Hilton Garden Inn Casper

Central Wybming-Fairg 40,700
Casper fventCenter 30,900
Centra S \ 18,800
wWcC g 8,140
Wolcett GaNeria 7,300
Central Wyoming 4,000
Casper Colleg 3,500
The Haven 2,000
) Seating
Performance/Sports Venue Capacity
Casper Event Center 8,395
Central Wyoming Fairgrounds Arena 2,100

Sources: Respective Venues

Compara

enues

An analysis of competitive and comparable venues provides a basis for forecasts of
building program recommendations and event demand. The analysis compares the
meeting function spaces in each of the facilities and adjacent hotel capacities. HVS
analyzed ten hotels and stand-alone conference centers in the state that would
compete with the proposed conference center for group meeting business. We also
analyzed 24 regionally competitive hotel conference centers and stand-alone
venues that would compete for events on a regional level.

May-2018
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The following figure presents these properties and the total numb

available in each.

FIGURE 4-2

ion space

COMPETITIVE AND COMPAR PRO
Name of Venue A Logati Dl
Space
State Competitors

Snow King Resort and Center Jackson Hotes 31,780
Casper Events Center Casper, WY 30,896
Little America Hotel Cheyenne, WY 25,989
er, WY 22,884
ne, WY 19,116
WY 15,351
Casper, WY 11,037
Laramie, WY 10,000
Sheridan, WY 8,945
Jackson, WY 7,937
Loveland, CO 41,011
Rapid City, SD 36,894
Red Lion Hotel and Conve Billings, MT 21,898
Ramkota Hotel Bismarck Bismarck, ND 19,990
Hilton Fort Collins Fort Collins, CO 18,392
Best Westem Plus Heritage Inn Great Falls, MT 18,308
by Hilton Billings Billings, MT 15,782
arden\nn Missoula Missoula, MT 15,581
ot Spyings Resort Butte, MT 14,310
Fort Collins Marriott Fort Collins, CO 13,808
Radisson Cglonjal Hotel Helena, MT 13,536
Astoria Ditkingon Dickinson, ND 13,000
Billings, MT 11,500
n Rapid City-Rushmore Plaza Rapid City, SD 10,992
Ramada Gand Dakota Hotel Dickinson, ND 8,590
Ramada Bismarck Bismarck, ND 8,322
Grand Gateway Hotel Rapid City, SD 7,500
Holiday Inn Bozeman Bozeman, MT 6,398

egional Convention & Civic Centers
Rushmore Plaza Civic Center Rapid City, SD 89,755
Great Falls CivicCenter Great Falls, MT 23,938
Montana State Strand Union Building Bozeman, MT 17,858
Universityof Montana University Center Missoula, MT 17,670
Lander Community & Convention Center Lander, WY 10,887
Helena Civic Center Helena, MT 10,730

Sources: Respective Venues
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Each of the properties above offers meeting and conference space avariety of

Ballroom Space
Assessment

on its ability to
below compares
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FIGURE 4-3 BALLROOM SPACE IN COMPARABLE PROPERTI

State Competitors divisions
Snow King Resort and Center Jackson Hole 3
Little America Hotel & Resort Cheyenneg 4
Radisson Hotel Cheyenne 3
Marian H. Rochelle Gateway Center 5
HolidayInn Sheridan 4
Parkway Plaza Hotel & Convention Center 4
Ramkota Hotel & Conference Center 3
Jackson Lake Lodge 1
Casper Events Center 1
f 1
3
# divisions
8
15,100 6
13,195 7
12,000 3
11,484 7
11,400 6
11,244 1
10,000 4
F 7,260 8
Holday Inn Rapid City-Rushmore Pla2s Rapid City 7,200 4
Northern Hotel Billings 7,000 2
Double Tree by Hilton Billings Billings 6,812 3
irmont Hot Springs Resort Butte 5,696 3
Ramada Gand Dakota Hotel Dickinson 4,896 4
Radisson Colonial Hotel Helena 4,608 1
ateway Hotel Rapid City 4,500 2
ada Bismarck Bis marck 4,050 3
Holiddy Inn Bozeman Bozeman 3,608 2
Average 9,381 4
egional Corivention & Civic Centers sf # divisions
reat Falls Civic Center GreatFalls 15,300 1
Rushmore Plaza Civic Center Rapid City 15,264 4
Montana State Strand Union Building Bozeman 13,010 4
Helena Civic Center Helena 10,730 1
¥ frsity of Montana University Center Missoula 10,437 2
Community & Convention Center Lander 9,387 1
Average 12,355 2

Sources: Respective Venues

All the comparable properties have at least one ballroom which typically divides
into several smaller spaces. Many offer multiple ballroom options and can
accommodate simultaneous events. Ballroom sizes vary with an average size
between 9,000 and 12,000 square feet. Divisibility of ballroom spaces allow for
room flexibility and the ability to use ballrooms as breakout meeting space.
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Meeting/Break-out
Room Assessment

State Com petltors
Little America Hote

Rapid City

EmbassySuites Loveland Loveland

Red Lion Hotel and Convention Center Billings
Double Tree by Hilton Billings Billings

isson Colonial Hotel Helena

Fairmont Hot Springs Resort Butte
Ramkota\Hotel Bismarck Bismarck

Best Westenn Plus Heritage Inn GreatFalls

Hilton Fort Collins Fort Collins
Fort/Collins Marriott Fort Collins

Northern Hotel Billings
Ramada Bismarck Bismarck
Holiday InnRapid City-Rushmore Plaza Rapid City
Ramada Gand Dakota Hotel Dickinson
Grand Gateway Hotel Rapid City
Astoria Dickinson Dickinson
HolidayInn Bozeman Bozeman
Hilton Garden Inn Missoula Missoula

Average

Regional Convention & Civic Centers

Rushmore Plaza Civic Center Rapid City
Great Falls Civic Center GreatFalls
University of Montana University Center Missoula
Montana State Strand Union Building Bozeman
Lander Community & Convention Center Lander
Helena Civic Center Helena

Average

Sources: Respective Venues

4,600
4,157
3,012
2,000
1,745
6,541

sf

21,794

12,211

10,414
8,970
8,928
8,614
7,990
7,064
6,992
6,548
4,500
4,272
3,792
3,694
3,000
3,000
2,790
2,386
7,053

sf

10,042
8,638
7,233
4,848
1,500

0
6,452

# rooms
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Adjacent Hotel
Capacity

delegates, exhibitors, and other attend

connectivity as critical factors when evd
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FIGURE

4-5 ADJACENT HOTEL ROOMS IN COMPARABLE VENUES g&
Functio

Total Function/ N mbero Hote

Name of Venue Space (SF) 7\ Izpace per
O (SF)
State Competitors
Snow King Resortand Center 204 156
Little America Hotel & Resort 138
ParkwayPlaza Hotel & Convention Center 289 79
Radisson Hotel Cheyenne 245 78
Jackson Hole Conference Center 154 52
Ramkota Hotel & Conference Center 230 48
Holiday Inn Sheridan 213 42
Jackson Lake Lodge 385 40
Average 239 79
Regional Hotel Conference Centers
Embassy Suites Loveland 305 393
Embassy Suites Loveland Hotel Conference™ enter& Spa 1 263 156
Best Western Ramkota Hotel 267 138
Ramkota Hotel Bismarck 236 93
Hilton Fort Collins 255 72
Best Western Plus Herita 231 79
Double Tree by Hilton Bil li 289 55
Hilton Garden Inn Missoula 146 107
Fairmont Hot Spri 14,310 153 94
Fort Collins Marri 13,808 229 60
13,536 149 91
13,000 170 76
11,500 160 72
10,992 205 54
8,590 192 45
8,322 143 58
7,500 130 58
6,398 178 36
21,990 206 96

Sources: Respective Venues & HVS

All of the above venues have an integrated hotel and conference center operation.
Meeting function space primarily supports the integrated hotel rooms. Venues with
more function space, and higher function space ratios, can accommodate market-
wide events that produce hotel room nights in other local hotels. On average,
conference centers with connected hotel rooms offer around 80 square feet of
function space per guest room.
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Market Population and Local area population data can provide evidence of a communlty
Income ability to support public services and visitor ameni
Population and income data can provide a basig

Sheridan
Regional Competitors

Loveland 344,588
Fort Collins 344,588

174,681

Rapid City 148,402
3 137,274
117,299

106,815

84,646

eat Falls 83,524
Helena 79,637
Butte 35471
Dickinson 34,421

Sources: Esri

One of the largest cities in the state, Casper’s population is slightly below that of
Cheyenne. Regionally, Casper’s population is below the average of surrounding
metropolitan areas, only surpassing smaller markets in Montana.
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FIGURE 4-7 MEDIAN HOUSEHOLD INCOME OF COMPARABLE S (2017)

State Competito

Jackson 68,977
Casper
Cheyenne
Sheridan
Laramie

Dickinson

Missoula
Great Falls
Butte

Corporate Comparison ) and breadth of a city’s corporate base indicates demand potential in the
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Event Planner Survey

FIGURE 4-8 NUMBER OF BUSINESS ESTABLISHMENTS IN CO RABLE
MARKETS

State Competito

Casper
Cheyenne
Jackson
Sheridan
Laramie

Great Falls
Dickinson
Butte 1,730
Sources: Esri

population, the local area has a below average number of
business establishments compared to the comparable regional venues. A weaker
corporate base syggests a reduced ability to generate event demand.

NVS designed and conducted a survey of event planners to provide a basis for
ilding program and other recommendations. The survey also provided an
sation of event planner interest in locating events in Casper, which is useful in
ing the potential demand for the proposed hotel conference center in Casper.

gllected contact information of event planners from Visit Casper. HVS
successfully sent emails to 461 of the event planners on this list. The email
introduced the purpose of the survey and provided a link to the web-based survey.
In addition, local hoteliers were asked to invite current customers to take the
survey. There were 51 responses for an overall response rate of 12%. The true
response rate is unknown because the number of planners invited by hoteliers is
unknown. In addition, spam filters may have blocked a significant number of emails.

The following summary of responses highlights key results.
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Survey Respondents

represent more than one type of org

FIGURE4-9 RESPO

Association
Corporate
Education

Government

sked event planners to identify the all the types of events they plan.
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Past Events

FIGURE 4-10 TYPES OF EVENTS PLANNED

fi

Meeting 77%

Conference 75%
Training/Workshop 559
Banquet

Entertainment show/evept

ears. See the figure below.

GURE 4-11 EVENT HELD DURING PAST 5 YEARS

Yes No
62% 38%

4-12 PRIMARY EVENT VENUE

Ramkota Hotel & Conference Center 29%

Other (please specify) 14%

Parkway Plaza Resort, Spa & Conference Center 12%
Casper Event Center 9%

Ramada Plaza Riverside 6%

HolidayInn Casper East 6%

Hilton Garden Inn Casper 6%

Central Wyoming Fairgrounds 5%
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facilities.
FIGURE 4-13 HOTELS IN ROOM BLOC

Ramkota Hotel & Conference Center

extremely dissatisfied

ith their experience in Casper.
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FIGURE 4-14 PLANNERS SATISFACTION WITH CASPER

Securityand safety 4.52

Location of hotel rooms 4.41

Parking facilities 4.29

Costof hotel rooms

Suitability of hotel room bloc

Cost of meeting space
Neighborhood dining amenjfi

Exhibit hall

RE 4-15 REASONS FOR NOT HOSTING EVENT IN CASPER

Geography, location 61%
Market size, lack of client base 28%
Lack of hotel rooms, hotel quality 11%
Lack of suitable eventvenue 11%
Accessibility, cost of travel 6%
Lack of knowledge about destination 6%

When explaining why they have not hosted an event in Casper, event planners cite
geography (61%) and lack of a client base (28%). Other planners note the lack of
suitable hotel rooms and the lack of a suitable event venue, costs, and a lack of
knowledge about the destination.

May-2018 Conference Center Study 50
Proposed Hotel & Conference Center — Casper, Wyoming



centers, and other venues. The following table
by type.

FIGURE 4-16 VENUES BY TYPE

Museums, Centers,
Uniiversity \& Other

Hotels & Resorts

following figures show the most popular cities and states in which event planners
requently place events.

URE 4-17 EVENT LOCATIONS

States
Wyoming 55%
Colorado 17%
Texas 3%
New Mexico 3%
California 2%
Ohio 2%

Cities

Cheyenne 17%

Denver 10%

Laramie 6%

Sheridan 6%

The majority of event planners have hosted events in Wyoming. Venues in Colorado
received the second-most number of mentions. The most popular cities include
Cheyenne and Denver with venues in Laramie and Sheridan also receiving several
mentions.
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Meeting Planner HVS asked event planners to identify the three most attractive mart
Perceptions their events from a competitive set of cities in the re ]

Cheyenne, WY
Casper, WY
Laramie, WY
Jackson Hole, WY

ding include Fort Collins and Loveland,
dful of mentions as a top destination.

Veryknowledgeable 41%
Soméwhat knowledgeable 35%
owledgeable atall 14%
Not very knowledgeable 10%

% of survey respondents report that they are very or somewhat
: efigeable of Casper and its event venues. The remaining 25% of event
planners claim to have little or no knowledge of Casper as an event destination.

HVS asked meeting planners to identify Casper’s main strengths and weaknesses as
an event destination. We classified their unaided responses as shown in the
following figures.
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FIGURE 4-20 STRENGTHS AS AN EVENT DESTINATION

Central location in state

Dining, retail & downtown amenities
Good customerservice, friendly
Tourism/outdoor destination
Hotels and event venues
Low price

planners. Quality serviCe, friendly e, and outdoor tourism opportunities
also received seve ol and event venues and lower
costs.

FIGURE 4-21

Outdated 70%

Access, cost of air thavel 30%
Small market, nots destination 15%
Cost, budgetissues 13%
Lack of food service options 8%

Weather 3%

ked survey respondents to identify their five most important criteria when
g an event destination. The following figure presents the percentage of
espondents who indicated which selection criteria ranked in their top five.
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FIGURE 4-22 IMPORTANCE OF DESTINATION SELECTION CRITER

Availability of facility event space
Availability of hotel rooms

Price of facilityrentals

Price of hotel roo

HVS then asked/event planners to rate Casper on these same criteria. In the
ollowing figute, a r¥ating of five means excellent and a rating of one means poor.
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FIGURE 4-23 PLANNER RANK OF CASPER ON SELECTION CRITER

Geographiclocation within state 4.9Q
Availability of convenientnearbyparking 4.
Price of hotel rooms B

Recreation, tourism & cultural activi
Adequate technology sgnrvui
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FIGURE 4-24 WEIGHTED IMPACT OF SELECTION CRITERIA *

Geographiclocation within state

Price of hotel rooms

Price of facility rentals

Availability of hotel rooms
Availability of convenient nearby parking
Availability of facility event space
Safety

Cleanliness

Adequate technologyservices

attendees has a
indicate a posi

Uts/of these responses.

Casper if the property met their event needs. The following figure presents the
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FIGURE 4-25 LIKELIHOOD OF BOOKING EVENTS AT CASPER H
CONFERENCE CENTER

Verylikely 54%
Somewhat likely 22%
Very unlikely 16%
Neutral 5%
Somewhat unlikely 3%

to book an eventin
booked in Casper }

Every two to three years 32%
Every four or five years 3%
en than everyfive years 24%

Event Characteristics
and Facility
Require

nost typical or important event. This information included the name
e event, the type of event, venue needs, approximate attendance, scheduling,
pdging requirements.
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FIGURE 4-27 EVENTS BY TYPE

Conference

Convention

Sports-related events and competition
Meeting

Entertainment show/event

18% described as

FIGURE 4-28 GEOGR TTENDEES

National/
International

Regional (muiti-
( Statewide Local

27% 51% 5%
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FIGURE 4-29 EVENTS BY MONTH

Thursday 65%
Saturday 53%

ake place throughout the week with most occurring Wednesday through
Saturday. Mondays, Tuesdays, and Sundays have the fewest events.

HVS asked event planners to indicate the level of attendance at their events. Event
attendance levels indicate the quantity and size of function spaces that events
require. HVS calculated the average attendance for each event type reported as
presented in the following figure. For the following analyses, we removed events
from planners who indicated they would be unlikely to host in Casper.
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FIGURE 4-31 AVERAGE ATTENDANCE BY TYPE OF EVENT

Sports-related events and competition
Convention

Entertainment show/event

Conference

their event.

FIGURE 4-32

venues.

Meetingrooms 88%
Ballroom 65%

Exhibit hall 50%

Plaza or outdoorarea 20%
Offsite reception 18%
Sports arena/flooring 8%

respectively. Other/venues include outdoor areas, sport facilities, and unlver51ty

775

tand the facility needs of events, we asked planners to identify the
es of functions space required by their event.

4-33 TYPES OF FUNCTION SPACE REQUIRED FOR EVENT
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only those events which require a specif
from planners who indicated that the

FIGURE 4-34 EXHJBIT S NE

25,000

Percent of Events

avents require little to no exhibit space. A large, multipurpose ballroom or
ion space can typically handle the exhibition needs of these events.
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FIGURE 4-35 BANQUET SEATING REQUIREMENTS

DY,
1,200
1,000
800
600

v gent of Events 100%

4-36 GENERAL SESSION SEATING REQUIREMENTS

Number of Seats

400

200

500

er of Seats

50

0% Percent of Events 100%

A multipurpose ballroom with around 12,000 to 15,000 square feet can
accommodate all the banquet and general session seating needs for events

described in the survey.

Conference Center Study 6 2
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FIGURE 4-37 MEETING ROOM REQUIREMENTS
12 \>
10

cent of Events

Number of Meeting Rooms

Lodging Requirement 3 serttplanners to indicate the peak room night needs for their events.

PEAK ROOM BLOCK BY TYPE OF EVENT

Convention 163

Sports-related events and competition 92
Meeting 48

Conference 39

Entertainment show/event 33

Conventions attract a greater number of attendees that require lodging and have
relatively higher peak room night requirements. Conventions have an average peak
room night requirement of around 160 rooms. The average convention attendance
is around 550, suggesting a high percentage of local and day trip attendees, around
70%.
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HVS asked event planners to identify the hotel service level and™k shain scale

they prefer for their event attendees.

FIGURE 4-39 PREFERRED HOTEL SERVICE L

Full Service Sele@ce Limjted

70% 6 M/

FIGURE 4-40 PREFER

Event Infrastructure
Needs

URE 4-41 REASONS FOR NOT BOOKING DUE TO EVENT INFRASTRUCTURE

Insufficient Dates unavailable Insufficient hotel
function space at venue package
89% 44% 33%

A significant majority of planners (89%) indicated that they have been unable book
in Casper due to insufficient function space. Nearly 45% noted that their desired
dates were unavailable and 33% cited an insufficient hotel package.
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Survey Conclusions and
Implications for the
Casper

For planners who indicated insufficient venue space, 71% indics msufficient

meet their quality standards.

Survey respondents provide a good sa
Casper, Wyoming as an event destinatioh.
corporations, and SMERF groups.
range of meeting and event types and
the following:

e Based on higtorical bookings ax t_planner preferences, Casper’s
competitorginclide hotels convention/conference centers, and other venues in
the state of W ing. pular out of state destinations are in
Colorado

e Casper has several stre p event destination, including its central
location in the state {town and restaurant amenities friendly
atmosphere, and outdoortour enities

Aside from external factors>sdch as geographic location and weather, the
greatest deterrents to event planners considering Casper for an event include
the outdated condition of the city’s hotels and event spaces, the smaller market

or planners who have not been able to book an event in Casper, nearly 90%
dicate that reason was insufficient function space. One-third indicate
ficiency of the hotel room block, primarily due to not meeting an event’s
4lity standards.

e Around 75% of planners indicate that they would be very likely or likely to book
an event in Casper given the development of a new hotel conference center that
met their event’s needs. This figure compares favorably with the 62% who have
booked in Casper in the recent past.
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Building Program The building program presented herein describes the floor areas o ous types of
Recommendations function spaces and other important conference ce ter am C ate the
building program for proposed conference centet i H i vanalysis
of meeting and event space programming in comiparab
survey of meeting planners, discussions with({arnd othgr provided by
Visit Casper, other market research, and
This facility program should serve as/a gy S physical planning

aimed at providing the desired facili

Our market analysis indicates that i asper market lacks a hotel conference
center capable of accopt i

ballroom spce.
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FIGURE 4-42 BUILDING PROGRAM RECOMMENDATIONS
C

citi

Event Space Total Area Exhibit Booths
(SF) Theatre Banq t/}mﬁsroo (10'x10')
Multipurpose Hall 15,000 80 ,0 90
Sub-Divisions
Division 1 5,000 40
Subdivision 1a 1,667 100 110
Subdivision 1b 1,667 100 110
Subdivision 1c 100 110
Division 2 290 340
Division 3 90 340
Subdivisiory3a 100 110
Subdivision 3p 90 100 110
Subdiviskon 3c 90 100 110
Meeting Rooms
Meeting Room Block 80 150 170
Divisions (3) 90 50 60
Meeting Room Block 2 200 110 120
Divisions (3) 70 40 40
ard Room 500 60 30 30

TOTAL FUNCTION SPACE 19,800

ollowing figure compares the function spaces of Casper
¢ proposed property. Descriptions and recommendations for

- . Total
Exhibit Ballroom Meeting .
Space Space Space Function
P Space
Parkway Plaza Hotel & Conference Center 7,140 6,894 8,850 22,884
Ramkota Hotel & Conference Center 0 6,437 4,600 11,037
Ramada Plaza CasperHotel 0 2,920 3,688 6,608
Proposed Hotel Conference Center 0 15,000 4,800 19,800
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Multipurpose Ballroom aut of the

Site constraints and other design issues would affect the fina
one or

if activity. The
the following

variable lighting options with pre-set and dimming capabilities that are
controllable at wall panels, and
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FIGURE 4-44 PROPOSED MULTIPURPOSE HALL LAYOUT

}

> \Sjvv/ice Corridor

- Attendee Entrance

Service Entrance

"""" Movable Wall

Meeting Spaces Meeting space pravi

s essential breakout rooms for larger conference and meeting

While site constraints and other design issues will affect the final layout of these
nnctional spaces, configuration of the meeting room block should be such that they
ohvenjently support the new multipurpose hall. HVS recommends that the new
meeting space be located in flexible blocks in areas which are conveniently
accessible for attendees and efficiently serviced by event staff and contain the
following amenities.

e minimum 12-foot ceiling heights,
e movable walls that provide good sound separation,
e Dbuilt-in sound and AV systems,

e good acoustics for amplified voice and music,
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Event Support and
Service Spaces

e Service access - Service<orridors provide non-public access to the event
hall and meeting rooms as well as connection to the facility’s loading
mechanical rooms, and storage.

conference center needs. Depending on layout of hotel and conference
center spaces, a pantry kitchen could be incorporated into the
conference center space as needed.

e Storage - Adequate and convenient equipment storage is important to
the efficient operation of the facility.

e Facility Operations - Spaces needed to support facility’s management
and physical plant, including offices, HVAC, plumbing, electrical and fire
protection systems.

Visit Casper provided HVS with a list of events at Casper Event Center for several
recent years. Sports and entertainment events make up most events at the venue,
however, the facility also hosts a variety of other events in its five meeting rooms.
The following figure provides a summary of events for the past five years of
operation.
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FIGURE 4-45 CASPER EVENT CENTER HISTORICAL DEMAND

200 250,000
00,000
150
ES 150,000
) ()
(o) Q
~ 100 =
) ©
S 100,000 <
w [J]
Z
50
50,000
0 0

2016

2017
e Attend an ce

Asper Event Center

ot including move in and move out days, the occupied days at the Casper Event
m around 130 to 190 days. Annual attendance figures roughly

FIGURE 4-46 CASPER EVENT CENTER DETAILED DEMAND - 2017

Number of Total Total Event % of Total
Event Type

Events Attendance Days Event Days
orts 17 88,800 39 29%
Coxcerts & Entertainment 22 39,301 21 16%
Consumer Shows 8 19,176 22 16%
Trarde Shows 1 450 4 3%
Conventions 4 3,539 11 8%
Banquets 9 4,011 11 8%
Meetings 9 774 9 7%
Assemblies 4 10,909 6 4%
Outside 7 7,913 11 8%

Total 81 174,873 134
Source: Casper Event Center
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The event profile for the Casper Event Center is typical of an arena events at
the Casper Event Center use the 24,000-square

seating, exhibit, or banquet space. Parking lots a : C i outdoor

Demand Projections HVS based event demand projections 3 e proposed h onference center in

e the proposed conference and at space building program presented
above,

e anin-dept

e discussions wit Ativés from Visit Casper and other local
stakeholders.

e purposes of this study, HVS assumes that all recommendations throughout
is report are completed by January 1, 2020. HVS estimates that event demand
2022, the third year of operatlon Demand projections also

tdvely in the conference and group meeting market. The flexible
Casper to host a variety of events, including state association

HVS calculated the potential generation of room nights by the proposed conference
center. While most attendees would elect to stay at the attached hotel property,
these room nights represent the total room nights generated in the region by the
operations of the conference center. The following figure presents HVS’s
assumptions used to generate room night estimates. HVS based room night
assumptions on comparable venue data and industry research.
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FIGURE 4-47 ROOM NIGHT ASSUMPTIONS

Event Type

Conferences

Meetings

Local Meetings
Banquets

Consumer Shows/Fairs
Other

s, the proposed conference center could
vent space to a variety of local groups,
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FIGURE 4-48 DEMAND PROJECTIONS g&

Opening tabilized
2020 20 202 2023
NJ
Events
Conferences 6 8 14 14
Meetings 30 40 75 75
Local Meetings 20 30 30
Banquets 40 50 60 60
Consumer Shows /Fairs 9 12 12
Other 20 25 25
Total 11 152 216 216
Average
Attendees Attendance
Conferences 300 ,800 2,400 4,200 4,200
Meetings 2,250 3,000 5,630 5,630
Local Meetings 600 750 900 900
Banquets 8,000 10,000 12,000 12,000
Consumer Shows /Fairs 8,400 10,800 14,400 14,400
Other 7,500 10,000 12,500 12,500
28,550 36,950 49,630 49,630
Occupied Room Nights
Conference 2,810 3,740 6,550 6,550
Meetiigs 900 1,200 2,250 2,250
530 670 800 800
irs 280 360 480 480
4,520 5,970 10,080 10,080

year, we project the conference center would host over 200 events,
acting 49,000 annual attendees, and generating over 10,000 room nights in the

onferences—Conferences are multi-day events that require a mix of banquet and
breaKout space set-up and occasional assembly space, but they typically do not
require a large exhibit set-up. Lobbies and portions of the ballroom could service as
light exhibit space as needed. The source of conferences would be local and regional
associations with some state and regional corporate groups booking as well. This
demand category also includes religious and other SMERF groups that would rotate
to Casper for their annual or seasonal events. HVS projects conference demand
levels consistent with that found in comparable venues and markets
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exhibit space. Food service is typically limited
luncheons in meeting rooms. Local and regiona

o ough the size of
the meetings ranges from ten to over 1,000( pe¢rson eeti

space. Ballroom divisions could also etings/ oy several smaller
simultaneous meetings, as needed.

Local Meetings—Local government,\civi
local groups would use meeting-space formeetings, information sessions, seminars,

ce for vendors. These events would need some meeting space
of house uses. Food and beverage services would be limited to

7 exhibit sp
for support and bag
concessions.

Other—Other—events would include a variety of local-oriented facility rentals,
ich include such events as school functions, event staging, blood drives, political
, fundraisers, and other civic uses.

onds demand projections to show smooth growth over time. However, event
demand and booking cycles are not predictable. Event demand will vary with
business, local, and national economic factors. Event demand often runs in cycles,
rotation patterns, and other market conditions. HVS demand projections should be
interpreted as a mid-point of a range of possible outcomes and as an average of
multiple years.

A good test for the reasonableness of demand projections is an analysis of demand
at similarly sized venues in comparable markets. To evaluate demand projections
for the proposed conference center, HVS expanded its comparable analysis to
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Proposed

Conference
Venues Center
Number
Conventio 16 14
Consumer Shows/Fai 21 12
Banquets/Social 57 60
Meetings 117 105

into consideration, the demand projections for the proposed
consistent with event demand currently found in other

infilar population bases and competing venues. Additionally, the
aposed conference center would not house a large exhibit hall, but it would host
atively small number of public consumer shows and fairs.
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5. Lodging Supply and Demand Analysis

Definition of Subject
Hotel Market

pe (full-service, select-service, and limited-

service), brand class, or location. We/have considered an additional six hotels as
dture>secondary competitors given differences in brand class, product type, or
ation. Non-full-service hotels that were included as primary competitors feature
4 brand class of midscale or above, while selected secondary competitors represent

National odging 8 subject property’s local lodging market is most directly affected by the supply

demand trends within the immediate area, as well as the impact of regional

8’to provide a context for the forecast of the supply and demand for the
proposed subject hotel’s competitive set.

STRis an independent research firm that compiles and publishes data on the lodging
industry, and this information is routinely used by typical hotel buyers. The
following STR diagram presents annual hotel occupancy and average rate data since
1987. The next two tables contain information that is more recent; the data are
categorized by geographical region, price point, type of location, and chain scale, and
the statistics include occupancy, average rate, and rooms revenue per available
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room (RevPAR). RevPAR is calculated by multiplying occupancy b
provides an indication of how well rooms revenue

FIGURE5-1 NATIONAL OCCUPANCY AND AVERAGE RATE TRENDS
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FIGURE 5-2 NATIONAL OCCUPANCY AND AVERAGE RATE TRENDS - YEAR-TO-DATE DA
Revm

Occupancy - YTD April Average Rate - YTD April Percent Change

2017 2018 Change 2017 2018  Change 2017 2018, hange| . Avail. Rms. Sold

United States 62.6 % 63.2% 09 % $124.78 $128.19 20 % 3.0 %

Region
New England 548 % 56.7% 35 % $133.76  $134.48 19 % 55 %
Middle Atlantic 60.7 63.2 4.2 144.07 146.58 2.4 6.6
South Atlantic 67.9 68.1 0.3 1.6 1.9
East North Central 54.1 54.6 1.1 2.2 3.2
East South Central 58.2 58.4 0.2 2.1 2.3
West North Central 51.6 50.9 (1.3) 2.2 0.9
West South Central 61.7 63.6 2.9 2.7 5.7
Mountain 63.7 63.4 (0.5) 1.5 1.0
Pacific 71.1 71.1 (0.1) 2.2 2.2

Class
Luxury 69.1 % 703% 17 % $291.17 Q. $211.18 49 % 23 % 40 %
Upper-Upscale 71.0 71.1 0.2 180.93 184.04 128.47 130.91 1.9 2.2 2.4
Upscale 69.9 0.6 138.95 141.65 97.10 99.63 2.6 4.6 53
Upper-Midscale 63.7 11 111.22 113.45 20 70.87 73.13 32 3.9 5.1
Midscale 56.3 89.72 9238 30 50.50 52.43 3.8 0.4 1.2
Economy 54.9 70.16 35 37.17 38.73 4.2 (0.2) 0.4

Location
Urban $172.08 2.1 % $118.92 $121.42 21 % 33 % 33 %
Suburban 109.08 2.8 67.92 70.43 3.7 2.4 33
Airport 11935 2.8 84.33 87.61 39 1.5 2.6
Interstate 51.8 2. . . 8299 238 41.77 43.66 4.5 1.6 33
Resort R 193.03 4.2 130.06 136.66 5.1 0.7 1.5
93.35 9553 23 47.54 49.36 3.8 1.5 3.0

% $330.29 $343.78 4.1 % $242.64 $258.27 64 % 20 % 43 %

181.91 18524 1.8 132.54 135.26 21 2.4 2.6

138.39 14112 20 98.86 101.36 2.5 5.6 6.2

109.10 11136 21 69.58 71.86 33 3.9 5.1

83.25 8563 29 46.35 48.15 3.9 1.1 2.1

59.00 61.20 3.7 32.09 33.52 4.5 0.3 1.0

Indep’endénts 59.5 0.7 122.59 126.17 29 72.44 75.04 3.6 0.2 0.9

Source: STR - April 2018 Lodging Review
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N

FIGURE 5-3 NATIONAL OCCUPANCY AND AVERAGE RATE TRENDS — CALENDAR YEAR D

Rem

Occupancy Average Rate Percent Change
/ \
2016 2017 Change 2016 2017 Change 2016 2017 /\ Avail. Rms. Sold
United States 654 % 659% 09 % $124.13 S$126.72 % % 27 %
Region
New England 641 % 648 % 11 % $151.20 $153.78 % 15 % 26 %
Middle Atlantic 67.2 67.8 0.9 163.54 162.88 0.5 2.8 3.8
South Atlantic 67.1 68.0 1.4 4.3 1.5 2.9
East North Central 61.0 61.4 0.5 1.6 19 24
East South Central 61.3 61.5 0.3 3.8 1.9 2.2
West North Central  59.0 58.0 (1.7) . (0.3) 14 (0.3)
West South Central 61.4 62.5 1.9 60.57 62.70 3.5 3.0 4.9
Mountain 65.3 66.3 1.6 .63 78.61 5.3 1.1 2.8
Pacific 73.8 73.9 0.3 6.99 120.23 2.8 1.6 1.9
Class
Luxury 708 % 71.0% 03 % $282.44 . $203.28 1.7 % 21 % 24 %
Upper-Upscale 72.5 72.7 0.3 178.13 129.17 131.67 1.9 1.7 2.0
Upscale 719 0.7 139.04 . 100.03 102.28 2.3 43 5.0
Upper-Midscale 67.1 114.07 115.86 1.6 76.54 78.34 2.3 4.0 4.8
Midscale 59.8 92.16 9436 24 55.07 57.07 3.6 0.2 1.5
Economy 58.4 7195 3.1 40.74 42.36 4.0 (0.4) 0.5
Location
Urban $178.94 09 % $129.57 S$131.61 16 % 31 % 38 %
Suburban 108.10 2.2 70.57 72.47 2.7 1.9 24
Airport 116.17 2.3 83.27 85.67 2.9 14 2.0
Interstate 56.5 85.04 23 46.97 48.67 3.6 1.5 2.9
Resort 68.4 . 173.57 2.7 115.60 120.88 4.6 0.9 2.7
99.91 102.23 2.3 56.70 58.59 33 1.5 2.5
% $317.29 $323.74 2.0 % $234.09 $239.54 23 % 16 % 19 %
179.54 182.04 1.4 133.25 135.15 1.4 2.1 2.1
138.28 140.19 14 101.97 103.45 1.5 6.0 6.1
111.43 113.09 1.5 75.18 76.84 2.2 33 4.0
85.23 86.99 21 50.53 52.17 33 13 24
60.86 62.48 2.7 35.14 36.28 3.2 0.1 0.7
62.9 1.4 123.00 126.49 2.8 76.27 79.56 4.3 0.0 1.5
Source: STR - December 2017 Lodging Review
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d\during the
¥ select

On a national level, following the significant RevPAR decline experie

ntinued to outpace supply growth, a
0. With a 2.9% increase in room nights,
d high of 65.4% in 2015. Supply growth

¢ with the annual growth of the last four years.
group and leisure travel, and waning price-

3 healthy lodglng market overall However, we note that
t that the strong 2017 industry performance was enhanced
d by the hurricanes, floods, and fires experlenced throughout

any areas contlnue to benefit in 2018 from the demand generated
surance adjusters, displaced residents, and contractors. Year-to-date statistics
gh April reflect a 0.6-point occupancy increase, while average rate increased
over $3.00, resulting in a 3.7% upward change in RevPAR.
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Regional Conference
Center and Group
Hotels

offerings of meeting space. HVS has 3
illustrating historical supply and dema

Based upon our-interviews with Visit
elected and then qualified given their

May-2018
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FIGURE 5-4  HISTORICAL SUPPLY AND DEMAND TRENDS — REGIONAL CONFERENCE CENTER AND GROUP HOTELS

Average
Daily Room Available Occupied Room
Year Count Room Nights Change Nights Change Occupancy Average Rate Change
2012 3,161 1,153,612 = 706,512 = 61.2 % $91.19
2013 3,294 1,202,360 42 % 696,208 (1.5) % 57.9 94.43
2014 3,315 1,209,964 0.6 712,800 2.4 58.9 98.29
2015 3,314 1,209,641 (0.0) 656,206 (7.9) 54.2
2016 3,315 1,210,006 0.0 610,427 (7.0) 50.4 1024
2017 3,313 1,209,338 (0.1) 606,013 50.1
Year-to-Date Through January
2017 3,316 102,796 — 37,449
2018 3,313 102,703 (0.1) % 32,167 (10.3) %

Average Annual Compounded Change:

2012 - 2014 24 % 1.8 %
2015 - 2017 (0.0) (2.7)
2012 - 2017 0.9 (1.3)
Year
Hotels Included in Sample Class Opened Comments
Northern Hotel Billings 160 Mar 2013 Feb 1942
Ramada Rapid City 209 May 2011 Jul 1962
Little America Cheyenne 188 Nov 1987 Jun 1965
Best Western Rapid City Ramkota Hotel Midscale Class 267 Nov 1999 Jun 1969
Radisson Colonial Hotel Helena Upscale Class 150 Dec 2015 Jun 1971
HolidayInn Cody @ Buffato Bill Village Upper Midscal 186 Jul 1972 Jul 1972
Radisson Hotel Billing Upscale 316 Feb 2016 Nov 1972 Red Lion as of March 2018; Holiday Inn in 2015
Upper 231 Oct 2016 Jun 1973 No brand as of March 2018
Upscale Class 305 Dec 2016 Feb 1975
Upscale Class 289 Aug 2016 Jun 1980 Converted from Crowne Plaza brand in 2016
Upscale Class 245 Feb 2016 Jun 1981 Notin Radisson system as of March 2018
Upper Midscale Class 212 Sep 1982 Sep 1982
Upscale Class 215 Nov 2002 Jun 1983
Upper Midscale Class 205 Jun 1990 Jun 1990
Upscale Class 135 Feb 2008 Feb 2008
Total 1,657
Source: STR
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FIGURE5-5 REGIONAL CONFERENCE CENTER AND GROUP HOTELS — MEETING SPACE OFFERING

Indoor

eeting
e (SF) - Net Meeting
Year Opened/ Last uding Space per

Regional Hotel Comparable Properties Location Rooms Affiliation Change Brand Affiliation /\ B nm Prefunction Room (SF)
Northern Hotel Billings Billings, MT 160 1942/2013 Independe Upper Upscale Class 11,500 72
Ramada Rapid City Rapid City, SD 209 1962/2011 Midscale 10,000 48
Little America Cheyenne Cheyenne, WY 188 1965/1987 Upscale Clas 25,989 138
Best Western Rapid City Ramkota Hotel Rapid City, SD 267 196941999 idscale Class 36,894 138
Radisson Colonial Hotel Helena Helena, MT 150 1971, ale Class 13,536 90
HolidayInn Cody @ Buffalo Bill Village Cody, WY 186 1972 per Midscale Class 10,000 54
Radisson Hotel Billings Billings, MT 316 1972/2018 Upscale Class 50,000 158
Red Lion Hotel & Convention Center Billings Billings, MT 31 1973/2018 Upper Midscale Class 21,898 95
Ramkota Hotel Bismarck 305 1975/2016 Upscale Class 19,990 66
DoubleTree Billings 289 1980/2016 Upscale Class 15,782 55
Radisson Hotel Cheyenne 81/2018 Radisson Upscale Class 19,116 78
Holiday Inn Sheridan Convention Center 1882 HolidayInn (IHG) Upper Midscale Class 8,945 42
Radisson Hotel Bismarck 1983/R002 Radisson Upscale Class 12,000 56
HolidayInn Rapid City Rushpaore Plaza 1990 HolidayInn (IHG) Upper Midscale Class 10,992 54
Hilton Garden Inn Laramie& 2008 Hilton Garden Inn (Hilton) Upscale Class 12,000 ** 89

221 18,576 82

220 2020 Upper-Midscale or Upscale Class 19,800 920

r,and patio spac

Totals/Averages
Positioned Subject Propert Casper, WY

proximately 2,400 square feet of meeting space and is connected to the 9,600-square-foot University of Wyoming Conference Center.
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FIGURE 5-6 REGIONAL CONFERENCE CENTER AND GROUP HOTELS — ESTIMATED PERFORMANCE FOR SELECTED

Estimated 2017 __Estimated Year-to-DateMarch 2017

ated Year-to-Date March 2018

erage at& RevPAR \Ocrup{cy Average Rate RevPAR

Average Rate RevPAI//ect:upa.n

Radisson Colonial Helena, MT

HolidayInn Cody, WY

DoubleTree Hotel Billings, MT

Radisson Hotel Cheyenne, WY

HolidayInn Sheridan, WY

Radisson Bismark, ND

HolidayInn Rapid

S50 45-50 % $110- 115 S50 - 55
20-25 20- 25 110-120 25-30

— No longerin Radisson System

20 - 25 20- 25 70-80 15-20
55 -60 50 - 55 90-100 50-55
50 - 55 40 - 45 105- 115 45 - 50
— — N/A —
Lodging Supply and Demand Analysis 85

Proposed Hotel & Conference Center — Casper, Wyoming



Local Historical Supply
and Demand Data

els feature

The composite set of regional conference center and group-orien

meeting space per guestroom ranges fro
82 square feet per guestroom. The facilj
used as a reference for our positioning o
center’s programming.

Based on our researc ate . ance data for a selection of the
regional conference cente i pancy levels from the low-to-mid

While representi an Casper and reflecting divergent hotel
supply, economic,

arket-wide occupancy, average rate, and rooms revenue per
RAR). RevPAR is calculated by multiplying occupancy by
proyides an indication of how well rooms revenue is being

rate and
max1mlzed.
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FIGURE 5-7  HISTORICAL SUPPLY AND DEMAND TRENDS — CASPER, WYOMING SELECTED COMPETITIVE SET

Average Daily Available Room Occupied Room Average
Year Room Count Nights Change Nights Change Occupancy Rate Chang MI\HA Change
2008 1,289 470,409 = 312,671 = 66.5 % $81.71
2009 1,510 551,150 172 % 282,659 (9.6) % 51.3 83.60
2010 1,510 551,150 0.0 305,417 8.1 55.4
2011 1,510 551,150 0.0 344,181 12.7 62.4
2012 1,510 550,997 (0.0) 389,215 13.1 70.6
2013 1,522 555,434 0.8 381,960 (2.9) 68.8
2014 1,524 556,260 0.1 406,047 6.3 73.0
2015 1,524 556,260 0.0 357,879 (11.9) 64.3
2016 1,549 565,368 1.6 301,622 (15.7) 3

2017 1,623 592,395 4.8 290,378
Year-to-Date Through April

2017 1,623 194,760 = = $38.67 =
2018 1,611 193,320 (0.7) % (0.5) % 40.91 58 %
Average Annual Compounded Change:
2008 - 2014 28 % 21 % 37 %
2015 - 2017 3.2 (0.3) (13.0)
2008 - 2017 1.7 (1.7)
Competitive Number Year Year

Hotels Included in Sample N\ Class Statu of Rooms Affiliated Opened
Ramada Plaza Casper Hotel & Confeyence Cen Midscale Class Primary 200 Apr 2008 Mar 1965
Parkway Plaza Hotel onomy Class Primary 289 Jun 1966  Jun 1966
Ramkota Hotel Economy Class Primary 230 Apr 2015  Jun 1977
Quality Inn & Suite Midscale Class Secondary 92 May 2003  Jun 1983
La Quinta Inns & Suj Midscale Secondary 120 Dec2008 Jun 1984
Comfort In UppexMidscate Class Secondary 57 Jun 2014 Jun 2003
Holiday InK Exp Upper Midscale Class Secondary 84 Mar 2004 Mar 2004
Courtyard Ca Upscale Class Primary 100 Oct 2007 Oct 2007
Hilton Garden Upscale Class Primary 121 Jul 2008 Jul 2008

olidaylnn Caspgr Ea Upper Midscale Class Primary 119 Aug 2008 Aug 2008
Hampton Inn Upper Midscale Class Secondary 100 Dec 2008 Dec 2008
Reshdenc Upscale Class Secondary 99 Oct 2016 Oct 2016

1,611

\> Total
Source: STR

<
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It is important to note some limitations of the STR data. Hotels™are oscasionally

in a consistent and timely manner. These factors/can ality of
the information by skewing the results, and thes¢ i g es may also cause

the STR data to differ from the results of our co itive s . netheless, STR

data provide the best indication of aggreg xisting supply
and demand; thus, these trends have analysis. Opening
dates, as available, are presented for each reporting ho previous table.

Overall, the STR data for the local comyetitive set reflect a market-wide occupancy
level of 2017 in 49.0%, w .3% for 2016, representing a roughly

xd grew to a high of nearly $68.00 in 2014.
eh largely by increased activity related to the oil

period, year—end 2017 data illustrate an easing of this
ly data for 2017 illustrate that nearly every month incurred

eightened demand generated from the solar eclipse in August 2017, which
buoyed ADR due to compression. Overall, these occupancy and average rate
esulted in a RevPAR level of nearly $47.00 in 2017, which reflected a roughly
$1.06-decrease compared to 2016.

Year-to-date lodging trend data for 2018 is through April, the latest period
published by STR as of the time of our updated research. Year-over-year trends
through the month of April illustrate a notable 5.6% increase in lodging demand
resulting in a nearly three-point occupancy gain. This competitive set also
illustrated an approximately $0.50 decrease in ADR and an increase in RevPAR of
over $2.00, through April 2018 versus the same period in 2017. Reflecting a
continuation of the positive occupancy trends that commenced in October 2017,
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Seasonality

exhibited increasing strength in occupay
market absorbed new higher-rated hote
the Residence Inn by Marriott.

Monthly occupancy and avera
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FIGURE 5-8 @ MONTHLY OCCUPANCY TRENDS
Month 2008 2009 2010 2011 2012 2013 2014 2015 2018
January 60.4 % 46.5 % 39.4 % 44.0 % 53.9 % 574 % 60.6 % M
February 64.0 49.3 45.9 42.2
March 68.3 57.1 57.6 50.8
April 70.6 53.9 54.5 50.9
May 70.9 54.8 58.3 =
June 81.4 65.9 69.3 =
July 76.9 57.6 66.5 57.8 =
August 70.1 53.3 68.1 61.0 =
September 73.9 51.7 60.4 55.5 —
October 70.0 47.3 57.6 47.3 —
Nove mber 57.0 41.9 46.5 44.9 —
December 39.9 36.2 40.2 34.1 =
Annual Occupancy 66.5 % 513 % 55.4 % 64.3 % 53.3 % 49.0 % -
4 L 4 L 4 r r r
Year-to-Date 65.8 % 51.8 % 49.4 % 65.9 % 53.0 % 42.6 % 453 %
FIGURE 5-9 MONTHLY AVERAGE RATE TREND
Month 2008 2012 2013 2015 2016 2017 2018
January $74.60 $77.65 $80.42 $82.07 $90.34 $79.60 $86.16 $83.06
February 77.35 80.04 84.10 85.56 95.11 88.60 89.32 89.83
March 79.20 85.44 85.37 92.80 102.33 96.50 94.52 94.89
April 81.77 84.81 90.61 98.61 88.73 91.42 91.66
May 82.13 86.26 91.48 98.82 92.61 93.77 =
June 83.49 87.84 97.51 102.40 94.97 95.68 =
July 82.81 87.59 95.62 96.25 89.66 93.62 —
August 83.09 87.60 97.11 95.79 91.08 125.93 —
September 80.55 86.88 96.62 94.72 90.30 93.74 —
ctober 80.38 85.64 95.20 92.27 89.26 89.89 —
Noye mber 76.40 83.93 93.07 90.75 88.42 88.85 —
December 75.36 78.90 87.79 82.90 80.16 82.92 —
Annyual Average Rate 81. $83.60 $80.46 $80.21 $81.04 $85.26 $92.69 $95.79 $89.79 $95.20 —
Year-te-Dat $7 $83.68 $80.35 $79.88 $81.51 $83.80 $88.07 $96.80 $88.72 $90.87 $90.38
Source: STR
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FIGURE 5-10 SEASONALITY

2008 2009 2010 2011 2012 2013 2015 AQlG 201 2018 YTD April
High Season - June, July, August
Occupancy 75.7 % 58.8 % 68.0 % 72.7 % 76.6 % 5.0 % 61.1 % =
Average Rate $83.80 $84.99 $81.52 $82.40 $98.12 $9145 $105.21 —
ReVvPAR 63.46 50.01 55.40 59.94 75.18 59.73 64.23 —
Shoulder Season - March, April, May, September, October
Occupancy 70.8 % 53.0 % 57.7 % 65.9 % 65.6 % 56.4 % 50.5 % 50.8
Average Rate $81.92 $84.60 $80.86 $80.34 $97.57 $91.48 $92.76 $93.30
ReVvPAR 58.01 44.82 46.64 52.98 64.03 51.61 46.81 47.42
Low Season - January, February, November, December
Occupancy 542 % 433 429 % 50.1 % 533 % 409 % 379 % 395 %
Average Rate $79.18 $80.57 $78.48 $77.54 $77.35 $87.19 $90.44 $84.32 $87.00 $86.49
RevPAR 4291 .92 8.84 45.65 53.14 48.18 34.49 33.01 34.19

e: Smith Travel Research

N
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The competitive market is characterized by a strong degree of seasq , which is

Patterns of Demand

competitive lqdgitg market. The data) as\provided by STR, are illustrated in the
following tables:
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FIGURE 5-11 OCCUPANCY BY DAY OF WEEK (TRAILING 12 MONTHS)

Sunday Monday Tuesday Wednesday  Thursday Frim Total Morith

Month
Feb - 17 222 % 36.8 % 448 % 515 % 48.4 % 44, 41.0 %
Mar - 17 239 43.2 53.0 57.5 58.4 11 50.8
Apr-17 25.8 51.4 63.2 57.1 51.1 453 46.1
May - 17 37.7 43.2 55.8 58.9 60.4 60.7 52.6
Jun - 17 49.7 64.9 749 73.8 60.6 64.5
Jul - 17 45.6 52.8 60.7 65.1 629 57.8
Aug - 17 57.9 68.1 65.6 65.9 61.0
Sep - 17 39.6 52.6 64.4 55.5
Oct - 17 333 47.9 52.7 47.3
Nov - 17 28.5 49.7 52.0 44.9
Dec - 17 28.1 31.0 38. 34.1
Jan - 18 25.6 35.9 437 37.1
Average 347 % 479 % 55.6 50.6 % 452 % 49.4 %
FIGURE 5-12 AVERAGE RA AY OF WEEK (TRAILIN ONTHS)
Month Sunday onday Tuesday Wednesday  Thursday Friday Saturday Total Month
Feb - 17 $79.44 $91.54 $86.33 $84.57 $89.32
Mar - 17 96.42 93.39 89.43 94.52
Apr-17 91.09 86.39 82.30 91.42
May - 17 96.31 93.84 89.99 93.77
Jun - 17 89.34 . ! 93.79 91.90 92.02 95.68
Jul - 17 86.79 92.95 89.07 91.52 93.62
Aug - 17 97.18 102.57 147.77 125.93
Sep 95.58 88.62 87.74 93.74
Oct 92.39 81.85 81.54 89.89
Nov - 17 92.06 84.60 81.93 88.85
D 83.02 80.31 76.21 82.92
an - 81.89 79.64 79.11 83.06
Avera $96.32 $101.26 $96.90 $96.07 $92.86 $89.13 $92.29 $94.93
Source: STR
May-2018 Lodging Supply and Demand Analysis
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FIGURE 5-13 OCCUPANCY, AVERAGE RATE, AND REVPAR BY DAY OF WEEK (MULTIPLE Y

Occupancy (%) Sunday Monday Tuesday Wednesday Thursday riday >\ Saturday Total Yéar
Feb 15- Jan 16 43.7 % 64.0 % 73.4 % 72.8 % 67.0 % 63.3 % 62.9 %
Feb 16-Jan 17 35.1 50.7 59.1 59.7 56.2 54.6 52.1
Feb 17 - Jan 18 34.7 47.9 55.6 57.4 50.6 49.4
Change (Occupancy Points)

FY 15 - FY 16 (8.6) (13.3) (14.4) (13.1) (8.7) (10.8)
FY 16 - FY 17 (0.4) (2.8) (3.4) (2.3) (4.0) (3.6) (2.6)
ADR ($) Sunday Monday Tuesday Wednesday “\Thursday iday Saturday Total Year

Feb 15-Jan 16 $85.91 $99.27 $101.35 $87.65 $95.24
Feb 16-Jan 17 82.05 93.79 94.87 86.23 83.97 90.35
Feb 17 -Jan 18 96.32 101.26 89.13 92.29 94.93
Change (Dollars)
FY 15 - FY 16 ($3.86) ($5.48) ($2.96) ($3.69) ($4.90)
FY 16 - FY 17 14.27 7.47 2.90 8.32 4.59
Change (Percent)
FY 15 - FY 16 (4.5) ¢ (5.5) % (5.8) % (4.9) % (3.3) % (4.2) % (5.1) %
FY 16 - FY 17 17. 8.0 1.3 1.3 1.5 3.4 9.9 5.1
RevPAR (S) Sunda Monday Tuesday Wednesday Thursday Friday Saturday Total Year
Feb 15-Jan 16 $37. S6 $73.74 $64.47 $56.45 $49.41 $59.90
Feb 16-Jan 17 28.83 47.56 56.63 51.42 47.10 40.98 47.03
Feb 17 - Jan 18 44 48.51 55.17 50.43 45.14 41.74 46.93
Change (Dollars)
FY 15 - FY 16 ($15.95) 8.07) ($17.11) ($13.05) ($9.34) ($8.43) ($12.87)
0.95 (2.57) (1.46) (0.99) (1.96) 0.76 (0.10)

25.1) % (24.2) % (232) %  (20.2) %  (16.6) %  (17.1) % (21.5) %
2.0 (4.6) (2.6) (1.9) (4.2) 1.9 (0.2)

Source: STR

In most markets, business travel, including individual commercial travelers and
corporate groups, is the predominant source of demand on Monday through
Thursday nights. Leisure travelers and non-business-related groups generate a
majority of demand on Friday and Saturday nights. In addition, this market
accommodates association and SMERFE-related groups.
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LOCAL LODGING
SUPPLY

Primary Competitors
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FIGURE 5-14 PRIMARY COMPETITORS — OPERATING PERFORMANCE

Est. Segmentation Estimated 2015 Estimated 2016 timated 2017 /\

s

5

z & Weighted Weighted

N s Annual Annual

£ o -
Numberof & EE § Room Average Room Average Occupancy Yield
Property Rooms <& S 3 Count Occ. Rate RevPAR  Count Occ. Rate™\ evPAR RevPAR Penetration Penetration
N

Parkway Plaza Casper
Resort, Spa & Convention 289 50% 20% 30 % 289 50-55 % $55-S$60 289 0-25% $65-$70 $10-$15 40-45 % 30-35%
Ramada Plaza Riverside
Hotel & Convention Center 200 40 40 20 200 50 - 55 80 - 85 200 40 - 45 85-90 35-40 85-90 75 - 80
Carnnv
Ramkota Hotel 230 40 40 20 230 65-70 75 - 80 230 55 - 60 70-75 40 - 45 120 - 130 95 - 100
Hilton Garden Inn Casper 121 40 40 20 121 75 - 80 130 - 140 121 65 - 70 120-125 80 - 85 130 - 140 170 - 180

Hampton Inn & Suites 100 20 40 40 130- 140 100  65-70 115-120 80-85  140-150  170- 180

Casper
EZ;‘;Z? rd by Marriott 100 20 40 40 125-130 110-115  60- 65 100  45-50 105-110  50-55  100-110  110- 120
Holiday Inn CasperEast
McMurry Park 119 30 40 75-80 119 50-55 100 - 105 50 - 55 119 50-55 100 - 105 50 - 55 110 - 120 110 - 120
Sub-Totals/Averages 1,159 36 % 38% 27 1,159 63 % $94, $59.51 1,159 50.9 % $89.50 $45.52 1,159 471 % $94.01 $44.24 96.9 % 96.4 %
Secondary Competitors 2 "% 51% 32% 162 69 % 96.96 $66.90 172 60.6 % $88.91 $53.85 202 571 % $96.68 $55.22 117.6 % 120.4 %
Totals/Averages 64 % $95.07 $60.42 1,331 521%  $89.41 $46.60 1,361 485 % $94.47 $45.87 100.0 % 100.0 %
* Specific occupancy and aver ilizethN, sis)\but are presented in ranges in the above table for the purposes of confidentiality.
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FIGURE 5-15 PRIMARY COMPETITORS — FACILITY PROFILES

Indoor
Meeting Space
Number of Year Opened/ (SF) -
Rooms Affiliaton Excluding Net Meeting
Property (STR) Change (STR) Food and Beverage Outlets Prefunction Space per Rool Facilities
Parkway Plaza Casper Resort, Spa & Convention Cent 289 1966 Parkway Cafe; All That Jazz 22,884
1 Parkway Plaza Drive

Ramada Plaza Riverside Hotel & Convention Center ( 200 1965/2008 Dukes Eatery; Dukes Ba 6,608 33

300 West F Street

Whirl pool; Fitness Center; Airport Shuttle
4 Complimentary Breakfast; Room Service; Indoor Swimming Pool;

Ramkota Hotel 230 1977/2015 Remington(s; Spk

800 North Poplar Street Lounge ndoor Whirlpool; Fitness Room; Business Center; Laundry/Valet
ervice; Complimentary Shuttle
Hilton Garden Inn Casper 121 2008 Garden Grille and\Bar 25 Pavilion Pantry, Business Center; Guest Laundry Area; Gift Shop;

1150 North Poplar Street Indoor Swimming Pool; Indoor Whirlpool; Fitness Room;
Laundry/Valet Service
5 Complimentary Breakfast; Business Center; Guest Laundry Area;

Indoor Swimming Pool; Fitness Room; Laundry/Valet Service

Hampton Inn & Suites Casper 100 Breakfast Area

1100 North Poplar Road

Courtyard by Marriott Casper 100
4260 Hospitality Lane

1,250 13 Business Center; Indoor-Outdoor Swimming Pool; Indoor
Whirlpool; Fitness Room; Guest Laundry Area; Beauty Shop;
Laundry/Valet Service
arand Grill 1,430 12 Room Service Breakfast; Business Center; Guest Laundry Area;
Indoor Swimming Pool; Indoor Whirl pool; Fitness Room;
Laundry/Valet Service

Holiday Inn Casper East McMurry Park Cole Crgek B

721 Granite Peak Drive

N
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The following map illustrates the locations of the subject property

csted future

competitors.
MAP OF COMPETITION
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Holiday Inn (Primary)

La Quinta Inn (Secondary)

Quality inn & Suites {Secondary)

Residence Inn by Marriott {Secondary)

Holiday Inn Express [Secondary)

Comfort Inn {Secondary)

290960

ourtyard by Marriott (Primary)

Blackmore i
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Parkway Plaza Hotel &
Convention Center
1 Parkway Plaza Drive

PRIMARY COMPETITOR #1 - PARKWAY PLAZA HOT, CONVE N\CENTER

OPERATING STATISTICS

FIGURE 5-16 ESTIMA

Wtd. Annual Occupancy Yield

Year Room Count Occupancy Average Rate RevPAR Penetration  Penetration

Casper, WY
Est. 2015 289 50-55 % $55 - $60 $30 - $35 80-85 % 45 -50 %
Est. 2016 289 35-40 55-60 20- 25 65-70 40 - 45
20- 25 65-70 10- 15 40 - 45 30-35
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PRIMARY COMPETITOR #2 - RAMADA PLAZA RIVE HOT
CONVENTION CENTE

VA

Ramada Plaza FIGURE 5-17 ESTIMATED H
Riverside Hotel &
Convention Center
300 West F Street

AL OPERATING STATISTICS

Wtd. Annual Occupancy Yield
Room Count Occupancy Average Rate RevPAR Penetration  Penetration

Casper, WY 50-55 %  $80-$85 $40 - $45 80-85% 70-75%

40- 45 75 - 80 30-35 80 -85 65-70

40- 45 85-90 35-40 85-90 75 - 80
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PRIMARY COMPETITOR #3 - RAMKOTA HOTEL

Ramkota Hotel FIGURE 5-18 ESTIMA OPERATING STATISTICS

800 North Poplar
Street Witd. Annual Occupancy Yield
Casper, WY Year Room Count Occupancy Average Rate RevPAR Penetration _ Penetration
Est. 2015 230 65-70 % $75 - $80 $50 - $55 100 - 110 % 80-85 %
Est. 2016 230 50- 55 70-75 40 - 45 100 - 110 85-90
55-60 70-75 40 - 45 120- 130 95 - 100
May-2018 Lodging Supply and Demand Analysis
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PRIMARY COMPETITOR #4 - HILTON GARDEN INN /? %
\%

Hilton Garden Inn FIGURE 5-19 ESTIMATED OPERATING STATISTICS

1150 North Poplar

Street Witd. Annual Occupancy Yield

Casper, WY Year Room Count Occupancy Average Rate RevPAR Penetration _ Penetration
Est. 2015 121 75-80 % 5130- $140 $100 - $105 120-130 % 170-180 %
Est. 2016 21 65-70 115-120 80-85  130-140 170 - 180

65-70 120 - 125 80-85  130-140 170 - 180
May-2018
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PRIMARY COMPETITOR #5 - HAMPTON INN & sumé? %
&

Hampton Inn & Suites FIGURE 5-20 ESTIMATED HISTORICAL/OPERATING STATISTICS

1100 North Poplar

Road Wtd. Annual Occupancy Yield

Casper, WY Year Room Count Occupancy Average Rate RevPAR Penetration  Penetration
Est. 2015 100 70-75 % 3130-5140  $95- $100 110-120 % 160-170 %
Est. 2016 Q0 65 - 70 115 - 120 80-85 130 - 140 170 - 180

65-70 115 - 120 80-85 140 - 150 170 - 180
May-2018
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PRIMARY COMPETITOR #6 - COURTYARD BY MARB/GR

"\

Courtyard by Marriott FIGURE 5-21 ESTIMATED OPERATING STATISTICS
4260 Hospitality Lane
Casper, WY Wid. Annual Occupancy Yield
Year Room Count Occupancy Average Rate RevPAR Penetration  Penetration
Est. 2015 100 60-65 % 5125-5130 $80 - $85 100-110 % 130-140 %
Est. 2016 Q0 50 - 55 110- 115 60 - 65 100- 110 130 - 140
45 - 50 105 - 110 50 - 55 100- 110 110- 120
May-2018
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PRIMARY COMPETITOR #7 - HOLIDAY INN

Holiday Inn FIGURE 5-22 ESTIMATE OPERATING STATISTICS
721 Granite Peak Drive
Casper, WY Wtd. Annual Occupancy Yield
Year Room Count Occupancy Average Rate RevPAR Penetration  Penetration
Est. 2015 119 60-65 % >115-$120 $75 - $80 100-110 % 120-130 %
Est. 2016 ] 50 - 55 100 - 105 50 - 55 100- 110 110- 120
50 - 55 100 - 105 50 - 55 110-120 110- 120
May-2018
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Secondary
Competitors

We have also reviewed other area lodging facilities to determine any may

secondary competitors.
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Estimated Zﬂ(_\ stimated 2017

Average

FIGURE 5-23 SECONDARY COMPETITORS — OPERATING PERFORMANCE
Estimated 2015

Est. Segmentation
$
&
:50 'GE Weighted Weighted
» & © Total Annual Annual
Number § EE ,§ Competitive Room Avera Room Average
Property of Rooms & S < Level Count Occ. ate ___RevPAR Count Oc Rate Occ. Rate RevPAR
La Quinta Inn 120 30% 30% 40% 50 % 60 65-7 60 - 65\% 0-$75 $40- %45 60 45-50 % $65-570 $30- S35
QualityInn & Suites 92 10 70 20 50 46 65-70 55 - 60 85-90 50 - 55 46 55- 60 90-95 50 - 55
Residence Inn by Marriott 99 20 60 20 = Hotel not open 15-20 105 - 110 20-25 40 50- 55 120- 125 65-70
HolidaylInn Express 84 10 60 30 34 65-70 130- 140 34 65-70 120 - 125 80 -85 34 65- 70 120- 125 80 -85
Comfort Inn 57 10 30 95-100 65-70 23 65-70 80 -85 55 - 60 23 65- 70 90-95 60 - 65
$96.96  $66.90 172 60.6 % $88.91 $53.85 202 571 %  $96.68 $55.22
in rangés in the above table for the purposes of confidentiality.

Totals/Averages

* Specific occupancy and average r
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Supply Changes

Supply Conclusion

DEMAN

We have identified five hotels that are expected to compete wit eproposed

al supply data presented as a starting point.

The following table presents the most recent trends for the subject hotel market as
tracked by HVS. These data pertain to the competitors discussed previously in this
section; performance results are estimated, rounded for the competition, and in
some cases weighted if there are secondary competitors present. In this respect, the
information in the table differs from the previously presented STR data and is
consistent with the supply and demand analysis developed for this report.

May-2018
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FIGURE 5-24 HISTORICAL MARKET TRENDS g&
Accommodated Room Nights Market Market

Year Room Nights % Change Available % Change Occupancy Market AD@ge VPAR % Change
Est. 2015 306,536 = 482,311 = 63.6 % $95(Q7/ =
Est. 2016 253,243 (17.4) % 485,915 0.7 % 52.1 9.41 (22.9) %
Est. 2017 241,179 (4.8) 496,765 2.2 48.5 94.47 (1.6)
Avg. Annual Compounded
Chg., Est. 2015-Est. 2017:  (11.3) % (0.3) % (12.9) %
Demand Analysis For the purpose ] i overall market is divided into individual
Using Market segments baséd o Based on our fieldwork, area analysis,
Segmentation database of prop information, and responses to the HVS property survey, we

FIGURE 5-25 ACCOMM -NIGHT DEMAND
Marketwide
Accommodated Percentage
Market Segment Demand of Total
Meeting and Group 77,998 32 %
ommercial 96,530 40
eisjure 66,650 28
otal 241,179 100 %

arket’s estimated demand mix comprises meeting and group demand, with
agment representing roughly 32% of the accommodated room nights in this
asper submarket. The commercial segment comprises 40% of the total, with the
inal portion leisure in nature, reflecting 28%.

Using the distribution of accommodated hotel demand as a starting point, we will
analyze the characteristics of each market segment in an effort to determine future
trends in room-night demand.

g and Group The meeting and group market includes meetings, seminars, conventions, trade
association shows, and similar gatherings of ten or more people. Peak convention
demand typically occurs in the spring and fall. Although there are numerous
classifications within the meeting and group segment, the primary categories
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Commercial Segment

Leisure Segment

regional, and state associations
Professional associations 0

gists of individuals and families spending time in an area or
oute to other destinations. Travel purposes include sightseeing,

d is strongest Friday and Saturday nights, and all week during holiday
periods and the summer months. These peak periods represent the inverse of
commercial visitation trends, underscoring the stabilizing effect of capturing
weekend and summer tourist travel. Future leisure demand is related to the overall
economic health of the region and the nation. Trends showing changes in state and
regional unemployment and disposable personal income correlate strongly with
leisure travel levels.

May-2018
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Base Demand Growth The purpose of segmenting the lodging market is to define each
Rates demand, identify customer characteristics, and e
Starting with an analysis of the local area,
representing the subject property’s lodging ma

hat commencedin—2017, our assumptions
his market are cautiously optimistic. The

Annual Growth Rate
2018 2019 2020 2021 2022 2023

6.0 % 80 % 100 % 8.0 % 40% 20%

Commercial 17.0 14.0 12.0 8.0 4.0 2.0
Leisure 14.0 10.0 8.0 6.0 4.0 2.0
mand Growth 12.6 % 111 % 103 % 7.5 % 4.0 % 2.0 %

A table presented earlier in this section illustrated the accommodated-room-night
demand in the subject property’s competitive market. Because this estimate is
based on historical occupancy levels, it includes only those hotel rooms that were

May-2018 Lodging Supply and Demand Analysis 1 1 1
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used by guests. Latent demand reflects potential room-night dem 1at has not

Unaccommodated Unaccommodated demand refers to i ] e to secure
Demand accommodations in the market because all the 10 illed ese travelers

properties located outside the market thisTdegrand did not yield
occupied room nights, it is not included1 e estimate ofhistotrical accommodated-
room-night demand. If additional lodging fatilities are expected to enter the market,

occupancy may i 0, the market may sell out certain nights
during the year. e of unaccommodated demand in the
market, we have review ¢ gcupancy by the night of the week for the
past twelve months for the ve Set, as reflected in the STR data. This is set

forth in the following table.

FIGURE 5-27 OCCUPANCY BY¥'NIGHT OF THE WEEK

Month Sunday nday /@:y\Wednesday Thursday Friday Saturday Total Month

Feb - 17 36.8 % 515 % 48.4 % 446 % 38.6 % 41.0 %

Mar - 17 57.5 58.4 64.1 48.7 50.8

Apr-17 57.1 51.1 453 36.4 46.1

May - 17 58.9 60.4 60.7 51.4 52.6
73.8 64.7 60.6 63.7 64.5
65.1 67.7 629 54.8 57.8
65.9 58.0 519 58.0 61.0
63.6 573 55.6 55.3 55.5
63.1 553 424 38.7 47.3
51.8 50.5 437 34.8 44.9
39.8 36.5 35.6 31.5 34.1
43.4 39.6 37.0 31.5 37.1

Average 7 % 479 % 55.6 % 574 % 543 % 50.6 % 45.2 % 49.4 %

Source: STR
May-2018 Lodging Supply and Demand Analysis 1 1 2
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Accommodated Room

Market Segment Night Demand
N
Meeting and Group 77,998 0.0 % 0
Commercial ; 0.0 0
Leisure 66,650 .0 0
Total 241,179 \o)% -
Accordingly, we cast unaccommogdated demand equivalent to 0.0% of the

base-year demand.

Induced Demand Induced demand represents.the “additional room nights that are expected to be

y anufacturmg plant the expansion of a convention center, or the addition of a new
et chain afflllatlon or unique facilities. Based upon the findings of

FIGURE 5-29 INDUCER D

2021 2022 2023

5,970 10,080 10,080

0 0 0

Leisure 0 0 0 0
Total 4,520 5,970 10,080 10,080

Accordingly, we have incorporated approximately 10,000 annual room nights in our

analysis by the stabilized year, phased in over an appropriate ramp-up period of
three years.

May-2018 Lodging Supply and Demand Analysis 1 1 3
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Accommodated
Demand and Market-
wide Occupancy

Based upon a review of the market dynamics in the sub]ect propery mpetltlve

and other factors in the market area.

The following table details our projectig
market, including the total number of
unaccommodated demand in the ma

occupied room nights/and any residual

May-2018
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FIGURE 5-30 FORECAST OF MARKET OCCUPANCY

2017 2018 2019 2023
Meeting and Group
Base Demand 77,998 82,678 89,293 112,529
Unaccommodated Demand 0 0 0
Induced Demand 0 0 10,080
Total Demand 82,678 89,293 122,609
Growth Rate 6.0 % 1.8 %
Commercial
Base Demand 96,530 155,738 161,967 165,207
Unaccommodated Demand 0 0 0
Induced Demand 0 0 0
Total Demand 144,202 155,738 161,967 165,207
Growth Rate 120 % 80 % 40 % 20 %
Leisure
Base Demand 66,650 0,266 95,682 99,509 101,499
Unaccommodated Demand 0 0 0 0
Induced Demand 0 0 0 0
Total Demand 90,266 95,682 99,509 101,499
Growth Rate 80 % 6.0 % 40 % 20 %
Totals
Base Demand 241,179 271,600 301,624 332,689 357,499 371,799 379,235
Unaccommodated Demand 0 0 0 0 0 0
Induced Demand 0 0 4,520 5,970 10,080 10,080
Total Demand 271,600 301,624 337,209 363,469 381,879 389,315
less: Residual Demand 0 0 0 0 793 1,598
Total Accommodated Dema 71,600 301,624 337,209 363,469 381,086 387,718
Overall Demand Growth 126 % 111 % 11.8 % 78 % 48 % 1.7 %
Market Mix
Meeting and Group 323 % 304 % 29.6 % 30.5 % 30.8 % 315 % 315 %
Commerci 40.0 41.6 42.7 42.8 42.8 42.4 42.4
Leisure 27.6 28.0 27.7 26.8 26.3 26.1 26.1
1,361 1,361 1,361 1,361 1,361 1,361 1,361
220 220 220 220
496,765 496,765 496,765 577,065 577,065 577,065 577,065
365 365 365 365 365 365 365
Total Sup 1,361 1,361 1,361 1,581 1,581 1,581 1,581
RQo Supply Growth = 0.0 % 0.0 % 16.2 % 0.0 % 0.0 % 0.0 %
arketwide Occupancy 48.5 % 54.7 % 60.7 % 58.4 % 63.0 % 66.0 % 67.2 %

Openiqg in January 2020 of the 100% competitive, 220-room Proposed Hotel & Conference Center

May-2018
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Project Overview

¢ subject property’s proposed physical
an effort to determine how they are

Examples of lodging brands by chain scale or brand class are illustrated in the
following table.

May-2018
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FIGURE 6-1

STR LODGING BRANDS BY CHAIN SCALE: UPPER-MIDSCALE THROUGH UPP

Upper-Upscale Upscale Upper-Mj scal(\
Ace Hotel ACHotel by Marriott Ayres
Affinia Aloft Aqua Is

Autograph Collection

Club Quarters
Curio Collection
Delta

Dolce
EmbassySuites
Gaylord

Hard Rock
Hilton

Hyatt

Hyatt Centric
Hyatt Regency
Joie De Vivre
Kimpton

Le Méridien
Magnolia Hotel
Marriott

Marriott Conferenice Centers

Millennium

Pestana
Pullman
Radisson Blue

naissance

Swissotel
Tribute Portfolio

Ascend Collection

Aston Hotel

Best Western Premier

Cambria Suites
Canad Inn

Element
EVEN Hotels

Four Points by Sheraton

Graduate Hotels
Grand America
olf Lodge

Larkspur Landing

Legacy Vacation Club

Melid

Miyako Hotels
Novotel

NYLO Hotels
Prince Hotels
Radisson

Residence Inn by Marriott

Room Mate

Shell Vacations Club

Sonesta Hotel

SpringHill Suites by Marriott
Staybridge Suites

Hilton Gaxden Inn

BestyWestern Plus

Comfort Suites
CountryInn & Suites by Carlson
DoubleTree Club by Hilton
DruryInn

DfuryInn & Suites

Drury Plaza Hotel

Drury Suites

Fairfield Inn by Marriott
Golden Tulip

Hampton by Hilton

Hampton Inn & Suites by Hilton
HolidayInn

HolidayInn Express

Home2 Suites by Hilton

Isle of Capri

Lexington

OHANA

Oxford Suites

Park Inn

Phoenix Inn

Ramada Plaza

Red Lion Hotels

Silver Cloud

Sonesta ES Suites

TRYP by Wyndham

TownePlace Suites by Marriott
We stmark

Wyndham Garden Hotel
Xanterra

May-2018
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Summary of the
Facilities

Site Improv
Hotel Stkucture

Based on our fieldwork, research, and analyses, ingtable sum 1zes the

Guestroom Configuration Number of Units

N
King 60 - 80
Queen/Queen 100 - 120
Suites 30- 40

Total \> 220
Food & BevefagefFacilities
Rooftop Lounge
Banquets
Square Footage

Multi-Purpose Ballroom 15,000
akout Rooms and Boardroom 4,800

Restaurant/
LobbyBar

Indoor Meeting & Banquet

Total (excludes Pre-Function Space) 19,800

ervice

or Swimming Pool Market Pantry
Fitness Room Sun Deck with Views
LobbyWorkstation Outdoor Seating Area with Fire Pit

at the main entrance to the site, as well as landscaping, sidewalks, and an
outdoor seating area with a fire pit. Additional signage is expected to be placed on
the exterior of the building. The hotel's main entrance will lead directly into the
lobby, and the first (ground) floor should house the public areas and the back-of-
the-house space. Guestrooms are planned to be located on all floors. The site and
building components are expected to be normal for a hotel of this type and should
meet the standards for this urban market.

May-2018
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Planned Facilities

Lobby

May-2018
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Food & Beverage EXAMPLE OF HOTEL & CONFERENCE CENTER CAFE

May-2018 Description of the Proposed Improvements 120
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Prefunction and EXAMPLE OF HOTEL & CONFERENCE CENTER PREFUNCTION SPA
Meeting Space

N

FXAMPLE OF HOTEL & CONFERENCE CENTER BALLROOM

_*
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EXAMPLE OF HOTEL & CONFERENCE CENTER BALLROOM
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EXAMPLE OF HOTEL & CONFERENCE CENTER BOARDROOM
™ |

Guestrooms

May-2018 Description of the Proposed Improvements 123
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Back-of-the-House and

ADA

Capital Expenditures

Conclusio

EXAMPLE OF HOTEL & CONFERENCE CENTER GUESTROOM
——

petent management. We assume that the property will be
drtinent codes and brand standards. Moreover, we assume its

assimes that, after its opening, the hotel will require ongoing upgrades
periodic renovations in order to maintain its competitive level in this market

preventive-maintenance program is employed by hotel staff.

Overall, the proposed subject hotel should offer a well-designed, functional layout
of support areas and guestrooms. All typical and market-appropriate features and
amenities appear to be included in the hotel's design. We assume that the building
will be fully open and operational on the stipulated opening date and will meet all
local building codes and brand standards. Furthermore, we assume that the hotel
staff will be adequately trained to allow for a successful opening and that pre-
marketing efforts will have introduced the product to major local accounts at least
six months in advance of the opening date.

May-2018
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eriumber of guests, and
\ . To a certain degree, occupancy
attainment can be manipula ‘ t_For example, hotel operators may

Penetration Rate The subject progpert

Analysis upon its anticipated competiti i ithin the market, as quantified by its
penetration rate. The pe ion rate is the ratio of a property's market share to its
fair share.

Historical Penetration :
Rates by Market d'the aggregate secondary competitors are set forth for each segment for the base

Segment

FIGURE 7-1  HIST

38 S

48 % 44 %
63 87
89 123
98 136

203 140

149 103

120 111

138 118
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Forecast of Subject
Property’s Occupancy

rates.

there is a circular relationship betwee
market. The performaneeof individual mew h

ent. The same is true when the
performance positively (following a
refurbishment [when a poorly maintained or marketed

ptured market demand.
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FIGURE 7-2

FORECAST OF SUBJECT PROPERTY'S OCCUPANCY

Market Segment 2020 2021 2022
Meeting and Group </
Demand 102,742 112,050 120,156
Market Share 16.3 % 8.0 % 3
Capture 16,730 9

Penetration

117 % 130 %

Commercial
Demand 161,629
Market Share 14.4 %
Capture 3,225
Penetration 103 %
Leisure
Demand 682 99,301
Market Share 0.4 % 10.2 %
Capture 9,998 10,092
Penetration 75 % 73 %
Total Room Nights Captured 51,295 55,523
80,300 80,300 80,300
57 % 64 % 69 %
577,065 577,065 577,065
14 % 14 % 14 %
337,209 363,469 381,086
14 % 14 % 15 %
58 % 63 % 66 %
98 % 101 % 105 %

is positioned well above the market-average level of existing competitors
e proposed hotel's planned sizeable and state-of-the-art meeting space
offering. The property's ramp-up within this market segment assumes an
appropriate level of pre-opening sales and marketing efforts. Within the
commercial segment, the proposed subject hotel’s occupancy penetration is
positioned above the market-average level, supported by its anticipated strong
brand affiliation and loyalty program, as well its new product with suite units and
contemporary amenities. This level appropriately builds during the early years of
operation as the hotel gains recognition in the local market and establishes
corporate and government accounts. Within the leisure segment, the proposed
subject hotel's occupancy penetration is positioned below the market-average level

May-2018
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Average Rate Analysis

and appropriately within the range of existing competitors. This leis positioning

segmentation forecast.

FIGURE 7-3 MARKET SEGMENTATION FORECAS

2 2021 2022

eetingand Grou % % 40 %
Copimercial 41 41 42
eisure 23 18

100 % 100 % 100 %

subject hotel and market area, we have
69%. The stabilized occupancy is intended
e property over its remaining economic life,

ticipated occupancy percentage are used to forecast rooms revenue, which in turn
provides the basis for estimating most other income and expense categories.

Although the average rate analysis presented here follows the occupancy projection,
these two statistics are highly correlated; in reality, one cannot project occupancy
without making specific assumptions regarding average rate. This relationship is
bestillustrated by revenue per available room (RevPAR), which reflects a property's
ability to maximize rooms revenue. The following table summarizes the historical
average rate and the RevPAR of the subject property’s future primary competitors.
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FIGURE 7-4 BASE-YEAR AVERAGE RATE AND REVPAR OF THE COMPETTOR&
Estimated 2017 venue

Average Room Average Room
Property Rate Rate Penetration

Parkway Plaza Casper Resort, Spa &

65 - S70
Convention Center ? ?

Ramada Plaza Riverside Hotel &

. 75 -80
Convention Center Casper
Ramkota Hotel 95 - 100
Hilton Garden Inn Casper 170 - 180
Hampton Inn & Suites Casper 170 - 180
Courtyard by Marriott Casper 110 - 120
HolidayInn Casper East McMurry 100 - 105 50- 55 110 - 120
Park
Average - Primary Competitors $94.01 99.5 % S44.24 96.4 %
Average - Secondayy Co 6.68 102.3 55.22 120.4
Overall Aver: $94.47 $45.87

e defined prithary competitive market realized an overall average rate of $94.01

e 2017 base year, improving from the 2016 level of $89.50. The highest
ted ADR levels were posted by the Hilton Garden Inn and Hampton Inn &
es\in 2017 dollars. We have positioned the proposed subject property’s as-if
stabilized ADR at $123.00, in base-year 2017 dollars. The positioned level is
co rable to the 2017 rates estimated for three of the primary and secondary
competitors.

Based on these considerations, the following table illustrates the projected average
rate and the growth rates assumed. As a context for the average rate growth factors,
note that we have applied underlying inflation rates of 2.5%, 2.5%, and 3.0%
thereafter for each respective year following the base year of 2017.
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FIGURE 7-5 HISTORICAL AND PROJECTED OCCUPANCY, AVERAGE RATE, AND REVPAR — PROPOSED SUBJECT PROPE ARKET
Projected

2015 2016 2017 2018 2019 2020 2021 2022
Proposed Hotel & Conference Center
Occupancy — — 9.1 %
Change in Points — — 5)
Occupancy Penetration — 98.1 104.7 %
Average Rate $123.00 — $149.26 $161.42
Change — — 3.0 %
Average Rate Penetration = 132.7 135.3 %
ReVvPAR $85.55 $100.11 $111.62
Change — — — 170 % 115 %
ReVvPAR Penetration = = 30.2 % 1372 % 141.6 %

Historical (Estimated) Projected

2015 2016 2017\ 2018 |/ /2019 2020 2021 2022
Casper Submarket
Occupancy 521 % 485 % 60.7 % 58.4 % 630 % 66.0 %
Change in Points (3.6) 6.0 (2.3) 4.6 3.1
Average Rate $94.47 $100.14 $108.15 $112.48 $115.85 $119.33
Change 57 % 6.0 % 8.0 % 40 % 30 % 3.0 %
ReVvPAR $60.42 $46.60 $45.87 $54.75 $65.67 $65.73 $72.97 $78.80
Change — (22.9) % (1.6) % 194 % 199 % 0.1 % 110 % 8.0 %
* The d subject property doe lude rate discounts that are expected to occur during the initial year(s) of operation.
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2015, asillustrated by STR. In 2015, the comp
of $95.79, during the oil & gas sector dow

He final forecast reflects years beginning on January 1, 2020 and
our financial projections.
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FIGURE 7-6  MARKET AND SUBJECT PROPERTY AVERAGE RATE FORECAST

Calendar Year 2017 2018 22
Market ADR $94.47 $100.14 $119.33
Projected Market ADR Growth Rate — 3.0%
Proposed Subject Property ADR (As-If Stabilized) $123.00 $161.42
ADR Growth Rate — 3.0%
Proposed Subject Stabilized ADR Penetration 130% 135%
Fiscal Year 2020 2021 2022
Proposed Subject Property Average Rate $149.26 $156.72 $161.42
Opening Discount 5.0% 0.0% 0.0%

Average Rate After Discount

Real Average Rate Growth

Market ADR

Proposed Subject ADR Penetration (After Discount)

$141.80 $156.72 $161.42
= 10.5% 3.0%

$112.48 $115.85 $119.33
126% 135% 135%

$131.03 $140.61 $140.61

Thefsllowing occupancies and average rates will be used to project the subject
property's rooms revenue; this forecast reflects years beginning on January 1, 2020,
which correspond with our financial projections.
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FIGURE 7-7

FORECASTS OF OCCUPANCY, AVERAGE RATE, A

Average Rate

Year Occupancy Before Discount
2020 57 % $149.26
2021 64

2022 69

published performance statistics for

FIGURE 7-8 LODGING BRAND PERFORMAN
OCCUPANCY RevPAR
Brand 2016 2017 % Chig. 2016 2007 /| % chg. 2016 2017 % Chg.
Courtyard by Marriott 67.7% 69.6% 19 % 12 % $91.34 $95.09 41 %
Hilton Garden Inn 74.7% 75.5% 11 0.6 98.65 100.33 1.7
Hyatt Place 74.0% 2.2 . 2.3 91.82 96.02 4.6
Crowne Plaza 68.8% (0.1) 121.61 123.49 1.5 83.81 85.02 1.4
Residence Inn by Marriott 14151 142.78 0.9 105.46 108.52 2.9
Staybridge Suites 116.46 118.03 13 89.49 90.33 0.9
Hampton Inn 120.81 122.02 1.0 89.05 90.65 1.8
EVEN Hotels 130.02 174.77 r 344 90.34 130.55 r 44.5
HolidayInn Express 111.52 112.64 1.0 76.74 77.43 0.9
HolidaylInn 112.82 112.61 (0.2) 75.36 75.25 (0.2)
Marriott 168.82 173.21 2.6 113.89 119.02 4.5
Comfort Suites R . 96.32 97.01 0.7 66.74 67.96 1.8
Candlewsad Suites 74.3% (0.0) 82.12 83.69 19 61.05 62.36 2.1
Comfoltt Inn 66.0% 0.6 92.56 94.23 1.8 60.70 62.23 2.5
Sheraton 69.1% 0.8 157.19 160.49 2.1 107.30 110.95 3.4
79.1% 0.9 159.95 161.39 0.9 125.38 127.64 1.8
74.2% 1.8 134.39 135.47 0.8 98.00 100.55 2.6
77.0% 2.8 147.07 149.75 1.8 110.15 115.36 4.7
71.9% (0.7) 146.55 155.66 6.2 106.10 111.68 53
81.9% 1.0 241.79 242.39 0.2 196.19 198.45 1.2
57.8% 1.0 105.60 101.96  (3.4) 60.44 58.97  (2.4)
52.0%  (3.0) 73.72 68.44  (7.2) 39.50 3562  (9.8)
Not Available
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8. Projection of Income and Expense

Comparable Operating
Statements

orl
forthcophing forecast of income and expense.

These

al income and expense statements will be used as benchmarks in our

May-2018 Projection of Income and Expense
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FIGURE 8-1 COMPARABLE OPERATING STATEMENTS: RATIO TO SALES

Comp 1 Comp 2 Comp 3
tabilized $
Year: 2016 2016 2015/16 017
USALI Edition: 11 11 11 11
Number of Rooms: 310to 390 190to 250 340 to 430 220
Occupied Rooms: 91,325 58,975 55,407
Meeting Space SF/Room: 920
Days Open: 365
Occupancy: 69%
Average Rate: $141
RevPAR: $97
REVENUE
Rooms 749 %
Food & Beverage 16.0
Other Operated Departments 8.3
Miscellaneous Income 0.8
Total 100.0
DEPARTMENTAL EXPENSES*
Rooms 23.0
Food & Beverage 65.0
Other Operated Departmprents 94.8 53.9 58.4 36.8 63.6 57.2
Total 33.0 35.3 31.9 30.3 30.3 324
DEPARTMENTAL INCOME | _—67.0 64.7 68.1 69.7 69.7 67.6
OPERATING EXPENSES
Administrativ 8.8 7.8 74 8.0 8.3
Info. and Telesom. 13 1.2 0.0 0.0 1.3
Marketing 7.9 9.2 9.2 10.4 7.9
Franchise Fee 6.8 3.1 2.7 3.3 5.2
Property Operations\& Majntenance . 4.2 3.7 3.0 4.5 3.8
Utilities 4.0 3.7 6.7 3.7 4.4 3.7
/“Tetal 29.7 32.7 31.7 26.0 30.6 30.2
HOUSE PROFIT__ 37.3 32.0 36.4 43.7 39.1 37.4

ense rati ee

* Departmenta

ressed as a percentage of departmental revenues
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FIGURE 8-2 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER AVAILABLE ROO
Comp 1 Comp 2 Comp 3 Cofmp 4~ “Comp Subject

bilized $

Year: 2016 2016  2015/16

USALI Edition: 11 11
Number of Rooms: 310to 390 190 to 250
Occupied Rooms: 91,325 58,975

11
220
55,407

Meeting Space SF/Room: 920
Days Open: 365
Occupancy: 74% 69%
Average Rate: $130 $141
RevPAR: $96 $97
REVENUE
Rooms $35,092 $36,552 $35,123 $35,412

Food & Beverage 11,193 15,874 6,816 7,556
Other Operated Departments 222 1,746 808 3,909
Miscellaneous Income 0 0 378
Total 54,172 42,747 47,254
DEPARTMENTAL EXPENSES
Rooms 8,623 8,507 8,145
Food & Beverage 8,135 8,332 7,175 3,953 4,911
Other Operated Departme 919 120 2,294 642 514 2,236
Total 16,276 16,501 17,387 16,441 12,973 15,292
DEPARTMENTAL INCOME| _—33,037 30,233 37,172 37,731 29,774 31,962
OPERATING EXPENSE
Administrative 4,128 4,260 3,996 3,418 3,900
Info. and Teleco 605 636 0 0 600
Marketing 3,697 5,040 4,999 4,455 3,750
Franchise Fee 3,159 1,717 1,463 1,416 2,479
Property Operations & Mai 1,954 2,013 1,637 1,907 1,800
Utilities 1,751 3,641 2,012 1,871 1,750
tal 15,293 17,308 14,106 13,068 14,279
@E; FRGFJT\ 18,396 14,940 19,864 23,625 16,706 17,683
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COMPARABLE OPERATING STATEMENTS: AMOUNTS PER OCCUPIED ROOM
Comp 1 Comp 2 Comp 3 Cofmp 4~ Eamp Subject

FIGURE 8-3
ilized $
Year: 2016 2016 2015/16 015/16 17
USALI Edition: 11 11 11
Number of Rooms: 310to0390 190 to 250 340 to 430 220
Occupied Rooms: 91,325 58,975 98,126 55,407
Meeting Space SF/Room: 90
Days Open: 365
Occupancy: 74% 69%
Average Rate: $130 $141
RevPAR: $96 $97
REVENUE
Rooms $131.50 $144.55 $129.69 $140.61
Food & Beverage 41.94 62.78 25.17 30.00
Other Operated Departments 0.83 6.90 2.98 15.52
Miscellaneous Income 0.00 0.00 1.50
Total 214.24 157.84 187.63
DEPARTMENTAL EXPENSES
Rooms 34.10 31.41 32.34
Food & Beverage . . 28.38 14.59 19.50
Other Operated Depaftments 3.52 0.45 9.07 2.54 1.90 8.88
Total 62.38 61.83 68.75 65.02 47.90 60.72
DEPARTMENTAL INCOME _——126.61 113.29 146.98 149.22 109.94 126.91
OPERATING EXPENSES
Administrai 15.47 16.84 15.80 12.62 15.49
Info. and 2.27 2.52 0.00 0.00 2.38
Marketing 13.85 19.93 19.77 16.45 14.89
Franchise Fee 11.84 6.79 5.78 5.23 9.84
Property Operatigns & Maintenance : 7.32 7.96 6.47 7.04 7.15
Utilities 7.63 6.56 14.40 7.96 6.91 6.95
otal 57.31 68.44 55.79 48.25 56.70
@USE\PRGQ 70.50 55.99 78.54 93.43 61.68 70.21

The departmental income of the comparable properties ranged from 64.7% to
69.7% of total revenue. The comparable properties achieved a house profit ranging
from 32.0% to 43.7%% of total revenue. We will refer to the comparable operating
data in our discussion of each line item, which follows later in this section of the
report.

May-2018

Projection of Income and Expense
Proposed Hotel & Conference Center — Casper, Wyoming

137



Fixed and Variable Qdging fac111ty S

HVS uses a fixed and Varlable component model to project a
Component Analysis S

Inflation Assumption iderati he most recent trends, the projections set forth previously, and

ying inflation rate are discussed in our write-up of individual
ame and expense items.

d forecast through the fifth projection year, including amounts per available
room and per occupied room. The second table illustrates our ten-year forecast of
income and expense. The forecasts pertain to years that begin on January 1, 2020,
expressed in inflated dollars for each year.
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FIGURE 8-4

DETAILED FORECAST OF INCOME AND EXPENSE

2020 (Calendar Year) 2021 Stabilized
Number of Rooms: 220 220 220
Occupancy: 57% 64% 69%
Average Rate: $141.80 $156.72 $161.42
RevPAR: $80.82 $100.30 $111.38
Days Open: 365 365 365
Occupied Rooms: 45,771 %Gross PAR POR 51,392 %Gross PAR POR 55,407 %Gross /PAR\ 55,407 %Gross PAR POR
OPERATING REVENUE Y
Rooms $6,490 756 % $29,500 $141.79 $8,054 767 % $36,609 $156 4.9 % $41, $166.26 $9,489 749 % $43,132 $171.26
Food & Beverage 1,564 182 7,110 34.17 1,752 167 7,964 ) 16.0 8,934 35.47 2,025 16.0 9,202 36.54
Conference Center 447 5.2 2,031 9.76 600 5.7 2,7 987 83 4,622 18.35 1,047 83 4,761 18.90
Miscellaneous Income 85 1.0 387 1.86 91 0.9 95 0.8 447 177 101 0.8 460 1.83
Total Operating Revenues 8,586 100.0 39,029 187.59 10,497 100.0 47,71 11,935 100.0 55,876 221.86 12,662 100.0 57,555 228.53
DEPARTMENTAL EXPENSES *
Rooms 1,804 278 8,201 39.42 1939 241 8,815 2,057 37.13 2,119 230 9,631 38.24 2,182  23.0 9,920 39.39
Food & Beverage 1,101 704 5,003 24.04 1,175 67.1 5,340 22.39 1,278  65.0 5,807 23.06 1316 65.0 5,982 23.75
Conference Center 420 94.0 1,911 9. 4 774 2,112 10.19 582 57.2 2,644 10.50 599 57.2 2,723 10.81
Total Expenses 3325 387 15,114 2.65 3,579 341 16,267 69.71 3,978 324 18,082 71.80 4,097 324 18,625 73.95
DEPARTMENTAL INCOME 5261 613 23915 /114.%5 6,918 65.9 31,447 \3(073 145.70 8315 67.6 37,79 150.06 8,565 67.6 38,930 154.58
UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 874 102 18.17 985 83 4,477 17.78 1,015 83 4,612 1831 1,045 83 4,750 18.86
Info & Telecom Systems 134 1.6 2.80 152 13 689 2.74 156 13 709 2.82 161 13 731 2.90
Marketing 840 9.8 17.47 947 7.9 4,305 17.09 976 7.9 4,434 17.61 1,005 7.9 4,567 18.14
Franchise Fee 454 53 10.97 626 5.2 2,346 11.30 645 5.2 2,931 11.64 664 5.2 3,019 11.99
Prop. Operations & Maint. 323 3.8 7.55 455 38 2,066 8.21 468 3.8 2,128 8.45 482 3.8 2,192 8.70
Utilities @\ 4.6 8.15 442 3.7 2,009 7.98 455 3.7 2,069 8.22 469 37 2,131 8.46
Total Expenses 3,01 353 65.11 3,606 30.2 16,393 65.09 3,715 302 16,384 67.04 3,826 30.2 17,391 69.05
GROSS HOUSE PROFIT ( \E»QIS ?6\0\ 16,237 69.51 4,466 374 20,301 80.61 4,600 37.4 20,909 83.02 4,739 374 21,539 85.52
Management Fee 301 35 1,36@\ \6.57 367 35 1,670 7.15 418 35 1,899 7.54 430 35 1,956 7.77 443 35 2,014 8.00
INCOME BEFORE NON-OPR. INC.\R\EXP. 1,944 2)5\ E\w \ 4\3.47 3,205 304 14,567 62.36 4,049 339 18,403 73.07 4,170 339 18,954 75.26 4,295 339 19,525 77.52
NON-OPERATING INCOME & EXPEN N
34 0.4 74 146 14 664 2.84 150 13 684 2.71 155 13 704 2.80 160 13 725 2.88
65 0.8 298 143 67 0.6 307 131 69 0.6 316 1.25 72 0.6 325 1.29 74 0.6 335 133
1 2.0 781 3.75 315 3.0 1,431 6.13 477 4.0 2,170 8.62 492 4.0 2,235 8.87 506 4.0 2,302 9.14
271 3.2 1,232 5.92 528 5.0 2,402 10.28 697 5.9 3,169 12.58 718 5.9 3,264 12.96 740 5.9 3,362 13.35
EBITDA LESS RES\ERVE / $1,%Y3 T&j % 57,605 $36.55 52,676 254 % $12,165 $52.08 $3,351 280 % $15,233 $60.49 $3,452  28.0 % $15,689 $62.30 $3,556  28.0 % 516,162 $64.17

*Departmental expenses are expressed as a percentage of departmental revenues.
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FIGURE 8-5 TEN-YEAR FORECAST OF INCOME AND EXPENSE

2020 2021 2022 2023 2024 2025 2026 2027 2028 29
Number of Rooms: 220 220 220 220 220 220 220 220
Occupied Rooms: 45,771 51,392 55,407 55,407 55,407 55,407 407 55,407
Occupancy: 57% 64% 69% 69% 69% 69% 6 69%
Average Rate: $141.80 %of $156.72 % of $161.42  %of $166.27  %of $171.25  %of $17639 % / % of 45  %of $198.53 % of
RevPAR: $80.82  Gross $100.30  Gross $111.38  Gross $114.72  Gross $118.17  Gross $121.71 /&B $125.36 055 $133.00  Gross $136.99  Gross
OPERATING REVENUE
Rooms $6,490 75.6 % $8,054 76.7 % $8,944 749 % $9,212 749 % $9,489 749 % 7.9 %  $10067 %  $10,680 749 %  $11,000 749 %
Food & Beverage 1,564 18.2 1,752 16.7 1,908 16.0 1,966 2,148 2,279 16.0 2,347 16.0
Conference Center 447 5.2 600 5.7 987 83 1,017 1111 1,179 83 1,214 83
Miscellaneous Income 85 1.0 91 0.9 95 0.8 98 101 \ 107 114 0.8 117 0.8
Total Operating Revenues 8,586 100.0 10,497 100.0 11,935 100.0 12,2 12,662 100.0 13433 100.0 13,836 100.0 14,251 100.0 14,678 100.0
DEPARTMENTAL EXPENSES *
Rooms 1,804 27.8 1,939 24.1 2,057 23.0 2,119 2,182 23.0 2,24 23.0\)315 23.0 2,385 23.0 2,456 23.0 2,530 23.0
Food & Beverage 1,101 70.4 1,175 67.1 1,240 65.0 1,278 650 65.0 1,35 65.0 1,396 65.0 1,438 65.0 1,481 65.0 1,526 65.0
Conference Center 420 94.0 465 77.4 565 57.2 582 57.2 57.2 61 57.2 636 57.2 655 57.2 674 57.2 695 57.2
Total Expenses 3,325 38.7 3,579 34.1 3,862 324 3,978 324 324 4,220 324 4,347 324 4,477 324 4,612 324 4,750 324
DEPARTMENTAL INCOME 5,261 61.3 6,918 65.9, /8’,073/ 67.6 8,315 67.6 8,565 67.§/ /§,821 67.6 9,086 67.6 9,359 67.6 9,640 67.6 9,928 67.6
UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 874 10.2 1,015 83 M 1,076 83 1,109 8.3 1,142 83 1,176 83 1,211 83
Info & Telecom Systems 134 16 13 161 13 166 13 171 13 176 13 181 13 186 13
Marketing 840 9.8 7.9 1,005 79 1,035 7.9 1,066 7.9 1,098 7.9 1,131 7.9 1,165 7.9
Franchise Fee 454 53 5.2 664 5.2 684 5.2 705 5.2 726 5.2 748 5.2 770 5.2
Prop. Operations & Maint. 323 3.8 455 3.8 482 38 497 3.8 512 38 527 3.8 543 38 559 38
Utilities 392 4.6 442 37 37 469 37 483 37 497 37 512 37 528 37 544 37
Total Expenses /3\,01‘7\ 353 3,606 30.2 30.2 3,826 30.2 3,941 30.2 4,059 30.2 4,181 30.2 4,306 30.2 4,435 30.2
GROSS HOUSE PROFIT \Q245 \&0 4,466 r-/37{ 4,600 374 4,739 374 4,880 374 5027 374 5,178 374 5333 374 5,493 374
Management Fee i 0N 35 367 \ 3% 418 \_35— 430 35 43 35 456 35 470 35 84 35 499 35 514 35
INCOME BEFORE NON-OPR. INC. &\E\XP. 1,944 \}1\5 xZOS \ 30.4\ 4,049 33.9 4,170 339 4,295 339 4,424 33.9 4,557 339 4,694 33.9 4,835 339 4,979 339
NON-OPERATING INCOME & EXPENSE
Property Taxes 34 150 13 155 13 160 13 164 13 169 13 174 13 180 13 185 13
69 0.6 72 0.6 74 0.6 76 0.6 78 0.6 81 0.6 83 0.6 85 0.6
172 d d 477 4.0 492 4.0 506 4.0 522 4.0 537 4.0 553 4.0 570 4.0 587 4.0
/\{71 3.2 528 5.0 697 5.9 718 5.9 740 5.9 762 5.9 785 5.9 808 5.9 833 5.9 858 5.9
EBITDA LESS RES\E‘R\VE $1,67\3\ 1?)»% % $2,676 254 % $3,351 280 % $3,452 28.0 % $3,556 280 % $3,662 280 % $3,772 280 % $3,885 280 % $4,002 28.0 % $4,122 280 %
*Departmental apeercenmge of dWal revenues.
May-2018 \) Projection of Income and Expense 140

Proposed Hotel & Conference Center — Casper, Wyoming



Rooms Revenue

Food and™B

Revenue

The following description sets forth the basis for the forecast of incon
We anticipate that it will take three years for
stabilized level of operation. Each revenue an

1d expense.

reasonableness
conference cep

operating statements for
hotels Furthermore, franchise and
e with our assumptions provided in the

As part of the conferens | /sis/HVS forecast revenues including facility
rental, food & beverage,

Food and beverage revenue is generated by a hotel's restaurants, lounges, coffee
shops, snack bars, banquet rooms, and room service. In addition to providing a
source of revenue, these outlets serve as an amenity that assists in the sale of
guestrooms. With the exception of properties with active lounges or banquet
facilities that draw local residents, in-house guests generally represent a substantial
percentage of a hotel's food and beverage patrons. Although food and beverage
revenue varies directly with changes in occupancy, the portion generated by
banquet and conference sales is relatively fixed. In the case of the Proposed Hotel &
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FIGURE 8-6 FOOD AND BEVERAGE REVENU
Compar m Proposed Subject Property Forecast

#1 w( S # #4 \ | #5 2020 Deflated Stabilized

Food & Beverage Revenue

Percentage of Revenue 251 % 240 % 59 % 18.2 % 16.0 %
Per Available Room $12,373 $11,193 $13,702 6,816 $7,110 $7,556
Per Occupied Room $47.42 $41.94 $54.18 $25.17 $34.17 $30.00

Conference Center
Income ted to the conference center line item in our proformas. We note

statements, which/generally include conference center income in the food and
beverage depar

ge, and the other operated departments. Changes in this revenue item
through the projection period result from the application of the underlying inflation
rate and projected changes in occupancy.
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FIGURE 8-7 MISCELLANEOUS INCOME

Comparable Operating Statements _Proposed Subject Property

recast
#1 #2 #3 #4 45/ / 2020,  Deflated Stabilized
Percentage of Revenue 5.5 % 0.5 % 0.7 % 0.0 % 0.8 %
Per Available Room $2,688 $227 $375 S0 $378
Per Occupied Room $10.30 $0.85 $1.48 $0.00 $1.50
Rooms Expense Rooms expense coxsistsof i ~ d upkeep of guestrooms and
public space. Safarie netits account for a substantial
portion of thig category. Although payroll varies somewhat with occupancy and
managers can genera rvice staff on hand to meet an expected
occupancy level, yroll is fixed. A base level of front desk

personnel, housekeep
wages, and employee
occupancy.

issions and reservations are usually based on room sales, and thus are highly
nsitive to changes in occupancy and average rate. While guest supplies vary 100%
ith occupamncy, Tinens and other operating expenses are only slightly affected by

FIGURE 8-8 ROONIS EXPENSE

Comp erating Statements Proposed Subject Property Forecast
1 R~ #3 #4 #5 2020 Deflated Stabilized
229 % 17.8 % 23.6 % 24.2 % 27.8 % 23.0 %
Per Available $8,049 $6,509 $8,623 $8,507 $8,201 $8,145
Per'Oteupied Room $30.16 $25.74 $34.10 $31.41 $39.42 $32.34

Food expenses consist of items necessary for the primary operation of a hotel's food
and banquet facilities. The costs associated with food sales and payroll are
moderately to highly correlated to food revenues. Items such as china, linen and
uniforms are less dependent on volume. Although the other expense items are
basically fixed, they represent a relatively insignificant factor. Beverage expenses
consist of items necessary for the operation of a hotel’s lounge and bar areas. The
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costs associated with beverage sales and payroll are moderately tokig orrelated

department.
FIGURE 8-9 FOOD AND BEVERAGE EXPENSE

Comparable Operating Statements Proposed Subject Property Forecast

#1 #2 #3— 4 #5 2020 Deflated Stabilized

. s, 5@ 70.4 % 65.0 %
$8,585 $7,175 ,953 $5,003 $4,911
33.95 $28.38 $1%.59 $24.04 $19.50

Percentage of Revenue 65.8 % 74.4 %
Per Available Room $8,135 $8,332
Per Occupied Room $31.18 $31.22

Conference Center The remaining expenses for ce center, excluding the food and beverage,
Expense et \and undistributed categories,/have been allocated to the conference center

mparable operating statements, which generally include conference center
0 d and beverage department. We have projected a stabilized

Administrative and
General Expense ini personnel who are not directly associated with a particular

doubtful accounts, which are moderately affected by the number of transactlons or
total revenue; and salaries, wages, and benefits, which are very slightly influenced
by volume.
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FIGURE 8-10 ADMINISTRATIVE AND GENERAL EXPENSE

Comparable Operating Statements

#1 #2 #3 #4
Percentage of Revenue 7.9 % 8.8 % 7.8 % 7.4 % 8.0 % 0.2 % 83 %
Per Available Room $3,898 $4,128 $4,260 $3,996 $3,971 $3,900
Per Occupied Room $14.94 $15.47 $16.84 $15.80 $19: $15.49
Information and Information and telecommunicati s expense consists of all costs
Telecommunications ' &y E . This includes the costs of cell
Systems Expense phones, administr i : ices,dand complimentary call and

pically organized by type of
& technology solution. While the majority
of the reviewed comx o tements reflect the 11th edition of the
Uniform System ofAcco ging Industry (USALI), two statements

bject property’s information and
telecommunications syste

current USALI categories.

Marketing Expense

ye can be as short as a few weeks or as long as several years. However the
favorable results of an effective marketing campaign tend to linger, and a property
often enjoys the benefits of concentrated sales efforts for many months.
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FIGURE 8-11 MARKETING EXPENSE

Comparable Operating Statements

#1 #2 #3 #4
Percentage of Revenue 79 % 79 % 9.2 % 9.2 % 9.8 % 79 %
Per Available Room $3,888 $3,697 $5,040 $4,999 $3,818 $3,750
Per Occupied Room $14.90 $13.85 $19.93 $19.77 $18 $14.89

Franchise Fee

Property Operations
and Maintenance

aintenance is an accumulating expense. If management elects to postpone
ired repair, they have not eliminated or saved the expenditure;

srows older, maintenance expenses escalate. A well-organized preventive
snance system often helps delay deterioration, but most facilities face higher
operations and maintenance costs each year, regardless of the occupancy
he quality of initial construction can also have a direct impact on future

maintenance requirements. The use of high-quality building materials and
construction methods generally reduces the need for maintenance expenditures

over the long term.

Changes in this expense item through the projection period result from the
application of the underlying inflation rate and projected changes in occupancy.
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FIGURE 8-12 PROPERTY OPERATIONS AND MAINTENANCE EXPENSE

Comparable Operating Statements

#1 #2 #3 #4
Percentage of Revenue 33 % 42 % 3.7 % 3.0 % 4.5 % 3.8 % 3.8 %
Per Available Room $1,616 $1,954 $2,013 $1,637 $1,466 $1,800
Per Occupied Room $6.19 $7.32 $7.96 $6.47 S7> $7.15
Utilities Expense The utilities consumptio ] kes several forms, including water
and space heating, ajrconditioning; g fuel, and other miscellaneous
power requirements. s of)hotel utilities are electricity,

consume a sizable am electriciy
requirements with less e iye sourges, such as gas and oil, for heating and

Mer ting Statements Proposed Subject Property Forecast
# #2 ] #3 #4 #5 2020 Deflated Stabilized
Percentage of Revenue 3.7 % 6.7 % 3.7 % 4.4 % 4.6 % 3.7 %
Per Available Room S1,7 $3,641 $2,012 $1,871 $1,782 $1,750
Per Occupjed Room $6.56 $14.40 $7.96 $6.91 $8.56 $6.95

Management Fee

ent expense consists of the fees paid to the managing agent contracted to
eratg the property. Some companies provide management services and a brand-
name affiliation (first-tier management company), while others provide
management services alone (second-tier management company). Some
management contracts specify only a base fee (usually a percentage of total
revenue), while others call for both a base fee and an incentive fee (usually a
percentage of defined profit). Basic hotel management fees are often based on a
percentage of total revenue, which means they have no fixed component. While base
fees typically range from 2% to 4% of total revenue, incentive fees are deal specific
and often are calculated as a percentage of income available after debt service and,
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Property Taxes

, a system of
d on each parcel

e of\the proposed subject property's market
of assessments of comparable hotel

property. We have based our estima
value (for tax puxposes) on an analysis
properties in theJocahuunicipality.
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FIGURE 8-14 COUNTY-ASSESSED VALUE OF COMPARABLE HOTELS g&

Site Year

Hotel Acres Open Land Improvements Pgéo\na{ Total
NS
Parkway Plaza 5.98 1966 $24,270 w $738,418
Ramada Hotel 5.83 1964 24,923 0,942 401,276
Ramkota Hotel 5.74 1978 15,950 N/ 728,696
Hilton Garden Inn Dual-Brand 2.75 2008 26,452 ; 49,125 932,870
Hampton Inn & Suites Dual-Brand 2.16 29,363 576,442
Courtyard by Marriott 1.01 22,959 580,640
Holiday Inn 3.15 38,158 1,022,683
Land SF Personal

per Property A/V Total A/V Per
Assessments per Room Room Per Room Per Room Room
Parkway Plaza 901 $84 52,471 N/A $2,555
Ramada Hotel 1,270 1,777 $105 1,902
Ramkota Hotel 1,087 230 3,099 N/A 3,168
Hilton Garden Inn Dual-Brand 990 121 7,085 406 7,304
Hampton Inn & Suites Dual-Brand 5,378 294 5,471
Courtyard by Marriott 334 5,242 230 5,577
Holiday Inn 277 7,997 321 8,273
Positioned Subject - Per Room $200 $8,000 $400 $8,600
Positioned Subject - Tota $44,000 $1,760,000 $88,000 $1,892,000

atrona County Assessor

supported by the market data.

Tax rates are based on the city and county budgets, which change annually. The
most recent tax rate in this jurisdiction was reported at 69.246%. The following
table shows changes in the tax rate during the last several years.
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FIGURE 8-15 COUNTY TAX RATES g&

Real Property
Millage Rate

Year

Based on comparabl rate information, the proposed
subject property's els are calculated as follows
FIGURE 8-16
Personal
Land /Imp‘ovements Total Property
Positioned (Assessed Value) 44,000 1,760,000 $1,804,000 $88,000
Millage Rate 69.246 69.246
urden as of Base Year $124,919 $6,094

OJECTED PROPERTY TAX EXPENSE - REAL PROPERTY

Real Property

Total Tax
Burden Base Rate
(Positioned of Tax %

Prior to Burden Positioned Taxes

Year Increase) Increase Tax Burden Payable
Positioned $124,919
2020 $124,919 8.2 % 25 % $33,795
2021 135,180 3.0 100 139,236
2022 139,236 3.0 100 143,413
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FIGURE 8-18 PROJECTED PROPERTY TAX EXPENSE PERSONA PERTY

;
Payable

Personal ropefﬁ‘\

Personal Tax Base ét/
Burden of Ta

(Positioned Prioy den Pasitic
Year to Increase) ncrease Tax Burden

Positioned $6,094
2020 % o)
6,792

6,996

FIGURE 8-19 “RROJECTED PROPERTY {TAX EXPENSE — SUMMARY

Tayes Payable

Percentage
Year Real Personal Total Abatement
Positioned $124,919  $6,094  $131,012
2020 $33,795 S0 $33,795 0%
021 139,236 6,792 146,028 0
022 143,413 6,996 150,408 0
Insurance Expense i pénse category consists of the cost of insuring the hotel and its

iums relating to liability, fidelity, and theft coverage.

e rates are based on many factors, including building design and
construction, fire detection and extinguishing equipment, fire district, distance from
the firehouse, and the area's fire experience. Insurance expenses do not vary with
occupancy.
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FIGURE 8-20 INSURANCE EXPENSE

Comparable Operating Statements _Proposed Subject Property

recast
#1 #2 #3 #4 45/ / 2020,  Deflated Stabilized
Percentage of Revenue 0.6 % 16 % 0.4 % 0.8 % 0.6 %
Per Available Room $309 $753 $193 298 $275
Per Occupied Room $1.18 $2.82 $0.76 $1.09

Reserve for
Replacement

1 expenditure requirements for hotels vary significantly from year to year and
d upon both the actual and effective ages of a property. The results of this

¢ The International Society of Hotel Consultants, CapEx 2014, A Study of Capital
Expenditure in the U.S. Hotel Industry.
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Forecast of Revenue
and Expense
Conclusion

Projected total revenue. House profit, and EBITDA less replacemen
forth in the following table.

FIGURE 8-21 FORECAST OF REVENUE AND EXPENSE CONCLUSION

Total Revenue House Profit ouse EBI Less Replacement Reserve
Profit As a % of
Year Total % Change Total %(Change \ Ratio Total— % Change Ttl Rev
Projected 2020 $8,586,000 $1,673,000 — 193 %
2021 10,497,000 2,676,000 60.0 % 25.4
2022 11,935,000 3,351,000 25.2 28.0
2023 12,293,000 3,452,000 3.0 28.0
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is not an appraisal report.
2. This reportis to be used in wha

3. No responsibility is assumed
any opinion as to-titte;which is as

o responsibility is assumed for these
conditions or¥gr a hat may be required to discover them.

5. We have not consig E nce of potentially hazardous materials or
' & project site. We are not qualified to detect
ge the client to retain an expert in this field if

hazardous substances and
desired.

icans with Disabilities Act (ADA) became effective on January 26,

no survey of the site, and we assume no responsibility in
th such matters. Sketches, photographs, maps, and other

boundaries of the property described, and that no encroachment will exist.

All information, financial operating statements, estimates, and opinions
obtained from parties not employed by TS Worldwide, LLC are assumed true
and correct. We can assume no liability resulting from misinformation.

10. Unless noted, we assume that there are no encroachments, zoning
violations, or building violations encumbering the subject property.

11. The property is assumed to be in full compliance with all applicable federal,
state, local, and private codes, laws, consents, licenses, and regulations
(including the appropriate liquor license if applicable), and that all licenses,
permits, certificates, franchises, and so forth can be freely renewed or
transferred to a purchaser.
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12. All mortgages, liens, encumbrances, leases, and servitud have been

disregarded unless specified otherwise.

projected operating results.

. The financial analysis presented in this report is based upon assumptions,

projection period considered in our analysis, wages and other operating
expenses may/ increase or decrease because of market volatility and
economi es outside the control of the hotel’s management. We assume

that #re price of hotel rooms, food, beverages, and other sources of revenue

to the-hotel will be adjusted to offset any increases or decreases in related

costs. We do not warrant that our estimates will be attained, but they have

been developed based upon information obtained during the course of our

market research and are intended to reflect the expectations of a typical
otel investor as of the stated date of the report.

19. This analysis assumes continuation of all Internal Revenue Service tax code
provisions as stated or interpreted on either the date of value or the date of
our field inspection, whichever occurs first.

20. Many of the figures presented in this report were generated using
sophisticated computer models that make calculations based on numbers
carried out to three or more decimal places. In the interest of simplicity,
most numbers have been rounded to the nearest tenth of a percent. Thus,
these figures may be subject to small rounding errors.
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LLC. All opinions,
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