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May 30, 2017

Mayor Bob Nation and Chesterfield City Council
69 Chesterfield Parkway West
Chesterfield, MO 63017

Dear Mayor Nation and City Council,

We are excited to share the key milestones and progress we’ve made with the POWERplex development and
how we have met the 4 major deliverables outlined in Section IV of the Development Agreement.

Enclosed in this packet are numerous documents, commitment letters and contracts that address the four
key areas of progress that the council requested to see by June 1%, 2017. Some of the requested
deliverables, including requirements in the contract requiring the city to purchase their additional land tract,
are directly connected and tied to St. Louis County’s commitment to bring the vital utilities and infrastructure
to the site (item is outlined in article 4.1, (b) (iii) for your review). This vital element of support by the
county is a “trigger” for ALL the deliverables outlined. No bank, no investors, no partners or tenants
involved in this project are going to move forward to binding agreements until we are assured that the
ground is developable and there is a FIRM commitment and enforceable timeline on these vital utilities and
road improvements to the site. The project cannot and will not move forward in Chesterfield or St. Louis
County without this assurance. Additionally, we will not commit the hundreds of thousands of dollars in
design and final engineering drawings for this site (which is what the levee district will require to generate a
letter of approval for our footings and design plans) until we have the utility issues finalized.

As you will see in the attached documents, all the development criteria and commitments are in place,
including $23,765,000 in private lending support ($18 million philanthropic equity loan from Simmons Bank
and a $5.76 million development loan from First State Bank), a private-backed, tax exempt bond issued by St.
Louis County of an additional $16 million, and the pending approval of a $12 million funding plan to complete
the infrastructure. As you will see, the county is requesting an extension from the city to complete their
funding plan for the roads, sewers and water lines to the North side of I-64.

Here are the 4 main criteria outlined in the development agreement and our supporting documentation that
addresses each milestone requirement:

(i) Firm and binding written commitments for the financing and constructing of the Development
Project (the “Financing Commitment”), which Financing Commitment shall consist of (y) binding,
irrevocable philanthropic commitments to fund at least $23,000,000.00 toward the costs of the
Development Project, and (z) letters of intent from banks or other financial institutions to finance
the remaining costs of the Development Project;

Letter of Financing Commitment (BASE) — Simmons Bank $18,000,000
Letter of Financing Commitment (BSP) - First State Bank $5,765,000
Private-Backed Bond Issuance (BASE) — St. Louis County $16,000,000



(ii) Preliminary written confirmation from the Monarch Chesterfield Levee District (the “Levee
District”) regarding the permissibility of raising the elevation of the ground where the
Development Project is to be located and to confirm that necessary pierings and other
structural elements to support the Sports Dome and other Projects will be permitted;
Construction Letter of Opinion — Impact Strategies
Engineering Letter of Opinion - Stock & Associates

(iii) Preliminary written confirmation from St. Louis County regarding St. Louis County’s support of
the Development Project and what binding financial or other support St. Louis County is willing
to provide to the Development Project; and
Request for Extension from St. Louis County - $12 million infrastructure funding package

(iv) Written evidence that the Developer has closed on the purchase of Developer’s Property,
which may be in the form of a recorded deed or a fully executed closing statement.
Letter of Purchase Commitment - Randy Lipton, Chesterfield Group LLC

We trust that the enclosed documentation and proof of funding, financing, engineering and construction
opinions will suffice to meet the objectives of the council that the project is ready to move forward. The
significant outlying issue of the infrastructure to the site is completely out of our control. We have had
numerous meetings and provided substantial details and information to St. Louis County officials over the
past 5 months and remain confident that they will deliver this significant piece of funding. With
$39,765,000 in secured funding sources identified, we trust the city council will patiently wait a few more
weeks to give the county time to complete their funding package.

County executive Steve Stenger and county councilman Mark Harder have been strong supporters of the
project and continue to work with the St. Louis Economic Development Partnership to build a viable
funding plan for the infrastructure to make sure this project stays in St. Louis County. We are excited to
work with the Chesterfield city council and city administration in the months ahead to build the most
diverse, multi-sports complex in the Midwest that will generate over $60 million in economic stimulus.
Additionally, the POWERplex will generate $5.7 million per year in new taxable income to Missouri, St.
Louis County, our school districts, and various municipal entities, including a direct taxable benefit to
Chesterfield of over $500,000 (in retail and utility taxes). See the complete Economic Impact Report and
Taxation calculations included in this progress report.

Don’t hesitate to call or request follow-up meetings at any time during the duration of the pre-
development, zoning and planning or construction periods.

Sincerely,

Dan Buck
Managing Partner
Big Sports Properties
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PROJECT OVERVIEW

The POWERplex will be a two-phased, 74+ acre sports community development in Chesterfield, MO
that will be unrivaled in the Midwest. This multi-sport, multi-use development brings over $55 million
dollars of capital development to the community of Chesterfield on a tract of land that has been undevel-
oped for over 60 years. The unique, family focused campus will feature both for-profit developments (hotels,
restaurants and retail), along with a significant non-profit sports complex complete with 6 new, turfed ball
fields, two domes, 12 hardcourts and a state-of-the-art education and health literacy center.

The Chesterfield City Parks Department also has invested over $15 million in capital improvements on the
adjacent 300+ acre sports complex. This existing campus that features 16 ballfields, 8 soccer fields and 10
football fields costs the taxpayers over $2.2 million per year to operate, and it generates less than $400,000
annually in ballpark leases, concessions and event fees, leaving the city with a significant shortfall that is
funded by the city’s 1% parks and recreation sales tax.

The POWERplex, on the other hand, does not put any operational expenses on the city budget. Taxpayers
not only won’t have to fund any capital, they also will not have one dollar in operational expenses at the new
sports complex. All local and area sports clubs will be able to gain full access to the POWERplex, and will
pay appropriate user fees, practice fees, tournament and league entry fees to help off-set the annual operating
budget and debt on the facility. These “user fees” and annual tournament fees and revenues from the antic-
ipated 1.25 million annual visitors will help the development pay the city for a 50-year land lease, as part of
the overall project financial plan.

There are four important elements and distinct advantages for the City of Chesterfield
in this long-term lease agreement:

1. By providing favorable lease terms for their 50 acres ($76,000 years 1-5, $128,000 years
6-15, and $310,000 years 16 through 50) the city is able to get a world-class, weather resis-
tant sports complex with no capital or operating risk. The early favorable terms gives the
non-profit time to pay down their $30 million in equity and bond debt.

2. The city gains a massive economic engine for their retailers, restaurants and local hotels as
this facility that will draw multi-sports tournaments 50 weekends per year, bringing more
than 1.25 million visitors to their community each and every year.

3. A perfect complimentary use of adjacent land to their existing sports complex. The
POWERplex brings YEAR-ROUND play to a park that is normally dormant five months of the
year. Not to mention, the project brings vital infrastructure to the north side of Interstate
64/40 for extensive future commercial development.

4. The land being developed has been vacant and an eyesore in the heart of the regions
largest commercial district. This dormant land will now be a magnet for thousands of new
visitors who will shop, stay and play in the community.
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A SPORTS DESTINATION CAMPUS

To make this business model work, the facility will be heavily dependent on out-of-town visitors each and
every weekend. However, because of the flexibility of the complex, the vast array of competitive sports and
the various peak seasons of each sport, the management team of the POWERplex is very confident in their
marketing and sales ability to create a “sold out” environment that will draw teams from a 9-state region on a
consistent basis. Based on extensive surveys with clubs and colleges from Missouri, Illinois, Iowa, Nebraska,
Kansas, Arkansas, Indiana, Kentucky and Tennessee, we anticipate sellouts at all tournaments ranging in age

from 8U to 18U.

The campus will offer the only permanent hardcourt facility in the Midwest with 12 volleyball and 8
basketball courts all within the same space. This first-class facility, featuring the best floors, nets, goals
and standards in the industry, can host up to 96 volleyball teams or 64 basketball teams on any given
weekend. Additionally, for larger regional and national tournaments, temporary rental courts can be put
on the adjacent turfed fields and accommodate an additional 20 volleyball courts (32 total) and can host
256 teams from across the Midwest.

What makes the POWERplex most unique, is the baseball and softball facilities, including the only complex
in the country featuring 4 indoor NCAA-sized softball fields and little league fields up to age 14 (250 ft.
fences). 'This allows for the site to host up to 48 teams in a given winter weekend, making the POWERplex
a “must visit” complex for club teams, school teams, and dozens of college softball teams from all over the
upper Midwest. The ability to host weekday college tournaments and weekend youth invitationals, provides
for a unique year- round draw to Chesterfield Valley.

During any given winter weekend, the POWERplex plans to have [\What makes the POWERplex

a minimum of 40 baseball or softball teams on site and an average . .
of 72 volleyball or basketball teams all playing at the same time. most unique, Is the baseball
That’s 112 teams each weekend, with 65% traveling from more than | and softball facilities, includ-
50 miles away gtoTlrna.ments will have . 35% local team limit as Fhe in g the onIy complex in the
out of town wait list will be extremely high on weekends). Assuming

each team brings a minimum of 25 people (players, coaches, parents, country featu ring 4 INDOOR

siblings and grandparents), that’s an annual daily visitor count of NCAA-sized softball fields
2,800, or 8,400 visitors in a 3-day weekend. Assuming each team

will take 10 hotel rooms and stay two nights (the national average), and little Ieague fields up to
and 65% of the teams will require hotels, that equates to 728 rooms age 14 (250 ft. fences)
per night, or 1,456 hotel rooms per weekend.
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While those winter weekend numbers might sound impres-
sive, that is during our non-peak season, when only 4 fields
are available. During warm weather months the site can
offer 10 to 22 baseball/softball fields on a single property
(while still hosting hardcourt tournaments inside), the
number of teams on the campus can range from 160 to 280
teams in a single weekend (Baseball + Volleyball). Some
tournaments can last for up to 5 days during the summer
months. It is not hard to see how an estimated 60,000
hotel rooms can be booked directly through the POWER-
plex “Stay & Play” registration website. In a spring tourney

with only 120 teams on 14 fields for a 2-night stay event, it
is estimated that 2,400 nights would be filled that weekend.
In addition, a 60-team volleyball tournament could be held
simultaneously, which would generate another 1,200 rooms
that weekend or 3,600 room nights in a two-day period.
This demonstrates the great significance of the visitor
economic impact numbers.

The campus will be a true destination, with interactive games,
educational workshops, coaches seminars, character develop-

ment programs, sportscasting simulator (a broadcasting booth
where “You make the call”), PGA golf simulators, a ninja-style ropes course, water features/splash park, cool
restaurants, sand volleyball and pickleball courts, a sporting goods store and “pro shop row” (a series of small
shops featuring all the major retailers — Rawlings, Dimarini, Adidas, Nike, Wilson, Louisville Slugger, etc.)
The goal is to create a dynamic space and place that families will want to come back to because they
have access to everything they need and more fun than they can handle!

KEY PARTNERSHIPS TO MAKE IT WORK

This development is a shining example of how public and municipal entities can maximize their available,
under-development land with non-profit organizations and for-profit companies wishing to develop that
ground.

In the POWERplex Chesterfield model it has taken several entities working together to make this great
regional complex a reality. Beyond the land lease from the city (favorable terms during the debt reduction
period), the land development company Big Sports Properties LLC also had a significant challenge in terms
of vital infrastructure to the site. The north side of I-64/40 has been a desert and undeveloped track of land
for one very significant reason, no sanitary sewer lines or adequate waterlines for any commercial develop-
ments. There are significant storm sewer deficiencies, which is vitally important in a levee-protected zone.
Chesterfield Valley has a sophisticated pumping system that gets water out of the flood plain quickly to avoid
back up. However, the nearest pump station to the site is over a mile away, meaning long storm sewer drains
were required.
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Additionally, 1.25 million new visitors each year to the site also require upgrades to the county outer road,
which needs turn lanes, shoulders and better drainage systems as well in order to accommodate this massive
new sports destination.

Thanks to generous support from St. Louis County, cooperation with MSD and the Monarch Levee Dis-
trict, a viable system and infrastructure plan is in the works and will also likely need funding from the local
TDD in Chesterfield Valley, which is created exactly for this purpose— o bring vital utilities and transporta-
tion infrastructure to help promote and advance the growth of commerce and economic growth.

In the early stages of the project, naysayers and skeptics questioned why the city, county, levee district, St.
Louis County and the Transportation Development District would give lower leases and provide infrastruc-
ture support to this project. The simple answer is because of the immediate payback in the form of huge
amounts of new taxes being generated.

A key to this financial plan is community and corporate support. The POWERplex needs over $15 million
in philanthropic commitments in naming rights of domes, stadium, fields, theatres to make this project
fiscally viable and sustainable. To date there are nearly $10 million in firm commitments.

THE ECONOMY OF YOUTH SPORTS

According to a 2013 study by the Sports and Fitness Industry Association, there are 53 million children
involved in travel sports (participating on teams that travel more than 2 times per year for competition).
The youth sports world (equipment, uniforms, league fees, coaching/instructors, etc.) is a $5 Billion dollar
industry in America and that doesn’t include the $7 billion youth sports travel spending annually. Families
actually spend more on travel (hotel, lodging, fuel) than they do on the actual sports activities.

In the past 6 years alone, many Midwest cities have invested millions in new sports complexes.

* The Louisville Slugger Complex in Peoria, IL is a * The new mega-sports plex, Grand Park, in
$31 million complex. Carmel, IN (north of Indianapolis) is a $110
million publicly funded bond initiative.

* The city of South Haven, Mississippi (just south
of Memphis, TN) spent $40 million to build a
13 field, world-class complex, Snowden Grove Park
that generates over $50 million per year to that community.
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The fact is, dozens of other communities and cities from Chattanooga to Kansas City are investing high
dollars in youth sports because they want a share of that $12 billion sports tourism pie. They want those
youth tournaments from ages 8 to 18 to come to their community and fill their hotels, stores and restau-
rants. Why? Because it creates zew tax revenue that is not being paid by their local taxpayers. It’s new
dollars coming into their market to stimulate business, improve retail, stabilize their restaurants and enhance
their community. This is an industry that, unfortunately, the St. Louis region isn’t capitalizing on. This
region hasn’t hosted a major National baseball or softball tournament from a leading association for over 15
years. Each USA, NSA, USSSA National championship will last 5 days, draw 200+ teams from 40 states
and generate over $5 million in economic impact from the 12,000 visitors.

While existing fields at the Chesterfield Athletic Association Very few facilities can promote

(CAA) complex will draw over 1.3 million visitors each year

" no
to their 300-acre campus, most of that athletic competition is a "games guaranteed” site,
local, meaning local teams playing in Jocal leagues and local eSpeCia”y in the Midwest

tournaments. Most tournaments played at CAA, with the where the weather is often
exception of a few college exposure softball tournaments, are )

80 to 90% teams from within a 50 mile radius. This still unpredictable, stormy and wet
creates great weekend “day traffic” to local businesses and during prime pl aying times.

restaurants, but the real dollars come when you can attract out-

of-town teams who stay, play, eat, shop, visit and sleep in hotels for 3 or 4 days.

At the POWERGplex, because of its unique weather resistant, artificial turfed environment and indoor op-
tions, the demand will be constant. Very few facilities can promote a “games guaranteed” site, especially in
the Midwest where the weather is often unpredictable, stormy and wet during prime playing times. Not to
mention great family activities, attractions, major sports teams, amusement parks and a wide-range of restau-
rant and hotel options that many smaller cities can’t offer. If you had a chance to go to Peoria, South Haven,
Chattanooga or St. Louis, which would your family choose?
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The bottom line is the bottom line! The POWERplex willbe a | One false claim is that the

remarkable facility for sports, recreation, retail, restaurants and

hotels. But what is perhaps most appealing to civic leaders, com- prOJeCt would generate no
munity economic development officials and most lawmakers in pro perty taxes because the

the region, is the remarkable economic impact and tax generating complex was on city ground

What they failed to read or
A study completed in 2016 by the St. Louis Sports Commission | ynderstand, is that the city
(SLSC), reported that the economic opportunities of a major youth

sports complex like the POWERplex were ever growing. SLSC contract calls for a mandato-
estimated that the annual economic return to the region would | Iy “land replatting” after the
be between $60 million and $75 million each year. Unlike a master site plan is complete,

professional team or stadium, the vast majority of this new

revenue is being pumped directly into the community and when all the for—prOﬁtS entities

existing businesses, not into the coffers of a professional sports (hotels, restaurants, retailers)

team that can pack up and leave the city taking their billions in ill be ol d for- fit
profits with them. Thankfully, the Cardinals and Blues are local WIITDE placed on Tor-pro

owners who are deeply committed to our St. Louis region. They | acreage — not on the city land.
also reinvest in their communities, including a $500,000 commit-

ment by the Cardinals to help build the POWERplex.

revenue the complex will deliver for decades to come.

Several misconceptions on the POWERplex project were being spread by bloggers and citizens who had
drawn false conclusions based on vague media reports. One false claim is that the project would generate
no property taxes because the complex was on city ground. What they failed to read or understand, is that
the city contract calls for a mandatory “land replatting” after the master site plan is complete, when all the
for-profits entities (hotels, restaurants, retailers) will be placed on for-profit acreage — not on the city land.
Only the non-profit (BASE Foundation) and their fields, domes, courts, recreation and educational spaces
will not be subject to property tax (just as the city and their non-profit tenants do not pay property taxes on
the adjacent property). This means that every for-profit company located on the property will pay the normal
Chesterfield Valley retail sales taxes, hotel taxes, tourism taxes, levee taxes, utility taxes and property taxes to
the 13 entities who receive those annual tax revenues.

As an addendum to this economic impact report, a complete tax report has been compiled of the anticipated
taxes generated by the POWERplex. These estimates are based on a modest level of retail sales ($32m) and
hotel revenues ($6.6m) as well as conservative commercial property value assessments ($30m). All together,
the taxable income paid and or generated directly by the POWERplex and its visitors will exceed $5.6 mil-
lion per year. Over the course of the first 10 years of operations, the POWERplex will create a tax boom for
the State of Missouri, St. Louis County, Chesterfield, Rockwood School District, the Monarch Fire District
and 11 other taxing entities in excess of $56 Million! If St. Louis County invests $10 million in the initial
road and sewer infrastructure, their payback from new taxes directly to the county will be 5.8 years (with the
county’s share of property tax, hotel tax and sales tax revenue alone).
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That tax figure estimate of $5.6 million per year does not take into account the significant amount of federal

and state income tax generated by more than 300 employees working on the campus in stores, restaurants,
hotels and inside the sports complex. Additionally, corporate and retail net earnings taxes will also apply to
all the for-profit companies and service providers on the campus.

These tax revenue estimates are definitely conservative
and only based on proven revenue models at other sports
facilities in the US. If the POWERplex site secures one
major big box sporting goods retailer, these retail sales
figures would greatly increase. Also, if a large indoor
water park lodge comes in with a 14-acre purchase and
a 300-room hotel, revenues and real estate values will
soar. What this tax report also does not factor is the
additional acres that are NOT part of the POWERplex
project, but are adjacent acres and prime for future
development and NEW businesses and additional tax
generating companies.

This facility is pioneering a new
business plan that takes the burden
of youth sports facilities off taxpay-
ers and the local park districts, and
transfers those capital and operat-
ing expenses onto the users of the
complex and the companies and
service providers who benefit the
most from the business of youth
sports...
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SUMMARY STATEMENT
Clearly, the POWERplex is a unique, one-of-a-kind business model. This facility is pioneering a new

business plan that takes the burden of youth sports facilities off taxpayers and the local park districts, and
transfers those capital and operating expenses onto the users of the complex and the companies and service
providers who benefit the most from the business of youth sports (tournament operators, concessionaires,
hotels, restaurants, sporting goods retailers, etc.). The unique revenue-share model with self-imposed proper-
ty support fees (1 to 2% of gross) that all restaurants, hotels and tenants on the property pay is what sustains
and retires the significant tax-exempt privately backed bond that helps to build it. NO public funds, no
CID, no TIF funding is involved on this project site. St. Louis County is wisely investing in vital infrastruc-
ture to make sure this facility is located in their taxing district and helping to make the entire north side of
[-64/40 explode with economic development.

This is a true COMMUNITY project, not government controlled or parks department run. It is fans, fam-
ilies and companies who love youth sports and donors who know the tremendous value sports can bring to
young lives, all coming together and doing something remarkable. This project can and will galvanize the
St. Louis sports community. It will be a remarkable place for lacrosse, volleyball, basketball, pickleball, and
many other growing sports. But most importantly, it will be known as one of the most remarkable softball
and baseball complexes in America, built and sustained by the Best Baseball Fans in America! The entire St.
Louis region will be proud to play and visit the POWERplex on a regular basis. This remarkable facility and
sports destination campus will be a true celebration of how businesses, government and non-profit organiza-
tions can collaborate and do something special for hundreds of thousands of young athletes and their fam-
ilies each and every year without having to increase taxes or use public subsidy to build and sustain such a
world-class facility.

Let’s Play Ball!
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Chesterfield Property Tax Rates - December 2016

Source: St. Louis County Dec -2017 Rate Book

$30,000,000 Est. value of POWERplex Developments
Property Taxing Entity
State of Missouri
St. Louis County
City of Chesterfield
County Library District
St. Louis Community College
Parkway School District
Rockwood School District
Special School District
Sheltered Workshop
Metropolitan Zoo & Museum District
Monarch Fire District
Metro West Fire District
Metropolitan Sewer District (MSD) Extension

TOTAL ANNUAL PROPERTY TAX

Chesterfield Sales Tax Rates as of June 1, 2015
State of Missouri
St. Louis County
City of Chesterfield (All TDD, CID & TIF)

TOTAL ANNUAL RETAIL TAXES GENERATED

*Retail purchases within the Chesterfield Valley have an additional .375%
sales tax which funds transportation improvements (TDD)

Estimated 60,000 Hotel Rooms at avg. of $110 per night
St. Louis County Lodging & Tourism Taxes
Convention and Tourism Tax

St. Louis Co. Hotel Tax

TOTAL HOTEL AND TOURISM TAXES CREATED

Additional Commerce Generated Taxes
City Utility Tax Estimated Campus Utility Costs of $1.4 million
Motor Fuel Tax - Based on 325,000 visiting vehicles x 20 Gallons per

TOTAL ANNUAL TAXES PAID AND GENERATED BY THE POWERplex

x .32 /100 x Rate $30,000,000
Commercial Rate Annual Est. Property Tax
$0.0300 $2,880
$0.5130 $49,248
$0.0000 SO
$0.2630 $25,248
$0.2185 $20,976
$4.6796
$4.6678 $448,109
$1.2409 $119,126
$0.0900 $8,640
$0.2795 $26,832
$0.9420 $90,432
$1.0720
$0.1196 $11,482
$802,973

$32,000,000 Retail Sales

Sales Tax Rate Sales Taxes Generated

4.225 $1,352,000
2.938 $940,160
1.375 $440,000
8.538 $2,732,160
$6,600,000 in Hotel Revenue

Tax Rate Annual Taxes Generated
3.750 $247,500
11.115 $734,250
14.865 $981,750
$0.0500 $70,000
.17 per gallon $1,105,000
$5,691,882.80
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