[. INTRODUCTION AND SUMMARY OF FINDINGS

This report summarizes the analysis and conclusions of Economic & Planning Systems
(EFS) regarding the economic and fiscal impact of the Winter Park Resort Base Village
under development by Intrawest. The study was performed under a contract with the
Town of Winter Park acting on behalf of a partmership between the Town, Grand
County, and Intrawest. The population and employment estimates developed by EPS
for this study are also an input to the Transportation Plan under development by
Felsburg, Holt and Ullevig (FHU).

BACKGROUND

There are significant developments poised to happen in the Fraser Valley, including
major residential and commercial development, relatively large areas of potential infill
within the Towns, as well as the anticipated expansion/improvements at the Resort.
These projects will have quantifiable benefits in terms of increased visitation and related
sales and lodging tax revenues. They will also require additional Town, County, and
special district services, infrastructure, and may create commercial development that
will impact existing businesses.

The proposed Base Village expansion at the base of Winter Park Resort is planned for a
total of 1,553 residential units and 42,000 square feet of commercial space over a 15 year
absorption period from 2007 to 2022. The residential units will include approximately
1,200 condo hotel units, similar to the Zephyr Mountain Lodge. These units will be
individually owned but will also have central management, which would allow owners
to be included in the overnight accommodations rental pool. The remaining 300 units
are expected to be townhomes and a limited number of single family homes.

Intrawest's lease agreement for the ski area with the City and County of Denver also
requires that Intrawest invest about $50 million in on-mountain improvements. Intrawest
estimates annual skier visits will increase from the current base of approximately 1.0
million to approximately 1.4 million over the next 20 years due to the on-mountain
improvements and the expansion of the overnight lodging inventory at the base.

The goals of this economic and fiscal analysis are as follows:

® To understand the existing characteristics and dynamics of the Fraser Valley
economy, including sales leakage by the economic sector;

* To estimate the potential fiscal impacts of the Base Village expansion on the Town
and the County;

® To identify a reasonable “buildout’ projection of sustainable commercial
development in Downtown Winter Park;
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* Todevelop practical strategies for encouraging appropriate development to
strengthen Downtown Winter Park.

SCOPE OF WORK

EPS conducted an analysis of baseline demographic and economic trends and market
conditions in the Fraser Valley, defined as the area of Grand County between Berthoud
Pass and Red Dirt Hill, including the Towns of Winter Park and Fraser. The baseline
information was used to develop a forecast for the Fraser Valley that accounted for the
spending patterns of local residents, second homeowners, and overnight visitors. Key
inputs to the forecast include a residential development forecast, and Intrawest’s planned
expansion of the Winter Park Base Village and other on-mountain improvements. EPS
also conducted a fiscal impact study of costs and revenues to Winter Park and Grand
County related to the Base Village expansion. The report and analysis includes the
following tasks:

* Economic and Demographic Framework - EPS analyzed basic demographic and
economic trend information on population, household, and employment. EPSalso
analyzed retail sales trends, lodging occupancy trends, visitation patterns by season,
and skier visits. Real estate conditions, including trends in construction and sales
are also quantified.

* Development Forecasts - EPS forecast residential and accommodations construction
for the 2005 to 2025 time period based on data from the economic and demographic
framework, developer and real estate professional interviews, and information from
Town and County planners. The development forecasts are then used to forecast
future visitation, and lodging and retail demand.

* Retail/Commercial Analysis - EPS quantified current taxable retail sales by store
category based on Town of Winter Park sales tax data, and estimates for Fraser and
Tabernash. Aninventory of existing regional retail space was also compiled from
sales tax data and other Town building records. Existing retail expenditures and
forecast growth were estimated for residents and visitors by type and compared to
existing sales to estimate retail capture and leakage along with future retail
development potentials.

*  Downtown Impacts and Revitalization Strategies - Based on projected retail sales
growth, and the additional commercial space at Base Village, EPS estimates the
potential growth of retail sales in existing Fraser Valley stores. A number of
recommendations aimed at increasing the level of vitality in Downtown Winter Park
are also presented.

®= Fiscal Impact Analysis - EPS completed a fiscal impact analysis of the Base Village
expansion on Town of Winter Park, Grand County Sheriff and EMS departments,
and the East Grand County Fire Protection District.
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SUMMARY OF FINDINGS

The following points summarize the major findings regarding the economic and fiscal
impact study of the Base Village expansion plan.

1. The Intrawest Base Village Project is a small component of a larger expansion of
resort related real estate development in the Fraser Valley.

There is a significant amount of development activity and developer interest in the
Fraser Valley. Nationally, the market for second homes has been growing as
wealthy baby boomers are passing through their peak earning periods as well as
reaching retirement age. Front Range buyers are also active in the second home
market and see the Fraser Valley as an attractive alternative to the higher priced
Summit and Eagle County/1-70 corridor markets. The level of development activity
and interest is expected to remain strong in the Fraser Valley. Planned and under
construction development projects in the Fraser Valley total to development
potential of over 12,000 units in several major projects, including approximately
1,900 units of remaining development potential within the Town of Winter Park, not
including the Base Village expansion. Over the next 20 years, it is forecast that
approximately 5,100 new housing units will be built in the Fraser Valley in addition
to the Base Village expansion of 1,553 units.

2. The Base Village expansion is relatively balanced with the projected growth of skier
visits over the next 20 years.

The majority of planned development projects in the Fraser Valley cater to second
home buyers and do not contribute significantly to increasing “hot beds” oriented to
overnight visitors. The Base Village expansion will add approximately 1,300 condo
hotel units (of which 80 percent are estimated to be hot beds in the overnight rental
pool), thus balancing second home growth with growth in overnight visitors who
typically have higher daily expenditures. The Base Village expansion is also
estimated to account for 268,000 new skier visits at Winter Park Resort over the next
15 to 20 years, which is approximately half of the project growth in skier visits
during this ime.

3. The projected increase in Winter Park Resort visitation will support the planned
expansion of commercial space as well as generate opportunities for a modest
expansion of downtown commercial space.

The forecasts of visitation growth in the Fraser Valley will support the development of
approximately 190,000 square feet of new commercial space over the next 20 years or
approximately 50,000 square feet every five years. The planned increase of 42,000
square feet at the Winter Park Resort base will therefore have a short-term impact on
existing businesses in Winter Park and Fraser that should be mitigated within an
estimated five year ime horizon. By project buildout in 2022, the forecast increase in
visitation will support an additional 147,000 square feet of commercial space most of
which will be located in the downtown areas of Winter Park and Fraser.









