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The Madison Station Redevelopment Project (“Madison Station”) is located at 721 Madison
Square in Madison, Tennessee just outside of Metropolitan Nashville and in Davidson County,
Tennessee. The project is being led by a joint-venture between Texas-based Artesia Real Estate
and Nashville-based The Cauble Group. The concept plan includes 236,000 square feet of office
space, 55,600 square feet of retail space, 31,450 square feet of ground floor amenity/retail,
1,694 multifamily residential units, and 3,193 structuring parking stalls.

The site is the largest, privately-owned parcel in Nashville representing a tremendous
opportunity to bring mixed-use, urban form outside of the urban core and stimulate economic
development activity in the greater Madison area.

Over the 10-year construction period, the Madison Station estimated construction investment of
$631.4 million is projected to:

e Create 545 average annual direct construction jobs onsite

e (Create 732 average annual total jobs in the local area

e Create average annual direct labor income of $47.2 million in the local area

¢ Create average annual total labor income of $60.9 million in the local area

¢ Over the buildout period, create total labor income of $608.8 million in the local area

At buildout, the permanent operating activities of the new businesses in Madison Station and the
occupancy of the 1,694 new residential units are expected to:

s Create 845 direct permanent jobs onsite

e Create 2,026 total permanent jobs in the local area

e Create annual direct labor income of $98.1 million in the local area
» Create annual total labor income of $185.2 million in the local area
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Madison historically started as a bedroom community and in the 1950’s experienced a residential
boom at the height of Nashville’s music growth. Madison Square Shopping Center began its life
in July 1954 when the ground was broken on 30 acres of former farmland along Gallatin Pike, just
south of Neely’s Bend Road. At the time, Madison Square was the 5th largest retail center in the
South in the late 50’s. It was known for high-end retailers such as Levy’s, JC Penney’s, and
McClures. With the opening of Rivergate Mall and the relocation of JC Penney’s, over the next
three decades Madison Square experienced a rapid decline in business.

Today, Madison Square Shopping Center consists of approximately 330,000 square feet of 1- to
2-story retail use on an entirely impervious 32-acre site. The site is the largest, privately-owned
parcel in Nashville representing a tremendous opportunity to bring mixed-use, urban form
outside of the urban core and stimulate economic development activity in the greater Madison
area.

Madison Station presents an opportunity to create a walkable, mixed-use community in the heart
of one of Nashville’s growing suburbs. Madison Station will support and operate in conjunction
with the exceptional, community-oriented investment that has already been seen in the new
Madison Station Boulevard, the Timberhawk Hall concert venue, Amqui Station, the Madison
Public Library, and the prospective investment in the Park at Madison Station.

The proposed development program for Madison Station is presented in Tabie 1.

Tabhla 1. Aldedicnn Caslan Nacralanuc nns Receen —

Uttice 236,000
Retail 55,600
Ground Floor Amenity/Retail 31,450
Nonresidential Total 323,050
Multifamily Residential 1,694
Structured Parking Stalls 3,193

Source: Artesla Real Estate, DPFG, 2022
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Tobkla A: RAAdinau Condlomn Muaidtniliin Padcabicdlan Paolad Fancccate tia e ab

urect etrect P4/ L. L vVIHHION 488.U wiilion L03.L.4 millon

Indirect Effect $38.2 Million $60.8 Million $101.5 Million
Induced Fffect $98.4 Million $160.9 Million $252.9 Million
Total Effect $608.8 Million $709.7 Million $985.7 Million

Source: IMPLAN, DPFG, 2022

As shown in Table 5, Madison Station is anticipated to generate 845 direct onsite average annual
employees. On an annual basis, the businesses located In Madison Station are expected to
generate 1,431 total jobs and $141.3 million in annual labor income in the local area.

Tabkla P. AMadlnne Cantlan Arumiinl Fanmaneda lucwnat fomns Munalcn Maacctlne..

pirect Lrrect 845 5Y8.1 Milion S115.5 Million $162.5 Milllon
Indirect Effect 291 $21.8 Million $32.7 Million $55.0 Million
Induced Effect 295 $21.4 Million $34.9 Million $54.9 Million
Total Effect 1,431 $141.3 Million $183.1 Million $272.5 Million

Source: IMPLAN, DPFG, 2022

Annually, local spending by the residents of Madison Station is expected to support 595 total jobs
and generate $43.9 million in annual labor income in the local area.

Tahla A+ Mardican Ctatinn Naus Racidant Cnandino Annnal ErAanamle fmnart

pirect errect

Indirect Effect
Induced Effect 595 43,898,000 71,658,000 112,446,000

Total Effect \ 595 $ 43,898000 S 71,658000 $ 112,446,000
Source: IMPLAN, DPFG, 2022

The top 12 industries benefiting from the new resident spending are shown in Table 7. High-
paying health care sector jobs are prevalent along with jobs in the retail sectors.



Tnahin *7: AMadican Chntinn AMaws Daridnnt Chnndine _TAn 12 Indiictrine

1 Hospitals 39
2 Limited-service restaurants 33
3 Full-service restaurants 33
4 Offices of physicians 19
5 Retail - General merchandise stores 18
6 Other real estate 18
7 Retall - Food and beverage stores 16
8 All other food and drinking places 14
9 Employment services 13
10 Individual and family services 12
11 Retail - Nonstore retallers 11
12 Nursing and community care facilities 11

Source: IMPLAN, DPFG, 2022

Combining the effects reflected in Tables 5 and 6 results in 2,026 total jobs and $185.2 million in
annual labor income for the local area.

Talln 0. Radicne Ceadlan Takal Raanies 1 Canmnminluamantn

Direct Eftect 840 ) 98,116,000 5 115,501,000 35 162,491,000
Indirect Effect 291 21,780,000 32,705,000 55,043,000
Induced Effect 890 65,256,000 106,595,000 167,362,000
Total Effect 2,026 §$ 185,152,000 S 254,801,000 $ 384,896,000

Source: IMPLAN, DPFG, 2022

Because substantial growth is projected for the Greater Nashville area over the next decade, the
residential and commercial impacts in this analysis are considered “new”. For example, even if
new residents do not directly rent apartments in Madison Station, vacancies left by existing
residents will make existing units available for new residents. Likewise, population and job
growth are expected to fuel the demand for the new commercial facilities in Madison Station.

All amounts in this report are presented in constant dollars (2022). Results are rounded to the
nearest one thousand dollars {$1,000).

Supporting tables are provided in the Appendix.
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A key concept in economic impact analysis is that one form of economic activity almost always
stimulates other economic activities. The total economic impact of a specific project or event on
a study area is the sum of the direct, indirect and induced impacts.

Direct Impacts are the initial, immediate economic impacts (jobs and income} generated by a
project or development. Direct impacts coincide with the first round of spending in the economy.
For example, a new high-tech manufacturing facility that hasa payroll of $5 million and purchases
$5 million of goods and services from local suppliers would directly contribute $10 million to the
local economy. To determine direct economic impacts, it is ideal to use economic data supplied
by the project’s development team or financial information, if available, about similar projects
implemented in similar communities, A common method of establishing direct impact
parameters is to use available industry averages for the study area.

Indirect Impacts are the production, employment and income changes occurring in other
businesses/industries in the community that supply inputs to the project’s industry(s).

Induced Impacts are the effects of spending by the households in the local economy as a result
of the direct and indirect effects from an economic activity. The induced effects arise when
employees who are working for the project (i.e., new manufacturing facility) spend their new
payroll dollars in the study area.

Figure 1: Components of Economic Impact Analysis

The primary economic benefits of Madison Station will be experienced in the local area; however,
benefits will also extend to the region and the state. In our experience with similar projects
nationally, the smaller the study area, the more leakages (purchases and sales} occur outside the
area. Fewer ripple effects occur inside the area thus multipliers and related impacts generally
become larger as the geographic area increases in size. The study area for this report was limited
to Davidson County.
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This analysis utilizes models generated by the IMPLAN modeling system. IMPLAN is a nationally
recoghized system of local economic models that are specifically designed to represent a local
economy such as Davidson County.

The economic impacts from the annual operations of new businesses in Madison Station were
modeled using Industry Change, which is the increase or decrease in economic activity due to the
expansion or change in production of new businesses. Instead of value of production or value
added, new employment by industry sector was used as a proxy for production changes.

Direct full-time equivalent jobs were converted to total average annual jobs using the
appropriate IMPLAN conversion factors. The resulting direct jobs were assigned to the various
IMPLAN industry sectors based on a direct correlation (e.g., dental office) or were allocated
proportionately based on existing industry sector employment.
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Every reasonable effort has been made to ensure that the data contained in this report are
accurate as of the date of this study; however, factors exist that are outside the control of DPFG
and that may affect the estimates and/or projections noted herein. This study is based on
estimates, assumptions and other information developed by DPFG from its independent research
effort, general knowledge of the industry, and information provided by and consultations with
the client and the client's representatives. No responsibility is assumed for inaccuracies in
reporting by the client, the client's agent and representatives, or any other data source used in
preparing or presenting this study.

This report is based on information that was current as of September 2022, and DPFG has not
undertaken any update of its research effort since such date,

Because future events and circumstances, many of which are not known as of the date of this
study, may affect the estimates contained therein, no warranty or representation is made by
DPFG that any of the projected values or results contained in this study will actually be achieved.

Possession of this study does hot carry with it the right of publication thereof or to use the name
of DPFG in any manner without first obtaining the prior written consent of DPFG. No abstracting,
excerpting or summarization of this study may be made without first obtaining the prior written
consent of DPFG. This report is not to be used in conjunction with any public or private offering
of securities, debt, equity, or other similar purpose where it may be relied upon to any degree by
any person other than the client, nor is any third party entitled to rely upon this report, without
first obtaining the prior written consent of DPFG. This study may not be used for purposes other
than that for which it is prepared or for which prior written consent has first been obtained from
DPFG. Any changes made to the study, or any use of the study not specifically prescribed under
agreement between the parties or otherwise expressly approved by DPFG, shall be at the sole
risk of the party making such changes or adopting such use.

This study is qualified in its entirety by, and should be considered in light of, these limitations,
conditions and considerations.
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Avumansdly Tatda 1. AMadlcnn Clndlan Cancboiratlnn bnnobn

o Uy |y et | v UTevsuoy | v R
Retall 55,600 | § 275 15,290,000 | $ 375 20,850,000
Ground Floor Amenity/Retalil 31,450 | $ 275 8,648,750 | $ 375 11,794,000
Nonresidential Total 323,050 S 88,838,750 $ 121,144,000
Multifamily Residential 1,694 1% 233,388| 395,359,272 |$ 255,456 432,742,000
Structur=- P=rking Stalls 3,193 N/A S 24,270 77,494,000
Total S 484,198,022 $ 631,380,000
Source: Artesla Real Estate, DPFG, 2022
Anmnnndliv Tahla 2 RMadican Cratlan WBatienhald Inramn Eotlmatn
Madison Station Multiramily units 1,694
Monthly Household Income/Gross Rent 3.23
Gross Rent S 2,000
Months in Year 12
Occupancy Rate 97%
Occupancy-Adjusted Household income per Unit S 75,000
Madison Station Total Household Income $ 127,050,000
Source: Artesia Real Estate, 2020 ACS 5-Year Estimates Detalled Tables, DPFG, 2022
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