Exhibit VIII.C.4.c

MASTER PLAN AND BUILDING PROGRAM:
GAMING FACILITY BUILDING PROGRAM

Submit as Exhibit VIII. C.4.c. a description of, and provide a table indicating, the building
program of the proposed Gaming Facility and master plan by major function/activity/use
and square footage. Substantiate the basis for the proposed building program with
reference to the projected visitation and gaming revenues in the gaming market study
by, for example, comparison to comparable existing facilities and/or to capacity
standards customary and reasonable in the gaming and hospitality industries.
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MASTER PLAN AND BUILDING PROGRAM:
GAMING FACILITY BUILDING PROGRAM Exhibit VIII.C.4.c

GAMING FACILITY BUILDING PROGRAM AND MASTER PLAN

The Gaming Facility Building Program and Master Plan requirements for the successful
redevelopment of Nevele Grande Resort and Country Club into the proposed Nevele
Resort, Casino & Spa represents an exciting opportunity for the design and development
team and the surrounding community.

The goal is to reinvent the renowned Nevele Resort as a vibrant modern landmark
resort. The ideal is to do this while preserving all of the best aspects of this picturesque
mountain retreat that has had hundreds of years to mature.

While developing the concept, particular attention has been paid to the potential
environmental impacts of the proposal such as the traffic that will be generated as
patrons and employees access the resort. To preserve the picturesque setting,
structured parking has been provided for vehicles and provision made to conceal as
much as possible the visibility of buses, trucks and other service vehicles by locating
them at the rear of the main building. A one-way road around the resort moves vehicles
safely and efficiently to parking and loading facilities. Guests who approach Nevele will
enter a world class destination resort setting through a beautifully manicured, mature
114-year old golf course with lakes and streams, all painted against the backdrop of the
Catskill and Shawangunk mountains.

The Master Plan has consolidated all of the buildings into one intricate plan in order to
preserve the natural beauty of the rest of the resort.

The building program as outlined in the following tables has been designed to be well
balanced and has been developed using comparable amenities and scale that are found
at the best and most successful gaming and hospitality properties in America.

The total square footage of the entire Nevele Resort, Casino & Spa will be approximately
1,500,000 SF. The casino gaming area is 83,100 SF. Elements for the resort, in addition
to the casino, include: hotel buildings comprising 446 keys/units, a spa and fitness
center, conference center and meeting rooms, nightclub, 14 food outlet choices and
extensive recreational facilities including the ice arena, ski slope, swimming pool, tennis
courts, equestrian center and 18-hole golf course (see DGEIS Figure 2.1.3A Concept
Plan).
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The main podium building of the resort is divided into the ground floor level - primarily
front of house activities, and a lower level - primarily back of house activities. The
ground level is primarily casino gaming space including table games, electronic gaming
machines (slots), poker, and a high limit table games and EGM area. Total gaming floor
SF will be approximately 83,100 SF.

Nevele Resort, Casino & Spa, Wawarsing, Ulster County, will offer 64 table games, 16
poker tables, 1,994 slot machines and 6 electronic machines comprised of a mix of the
most recent and popular games in the region.

Table 2.2.1 Nevele Gaming Program
Game Type Number of Units Number of Gaming
Positions
TABLES
Asian Poker 1 6
Baccarat 6 54
Blackjack 36 216
Craps 4 48
Let It Ride 1 6
Pai Gow Poker 4 24
Roulette 7 42
Texas Hold ‘em 2 12
Three Card Poker 3 18
Poker 16 160
SUBTOTAL TABLES 80 586
MACHINES
Slots 1994 1994
Electronic Machines 6 30
SUBTOTAL MACHINES 2,000 2,024
TOTAL 2,080 2,610
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Table 2.2.2 Nevele Program Description
. Square |Seating/
Amenity X
Feet |[Capacity
Restaurants
Steakhouse 8,400 234
Coffee shop 6,300 224
Best of N.Y. Food Court (5 outlets) 9,000 180
Noodles 2,100 74
Buffet 4,900 220
Burger Bar 1,900 50
Chalet Grill 4,000 100
Tennis, Pool & Golf Areas 4,150 134
Bars
Steakhouse Bar 1,500 44
Nevele Bar 1,100 40
Center Bar 2,000 96
Sky Pool 1,800 100
3 - Service bars - -
Ice Arena (upstairs) 700 45
Ice Arena (downstairs) 500 20
Entertainment
Conference Center 12,400 1000
Night Club 8,200 [357/500
Center Bar 2,000 96
Retail Shops
Pro shop at golf course 3,500 -
Spa Shop 1,200 -
Lobby Gift Shop 1,100 -
Amenities within the Nevele
Event & meeting rooms 21,000 -
Spa 11,000 -
Fitness 1,400 -
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Table 2.2.2 Nevele Program Description

Square |Seating/

Amenit
V Feet |Capacity

Other Site Amenities

Pool & Bar 13,500 -
Ice Arena 15,000 -
Child Care 10,800 -
Stables 5,000 -
Tennis Court Clubhouse - 8

courts 1,800 -

Ski and Sledding Slope

18-hole course & practice areas - -

The lower level back of house areas will total approximately 155,000 SF. This area will
include space dedicated to administration, employee services, training, food & beverage
storage & preparation, convention banquets & storage, laundry, housekeeping,
surveillance, security, information technology, maintenance, docking bays, and golf cart
storage.

In addition to the existing LBJ and Falls towers, both of which are being renovated, a
new nine-level tower will be constructed at the northern side of the complex. A total of
446 hotel rooms to include 61 suites, 78 deluxe rooms and 307 standard rooms are
proposed.

Building Program: Appropriateness Based Upon Projected Visitation and Gaming
Revenues as Outlined in Gaming Market Study

Casino Sizing
The table below presents the performance of Nevele in context with other jurisdictions
and/or specific casinos.
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2013 Comparison of Nevele to Other Jurisdictions and Casinos

EGM Table Games Position
w/u/d w/u/d Win Per Day | Turns Per Day

Nevele (2017) S314 $3,669 $343 3.54
Illinois $309 $2,409 $320 3.16

Rivers Casino S743 $5,897 S794 7.56

Grand Victoria S459 $3,609 S478 3.16
Louisiana $249
Pennsylvannia $247 $1,905 $261

Beth Sands $262 $2,669 S311

Parx $300 $1,983 $307
Aqueduct $430 na $430
Harrah's Maryland Heights | $255.70 $1,190 S245 6.38

*w/u/d = win per unit per day

The sizing of the facility was determined in reference to two variables: win per position
and turns per day.

The typical consideration to ideally size a casino is to achieve win per position between
$250 and $350 per day. As can be seen from the table below, this is the case for Nevele
and for the majority of casinos. Note in the examples from lllinois, the facilities
referenced are for properties close to Chicago. These casinos are limited in size
therefore, in high population areas demand exceeds supply by a significant margin
resulting in high win per position and turn per day (admissions /positions/days)
numbers. The examples of Grand Victoria and Rivers demonstrate this while the state as
a whole has much more reasonable numbers.

Table win varies greatly from market to market but sizing a casino such that the win per
table per day is in excess of $2,000 assures a profitable table operation, an important
consideration given the narrower margins in table games versus EGM (primarily due to
the need for more labor associated with table games). It is the belief of The Innovation
Group, producer of this study, that the New York market that Nevele intends to serve
will have a greater than average affinity for table games and therefore we feel
comfortable with the higher win per table number forecast for Nevele.
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In terms of turns per day as defined above, the industry normal would be four turns
although casinos with six turns per day are relatively common. However, in planning a
casino development it is necessary to allow for growth in the first five years and
therefore turns per day for new facilities typically fall between 3 and 4.

Hotel Sizing: Rooms Per Position

In relation to hotel rooms there are a large number of factors to consider, not least
among which is the average distance a gamer will travel to the facility (hence the large
number of rooms in a jurisdiction like Las Vegas) and the importance of being able to
comp a hotel rooms to valuable customers. These factors were considered in the sizing
analysis for Nevele.

The following table presents the room count for a number of casinos and the
corresponding ratio of rooms to gaming positions. The average is 0.2 and the median is
0.19 compared to Nevele at 0.16. This reflects a stronger reliance on day trips than in a
lot of markets and a desire by the developer to provide the opportunity for existing and
new hotels in the market to capture excess room demand from the casino.

Rooms per Position - Selected Casino Resorts

Property Rooms | Rooms per Position
Grand Biloxi Casino Hotel & Spa 494 0.49
Casino Arizona at Talking Stick Resort 497 0.46
DiamondJacks Casino & Resort 570 0.45
Isle Casino Hotel - Bettendorf 514 0.44
Oneida Casino 405 0.41
Sam's Town Shreveport 514 0.40
Isle of Capri Casino - Lula 491 0.38
Fitzgeralds Casino Hotel - Tunica 506 0.34
Ameristar Casino Resort Spa Black Hawk 536 0.33
Isle Casino Hotel - Black Hawk 402 0.32
Casino Aztar 346 0.28
Belle of Baton Rouge Casino 300 0.28
Inn of the Mountain Gods Resort & Casino 273 0.27
Grand Casino Mille Lacs 550 0.27
Harrah's Phoenix Ak-Chin Casino Resort 300 0.26
Arizona Charlie's Boulder 302 0.26
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Meskwaki Bingo Casino Hotel 404 0.25
Island View Casino Resort 562 0.25
Horseshoe Casino & Hotel - Tunica 507 0.24
Prairie Band Casino & Resort 297 0.24
River Cree Resort and Casino 255 0.24
Isle of Capri Casino - Lake Charles 501 0.23
Golden Nugget - Laughlin 300 0.23
Horseshoe Southern Indiana Casino Hotel 503 0.22
Agua Caliente Casino Resort Spa 340 0.22
Eldorado Resort Casino - Shreveport 403 0.22
Hollywood Casino Bay St. Louis 291 0.22
Harrah's Council Bluffs 251 0.22
Blue Chip Casino, Hotel & Spa 486 0.22
Paragon Casino Resort 531 0.21
Seven Feathers Casino Resort 311 0.21
Arizona Charlie's Decatur 258 0.21
Lumiere Place 494 0.21
Harrah's North Kansas City Casino & Hotel 392 0.20
Majestic Star Il 299 0.20
Black Bear Casino Resort 408 0.19
Harrah's Metropolis Casino 252 0.19
Green Valley Ranch Resort, Spa and Casino 490 0.19
Pala Casino Resort and Spa 507 0.18
Hard Rock Hotel & Casino Biloxi 318 0.18
Treasure Island Resort & Casino 496 0.18
Little River Casino Resort 292 0.18
Chukchansi Gold Resort & Casino 400 0.18
Dover Downs Hotel & Casino 500 0.18
Silver Star Hotel & Casino 495 0.17
Barona Resort & Casino 400 0.16
Harrah's St. Louis Casino & Hotel 502 0.16
Miccosukee Resort & Gaming Center 302 0.16
Sunset Station Hotel and Casino 460 0.16
Tulalip Resort Casino 382 0.16
Hard Rock Hotel & Casino Tulsa 366 0.16
Seminole Hard Rock Hotel & Casino Hollywood 481 0.16
Eastside Cannery Casino & Hotel 307 0.16
Harrah's New Orleans Casino 450 0.14
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Pechanga Resort & Casino 517 0.14
Greektown Casino 400 0.14
Ameristar Casino Hotel 290 0.13
MotorCity Casino 400 0.13
Ho-Chunk Gaming Wisconsin Dells 315 0.13
Spirit Mountain Casino - Willamina 254 0.12
Mystic Lake Casino Hotel 586 0.12
Morongo Casino Resort & Spa 310 0.12
Argosy Casino Hotel & Spa 258 0.12
Ameristar Casino - St. Charles 397 0.12
Soaring Eagle Casino & Resort 512 0.11
Northern Quest Resort & Casino 250 0.11
Fantasy Springs Resort Casino 250 0.11
Choctaw Casino Resort 344 0.11
Majestic Star Casino 299 0.11
Mountaineer Casino, Racetrack & Resort 359 0.10
Boulder Station Hotel & Casino 300 0.10
MGM Grand Detroit Casino 400 0.09
Sands Casino Resort Bethlehem 300 0.08
Hollywood Casino - Lawrenceburg 306 0.08
WinStar World Casino 495 0.07
Seminole Hard Rock Hotel & Casino Tampa 250 0.05
Average 0.20
Median 0.19
Nevele 0.16
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Examples Of Existing Casino Hotels With Comparable Ratios

Rooms per
Property Rooms Position
Barona Resort & Casino 400 0.16
Harrah's St. Louis Casino & Hotel 502 0.16
Miccosukee Resort & Gaming Center 302 0.16
Sunset Station Hotel and Casino 460 0.16
Tulalip Resort Casino 382 0.16
Hard Rock Hotel & Casino Tulsa 366 0.16
Seminole Hard Rock Hotel & Casino Hollywood 481 0.16
Eastside Cannery Casino & Hotel 307 0.16

Source: Casino City Press, The Innovation Group

While Nevele falls in the middle of the table at 0.16 (and is below both the average and
median values) it should be noted that many of the casinos in the upper end of the
range rely on visitors who must travel relatively long distances and hence the need for
more rooms. This will not be the case at Nevele, at least not to the same extent as in
other locations, for example the Shreveport properties rely on visitation from Dallas
which is approximately a three hour drive away. This is not the case for Nevele
therefore the need for hotel rooms is reduced.

Restaurants

The building program provides approximately 1,200 seats in 14 restaurant outlets which
are capable of serving meals to over one third of Nevele’s total visitors on a given day.
Based on experience and comparables The Innovation Group believe that this is more
than adequate to meet peak demands

The following table lists a number of casinos and the number of restaurants in each. As
noted this varies dramatically but on average a casino will provide 6.8 restaurants. As
noted previously, Nevele Resort, Casino & Spa is offering 14 outlets, but the number of
actually restaurants is on par with these averages.
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Comparable Hotel Casinos: Number of Restaurants

Company # of Restaurants

Mohegan Sun Casino 37
Foxwoods Resort Casino & MGM Grand at

Foxwoods 29
Turning Stone Resort Casino 19
Seminole Hard Rock Hotel & Casino

Hollywood 17
Northern Quest Resort & Casino 14
Hard Rock Hotel and Casino 13
Pechanga Resort & Casino 13
Barona Resort & Casino 12
Beau Rivage Resort & Casino 11
Harrah's Casino Tunica 11
L'Auberge du Lac Casino Resort 11
Harrah's Rincon Casino & Resort 10
Pala Casino Resort and Spa 10
WinStar World Casino 10
Hard Rock Hotel & Casino Tulsa 10
Morongo Casino Resort & Spa 10
French Lick Resort & Casino 9
Harrah's New Orleans Casino 9
Gold Strike Casino Resort 8
IP Casino Resort and Spa 8
Soaring Eagle Casino & Resort 8
Harrah's St. Louis Casino & Hotel 8
Casino Aztar 8
Belterra Casino Resort & Spa 7
Seneca Niagara Casino & Hotel 7
Paragon Casino Resort 7
Chukchansi Gold Resort & Casino 7
Ameristar Casino - St. Charles 7
Mountaineer Casino, Racetrack & Resort 7
Hard Rock Hotel & Casino Biloxi 7
Boomtown Casino & Hotel Reno 7
Sands Casino Resort Bethlehem 7
Island Resort & Casino 7
Spirit Mountain Casino - Willamina 7

N2VZL?

RESORT, CASINO & SPA

Page | 10



MASTER PLAN AND BUILDING PROGRAM:
GAMING FACILITY BUILDING PROGRAM Exhibit VIII.C.4.c

Fantasy Springs Resort Casino

Seminole Hard Rock Hotel & Casino Tampa
Harrah's Cherokee Casino and Hotel
Coushatta Casino Resort

Mystic Lake Casino Hotel

Island View Casino Resort

Horseshoe Southern Indiana Casino Hotel
Grand Biloxi Casino Hotel & Spa

Lumiere Place

Blue Chip Casino, Hotel & Spa

MGM Grand Detroit Casino

Harrah's North Kansas City Casino & Hotel
Agua Caliente Casino Resort Spa
Ho-Chunk Gaming Wisconsin Dells
Eastside Cannery Casino & Hotel
Miccosukee Resort & Gaming Center
Harrah's Phoenix Ak-Chin Casino Resort
Majestic Star Il

Ameristar Casino Hotel

Argosy Casino Hotel & Spa

River Cree Resort and Casino

Grand Casino Hinckley

Isle Casino Hotel - Biloxi

Fitzgeralds Casino & Hotel

Hollywood Casino - Tunica

Horseshoe Casino & Hotel - Bossier City
DiamondJacks Casino & Resort

Grand Casino Mille Lacs

Ameristar Casino Resort Spa Black Hawk
Hollywood Casino

Casino Arizona at Talking Stick Resort
Meskwaki Bingo Casino Hotel

MotorCity Casino

Tulalip Resort Casino

Seven Feathers Casino Resort

Hollywood Casino - Lawrenceburg
Harrah's Council Bluffs

Sam's Town Tunica Hotel & Gambling Hall

AjnininininninjinninjininiLniI LTI VOOV OO |0 | OO0 (N (N
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Gold Strike Hotel & Gambling Hall

Sam's Town Shreveport

Isle of Capri Casino - Lake Charles

Oneida Casino

Eldorado Resort Casino - Shreveport

Greektown Casino

Belle of Baton Rouge Casino

Majestic Star Casino

Hollywood Casino Bay St. Louis

Harrah's Metropolis Casino

Isle Casino Hotel - Bettendorf

Horseshoe Casino & Hotel - Tunica

Fitzgeralds Casino Hotel - Tunica

Isle of Capri Casino - Lula

Cherokee Casino - Will Rogers Downs

Pioneer Hotel and Gambling Hall

Black Bear Casino Resort

Isle Casino Hotel - Black Hawk

Choctaw Casino Resort

Prairie Band Casino & Resort

Little River Casino Resort

Inn of the Mountain Gods Resort & Casino

Club Hotel Casino Loutraki

Little Six Casino

Wild Wild West Gambling Hall & Hotel

RPININWWWIWWIWWIWWIwWwWww wirldrd|RA|PR(PA|P+

Thistledown

Average 6.82
Median 6.00
Nevele 7.00

Source: Casino City Press, The Innovation Group
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Supporting Documentation

To fully respond to the Exhibit, a copy of the following report is provided as an
attachment:

e DGEIS Figure 2.1.3A Concept Plan

As requested, the referenced plan has been provided on the designated jump drives.
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Notes

This page intentionally left blank for reviewer notes.
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