City of Branson, Missouri
5 Year Report on Tax Increment Financing

l. Introduction

Tax increment financing is a method to encourage redevelopment offziease designated as
Ablighted areaso or 0cons &heMasourldmlawauthorzes citiesiandl e r  Mi
counties to adopt a redevelopment plan that provides for the redevelopreanohdésignated arsaand
to use TIF to fund a portion of the project costs.

The theory of tax increment financing is that, by encouraging réafewent projects, the value
of real property in a redevelopment area should increase. When a TIF plan is adopted, the assessed value
of real property in the redevelopment area is frozen for tax purposes at the current base level prior to
construction of inprovements. The owner of the property continues to pay property taxes at this base
level. As the property is improved, the assessed value of real property in the redevelopment area
increases above the base level. By applying the tax rate of all @igirigts having taxing power within
the redevelopment area to the increase in assessed valuation of the improved property over the base level,
a Atax incrementod is produced. The tax increment
the owner of the property in the same manner as regular property taxes. The payments in lieu of taxes are
transferred by the collecting agency to the treasurer of the municipality and deposited in a special
allocation fund. In addition, the county and citartsfer 50% of all incremental sales and utility tax
revenues to the treasurer of the municipality for deposit into the special allocation fund. All or a portion
of the moneys in the fund can then be used to pay directly for redevelopment project togestice
bonds or other obligations issued to pay such costs.

The Missouri TIF Law contains the following requirement

Five years after the establishment of a redevelopment plan and every five years thereafter
the governing body shall hold a publicani&g regarding those redevelopment plans and
projects created pursuant to sections 99.800 to 99.865. The purpose of the hearing shall
be to determine if the redevelopment project is making satisfactory progress under the
proposed time schedule containeithim the approved plans for completion of such
projects. Notice of such public hearing shall be given in a newspaper of general
circulation in the area served by the commission once each week for four weeks
immediately prior to the hearing.

In accordane wi th this requirement, the Cityaof Bra
comprehensive review of the thréax increment financing projects located in the City, commonly
referred to as Branson Landing, Branson Hills and Branson Meadows.

For eat of the three projects, the City has includedhis reportprojections ofrevenue receipts
in subsequengears. Projections of economic activity tax revenues have been held at FY 200%levels
FY 201Q and will changeevery five yearsn the following percentages: 2.6%il.6% -.8%, 2.2%,and
2.2%. These percentages are the percenthgmgesfrom the past five gars atsimilar retail
establishments Because these TIF areas are rataiénsive these hstorical perentage trendsre
believed by Ci staff to be the besbmparablevailablein the City over an extended period



To help provide a better understanding of the vartanesthat make up the revenue sources for
BransonLanding BransonHills, and Branson Meadows, a detailed brdatn of the revenue sources,
including property taxcan be foundn Appendk A, page 1. These arenly shown for the year 2009.

In an effort toassist inooking at theimpact of TIF throughout the community reporused by
staff(commonly referredta s t h e i)Rs@rovidedm dppdndioA, pagd2. The left section of
thisreport for theyears 2006 through the current yestrows the monthly 1% sales tax receipts received
by the City of Branson from thearious shopping aregBransonHills, Branson Landing, Historic
Downtown Branson, and the rest of Branson including the majority of Highwail 7é center section
shows thdast 12 month of salestax collected for the City of Bransomhe columns in the right section
indicate tha@ncrease ath decrease of the various areas over a 12 month period. The Rolling 12 shows the
total for any particular month, as if the year entted month

In general, tiis difficult to determine whether new businesdraw new astomers to town or
fi b o r o opwidlthiend from otheexisting stores ThefiRolling 12 reportprovides someatato allow
City staff to see the trends of sales tax revenuke differentshopping areaand the changasthey
occur. Althoughexact trends are difficult to pinpoint,does appear that there is a shift of shopfmetise
TIF areas from other areas of the City

Branson is quickly becoming a shopping destination and is attracting more regional shoppers. A
prime example of this #he Branson Hillsshopping areavhichnow includes Home Depot, Target, Wal
Mart Supercenter, BestBug,hi | i 6 s and ma ny restgaudargsall incluglingadeduates t or e s ¢
parking andcconveniently located off dilighway 65. This area is easily accessible to residgratt
surroundng countiesas well agrom the northern countiasf the neighboring state of Arkansas.

Branson Landing is also a shopping destination with lakefront shopping, Bass Pro Shop, Belk
Department Storenight life venuesand many restaurants. The Landitgpdoss a wide variety of free
entertainmenthat appears Town Square and featurasuniquefire and water display.

Particularly with the addition of these two major shopping centers, the source of sales tax
revenues has spread to new areas ofthe rather than being concentrated only along the Highway 76
corridor and in Histori©@owntown BransonBranson is following the nationatonomidrendsin that
annual growthn Branson is slowly declining.ife A Rol | i ng 120 creefaevdnye i ndi c a
from the categoryiRest of Bransod,which include the Highway 76 corridoklighway 248, Highway
165, and Shepherd of Hills Expresswaile Branson Hills and Branson Landing shawaverage
increase since 2008Vith the opening of Bransdranding, the City sawraincreasen sales tax revenge
and despitethe downturn of the nationaconomy;Branson fas held its own relatively wellThe
addition of Branson Hills, eegional shopping destinatipimas helped soften tlieonomidmpact thais
being seen on the national level.



l. Branson Landing Project

The Branson Landing Projeahcluded implementation of a mixed use development on the
lakefront of Lake Taneycomo in the Cityhe redevelopment area for the Branson Landimjept is
approximately 208 acres and is depicted in the map beltwe.area was designated as a blighted area by
the City. The Redevelopment Plan for Branson Landing was originally dated December 2, 2002, with the
final amendment dated May 10, 2005.

The Branson LandingProject includesmixeduse commercial development, a Giyned
convention center andéhfrastructure improvements.The commercial development includes retail,
condominiums, and hotels.

The Missour.i Devel opmendandrFitnlaenc €i tByo@s d| r( dwDtFB
Authority ( A | Digsell bonds tauhd improvements for Branson Landintp addition to incremental
PI L OT 6 s -halfrofdincrenmeptal Economic Activity Taxes, the City has pledged, subject to annual
appropriation, he uncaptured portion of various taxes imposed by the City and generated by the Project,
including sales tax and Tourism Tax, to the repayment of the bonds issued by MDFB, as well as other
eligible funds of the City not generated by the Branson LandinggiradBranson Landing also receives
State sales tax revenues equal to 1.5% of sales under a special provision of the TIF Act commonly
referred to as AState TIF. O

All steps of the construction and development schedule for Branson Landing have been
compleed. The Developer of the Branson Landing project is HCW Development Company, L.L.C.

Further information about the Branson Landing Project can be found in Appendix A, Section | of
this report and the tables on the following pages

The map on the neplage depicts the Branson Landing Redevelopment Area.
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The chart below compares the initial feasibility stybrformed for the Project by Economics
Resear ch As s dodhe actual eumiers B<Bed 1 nind that some of the facilities diopam
in accordance with the projections by ERA, which is why some of the numbers do not coimaidet
the projections.

Branson Landing Feasibility Study Projections (ERA)R¢.Actuals (Oct.i Sept.)

Revenue Source Assumptions 2006 ERA's 2006 2006 2007 ERA's 2007 2007
Projections Actual Difference Projections Actual Difference
City TIF 1.500% $2,000,000 $275,029 -$1,724,971 $2,320,000 $1,477,427 -$842,573
Tourism Food/Beverage 4% (.5%) $489,000 $22,304 -$466,696 $835,000 $262,713  -$572,287
Tourism Enhancement*  0.500% $0 $86,609 $0 $448,722  $448,722
Cnty TIF .9375%** 0.875% $1,167,000 $70,495 -$1,096,505 $1,354,000 $875,751 -$478,249
State TIF $0 $0 $0 $1,839,000 $618,354 -$1,220,646
PILOTS $555,000 $0 -$555,000 $1,131,000 $0 -$1,131,000
Land Lease $0 $0 $0 $0 $0 $0
SubTotal $4,211,000 $454,438 -$3,843,171 $7,479,000 $3,682,967 -$3,796,033
TDD 1.000% $1,333,000 $271,128 -$1,061,872 $1,547,000 $1,091,176 -$455,824
Grand Total $5,544,000 $725,566 -$4,905,043 $9,026,000 $4,774,143 -$4,251,857
Revenue Source Assumptions 2008 ERA's 2008 2008 2009 ERA's 2009 2009
Projections Actual Difference Projections Actual Difference
City TIF 1.500% $2,489,000 $1,663,901 -$825,099 $2,605,000 $1,733,983 -$871,017
Tourism Food/Beverage 4% (.5%) $905,000 $654,376  -$250,624 $962,000 $714,945 -$247,055
Tourism Enhancement*  0.500% $0 $395,522 $395,522 $0 $549,793  $549,793
Cnty TIF .9375%** 0.875% $1,452,000 $1,164,799 -$287,201 $1,520,000 $919,531 -$600,469
State TIF $1,968,000 $1,682,108 -$285,892 $2,062,000 $1,724,948 -$337,052
PILOTS $1,154,000 $658,947  -$495,053 $1,177,000 $1,831,177 $654,177
Land Lease $0 $0 $0 $450,000 $0 -$450,000
SubTotal $7,968,000 $6,219,654 -$1,748,346 $8,776,000 $7,474,376 -$1,301,624
TDD 1.000% $1,659,000 $1,225,064 -$433,936 $1,737,000 $1,243,303 -$493,697
Grand Total $9,627,000 $7,444,718 -$2,182,282  $10,513,000 $8,717,679 -$1,795,321
Revenue Source Assumptions 2010 ERA's 2010 2010 2011 ERA's
Projections  Budgeted  Difference Projected
City TIF 1.500% $2,695,000 $1,563,000 -$1,132,000 $2,749,000
Tourism Food/Beverage 4% (.5%) $996,000 $640,000 -$356,000 $1,015,000
Tourism Enhancement*  0.500% $0 $420,349  $420,349 $0
Cnty TIF .9375%** 0.875% $1,572,000 $865,000 -$707,000 $1,604,000
State TIF $2,116,000 $1,350,000 -$766,000 $2,170,000
PILOTS $1,201,000 $1,475,000 $274,000 $1,225,000
Land Lease $450,000 $450,000 $0 $450,000
SubTotal $9,030,000 $6,763,349 -$2,266,651 $9,213,000
TDD 1.000% $1,797,000 $1,075,000 -$722,000 $1,833,000
Grand Total $10,827,000 $7,838,349 -$2,988,651  $11,046,000

*Tourism Enhancement of .5% didn't exist when the feasibility study was done in 2005
**County Jail Tax of .0625% didn't exist when the feasibility study was done in 2005



The table below shows thaetual andprojectedamount ofrevenue generated from the Branson
Landing TIF, the debtobligatiors associated with that TIF Projedionds include variable interest rates
and theactual andprojectedamountof moneythat the City must appropriate cover the full debt
obligation Years prior to 2010 are actual numbgesars 2010 through 2029 are projected amoamt3,
years 2010 2035 include thélaster lease payment &450,000.

SPECIAL LIMITED OBLIGATION BONDS-BRANSON LANDING (165 FUND)

ALLOCABLE
CALENDAF AVAILABLE - 2004A/2005A - PORTION of 200: = CITY

YEAR REVENUE* DEBT SERVIC DEBT SERVICE APPROPRIATION
2004 956,903 ** 956,903 2,001,293 (2,001,292
2005 2,963,927 ** 2,963,927 2,001,294 (2,001,293
2006 6,281,506 ** 6,281,506 2,001,294 (2,001,294
2007 7,000,767 6,352,306 2,001,294 (1,352,833
2008 6,446,256 6,419,994 2,001,294 (1,975,032
2009 7,740,133 7,775,081 2,001,294 (2,036,242
2010 8,714,629 7,606,769 2,001,294 (893,433
2011 8,578,395 7,848,769 2,001,294 (1,271,667,
2012 8,598,601 7,727,009 3,101,294 (2,229,702
2013 8,511,368 7,872,306 3,106,294 (2,467,232
2014 8,694,218 8,013,175 3,103,294 (2,422,251
2015 8,881,091 8,152,288 3,102,544 (2,373,740
2016 9,106,799 8,298,150 3,103,794 (2,295,144
2017 8,964,291 8,441,500 3,101,794 (2,579,003
2018 8,894,176 8,586,438 3,101,275 (2,793,536
2019 9,085,448 8,736,650 3,101,725 (2,752,927,
2020 9,280,928 8,885,825 3,102,875 (2,707,772
2021 9,517,032 9,058,288 3,104,456 (2,645,712
2022 9,367,960 9,224,625 3,106,200 (2,962,865
2023 9,294,616 9,058,188 3,102,838 (2,866,409
2024 9,494,697 9,223,619 3,104,369 (2,833,290
2025 9,699,181 9,387,175 3,105,256 (2,793,250
2026 9,946,160 9,544,625 3,105,231 (2,703,697,
2027 9,790,221 9,717,031 3,104,025 (3,030,835
2028*** 13,456,327 9,886,844 3,103,400 466,083
2029 9,922,796 6,636,500 3,105,625 180,671
2030 10,136,698 6,642,750 3,105,150 388,798
2031 10,395,052 6,646,250 3,101,700 647,102
2032 10,231,931 6,753,750 - 3,478,181
2033 10,151,675 6,871,500 - 3,280,175
2034 10,370,612 6,983,375 - 3,387,237,
2035**** 18,028,142 7,103,250 - 10,924,892
288,502,537 243,656,364 78,083,487 (33,237,313

2010-no % sales tax incr, but 1% RE; 2011 - 2035 see assumptions used on page 1
*includes estimated interest of $200,000

**Revenues include capitalized interest for 2004A & 2005A

***includes Reserve Fund Transfers of $3,742,827 from 2004A

****includes Reserve Fund Transfers of $7,433,775 from 2005A



The table below shows thaetual andprojectedamount ofrevenue generated from the Branson
Landing TDD An amount of TIF revenue equal to these revenues is used to pay debt service on the
Series 2005 IDA Bonds issued for Bass Byondsinclude variable interestate9. Years prior to 2010
are actual numbergears 2010 through 2029 are projected amounts.

BRANSON LANDING IDA (171 FUND)-(Bass Pro, TDD)

CALENDAF __ 2005A(IDA) ~
YEAR REVENUE* ~ 2005A(IDA) DEBT |EXCESS/DEFICIT]
2005 286,633 286,633 0
2006 1,001,975 1,001,825 150
2007 1,184,052 1,111,431 72,621
2008 1,299,102 1,137,244 161,858
2009 1,284,697 1,217,269 67,428
2010 1,874,290 1,949,850 -75,560
2011 1,318,099 1,274,150 43,949
2012 1,297,009 1,299,069 -2,059
2013 1,286,633 1,321,625 -34,992
2014 1,314,939 1,346,688 -31,748
2015 1,343,868 1,373,994 -30,126
2016 1,378,808 1,398,413 -19,604
2017 1,356,747 1,424,813 -68,065
2018 1,345,893 1,448,063 -102,169
2019 1,375,503 1,477,900 -102,397
2020 1,405,764 1,504,063 -98,298
2021 1,442,314 757,288 685,027
2022 1,419,237 1,600,162 -180,925
2023 1,407,883 1,626,450 -218,567
2024 1,438,857 1,657,788 -218,931
2025 1,470,511 1,688,763 -218,251
2026 1,508,745 1,719,100 -210,355
2027 1,524,687 1,748,525 -223,838
2028 1,539,265 1,776,763 -237,497
2029 3,409,989 1,808,400 1,601,589
35,515,502 34,956,264 559,239

* includes estimated interest of $68,000

2010-no % sales tax incr, but 1 % for RE; 2011-2029 see assumptions on F

2027-Reserve Release of $1,814,500
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1. Branson Hills Project

The Branson Hills TIF Project involved the redevelopment of approximately 141 acres west of
Highway 65 and south of Town Center Drivéhe area was designated as a blighted area by the City.
Branson His is a retail shopping center developmefithe Ci t yés I ndustri al Devel
issued bonds to fund improvements for Branson Hillssignificant amount of retail development has
occurred in Branson Hillsalthough a number gfarcelsseman vacant.

The developers of Branson Hills are Ozark Diversified Development Co., and Branson Shoppes
Devel opment Company, referred to collectively in

Further infomation about the Branson HilRroject can be found in Ayendix A, Section Il of
this report. A table demonstrating projected revenue and debt service on bonds issued for Branson Hills
is included on the table on the following page.

The mapon the next pagdepicts the Branson Hills Redevelopment Area.
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The table below shows thaetual andprojectedamount ofrevenue generated from the Branson
Hills & Shoppes TIFandthe debtobligation(bonds include variable interest ratespociated with that
project Debt service on subordinate bonds (Series 2006BSzries 2006B) issued for the project by the
IDA and originally purchased by the Developer are not reflected in the following talahy excess
revenues will go to fund this subordinate amount (séefér the total amount of the subordinate debt)
Years prior to 2010 are actual numbeysars 2010 through 2031 are projected amounts.

IDA-BRANSON HILLS & SHOPPES

Fiscal Year REVENUE* - DEBT = EXCESS
2005 680,561 680,561 0
2006 1,492,648 1,029,420 463,228
2007 3,260,600 3,046,852 213,749
2008 4,046,385 3,452,333 594,052
2009 3,904,197 3,616,485 287,712
2010 4,433,873 4,049,003 384,871
2011 4,549,154 4,109,610 439,544
2012 4,476,367 4,193,880 282,487
2013 4,440,556 4,259,983 180,574
2014 4,538,249 4,338,528 199,721
2015 4,638,090 4,415,270 222,820
2016 4,758,680 4,497,240 261,440
2017 4,682,542 4,568,435 114,107
2018 4,645,081 4,663,910 -18,829
2019 4,747,273 4,736,418 10,855
2020 4,851,713 4,831,608 20,105
2021 4,977,858 4,912,233 65,625
2022 4,898,212 5,008,293 -110,081
2023 4,859,026 5,042,893 -183,866
2024 4,965,925 5,123,710 -157,785
2025 5,075,175 5,206,955 -131,780
2026 5,207,130 8,691,493 -3,484,363
2027 6,938,316 6,655,438 282,878
2028 5,068,309 3,294,618 1,773,691
2029 5,179,812 6,123,910 -944,098
2030 8,785,878 0 8,785,878
2031 2,879,310 0 2,879,310

122,300,358 109,868,512 12,431,846

*includes estimated interest of $222,632

2010-n0 % sales tax incr, but 1% RE; 2011 - 2031 see assumptions used on page 1
2027--Reserve Release of $1,814,500

2030--Reserve Release of $3,492,110
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V. Branson Meadows Project

The Branson Meadows Development Tax Increment Financing Plan called for redevelopment of
an undeveloped tract of land consisting of 340 acrBise Planincludedpublic improvementsogether
with residential and commercial useghin the aea The Area is generally described as lying north of
the Union Pacific Railroad and south of Highway 248 and Shepherd of the Hills Expressway and between
Branson Lane which is the extension of Gretna Road northeasterly to highway 248 and Branson Meadows
Parkway. A map of the area is set forth below.

Further information about the Branson Meadows Project can be found in Appendix A, Section |l
of this report. A table demonstrating projected revenue and debt service on bonds issued for Branson
Meadows $ included on the table on the following pag&€he Bonds originally issued for &nson
Meadows have been refinandedce.

The map on the next page depicts the Branson Meadows Redevelopment Area.

11
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The table below shows theetual and projectedmoun of revenue generated from the Branson
Meadows TIF, the debt obligation associated with that pr@igeetds include variable interest ratesd
theactual and projectea@mount of money that the City must appropriate to cover the full debt obligation

Where negative numbers appear in the ACIity Appr o]
City is projected to need to appropriate from sources other than Branson Meadows TIF revenue to pay
all ocable debt service. pVWehr eorper i talt @ omuwsmb ecro | wmahe ra ptrg

that is the projected amount that the City will retain in that year as reimbursement for debt service
payments made from City funds in prior yeargears pior to 2010 are actual humbers; years 2010
through 208 are projected amounts.

SPECIAL LIMITED OBLIGATION BONDS-BRANSON MEADOWS (160 FUNL

ALLOCABLE PORT
AVAILABLE - of 2003 DEBT = CITY
Fiscal Year REVENUE* SERVICE APPROPRIATION
2003 406,522.81 817,506.38 (410,983.57
2004 329,518.58 808,455.00 (478,936.42
2005 367,894.42 810,055.00 (442,160.58
2006 352,609.00 811,430.00 (458,821.00
2007 407,718.00 810,555.00 (402,837.00
2008 374,243.00 811,055.00 (436,812.00
2009 295,212.00 808,945.00 (513,733.00
2010 295,212.00 813,415.00 (518,203.00
2011 295,212.00 809,615.00 (514,403.00
2012 298,164.12 808,325.00 (510,160.88
2013 301,145.76 301,145.76
2014 304,157.22 304,157.22
2015 307,198.79 307,198.79
2016 310,270.78 310,270.78
2017 313,373.49 313,373.49
2018 316,507.22 316,507.22

2010 & 2011-no % sales tax incr; 2012-2018 - 1% sales tax incr
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V. Summary and Conclusion

A. Branson Landing

The Branson Landing prog¢ improvements are essentially complete. Some additional
development may take place in the future in the designated redevelopmertianazver, the convention
center, infrastructure and major commercial developmexdpen and operating.

The major oncern related to Branson Landing, as with many retail projects throughout the
United States, is thpresent anduture performance of the development and the resulting affect on the
revenues available to pay debt service on bonds issued for the préjesults to date arbelow
projections. Part of these results dikely be attributed to thdistressedstate of the national economy
and thenegativeeffect that it has on tourisnOther contributing factors likely include the fact that some
national t@ants originally projected to locate in the development have not dorEhsoproject has also
been sl ower to fAramp upo60 than anticipated and th
Because the City has agreed to, subject to annual apgiiopyiuse eligible City funds to pay debt service
on the bonds issued by MDFB for the Branson Landing project, a ladkmovement in the
performance of the project could lead to significant appropriations fronproject City revenues, such
as theGereral Fund, Transportation Fund and Tourism Fupdo nl 'y t he 75% col |l ected
I nf r astinthefutuer e 0 )

The City has been appropriating funds from Tansportation Fund since FY20@8 order to
coverpart of the 2003A debt obligatiorAs set forth on page 5, current projections indicate that future
City appropriations from sources other than Branson Landing Revenues will be necessary to make debt
service payments. These sources may includdéltaesportation Fund, Tourism Furidnly the 75%
coll ected for theandoOGeperatFand | nf rastructur eo)

The City isalsocurrently using moneys frorthe General Funtb pay debt service on the Series
2003A Bonds in part because those bonds were issued to refinance bonds issueth&éodupansion of
City Hall, construction of a Fire Station amdsts forBranson Meadows, as well as costs related to
Branson Landing.The amount of debt service on the Series 2003A Bonds allocable to each project is set
forth in Appendix A, page@ Historic and projected uses of funds to pay debt service related to Branson
Landing is set forth in Appendix A, page These projections indicate that levels of supplemental
appropriations similar to those currently taking place from the Generaldfghtle Transportation Fund
will be necessary in future years to pay debt service on the Series 2003A Bonds even though allocable
financing costs for the City projects described above and Branson Meadows will have be€rhpadl.
appropriations can be takeroifn the General Fund, the Transportation Fund, and/or the Tourism Fund
(only the 75% collected for the @pital Infrastructure).

The projections in Appendix A, pa@edo not take into account amounts paid by the City to fund
operations at the Bransd@onvention Center or maintenance costs at Branson Landlinglo assume
revenue from the Master Lease agreement of $450,000 starting in 20tuntsto fund the Convention
Center operations vary from year to year and are dependent on revenues anesaxfers to operation
of the facility, as provided in the Convention Center Operating Agreement between the City and Hilton
Hotels Corporation For FY 2009, the City fundedl®12,769from General Fundnd Tourism Fund
(from the 25% aalkled d tnegdevdowesofartogemtipidiithe Convention Center.
Under the Mastektease between the City and HCW Development Company, LLC, the City pays certain
maintenance costs associated with the fountains and other public improvements with Beaitiog.

This amount is capped at $425,000 per year, thighcap subject tnflation adjustments based on the
Consumer Price Index.
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Some recent economic indicators signal that the national economy is rebounding. These and
other factors may have a (g impact on revenues generated for debt service but that is impossible to
predict at this point. The City will continue to closely monitor the performance of the development, the
revenues generated for debt service and the resulting impact antraldginances of the City.

B. Branson Hills

At this juncture the Branson Hills project appears to be doing well in a very difficult economic
environment for retail projects.Branson Hills, unlike Branson Landing, is more of a regional retail
shoppng development Becausepeople still need groceries and basic necessities, this type of
development is not asurism dependantAt this point, the project is generating positive coverage with
the possibility that additional development could occur,i@dgrly on existing ouparcels. However,
because of existing economic conditions, it is difficult to envision additional development taking place in
the near future As with all projects, the City will continue to monitor the performance of Bransds Hil
with respect to revenues being generated to pay obligaBoasc ause of i ts6é | ocation
of Branson, and the relative ease to reach from Highway 65 and from Highway 248, Branson Hills is
becoming a regional shopping destination fordests of southwest Missouri.

C. Branson Meadows

The Branson Meadows project has never been developed close to its original projections. The
original plans included development of two theme parks, multiple theaters, hotels, other commercial
developmet and some residential uses. Despite the slow pace of development in the initial years,
recently some additional activity has taken place, including the opening of a theater in @@0gear

Even though commercial development has not met initial expes, the public improvements
associated with Branson Meadows did supply important infrastructure to the City that has proven
valuable in subsequent yeaiscluding improvements to Gretna Road and various wastewater system
improvements At this time,some of the space previously occupied by retail merchants is now used as
the Branson Education Center of Ozarks Technical Community College.
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L. BRANSON LANDING

A. General

The Branson Landing Project includedpi@mentation of a mixed use development on the lakefront of Lake
Taneycomo in the City. The goal was to construct a convention center hotel, parking garagesamtnvention
Center, and large boutique shopping center with major anchor retail teast@n mmphitheater and a specialty water
feature. A hotel, condominiums, contls, a boardwalk along the Lake and numerous infrastructure improvements,
including a bridge over Roark Creek and a roundabout were also a part of the project. The Rede/&tzpnfor
Branson Landing was originally dated December 2, 2002, with the final amendment dated May 10, 2005.

Branson Landing is now a tourist destination with anchor retail teBsiksDepartment Storand Bass Pro
Shop, and currently includes otrsdtops sucha8hi ¢c 0 6 s, Col dwat er Rrekkantob] i
Secret, Yankee Candle, Apricot Lane, and numerous others. Visitors to Branson Landing can choose from sev
restaurants such as Famous aPlandekiCattle BR&ERhousd, arel &antin& Lasetho.
Tourists have an opportunity to stay at Branson Landing, in the Hilton Promenade Hotel, in rental condos overlooki
Town Square and Lake Taneycomo or in the Hilton Branson Convention Center Hotel. ThenBGamvention
Center is open and has hosted a number of events of varying sizes.

I n addition to i nc rhalingd méreenentalPEcdndic GAstivitya Taxkes, the €ity has
pledged, subject to annual appropriations, the uncaptured portiariofiy taxes imposed by the City and generated
by the Branson Landing Project, including sales tax and Tourism Tax, to the repayment of the bonds issued by MDI
as well as other eligible funds of the City not generated by the Branson Landing projensorBtanding also
receives State sales tax revenues equal to 1.5% of sales under a special provision of the TIF Act commonly referre
as fAState TIF. 0

B. Project Improvements

The mixeduse project on the lakefront of Lake Taneycomo in the City ofidna, included (i) acquisition of
real estate needed to construct a convention center, retail space, a convention center hotel and parking
infrastructure improvements; (ii) architectural and engineering design fees related to the aforementioned; (i
construction of a bridge and various infrastructure projects, a convention center, parking garage, boardwalk and pu
square improvements; and (iv) related costs and improvements in connection with the implementation of t
Redevelopment Plan.

The Redeelopment Project consisted of a combination of Public and Private Improvements. The Publi
Improvements included the construction of (i) an approximately 220,000 square foot Convention Center containing
55,000 square foot exhibition hall, 20,000 squeaet of ballroom space and 32,000 square feet of meeting space; (ii) a
new town square and themed boardwalk located along Lake Taneycomo; (iii) dexullipublic Parking Garage
containing approximately 400 parking spaces; and (iv) various street,ebadd other related infrastructure
improvements. A 1 ¥ acre town square includes a water/fire feature.

The Private Improvements were to include (i) approximately 450,000 square feet of anchor retail tenan
restaurants, and specialty boutique shoppliig;itwo (2) hotels with a total of 535 rooms, including rental pool
condominium units; and (iii) 106 waterfront condominium residences. The retail space is anchored by a 67,680 squ
foot Belk Department Store on the north end and a 64,500 squar®destPro Shop on the south end. This
Redevelopment Project contains approximately 70,000 square feet of restaurant space, 240,000 square feet of spe
boutique shopping, and a mdivel parking garage. The Convention Center Hilton Hotel containgu98ervice
rooms, and the boutique gpale full service Hilton Promenade contains 242 rooms.
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Construction began on the Private Improvements in October of 2Z0f& .entire Branson Landing Project is
now completed with all components of the Projearofor business.

C. Project Schedule

1. Original Schedule- the projected development schedule for the Redevelopment Project showing
approximate completion date is as follows:

a. Negotiation and Finalization of Development Agreement, January of 2003

b. Startup, Design and Permitting, June of 2003

C. Construction Completion, April of 2006

2. Progress All steps of the construction and development schedule have been completed.

a. Redevelopment Contract between the City and HCW Developmenta@ymplC was dated
February 1, 2003 and subsequently amended in October, R20@32005 and August, 2005.

b. Permits for all construction were issuedJune, 2006.

C. Branson Landing, including the Hilton Promenade, the Branson Convention Center anc

Hilton Convention Center Hotel, parking garages, Town Square, the boardwalk along Lake
Taneycomo, and all planned public improvements are how complete. Construction of bott
public and private improvements was completedddy, 2009.

D. Financing for Branson Landing

There were four bond issues related to Branson Lar{dioigincluding bond anticipation notézat have been
refinancedl that total almost $176 Million

1. Series 2003AMDFB Bonds i These bonds were issued danuary of 2003 by the Misuri
Devel opment Finance Board (AMDFBO) , in the amou
principal amount was used to refinance the acquisition of approximately 32.5 acres of land, which the Ci
owns ands leasing to the Developedtherthan reserves and costs of issuance, the remaanirogint of the
Series 2003 Bonds wassed to refund obligations of the City unrelated to Branson Landing. These included
bonds issued to fund City road projects, bonds issued for the Branson Meadowsdasjeibed elsewhere
herein, and bonds issued to fund an expansion of City Hall and construction of a fire station. The debt serv
allocable to the portions of the financing not associated with Branson Lahauegbeen andill be paid

from sourcesdentified for the payment of the original obligatioist were refundedncluding revenues
from the Branson Meadows TI F, t r ans me further daswibed s a
herein

2. Series 200MDFB Bondsi These bonds were alsssued by MDFB inlune 2004 in the amount of
$40,000,000. Proceeds of the bonds wensed to acquire real estate needed to construct the Convention
Center, the convention center hotel, and certain parking and infrastructure improvements (approximate
$11.2 million); pay the cost of architectural and engineering design fees on the convention center and mu
level parking garage (approximately $2.6 million); pay the cost of architectural and engineering design fe«
and construction costs on the infrasture improvements (approximately $2.2 million); construct various
bridge and infrastructure projects (approximately $11.0 million); and construct the Boardwalk and Publi
Square improvements (approximately $6.0 milliom)d pay the Cost of Issuandeterest, and other costs
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associated with the Project (approximately $7.0 milliohe land acquired with Series 2004 bond proceeds
is owned by the City and leased to the developer. One footnote is that certain condominium units that we
created by théeveloper within structures that are located in the Landing area are now owned by private
parties; but this is not ownership of the underlying land that may have been financed with the bonds.

3. Series 2005 IDA BondsThe Industrial Development Authoyitof the City of Branson, Missouri (the
A | D Assupd$18,560,000 in bonda August, 2005to fund costs related to the construction of the Bass Pro
Store at Branson Landing.

4. Series 2005 MDFB Bonds MDFB issued these bonds in the amount of $80@@Djn September,
2005. The proceeds of the bondsre used to complete the construction of the Convention Center and
Parking Garage (approximately $44.0 milliptg construct the balance of the infrastructure improvements
(approximately $11.0 millionand to pay other projegelated costdncluding the Cost of Issuance and
interest, (approximately $25.0 million)

[remainder of page intentionally left blank]
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Il BRANSON HILLS

A. General

A plan for redevel opment knowii asnéBngn®banéifFb
therein as the Redevelopment Area was approved in July, 2004. A Redevelopment Area was estaistiad of
approximately one hundred forone (141) acres described in the Redevelopment Plan with bounddiighway 65
on the east, an existing road on the south, Town Center Drive on the west, and Ozark Scenic Drive on the north.
Redevelopment Area was classified as a blighted area, and was therefore eligible for redevelopment utilizing |
increment fimncing. Reimbursable project costs associated with the Branson Hills Redevelopment Area are fund
through use oT IF and a Community Improvement District (CID).

The developers of Branson Hills are Ozark Diversified Development Co., and Branson Ibeypglepment
Company, referred to collectively as the nADevel oper

B. Project Improvements

The original Redevelopment Plan called for the construction of the Redevelopment Projects in 3 phases:

- Phase i construction of retail space for two anchasege junior anchor and sevent lotswith
total retail space of approximately 287,920 square feet and 1,301 parking spaces.

- Phase lii construction of retail space for six junior anchors, two anchors, one shop andtfloes
with total retail spacef@pproximately 499,632 square feet and 2,468 parking spaces

- Phase llli construction of retail space for five junior anchors, four shops and one outlet with total
retail space of approximately 191,620 square feet and 965 parking spaces.

At this time, portions of all of the 3 Phases are complete with some leasable out lots still available. Targe

Home Depot, TJ Ma x x ,-Mar€ Supdrcenfes RaditVshaak,yPéasle VisMbg keveral cell phone
compani es, a nail s as| Best BuyREAGQrBooksAdMi l Ay ospa Dr Ksh|l @arr
Carni val, MC Sport s, Mi chael 6s, Bed, Bath & Beyond,

C. Project Schedule

1. Original Schedule The projected start and completion dates of the pjeete as follows:
Commence Construction of Redevelopment Project | September 2004
Complete Construction of Redevelopment Project | April 2008
Commence Construction of Redevelopment Project Il April 2006
Complete Construction of Redevelopment Project | October 2008
Commence Construction of Redevelopment Project IlI April 2008
Complete Construction of Redevelopment Project IlI October 2010

2. Progress

Phase | of the Branson Hills TIF Plan consisted of a retail shopping facility comprised df)one (
building and seven (7) out lots containing approximately 288,000 square feet of gross leasable are
adequate parking for the facility, and the construction of related necessary public improvements, su
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D.

as sidewalks and other necessary utility infragtire. The anchor tenants are a 125,000 square foot
Target ; 104,875 square foot Home Depot ; a 30,
square feet; as well as other various restaurants and shopping completing this phase. Theaegitial sto
i n Phase [ Target, Ho me Depot and TJ Ma x x ,
December , 2006 . The Wendyds restaurant | oc a
May, 2008.

Phase Il consisted of a retail shopping facilitynpoised of three (3) buildings and five (5) out lots
containing approximately 500,000 square feet of gross leasable area, adequate parking for the facil
and the construction of related necessary public improvements, such as sidewalks and othey neces:t
utility infrastructure. WalMart Supercenter, approximately 203,000 square feet, opened in June 2008
The building housing Radio Shack, Pearle Vision, AT&T, Alltel, Sprint, Wild BirdsN#ils, and

Ar by ds r ecei veohpledonit Movetlefofi2@03. tA éuilding containing Bed, Bath &
Beyond and Rue 21 was also completed and open for busirésgember of 2008.

Phase Il consisted dd retail shopping facility comprised of one (1) building and one (1) out lot
containing approximately 1920 square feet of gross leasable area, adequate parking for the facility,
and the construction of related necessary public improvements, such as sidewalks and other neces:

utility infrastructure. Kohl 6 s Dteopretail shoming S
opened in September of 2007, wRETCQ BooksA-Mi | | i on, Mauri ceobs, Be
Mi chael 6s, Dr ess Bar n, and others opening as

Mi chael 6s in January of 20009.

Financing for Branson Hills

1. Series 2005A and Series 2005B IDA Bonds March, 2005the IDA issuedhe Series 2005A Bonds

in the amount of$14,760,000to fund a portion of the costs of Phase | of Branson Hills. This included
acquisition by the Developer ofal property in Redevelopment Project Area | of approximately 41.32 acres
and certain site costsThe Series 2005B Bonds were issued in an amooito exceed $1,900,008lsoto

fund Phase | costand were purchased by the Develop&he real propeyt acquired will be owned by the
Developer when the Series 2005A Bonds are repaid.

2. Series 2006A and Series 2006B IDA Borda Novembey 2006 the IDA issuedhe Series 2006A
Bonds in the amount of $35,545,000¢ the purpose of providing funds fmance land acquisition and site
development costs for Phases Il and Il of the project. The Series 2006B Bonds were issued in an amount
to exceed $9,385,405, also to fund Phase Il and Il costs and, similar to the Series 2005B Bonds, we
purchased ypthe Developer When these Bonds are repaid, the Developer will own the land acquired for the
Branson Hills development.

3. Series 2007A IDA Bonds in April, 2007, the IDA issued the Series 2007A Bonds in the amount of
$3,385,000 for the purpose ifoviding funds tdfinance costs related to Phases Il and Il of Branson Hills.
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. BRANSON MEADOWS

A. General

The Branson Meadows Development Tax Increment Financing Plan called for redevelopment of al
undeveloped tract of land consisting of 340 acr@he Redevelopment Area for Branson Meadowsgenerally
described as lying north of the Union Pacific Railroad and south of Highway 248 and Shepherd of the Hill
Expressway and between Branson Lane which is the extension of Gretha Road northealsigikyap 248 and
Branson Meadows Parkway.

The Redevelopment Area was classified as a blighted area, and was therefore eligible for redevelopm:
utilizing tax increment financing.

B. Project Improvements

The original Plan was to redevelop fRedevéopmentArea by construction of a master planned development,
with a turrrof-the-century Midwestern Victorian format. It was to include a theme park, a major themed attraction, «
300,000 square foot factory outlet center, three theatres, 2,000 restaatangpproximately 2,800 hotel rooms and
approximately 600 residenti al units. The City was t
to carry out the Plan. Under this Plan, the Developer agreed to cause capital investmentnd lamdavements in
an amount equal to $29 Million by year end 1995. By year end 1998, the capital investment was contracted to exc
$280 Million and by year 2000, the level of capital investment was to exceed $375 Million. At the completion of th
devdopment the capital investment by the Developer should exceed $440 Million. To secure the obligation 1
construct the Projects in the Area, the Developers granted to the City a first deed of trust on 61(8fpmor@mately
14 lots)which had an apprséd value of $12,566,008s of 2010, there have been 8 lots released from the first deed
of trust, and 6 lots remaiicomprising approximately 23 acjes

The public improvements included (1) Gretna Bridge, engineering, construction, and right of wigitiang
(2) Off site sewer; (3) Regional water retention system; (4) Gretna and Highway 248 intersection, right of we
acquisition, construction, land trade; (5) Gretna Road construction and right of way acquisition; and (6) Bransi
Meadows Drive caostruction.

C. Project Schedule

1. Original Schedule

In the years 19through 2000, the original Redevelopment Plan contemplated constructietaibf
hotels, apartments, condominiums, theme parks, restaurants and theaters as thetanwbed
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Description 1995 | 1996 1997 1998 1999 | 2000
Hotel rooms open 0 320 180 300 400 400
Apartment units open | 0 60 60 80 80 0
Condominiums built 0 60 60 60 60 60
Theme Park jo $51.4 million | $31.6 million |0 0 0
investment
Theme Park 40 $36.2 million | $10 million $15 million |0 0
investment
Town Center (GLA| 300,000| 0 0 0 0 0
completed)
Restaurant seats 0 500 300 300 300 400
Theaters 0 2 2 1 0 0

2. Progress

The public improvements as described above were compig@iéd23, 1996. The BransorMeadows
Factory Outlet Shopping Center, including such stores as Dress Barn, Reading China, VF Factory Out
(Vanity Fair/Lee), various shoe stores, book store, party store, and asonakn Cinema, was completed in
1995 |In later years, space previdyoccupied by Reading China was converted to a theatre, hosting a live

music show.

D. Financing for Branson Meadows

The Board of Aldermen ofhe City adopted an Ordinance in August, 1995 approving its Tax Increment
Allocation Bonds in an aggregate meipal amount of $8,000,000. The proceeds from the sale of the Benessed

to finance theublic improvements described above.

The Series 199 Bonds were refinanced in 1997 and again in 2003.
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