NOTICE OF MEETING AND
TIF COMMISSION AGENDA

CITY OF OSAGE BEACH
TIF COMMISSION MEETING

1000 City Parkway
Osage Beach, MO 65065
573.302.2000
www.osagebeach.org

TENTATIVE AGENDA
REGULAR MEETING

August 14, 2025 - 5:30 PM
CITY HALL

** Note: All cell phones should be turned off or on a silent tone only. Complete meeting packets are available
on the City’s website at www.osagebeach.org.

A PUBLIC HEARING AND MEETING TO RECEIVE PUBLIC COMMENT AND CONSIDER RECOMMENDATION
OF THE 2025 AMENDMENT TO THE ARROWHEAD CENTRE TAX INCREMENT FINANCING PLAN

ROLL CALL AND INTRODUCTION OF COMMISSIONERS

ELECT CHAIRPERSON AND SECRETARY

OPEN PUBLIC HEARING

INTRODUCTION OF APPLICANT REPRESENTATITVES/CITY CONSULANTS

DISCUSSION OF PURPOSE OF PUBLIC HEARING

ADJOURN

REVIEW OF EXISTING REDEVELPMENT PLAN

A. REDEVELOPMENT PLAN
REVIEW OF PURPOSE OF 2025 AMENDMENT
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http://www.osagebeach.org/
http://www.osagebeach.org/

TESTIMONY FROM APPLICANT

TESTIMONY FROM THE PUBLIC (ALL WITNESSES MUST SIGN IN AND GIVE YOUR NAME AND WARD
NUMBER)

ACKNOWLEDGEMENT OF WRITTEN TESTIMONY, IF ANY
QUESTIONS AND COMMENTS FROM THE THE TIF COMMISSION
REQUEST FOR ANY ADDITIONAL TESTIMONY

CLOSE OR CONTINUE THE PUBLIC HEARING

PRESENTATON AND DISCUSSION OF RESOLUTION

MOTION TO ADOPT RESOLUTION

A. Resolution 2025-25 - A resolution of the Tax Increment Financing Commission of the City of Osage
Beach, Missouri, approving the 2025 amendment to the Arrowhead Centre Tax Increment Financing
Plan and expressing its recommendations to the Board of Aldermen of the City of Osage Beach,
Missouri.

MOTION TO ADJOURN

e —
Remote viewing is available on Facebook at City of Osage Beach, Missouri and on YouTube at City of
Osage Beach.

Representatives of the news media may obtain copies of this notice by contacting the following:

Tara Berreth, City Clerk
1000 City Parkway
Osage Beach, MO 65065
573.302.2000 x 1020

If any member of the public requires a specific accommodation as addressed by the Americans with
Disabilities Act, please contact the City Clerk’s Office forty-eight (48) hours in advance of the meeting at the
above telephone number.

FOR ADDITIONAL INFORMATION CALL 573-302-2000 EXTENSTION 1050
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ARROWHEAD CENTRE
TAX INCREMENT FINANCING PLAN
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I. INTRODUCTION

This Plan provides for the redevelopment of the now closed Dogwood Hills Golf Course
(“Redevelopment Area”), which is located in Osage Beach, Missouri. The Redevelopment Area,
consists of approximately 226 acres of real property generally located west of U.S. Highway 54
along KK State Highway, legally described on the attached Exhibit 1. This Plan is the result of
careful consideration of the highest and best use of land in the Redevelopment Area by the
Developer in conjunction with City officials, experts in planning and development matters and
other interested parties. Unlike the situation which existed in 2007 when the Mitchell
Development Group, Inc. filed an application for approval of the Dogwood Hills Golf Course,
this Plan is ripe for development.

The realignment of U.S. Highway 54 is now complete, with improved access to the
Dogwood Hills Golf Course. In the Fall of 2014, Gary Mitchell formed a partnership with Jim
Klausman and Floyd Eaton of Midwest Health, Inc. called Arrowhead Development Group, LLC
to develop senior assisted living apartments and a skilled nursing facility in the Redevelopment
Area. The economy is now on an up-swing making this a perfect time to redevelop the
Dogwood Hills Golf Course, which had to close its doors due to the decrease in demand for golf
courses coupled with the development of new golf courses in the region.

However, in order for this Redevelopment Area to be developed to its highest and best
use, it will require the approval of this Tax Increment Financing Plan as well as the creation of a
Community Improvement District (CID). The CID is necessary because this Plan incorporates
Payments in Lieu of Taxes to the Taxing District as outlined by the Camdenton R-III School
District which reduces the amount of Payments in Lieu of Taxes available to the Developer for

reimbursement of approved Reimbursable Project Costs. Notwithstanding the loss of available
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Payments in Lieu of Taxes, the Developer is capable of developing this Plan on a pay-as-you-go
basis and will not be requesting the City to issue debt, unless the City elects to do so on its own
initiative. The Developer will not request the CID to issue debt to support the project.

Under this Plan, the Redevelopment Area will be developed as eight Redevelopment
Projects. The Redevelopment Project Areas are referred to as Districts on the Site Plan to better
identify the areas as unique uses within the overall integrated development plan. As statutorily
required by RSMo 99.820 (1), all eight (8) Redevelopment Project ordinances will be introduced
to the Board of Aldermen within fourteen to ninety days after the completion of the public
hearing. As per City policy, before the Redevelopment Project ordinance has a second reading,
the project will have fifty percent (50%) of the retail commercial space with commitments by
tenants by lease or other legally binding contracts or at the City’s sole discretion a
Redevelopment Project can be approved with a lower percentage of commitments. The
Redevelopment Projects will consist of mixed-use commercial and residential development.
Upon full completion of all Redevelopment Projects, it is anticipated that the Redevelopment
Area will be a true mixed use development. It will incorporate the following land uses:

Institutional:

e skilled nursing facility

e assisted senior living units

¢ independent senior living units
Residential:

e apartment complex

{50009 / 66714; 621706.6 } 2
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Recreation:

Retail:

Office:

{50009 / 66714; 621706.6 }

family entertainment center
championship putting courses
driving range

chipping and putting green
batting cages

arcade center

restaurant pad sites

neighborhood retail

regional retail

destination retail

fast food pad sites

big box retail

gas station with convenience store
storage units

hotel

winery

nightly rental cottages

medical
bank

general office
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Upon final completion of all of the Redevelopment Projects, it is anticipated that the
Redevelopment Area will contain approximately 761,014 square feet of retail and commercial
uses, 401 senior living units, 222 residential apartment units and 90 hotel rooms. Each
Redevelopment Project is described in greater detail in Section II of this Plan.

In addition to the construction of the Redevelopment Projects, this Plan provides for the
construction of the Public Improvements, which consist of site preparation including mass grading
and cut and fill, utility construction and relocation, construction of internal roads, collector roads
and roads to connect external streets to the Redevelopment Area, sewers, gutters, curbs,
sidewalks, lighting, aesthetic improvements, landscaping, parking structures and lots, drainage
systems, water detention facilities and other improvements within, adjacent to and/or serving the
Redevelopment Area.

The development within and around the Redevelopment Area anticipated under this Plan is
in the public interest because it will result in increased employment within the City and will enhance
the tax base of the City. The Redevelopment Area is marked by inadequate and defective street
layout and deterioration of site improvements, and as such the Redevelopment Area is seriously
economically underutilized. The Blight Study attached as Exhibit 3 to this Plan documents the
blighting factors and conditions within the Redevelopment Area and confirms that the
Redevelopment Area is a Blighted Area as defined in the Act. With the improved accessibility and
development that will be achieved through the construction of the Public Improvements and the
Redevelopment Projects, the Redevelopment Area will be developed to its highest and best use and
blight can be eliminated.

The estimated Redevelopment Project Costs for the Redevelopment Projects are

approximately $385,731,340, including the cost of the Public Improvements, as shown on Exhibit 4.
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The Redevelopment Project Costs include Reimbursable Project Costs consisting of the cost of
construction of the Public Improvements and professional fees, which are currently estimated to be
approximately $55,835,595, plus interest and Financing Costs, as shown on Exhibit 4. This TIF
Plan is “pay as you go” to ensure that no risk is assumed by any Taxing District.

According to the records of the County Assessor, the Total Initial Equalized Assessed Value
of the Redevelopment Area in 2014, which is the most recent assessed valuation, is approximately
$892,980. Following the completion of all of the Redevelopment Projects, it is estimated that the
assessed value of the real property within the Redevelopment Area will increase to approximately
$93,177,521.

Pursuant to the Act, tax increment financing allows the use of 100 percent of the Payments
in Lieu of Taxes and 50 percent of the Economic Activity Taxes to pay Reimbursable Project Costs.
This Plan provides that 50% of the Payments in Lieu of Taxes attributable to commercial
development within the Redevelopment Area and 100% of the Payments in Lieu of Taxes
attributable to residential development within the Redevelopment Area will be declared as surplus
and paid to each Taxing District on a basis that is proportional to the current collections of revenue
which each Taxing District receives from real property in the Redevelopment Area. In addition, it
is anticipated that the CID will impose the CID Sales Tax. Pursuant to the Act, 50% of the revenue
generated by the CID Sales Tax will be captured as Economic Activity Taxes which may be used to
fund Reimbursable Project Costs. Upon the completion of this Plan and the payment of all
Reimbursable Project Costs, tax revenue from the Redevelopment Project Areas will be paid to the
City and other Taxing Districts as if this Plan had not been adopted.

In order to protect the Taxing Districts from any loss of revenue from residential

development within the Redevelopment Area and to further enhance each Taxing District’s
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ability to absorb any costs associated with this TIF Plan, the City and the County may enter into
the Cooperative Agreement, which may provide, i) for the distribution of Surplus Payments in
Lieu of Taxes to the Taxing Districts and (ii) each Taxing District may be a third-party
beneficiary with respect to the enforcement and performance of the Cooperative Agreement.
The Surplus Payments in Lieu of Taxes will extend the life of the Plan beyond the City's
preferred 15 years, but will allow the Taxing Districts to receive new revenue as the
Redevelopment Projects develop. The Surplus Payments in Lieu of Taxes will provide each
Taxing District with 100% of the Payments in Lieu of Taxes attributable to residential
development within the Redevelopment Area and 50% of the Payments in Lieu of Taxes
attributable to commercial development within the Redevelopment Area, and said Surplus
Payments in Lieu of Taxes shall be paid on a basis that is proportional to the current collections

of revenue which each Taxing District receives from real property in the Redevelopment Area.

II. DEFINITIONS

As used in this Plan, the following terms shall mean:

A. Act: The Real Property Tax Increment Allocation Redevelopment Act,
Section 99.800, et seq., of the Revised Statutes of Missouri, as amended.

B. Blighted Area: An area, as defined in Revised Statutes of Missouri, Section
99.805(1), which, by reason of the predominance of defective or inadequate street layout,
unsanitary or unsafe conditions, deterioration of site improvements, improper subdivision or
obsolete platting, or the existence of conditions which endanger life or property by fire and other
causes, or any combination of such factors, retards the provision of housing accommodations or
constitutes an economic or social liability or a menace to the public health, safety, morals, or

welfare in its present condition and use.
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C. Board of Aldermen: The Board of Aldermen of the City.

D. CID: Arrowhead Centre Community Improvement District, which will be
organized by the Developer with the approval of the City pursuant to the Missouri Community
Improvement District Act.

E. CID Sales Tax: A sales tax of one percent on all retail sales within the CID which
will be levied by the CID pursuant to the Missouri Community Improvement District Act.

F. City: The City of Osage Beach, Missouri.

G. City Treasurer: The City Treasurer of the City.

H. Cooperative Agreement: The agreement which may be entered into by the City

and the County, which may provide (i) for the distribution of Surplus Payments in Lieu of Taxes
to the Taxing Districts, and (ii) each Taxing District may be a third-party beneficiary with

respect to the enforcement and performance of the Cooperative Agreement.

L. County : The county of Camden County, Missouri.
J. County Assessor: The County Assessor of Camden County, Missouri.

K. County Collector: The County Collector of Camden County, Missouri.

L. Debt Service: The amount required for the payment of interest and principal on
Obligations as they become due, for the payment of mandatory or optional redemption payments,
and for payments to reserve funds required by the terms of the Obligations.

M. Developer: Arrowhead Development Group, LLC.

N. Economic Activity Account: The separate segregated account within the Special

Allocation Fund into which Economic Activity Taxes are to be deposited, as required by Section

99.805(16) of the Revised Statutes of Missouri.
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0. Economic Activity Taxes: Fifty percent of the total additional revenue from taxes

which are imposed by the City or other Taxing Districts, and which are generated by economic
activities within the Redevelopment Project Areas, over the amount of such taxes generated by
economic activities within the Redevelopment Project Areas in the calendar year prior to the
adoption of the Redevelopment Projects for the Redevelopment Project Areas by Ordinance,
while tax increment financing remains in effect, but excluding:

(1) personal property taxes,

(2) taxes imposed on sales or charges for sleeping rooms paid by transient guests of
hotels and motels,

(3) licenses,

(4) fees or special assessments,

(5) taxes levied pursuant to Section 70.500 of the Revised Statutes of Missouri, and,

(6) taxes levied for the purpose of public transportation pursuant to Section 94.660 of the
Revised Statutes of Missouri, all as further defined in Section 99.845 of the Revised Statutes of
Missouri, as amended.

Provided, however, if any retail establishment relocates within one year after the adoption
of the Plan from a facility in the County or the City to a facility in a Redevelopment Project Area
and the Board of Aldermen adopts an Ordinance finding that such retail establishment is a direct
beneficiary of tax increment financing pursuant to this Plan, then for purposes of this definition,
the Economic Activity Taxes generated by such retail establishment shall equal the total
additional revenue from Economic Activity Taxes which are imposed by the City or other
Taxing Districts over the amount of Economic Activity Taxes generated by such retail

establishment in the calendar year prior to its relocation to a Redevelopment Project Area.
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In the event a tax levy is imposed or any existing tax levy is increased within a Project
Area after the adoption of this Plan and such Project, with the appropriate taxing jurisdiction’s
consent pursuant to Section 99.845(3) of the Revised Statutes of Missouri, the Economic
Activity Taxes projected hereunder available to fund Reimbursable Project Costs shall increase
to the extent allowed by the law.

P. Financing Costs: Those costs incurred by the CID or the Developer to pay all or

any portion of Reimbursable Project Costs incurred or estimated to be incurred, including but not
limited to standard industry financing loan origination fees of the principal amount of the loan
and interest payable to banks or other financing institutions that are in the business of loaning
money, plus standard industry expenses, fees and any other standard industry costs related to
such financing.

Q. MoDOT: The Missouri Department of Transportation and/or the Missouri
Highways and Transportation Commission.

R. Obligations: Bonds, loans, debentures, notes, special certificates, or other evidences
of indebtedness issued by the City to carry out the Redevelopment Project or to refund outstanding
Obligations. The issuance of Obligations is the sole discretion of the City.

S. Ordinance: An ordinance enacted by the Board of Aldermen.

T. Payments in Lieu of Taxes: As defined in Section 99.805(11) of the Revised

Statutes of Missouri.

U. PILOT Account: The separate segregated account within the Special Allocation

Fund into which 50% of the Payments in Lieu of Taxes attributable to commercial property
located within the Redevelopment Area are to be deposited, as required by Section 99.805(16) of

the Revised Statutes of Missouri.
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V. Plan: This Arrowhead Centre Tax Increment Financing Plan.

W. Preliminary Site Plan: The preliminary site plan for the Redevelopment Area
attached as Exhibit 2.
X. Public Improvements: The following public improvements which will be

constructed within or adjacent to the Redevelopment Area:
(1) site preparation including mass grading and cut and fill,
(2) utility construction and relocation,
(3) construction of internal roads,
(4) collector roads and roads to connect to external streets to the Redevelopment Area,
(5) sewers,
(6) gutters,
(7) curbs,
(8) sidewalks,
(9) lighting,
(10) aesthetic improvements,
(11) landscaping,
(12) parking structures and lots,
(13) drainage systems including water detention facilities; and,
(14) other improvements within, adjacent to and/or serving the Redevelopment Area , but
not including any expenses not eligible to be incurred by the CID under the CID Act.

Y. Redevelopment Agreement: The agreement which will be entered by the City and

the Developer to effectuate this TIF Plan after its approval and to set forth each of the parties’

duties and obligations.
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Z. Redevelopment Area: The real property described in Exhibit 1.

AA. Redevelopment Projects: Redevelopment Project I, Redevelopment Project II,

Redevelopment Project III, Redevelopment Project IV, Redevelopment Project V,
Redevelopment Project VI, Redevelopment Project VII, and Redevelopment Project VIIL

BB. Redevelopment Project I : An 80 unit skilled nursing home and a 90 unit assisted

living facility to be constructed within Redevelopment Project Area I under this Plan anticipated
to consume approximately 14.2 acres, together with the required infrastructure and Public
Improvements to support the Development. The Developer has obtained a Certificate of Need
("CON") from the State of Missouri for the skilled nursing home; however, an extension will be
necessary. The Developer believes the extension will be granted.

CC. Redevelopment Project II: A combination of one, two and three plex independent

living units and a condominium building of approximately 128 units for senior citizens to be
constructed within Redevelopment Project Area II under this Plan anticipated to consume
approximately 35.33 acres, together with the required infrastructure and Public Improvements to

support the development. In order for these senior independent living units to qualify for 50%

Surplus Payments in Lieu of Taxes, Developer must meet the following three conditions:

1. Project Area 2 must be developed as “senior living adults only”
community meeting the requirements of 42 USC 3607 (B)(1) and (2) and the
regulations set out at 20 CFR 100.

2. No housing within Project Area 2 may be leased, sold, rented, or
developed without the prior creation and publication of sufficient policies and

procedures as required by 20 CF 100.306.
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3. Before any housing within Redevelopment Project II is leased, sold, rented
or developed, the written policy and procedures for the development of Project
Area 2 created pursuant to 20 CFR 100.306 and adopted by the developer must be
recorded as covenants within the chain of title to survive at least 33 years after the
passage of the TIF plan by the Board of Aldermen.

DD. Redevelopment Project III: A mixed-use development comprising approximately

23.15 acres and consisting of a restaurant and recreational uses including, but not limited to a
family entertainment center, championship putting courses, driving range, chipping and putting
green, batting cages, arcade and an additional pad site, all to be constructed within
Redevelopment Project Area III under this Plan, together with the required infrastructure and
Public Improvements to support the development.

EE. Redevelopment Project IV: A mixed-use commercial and residential

development to be constructed within Redevelopment Project Area IV under this Plan, which is
anticipated to include, but not be limited to, a 222 unit apartment complex, approximately six
outparcels and pad sites for uses such as restaurants, pharmacy or office uses and over 300,000
square feet of retail and office space; all anticipated to consume approximately 45.27 acres,
together with the required infrastructure and Public Improvements to support the development.

FF.  Redevelopment Project V: A mixed-use retail and office development to be

constructed within Redevelopment Project Area V under this Plan, including, but not limited to,
medical office space, a bank and approximately three fast food restaurants all anticipated to
consume approximately 7.89 acres, together with the required infrastructure and Public

Improvements to support the development.

{50009 / 66714; 621706.6 } 12

Page 20 of 371



GG. Redevelopment Project VI: A mixed-use development consisting of a winery with

a restaurant, an pad site and approximately 16 nightly rental cottages all to be constructed within
Redevelopment Project Area VI under this Plan and anticipated to consume approximately 28.87
acres, together with the required infrastructure and Public Improvements to support the
development.

HH. Redevelopment Project VII: A commercial development to be constructed within

Redevelopment Project Area VII under this Plan consisting of a gas station/convenience store,
fast food site, car wash, 90-room hotel and a big box retail site, all anticipated to consume
approximately 26.56 acres, together with the required infrastructure and Public Improvements to
support this development.

1L Redevelopment Project VIII: A commercial development comprising

approximately 16.55 acres and consisting of over 100,000 square feet of storage buildings, and at
least two outparcels for additional commercial usage, all to be constructed within
Redevelopment Project Area VIII under this Plan, together with the required infrastructure and
Public Improvements to support this development.

JI. Redevelopment Project Area I: The area for the construction of Redevelopment

Project 1, which area is within the Redevelopment Area and is described on Exhibit 1 as
District 1.

KK. Redevelopment Project Area II: The area for the construction of Redevelopment

Project II, which area is within the Redevelopment Area and is described on Exhibit 1 as

District 2.
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LL. Redevelopment Project Area III: The area for the construction of Redevelopment

Project III, which area is within the Redevelopment Area and is described on Exhibit 1 as
District 3.

MM. Redevelopment Project Area IV: The area for the construction of Redevelopment

Project IV, which area is within the Redevelopment Area and is described on Exhibit | as

District 4.

NN. Redevelopment Project Area V: The area for the construction of Redevelopment
Project V, which area is within the Redevelopment Area and is described on Exhibit 1 as
District 5.

0OO. Redevelopment Project Area VI: The area for the construction of Redevelopment

Project VI, which area is within the Redevelopment Area and is described on Exhibit 1 as
District 6.

PP.  Redevelopment Project Area VII: The area for the construction of Redevelopment

Project VII, which area is within the Redevelopment Area and is described on Exhibit 1 as
District 7.

QQ. Redevelopment Project Area VIII: The area for the construction of

Redevelopment Project VIII, which area is within the Redevelopment Area and is described on
Exhibit 1 as District 8.

RR. Redevelopment Project Areas: Redevelopment Project Area I, Redevelopment

Project Area II, Redevelopment Project Area III, Redevelopment Project Area IV,
Redevelopment Project Area V, Redevelopment Project Area VI, Redevelopment Project Area

VII and Redevelopment Project Area VIII.
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SS.  Redevelopment Project Costs: The sum total of all reasonable or necessary costs

incurred or estimated to be incurred, and any such costs incidental to this Plan or the
Redevelopment Projects, as applicable. Such costs, an estimate of which is provided in
Exhibit 4, include but are not limited to the following:

1. Costs of studies, surveys, plans and specifications;

2. Professional service costs, including, but not limited to, architectural,
engineering, legal, marketing, financial, planning or special services (except for
reasonable administrative costs of the TIF Commission, such costs shall be allowed only
as an initial expense which are included in the costs set forth in this Plan or the
Redevelopment Projects);

3. Property assembly costs, including, but not limited to, acquisition of land
and other property, real or personal, or rights and interests therein, and the clearing and
grading of land;

4. Costs of rehabilitation, reconstruction, or repair or remodeling of existing
buildings and fixtures;

5. Costs of construction of public works or improvements;

6. Financing Costs, including, but not limited to, all necessary and incidental
expenses related to the issuance of Obligations, and which may include payment of
interest on any Obligations issued hereunder accruing during the estimated period of
construction of the Redevelopment Projects for which such Obligations are issued and for
not more than 18 months thereafter, and including reasonable reserves related thereto;

7. All or a portion of a Taxing District’s capital costs resulting from the

Redevelopment Projects necessarily incurred or to be incurred in the furtherance of the
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objectives of this Plan and such Redevelopment Projects, to the extent the City by written
agreement accepts and approves such costs;

8. Relocation costs to the extent that the City determines that relocation costs
shall be paid or are required to be paid by federal or state law; and

0. Payments in Lieu of Taxes.

TT  Reimbursable Project Costs: Those Redevelopment Project Costs identified in

Exhibit 4, in the estimated total amount of $55,835,595 that being 14.45% of the total project cost
of $385,731,340 as currently anticipated, subject to line-item transfers, plus interest and Financing
Costs.

UU. Special Allocation Fund: The fund, which contains two separate segregated

accounts, maintained by the City Treasurer, into which 50% of the Payments in Lieu of Taxes
attributable to commercial property located within the Redevelopment Area, as defined in
Section II. T., above and the Economic Activity Taxes as defined in Section II. O. above, are
deposited.

VV. Surplus Payments in Lieu of Taxes: The amount of revenue collected which shall

be declared as surplus and shall be distributed annually to the Taxing Districts on a basis that is
proportional to the current collections of revenue which each Taxing District receives from real
property within the Redevelopment Area. The Surplus Payments in Lieu of Taxes shall include:
1) 100% of the Payments in Lieu of Taxes attributable to the 222 unit residential
apartment property located within the Redevelopment Area; and
2) 50% of the Payments in Lieu of Taxes attributable to commercial property located

within the Redevelopment Area
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WW. Taxing District: Any political subdivision of the State of Missouri located wholly

or partially within the Redevelopment Area having the power to levy taxes.

XX. TIF Commission: The Tax Increment Financing Commission of the City.

YY. TIF Revenue: The amount of revenue collected shall include:

1) 50% of Payments in Lieu of Taxes generated from commercial property
located within the Redevelopment Area; and

2) Economic Activity Taxes generated within the Redevelopment Area.

77. Total Initial Equalized Assessed Value: That amount certified by the County

Assessor which equals the most recently ascertained equalized assessed value of each taxable lot,
block, tract, or parcel of real property within the Redevelopment Project Areas immediately after
tax increment financing for the Redevelopment Project Areas has been approved by the Board of

Aldermen by an Ordinance.

III. TAX INCREMENT FINANCING

This Plan is adopted pursuant to the Act, as found in Section 99.800, et seq., of the
Revised Statutes of Missouri. The Act enables municipalities to finance Redevelopment Project
Costs with the revenue generated from both Payments in Lieu of Taxes resulting from increased
assessed valuation on new development and, subject to annual appropriation, Economic Activity
Taxes resulting from increased economic activities in the Redevelopment Project Area.

Immediately after the Board of Aldermen approves each Redevelopment Project and
adopts tax increment financing for the corresponding Redevelopment Project Area, the County
Assessor shall certify the Total Initial Equalized Assessed Value of such Redevelopment Project
Area. Real estate taxes based on the Total Initial Equalized Assessed Value of each

Redevelopment Project Area which result from: (1)all taxes levied on the Total Initial
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Equalized Assessed Value for such Redevelopment Project Area; (2) the blind pension fund tax
levied under the authority of Article III, Section 38(b) of the Missouri Constitution; and (3) the
merchant’s and manufacturer’s inventory replacement tax levied under the authority of
Article X, Section 6(2) of the Missouri Constitution, will be payable to Taxing Districts as if tax
increment financing were not adopted, including any penalties and interest thereon.

A. Payments in Lieu of Taxes — Commercial

Payments in Lieu of Taxes on Commercial property shall be distributed as follows:

(1) Fifty percent (50%) of the Payments in Lieu of Taxes (including 50% of
applicable penalties and interest) collected from owners of commercial property
located within each Redevelopment Project Area will be paid by the County
Collector to the City Treasurer and deposited in the PILOT Account within the
Special Allocation Fund.

(2) The remaining 50% of the Payments in Lieu of Taxes (including 50% of
applicable penalties and interest) collected from owners of commercial property
located within the Redevelopment Area, shall be declared as Surplus Payments in
Lieu of Taxes and distributed to the Taxing Districts.

B. Payments in Lieu of Taxes — Residential

Payments in Lieu of Taxes on Residential property shall be distributed as follows:

One hundred percent (100%) of the Payments in Lieu of Taxes collected from
owners of the 222 unit residential apartment property located within the Redevelopment
Area, shall be declared as Surplus Payments in Lieu of Taxes and distributed to the
Taxing Districts. The City may elect to remove the residential property from the

Redevelopment Area rather than distribute the Surplus Payments Lieu of Taxes,
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C. Economic Activity Taxes

As defined in Section II. O. above, Economic Activity Taxes collected from owners of
commercial property located within the Redevelopment Area, shall, following annual
appropriation by the appropriate Taxing Districts, be paid by the collecting Taxing Districts to
the City Treasurer who shall deposit such funds in the Economic Activity Account within the

Special Allocation Fund.

IV. EXISTING CONDITIONS IN THE REDEVELOPMENT AREA

A blight study is attached to this Plan as Exhibit 3. This study confirms that the
Redevelopment Area is qualified as a Blighted Area under the Act due to defective and
inadequate street layout, deterioration of site improvements and substantial economic
underutilization. Section 99.805(1) of the Revised Statutes of Missouri defines Blighted Area as
follows:

"Blighted area", an area which, by reason of the predominance of defective or
inadequate street layout, unsanitary or unsafe conditions, deterioration of site
improvements, improper subdivision or obsolete platting, or the existence of
conditions which endanger life or property by fire and other causes, or any
combination of such factors, retards the provision of housing accommodations or
constitutes an economic or social liability or a menace to the public health, safety,
morals, or welfare in its present condition and use;

The predominance of these factors individually and in combination cause the
Redevelopment Area to constitute an economic and social liability and a detriment to the public
health, safety, morals and welfare in its present condition and use, as defined by the governing

statute. Existing conditions within the Redevelopment Area make it unreasonable to anticipate
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that development will occur within the Redevelopment Area without the adoption of tax

increment financing.

V. REDEVELOPMENT PLAN OBJECTIVES

The objectives of this Plan to enhance the tax base of the City and other Taxing Districts
by development of the Redevelopment Area to its highest and best use and encouraging private
investment in the surrounding area, encourage commerce, industry and manufacturing to locate
and stay within the City, increase employment in the City, eliminate adverse conditions in and
adjacent to the Redevelopment Area which have hindered development, provide for access to
and traffic flow in the Redevelopment Area, encourage the construction of additional
infrastructure by the City and other Taxing Districts.

l. Specific objectives of this Plan are to expand the tax base of the City by
the addition of taxable commercial real property, and associated increases in taxable
personal property, taxable retail sales and other taxable economic activity and taxable
income through business and population growth; increase the employment opportunities
for the City’s residents by the addition of business enterprises within the City; construct
roads within and adjacent to the Redevelopment Area to provide efficient traffic patterns
within the City; prevent the loss of revenue to the Camdenton R-III School District and
other Taxing Districts from residential and commercial development by providing for the
annual payment of Surplus Payments in Lieu of Taxes to the Taxing Districts, and

provide for housing opportunities for Senior Citizens in the region.
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VI. DEVELOPER

A. Developer Selection. Arrowhead Development Group, LLC is a partnership

between Gary Mitchell, Jim Klausman and Floyd Eaton, each of whose experience is set forth
below and in Exhibit 13. The developer selected will design and develop the Redevelopment
Projects and construct related improvements in conjunction with the CID, the City and MoDOT.
Pursuant to Section 99.820(3) RSMo, the Commission published a notice on May 19, 2015, to
request proposals. The Commission shall make public disclosure of all bids and proposals
received for the redevelopment of the Redevelopment Area. Such request for proposals shall
provide reasonable opportunity for any person to submit alternative proposals or bids. One or
more developers may be selected by the Governing Body to implement this Plan (the
“Redeveloper”). If a Redeveloper is selected who does not now own the property within the
Redevelopment Area, such Redeveloper will be required to enter into a parcel development
agreement with the City whereby the Redeveloper will agree to provide the funds necessary for
the acquisition of the property either by purchase or eminent domain with the option of
Redeveloper being reimbursed for the Redeveloper's expenditures incurred by Redeveloper in
connection with such acquisition. The City and Arrowhead Development Group, LLC. entered
into a Funding Agreement dated May 7, 2015 (the "Funding Agreement"), in order to assist with
the redevelopment of the Redevelopment Area.

B. Gary Mitchell’s Experience. Gary Mitchell specializes in golf course, resort,

residential and commercial development and is based in Osage Beach, Missouri. He brings specific
expertise in market research, land planning, entitlements, financing, construction budgeting,
community and commercial product design, marketing and sales. For further information, his

resume can be found as Exhibit 13. Gary Mitchell is an established and well-respected businessman
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within the community. The following are some of the projects with which Mr. Mitchell has been
involved:

e The Community of Old Hawthorne, Columbia, Missouri. Mr. Mitchell became part

owner in 2005 and was responsible in creating this unique project. Old Hawthorne is
a 631-acre mixed-used project and is the official golf club of the University of
Missouri men’s and ladies’ golf teams. It has been one of the most successful
projects in the Midwest with over $15 million in sales in the first six months and
another $12 million in sales closed in spring of 2008. Old Hawthorne is the largest
project ever zoned in Columbia/Boone County. This project was built with various
forms of participation by the City of Columbia and the University of Missouri.

e Dogwood Hills Golf Course and Resort Inn, Osage Beach, Missouri. Mr. Mitchell

became part owner in 1980 and has been involved in all aspects of this company and has
served as the president for 24 years.

e Rivercut Golf Course Community, Springfield, Missouri. Mr. Mitchell became part

owner in 1993 and was responsible for creating this international award-winning project.
Rivercut is a 670-acre master plan development and is the largest project ever zoned in
Springfield/Greene County. This project also was built with various forms of
participation by the City of Springfield and Greene County.

C. Jim Klausman and Floyd Eaton's Experience. Mr. Klausman and Mr. Eaton have

been involved in business of operating quality senior living facilities since 1977. Their company,
Midwest Health, Inc. is one of the largest regional senior care companies in the Midwest, owning
and managing 52 senior living centers located in Kansas, Nebraska, Oklahoma, Iowa and a

proposed facility in Osage Beach, Missouri for which it has already obtained the required Certificate
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of Need from the State of Missouri. An extension for the Certificate of Need will be necessary;

however, the Developer believes the extension will be granted. Midwest owns and manages over

2,200 units of skilled nursing, assisted living and independent living, employing over 2,300

associates. For further information, their resumes can be found as Exhibit 13.
D.
has been assembled to assist with this development. The development team is listed below.

1.

In addition to the experience of the Developer, an experienced team of consultants

HDR Archer Engineers

3741 NE Troon Drive

Lee’s Summit, Missouri 64064
www.hdrinc.com

Brad Hoffman

Yung Design Group, Inc.
110 Adams

Suite 102

Branson, MO 65616
www.yungdesign.com

James Potter, AICP
Development Initiatives

140 Walnut Street, Suite 203
Kansas City, Missouri 64106
www.di-kc.com

Peter Elzi

THK Associates,Inc.

2953 South Peoria Street, Suite 101
Aurora, Colorado, 80014
www.thkassoc.com/

William B. Moore, Esq

Kellee Madinger, Financial Analyst
White Goss, a Professional Corporation
4510 Belleview, Suite 300

Kansas City, Missouri 64111
whitegoss.com
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VII. PLAN IMPLEMENTATION

A. Site Preparation. To achieve the objectives of this Plan, the Developer has or will
(1) design, construct and operate the Redevelopment Projects in accordance with the Preliminary
Site Plan, and (2) design and construct or cause to be designed and constructed the Public
Improvements.

B. General Land Use. The Redevelopment Area is currently appropriately zoned for

the Redevelopment Projects.

C. Redevelopment Project I. Redevelopment Project 1 will be constructed within

Redevelopment Project Area I and will be the initial Project undertaken by this Plan. Arrowhead
Senior Community will be a full continuum of care community, providing independent senior
living, assisted senior living, and skilled nursing care. The Certificate of Need has been obtained
from the State of Missouri for the skilled nursing home; however, an extension will be necessary.
The Developer believes the extension will be granted. Together the Assisted Living and Skilled
Nursing will encompass over 120,000 sq. ft. The Assisted Living, 68,700 sq. ft. will be two level
apartment building serviced by an elevator and its own living, dining, and activity areas. The
Skilled Nursing center, 52,000 sq. ft., will feature both long term care accommodations as well
as a post-acute “Rapid Recovery” unit. The focus of the Rapid Recovery unit is to offer intense
physical, occupational, and speech therapies to successfully return residents back to their home
following a hospitalization. One of the existing features of the skilled nursing center is that all
resident rooms will be private. All resident rooms will enjoy flat screen TV’s, Internet access,
and a wireless nurse call system, which greatly cuts down on annoying background sounds and

adds to the home-like atmosphere.
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In keeping with the history of lake architecture, Arrowhead will have a “lodge” like
feeling, with abundant stone accents and large stone fireplaces located within the facilities.
Arrowhead will be a destination senior community, attracting seniors from all over Missouri and
surrounding states.

Assisted Living

Arrowhead Assisted Living will offer residents their own apartment, along with the
personal care they need, 24/7. Assisted Living enables residents to receive the care they need,
while maintaining an independent lifestyle

Midwest Health was one of the innovative companies that began developing assisted
living in 1988. Today, Midwest is one of the largest assisted living providers in the Midwest
region.

Skilled Nursing and “Rapid Recovery”

Arrowhead Skilled Nursing will offer long term care services, for those needing skilled
nursing care on a 24 hour basis, as well as a Medicare certified “Rapid Recovery” unit for
residents following a hospital stay that require therapy services to gain strength and enable a
return to home.

The overall approach to Arrowhead Senior Community is to ensure residents are able to
seamlessly move through the continuum of care, accessing only the care they need, enabling
them to maintain their highest quality of daily living.

There is a significant need in the 15 mile radius for both assisted and skilled nursing
units, with an identified need of 169 additional assisted living and 229 skilled nursing units by
the Missouri Health Department. We expect this need will grow as more baby boomers move

into retirement, and more of them choosing to live their retirement years at the lake.
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D. Redevelopment Project II. Redevelopment Project II will be constructed within

Redevelopment Project Area II and is anticipated to include approximately 231 units of
independent living space for senior citizens consisting of approximately 103 units divided into
one, two and three-plexes and a condominium consisting of approximately 128 units.

E. Redevelopment Project III. Redevelopment Project III will be constructed within

Redevelopment Project Area III and is anticipated to include a 28,400 square foot family
entertainment center, a 6,000 square foot restaurant, championship putting courses, driving
range, chipping and putting green, batting cages and an outparcel for additional retail use.

F. Redevelopment Project IV. Redevelopment Project IV will be constructed within

Redevelopment Project Area IV and is anticipated to include approximately 313,154 square feet
for retail and office space, a 222 unit apartment building, three outparcels for additional retail or
office use, two restaurants and a site for a pharmacy.

G. Redevelopment Project V. Redevelopment Project V will be constructed within

Redevelopment Project Area V and is anticipated to include approximately two medical office
buildings, a bank and three fast food sites.

H. Redevelopment Project VI.. Redevelopment Project VI will be constructed within

Redevelopment project Area VI and is anticipated to include an 8,000 square foot restaurant with
a 28,500 square foot winery, an outparcel for additional retail/office use and approximately 16
nightly rental cottages.

L Redevelopment Project VII. Redevelopment Project VII will be constructed

within Redevelopment project Area VII and is anticipated to include a 4,500 square foot gas
station with convenience store, a car wash, a fast food site, a 97,985 square foot big box retail

site and a 90 room hotel.
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J. Redevelopment Project VIII. Redevelopment Project VIII will be constructed

within Redevelopment Project Area VIII and is anticipated to include two outparcels for
retail/office use and approximately 106,910 square feet of storage buildings.

K. Project Approvals. As statutorily required by RSMo 99.820 (1), all eight (8)

Redevelopment Project ordinances will be introduced to the Board of Aldermen within fourteen
to ninety days after the completion of the public hearing. The City will not finally approve each
Redevelopment Project and initiate tax increment financing in each Redevelopment Project Area
until the Developer requests to proceed with the adoption of the Ordinance for the requested
Redevelopment Project based upon current market conditions at the time the request is made and
as per the City's policy, the project will have fifty percent (50%) of the retail commercial space
with commitments by tenants by lease or other legally binding contracts or at the City’s sole
discretion a Redevelopment Project can be approved with a lower percentage of commitments.

L. Schedule of Development. It is anticipated that Redevelopment Project I will be

the first project undertaken and will be commenced in 2015 and completed by 2016.
Redevelopment Project II1 will begin shortly after Redevelopment Project I begins. Construction
of other Redevelopment Projects will continue as market demand exists. Due to changes in the
market and demand fluctuations, the Redevelopment Projects will not necessarily be commenced
in order of their respective numbers. Commencement of all Redevelopment Projects is
anticipated to occur by 2022 and completed by the required statutory deadline. The proposed
schedules for the Redevelopment Projects are as follows:

Redevelopment Project 1: 2015

Redevelopment Project 2: 2016-2017

Redevelopment Project 3: 2015

Redevelopment Project 4: 2018-2020
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Redevelopment Project 5: 2018-2020
Redevelopment Project 6: 2020-2022
Redevelopment Project 7: 2020-2022
Redevelopment Project 8: 2020-2022

M. Public Improvements. The Public Improvements will consist of site preparation

including mass grading and cut and fill, utility construction and relocation, road construction,
sewers, gutters, curbs, sidewalks, lighting, aesthetic improvements, landscaping, parking
structures and lots, drainage systems and water detention facilities. The Public Improvements
will be constructed as promptly as practicable and in connection with the phases of development
and in connection with each Redevelopment Project. In connection with the design and
construction of certain portions of the Public Improvements, it will be necessary to obtain the
approval of MoDOT and to negotiate a cooperative agreement among the Developer, the City
and MoDOT.

N. Relocation Assistance Plan. In the event that relocation for any businesses within

the Redevelopment Area is required, the Developer will follow the provisions of Section 523.205
of the Revised Statutes of Missouri in accordance with the Relocation Assistance Plan included
as Exhibit 11.

0. Payment of Surplus Payments in Lieu of Taxes. Annually, the Surplus Payments

in Lieu of Taxes shall be calculated and paid to the Taxing Districts. The Surplus Payments in
Lieu of Taxes will protect the Taxing Districts from any loss of revenue from the 222 unit
residential apartment development within the Redevelopment Area and further enhance each
Taxing District’s ability to absorb any costs associated with this TIF Plan

The declaration of Surplus Payments in Lieu of Taxes may not be modified by any

subsequent agreement, contract, indenture, or other document and any attempted modification
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shall be void and have no effect on the amount of Surplus Payments in Lieu of Taxes distributed
to the appropriate Taxing Districts. To provide for efficient distribution of the Surplus Payments
in Lieu of Taxes, the County and the City may enter into the Cooperative Agreement, which
shall provide for distribution of the Surplus Payments in Lieu of Taxes to the various Taxing
Districts.

VIII. FINANCING PLAN

A. Projected Redevelopment Project Costs. The Redevelopment Project Costs for

this Plan are estimated to be approximately $385,731,340, as shown on Exhibit 4. These
estimated Redevelopment Project Costs include Reimbursable Project Costs of approximately
$55,835,595, as shown on Exhibit 4, plus interest and Financing Costs.

B. Source of Funds. It is anticipated that the Developer will secure funding for all

of the Redevelopment Project Costs that are not Reimbursable Project Costs. The City may issue
Obligations, or proceed on a “pay as you go” basis for the reimbursement of the Reimbursable
Project Costs. The decision to issue Obligations is at the City’s sole discretion. In the event that
the City proceeds on a “pay as you go” basis, Developer will initially secure all funding for
Reimbursable Project Costs. All Reimbursable Project Costs will ultimately be repaid solely by
TIF Revenue and CID revenue.

In addition to the funds available from TIF Revenue, the CID will levy the CID Sales Tax
on all retail sales within the CID boundaries. One-half of the revenue from the CID Sales Tax
will be captured as Economic Activity Taxes and included in the TIF Revenue available to repay
the Reimbursable Project Costs. Notwithstanding the foregoing sentence, revenue derived from
the CID Sales Tax that is captured as Economic Activity Taxes will first be used to finance the

Reimbursable Project Costs incurred by the CID.
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In the event the City elects to issue Obligations, the City will pledge funds on deposit in
the Special Allocation Fund remaining to the repayment of Debt Service on any Obligations.

C. Evidence of Commitment to Finance. The Developer has obtained evidence of

commitment to finance from a private lender to finance the Redevelopment Project Costs that are
not Reimbursable Project Costs in conjunction with approval of the Plan. The commitment is

attached as Exhibit &.

D. Certification of Reimbursable Project Costs. After the Developer or the CID
incurs Reimbursable Project Costs, the Developer or the CID will present to the City for the
City’s review and approval a certificate from an architect, engineer or other appropriate party,
certifying that Reimbursable Project Costs have been incurred by the Developer or the CID and a
written request for reimbursement of the Reimbursable Project Costs certified. Such certified
Reimbursable Project Costs shall begin to accrue interest from the dates established in the
Redevelopment Agreement.

E. Reimbursement of Reimbursable Project Costs. The City shall reimburse the

Developer or the CID for Reimbursable Project Costs, which are certified as provided above,
with interest as provided above, from the Special Allocation Fund, as funds are available in the
Special Allocation Fund, or from the proceeds of Obligations. It is anticipated that the CID may
incur costs on behalf of the Developer which may be reimbursable.

F. Projected TIF Revenue and Other Incremental Revenue. From the

Redevelopment Projects, the total projected Payments in Lieu of Taxes are $30,105,651 and the
total projected Economic Activity Taxes are $60,656,691 and the total projected Surplus
Payments in Lieu of Taxes from the Redevelopment Projects payable to the Taxing Districts are

approximately $37,476,247. The projections and the specific assumptions made to determine
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such projections are set forth in Exhibit 5. This Plan and the exhibits incorporate data, analysis
and projections from multiple consultants and persons working on behalf of the applicant. The
data, analysis and projections have been integrated through this Plan to the best of the applicant’s
ability, and in the event of any minor discrepancies among this information the most
conservative figures have been used for the projection of TIF revenues and other incremental

revenucs.

1. Payments in Lieu of Taxes. Calculation of anticipated Payments in Lieu
of Taxes are based on current and projected future real property assessed valuations and
the best available information concerning future property tax levy rates, both of which are
subject to change due to statewide reassessment, the effects of real property
classification, and any rollback in tax levies resulting from reassessment or
reclassification.

a. Equalized Assessed Valuations. According to the records of

the County Assessor, the Total Initial Equalized Assessed Value of the
Redevelopment Area was approximately $892,980 at the time of the Plan.
The ad valorem tax levy rate in the Redevelopment Area at that time was
$3.935 per $100 of assessed valuation for commercial property and $3.905
per $100 of assessed valuation for residential property. The replacement
tax levy of $0.0300 on commercial property and $0.0300 for the blind
pension funding are not subject to tax increment financing. The eligible
ad valorem tax levy rate in the Redevelopment Area at the time of the Plan

is $3.875 per $100 of assessed valuation.
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b. Anticipated Assessed Valuation. Upon completion of the

Redevelopment Projects, the assessed value of the Redevelopment Project
Areas is anticipated to be approximately $93,177,521. When development
of the Redevelopment Projects is complete, and this Plan is terminated, the
Redevelopment Area should annually yield an estimated $3,565,891 in
additional ad valorem real property taxes on commercial and residential
real property at 2015 levy rates. The projected increase in ad valorem
taxes is shown on Exhibit 5.

2. Economic Activity Taxes. Economic Activity Taxes to be generated in

the Redevelopment Area consist of sales taxes and utility taxes. Utility tax revenue is not

expected to be significant and no projection of utility taxes has been made.

a. Anticipated Sales Taxes. Upon completion of the Plan, it is
projected that: (i) total annual sales subject to local sales tax in the
Redevelopment Area will be approximately $207,075,770; and (ii) sales in
the Redevelopment Area will yield an estimated $6,729,963 in annual
sales tax revenue at the current local sales tax rate. The projected increase
in annual sales taxes by year through the 231 year of operation of each
Redevelopment Project is shown on Exhibit 5.

G. Special Allocation Fund. The City Treasurer will establish and maintain the

Special Allocation Fund, which contains two separate segregated accounts including:
1) a PILOT Account consisting of 50% of the Payments in Lieu of Taxes attributable to

commercial property located within the Redevelopment Area; and
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i1) an Economic Activity Account consisting of Economic Activity Taxes attributable to
the Redevelopment Area. Revenue so deposited and any interest earned on such deposits will be
used for and is pledged for the payment of Reimbursable Project Costs.

The following shall be declared as surplus and distributed to the Taxing Districts
pursuant to the Cooperative Agreement:

a) 50% of the Payments in Lieu of Taxes attributable to commercial property located
within the Redevelopment Area; and

b) 100% of the Payments in Lieu of Taxes attributable to residential property located
within the Redevelopment Area .

Any account created by the County to hold and disburse the Surplus Payments in Lieu of

Taxes shall be deemed a subaccount of the City’s Special Allocation Fund.

IX. DISBURSEMENTS FROM SPECIAL ALLOCATION FUND

All disbursements from the Special Allocation Fund will be made by the City Treasurer
out of the PILOT and Economic Activity Accounts maintained within the Special Allocation
Fund in proportion to their respective balances at the time of making a disbursement as set forth
in this Plan. Disbursements shall be made by the City Treasurer upon written direction of the
Board of Aldermen, in this order of preference:

First,

To pay the Surplus Payments in Lieu of Taxes to Taxing Districts;

Second,

To pay Obligations, if issued by the City, to finance Reimbursable Project Costs;
Third,

To reimburse Developer for Reimbursable Project Costs that Developer incurs;
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Fourth,

Following the completion of the Redevelopment Projects, the payment of all
Reimbursable Project Costs incurred or expected to be incurred, and the payment of all
Obligations, if any, funds remaining in the Special Allocation Fund shall be disbursed to
the appropriate Taxing Districts in accordance with the Act.

The above order of preference sets forth general priorities but is subject to negotiation and

revision in the Redevelopment Agreement.

X. PROCEDURES FOR PAYMENTS TO THE SPECIAL ALLOCATION FUND

A. Payments in Lieu of Taxes. Following the designation of each Redevelopment

Project Area, for as long as each such Redevelopment Project Area is subject to tax increment
financing, the County Assessor shall determine the assessed value of each such Redevelopment
Project Area without regard to tax increment financing. The County Collector shall collect sums
due from real property within each such Redevelopment Project Area in accordance with the current
equalized assessed valuation and tax levies in effect for each year. The amount collected which
represents Payments in Lieu of Taxes shall be paid by the County Collector within 30 days after
collection to the City Treasurer who shall immediately deposit the amount paid into the PILOT
Account within the Special Allocation Fund, to be utilized and expended in accordance with the
Act, this Plan and the Redevelopment Agreement, except that the Surplus Payments in Lieu of
Taxes shall be disbursed as provided in Section VII.O. of this Plan.

B. Economic Activity Taxes. Following the designation of each Redevelopment

Project Area, for as long as each such Redevelopment Project Area is subject to tax increment
financing, Economic Activity Taxes shall be determined and deposited into the Economic Activity

Account within the Special Allocation Fund in accordance with the following procedures:
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1. Documentation of Economic Activity Taxes by Taxpayers. The Developer

will include in all leases, deeds and other instruments of conveyance provisions intended to
ensure that no later than 30 days following payment of any Economic Activity Tax, each
transferee of land within the Redevelopment Area, or its agent or representative, shall
present to the City Treasurer documentation of the type and amount of the Economic
Activity Taxes paid by it. The documentation presented must clearly establish the type and
amount of taxes paid and transactions which occurred which generated Economic Activity
Taxes and may include actual tax returns, original sales records or similar specific business
records of the taxpayer, its tenants and successors in interest. Each such person or entity
generating sales taxes within the Redevelopment Area shall also be required to provide
an authorization allowing the Missouri Department of Revenue to release to the City the
aggregate sales tax figures for all of such persons’ or entities’ businesses within the
Redevelopment Area. The reference to “taxpayer” in this paragraph includes property
owners and tenants in the Redevelopment Area.

2. Presentation to Taxing Districts. The City Treasurer shall deliver a

certification of Economic Activity Taxes captured under the Plan and Redevelopment
Agreement to each Taxing District. Each Taxing District shall within 30 days of receiving

such Economic Activity Taxes pay the appropriate sum to the City Treasurer.

3. Deposit of Funds. The City Treasurer shall deposit the payments of
Economic Activity Taxes received from the respective Taxing Districts into the Economic
Activity Account in the Special Allocation Fund, to be utilized and expended in accordance

with the Act and this Plan.
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XI. MARKET COST-BENEFIT ANALYSIS

The amount of all revenue estimated to be received by the Taxing Districts directly from the
Redevelopment Area during the anticipated life of this Plan is shown on the Direct Tax Impact
analysis attached as Exhibit 7. A Cost-Benefit Analysis showing the economic impact of this Plan
on each Taxing District is attached as Exhibit 9. A Mixed-Use Market and Fiscal Impact Analysis
is attached as Exhibit 12. The Cost-Benefit Analysis shows the impact on the economy if the
Redevelopment Projects are completed and if such improvements are not built pursuant to this Plan.
The Cost-Benefit Analysis, together with the Direct Tax Impact Analysis and the Mixed-Use
Market and Fiscal Impact Analysis, illustrates the fiscal impact on every Taxing District. The Cost-
Benefit Analysis and the Mixed-Use Market and Fiscal Impact Analysis provide base line
information to evaluate and support the financial feasibility of the Redevelopment Projects as

proposed.

XII. PROVISIONS FOR AMENDING THE TAX INCREMENT FINANCING PLAN

This Plan may be amended only pursuant to the provisions of the Act. The procedures
applicable to approval of the Plan will be applicable to an amendment if such amendment would
enlarge the exterior boundaries of the Redevelopment Area, substantially affect the general land
uses established in this Plan or substantially change the nature of the Redevelopment Projects.
An increase in either the total Redevelopment Project Costs or the total Reimbursable Project
Costs by more than 5% is a substantial change to the nature of the Redevelopment Projects.
Other changes may be deemed a substantial change to the nature of the Redevelopment Projects

based on the relevant facts and circumstances.
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XIII. TERMINATION OF TAX INCREMENT FINANCING

Tax increment financing for each of the Redevelopment Project Areas shall remain in
effect until the Redevelopment Projects have been constructed, all Obligations repaid, and all
Reimbursable Project Costs incurred or to be incurred by the Developer and the City have been
reimbursed. Tax increment financing shall be terminated at the appropriate time for each
Redevelopment Project Area by the adoption of an Ordinance of the Board of Aldermen,

pursuant to the terms in the Redevelopment Agreement.

XIV. REQUIRED STATUTORY FINDINGS

With the approval of this Plan, the TIF Commission and the Board of Aldermen have, as
required by the Act, made the findings set forth below, based upon the record of the public hearing
on the Plan, including but not limited to the Blight Study attached as Exhibit 3 and the affidavit of
the Developer attached as Exhibit 10.

A. Blighted Area. The Redevelopment Area on the whole is a Blighted Area in
accordance with Section 99.805(1) of the Revised Statutes of Missouri.

B. Expectations for Development. The Redevelopment Area on the whole has not been

subject to growth and development through investment by private enterprise and would not
reasonably be anticipated to be developed without the adoption of tax increment financing due to
the substantial cost to ameliorate the blighted conditions of the Redevelopment Area.

C. Conforms to Comprehensive Plan of City. The City’s comprehensive plan indicates

that the Redevelopment Area is slated for commercial development. This Plan will produce
substantial commercial development within the Redevelopment Area and is consequently in

conformance with the City’s comprehensive plan.
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D. Date to Adopt Redevelopment Projects. The Ordinance approving any of the

Redevelopment Projects will not be adopted later than ten years from the adoption of this Plan.

E. Date to Complete Redevelopment. The estimated dates to complete any

Redevelopment Project have been stated in Section VIL.L. and such dates are not more than 23 years
from the adoption of any Ordinance approving such Redevelopment Project.

F. Date to Retire Obligations. In the event Obligations are issued to finance

Redevelopment Project Costs, it is anticipated that such Obligations will be retired in less than 23

years from the adoption of the Ordinance approving the Redevelopment Project.

G. Acquisition by Eminent Domain. Nothing in this plan requires any property not
owned by the Developer.
H. Relocation Assistance. A relocation plan meeting the requirements of

Section 523.205 of the Revised Statutes of Missouri has been adopted, and is attached to this Plan as
Exhibit 11.

L Cost-Benefit Analysis. The Cost-Benefit Analysis attached as Exhibit 9 and the

Mixed-Use Market and Fiscal Impact Analysis attached as Exhibit 12, together with the Direct Tax

Impact Analysis attached as Exhibit 7, show the economic impact of this Plan on each Taxing
District. The analyses show the impact on the economy if the Redevelopment Projects are built and
if the Redevelopment Projects are not built pursuant to this Plan. The analyses include a fiscal
impact study on every Taxing District, and sufficient information to evaluate whether the
Redevelopment Projects as proposed are financially feasible.

J. Gambling Establishment. This Plan does not include the initial development or

redevelopment of any gambling establishment as defined in the Act.
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K. Reporting Requirements. Pursuant to Section 99.810(2) of the Revised Statutes of

Missouri, the Commission or the City shall report to the Director of the Department of Economic
Development for the State of Missouri by the last day of February of each year the name, address,
phone number and primary line of business of any business that relocates to the Redevelopment
Area. Pursuant to the Act, the Director for the Department of Economic Development is required to
compile and report the same to the governor, the speaker of the house and the president pro tempore
of the Senate on the last day of April of each year.

L. Redevelopment Project Area. The Redevelopment Project Areas selected for the

Redevelopment Projects include only those parcels of real property and improvements directly and

substantially benefited by the proposed Redevelopment Projects.

XV. REPORTING ECONOMIC ACTIVITY TAXES

Any person or entity which generates Economic Activity Taxes within the
Redevelopment Area will be obligated to submit to the City, no less frequently than quarterly
and no more frequently than monthly, evidence of payment of Economic Activity Taxes. Each
such person or entity which generates sales taxes within the Redevelopment Area shall also
provide an authorization allowing the Missouri Department of Revenue to release to the City the
aggregate sales tax figures for all of such persons’ or entities’ businesses within the

Redevelopment Area.
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XVI. ACCOUNTABILITY

Pursuant to the City’s TIF Policy the following standards shall apply:

A. Revenues: This Plan is “pay as you go” and if the actual TIF Revenues generated
are significantly less than the projected TIF Revenue, the Reimbursable Project Costs may not be
fully reimbursed to the Developer.

B. Jobs: While the Plan is not based upon job creation, a significant number of
professional and retail jobs, both permanent, full-time and part-time, and construction jobs are
anticipated to be created.

C. Relocation of Businesses: If any retail establishment relocates within one year after

the adoption of the Plan from a facility in the County or the City to a facility in a Redevelopment
Project Area and the Board of Aldermen adopts an Ordinance finding that such retail establishment
is a direct beneficiary of tax increment financing pursuant to this Plan, then for purposes of this
definition, the Economic Activity Taxes generated by such retail establishment shall equal the total
additional revenue from Economic Activity Taxes which are imposed by the City or other Taxing
Districts over the amount of Economic Activity Taxes generated by such retail establishment in the

calendar year prior to its relocation to a Redevelopment Project Area.

XVII. COMMUNITY IMPROVEMENT DISTRICT

It is the intent of this Plan, unless otherwise agreed to by the City and Developer that the
Developer will pursue creation of a CID whose boundaries will include the Redevelopment Area,
and which CID will authorize the imposition of a CID Sales Tax of up to one percent (1%) on
retail sales occurring within the CID boundaries, thereby generating CID Revenue.

CID Revenue over the anticipated thirty (30) year duration of the CID are projected to be

approximately $15,023,329 as shown in Exhibit 5, and proposed under this Plan to be made
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available upon annual appropriation for funding or reimbursement of Reimbursable Project Costs
or the retirement of Obligations issued to fund Reimbursable Project Costs. The Developer will
not request the CID to issue debt.

The City will not approve or support the use of the CID Revenue for any purpose other
than the funding or reimbursement of CID costs and expenses or Reimbursable Project Costs as
set forth in this Plan without the agreement of the Developer, subject to the terms of the
Redevelopment Agreement.

The use of any other economic development tool other than tax increment financing and

CID is subject to City and/or State approval.
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EXHIBIT 1

Legal Description of the Redevelopment Area
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ARROWHEAD CENTRE
TIF BOUNDARY

All of Tracts A, B, C and D and Lots 13 and 14 of DOGWOOD ESTATES NO. 1, as
per the recorded plat thereof, official records of Camden County, Missouri, and a portion
of the South Half of Section 9 and a portion of the North Half of Section 16, both in
Township 39 North, Range 16 West of the 5" Principal Meridian, Camden County,
Missouri, described as follows:

Beginning at an iron bar marking the Southeast comner of the Northwest Quarter of said
Section 16; thence South 89953712 West along the south line thereof a distance of
312.43 feet; thence North 25°51'31” West a distance of 743.08 feet; thence South
61°24'29" West a distance of 167.99 feel to the easterly right-of-way line of Missouri
State Highway “KK*; thence North 28°22'48" West along said right-of-way line a
distance of 302.24 feet; thence South 63°19'49" West a distance of 220.94 feet; thence
South 2°17'49" West a distance of 318.96 feet (o a point on the northerly right-of-way
line of a county road, said point being on a segment of a non-tangent curve from which
the radius point bears North 10°21°13” East a radial distance of 218.84 feet; thence
Westerly along said northerly right-of-way line the following five (5) courses: (1)
Northwesterly along said curve a distance of 50.53 feet, a chord bearin g of North
T3°01'54" West and a chord distance of 50.42 feet; thence (2) North 66°25°11" West a
distance of 64.99 feet 1o the beginning of a curve concave to the south having a radius of
378.25 feet; thence (3) Westerly along said curve a distance of 125.43 feet, a chord
bearing of Notth 75°55'11" West and a chord distance of 124.86 feel; thence (4) North
85°25'[1" West a distance of 88.40 feet to the beginning of a curve concave (o the south
having a vadius of 183.78 feet; thence (5) Westerly along said curve a distance of 53.86
leet, a chord bearing of South 86°11102" West and a chord distance of 53.67 feel: thence
South 0°11'49" Wesl a distance of 508.34 {eet; thence South 8975149 West a distance of
1,0R1.10 feet: thence North 1°00'59" East a distance of 659.99 feel; thence North
0°59'53" East along the west line of Section 16 a distance of 1,334.32 feet 1o the south
right-of-way line of a county road; thence South 79°20°00" East along said south right-of-
way line a distance of 206.59 feet; thence North 87°30'00" East along said south right-of-
way line a distance of 676.68 feet to a point on the easterly right-of-way line of Missouri
State Highway “KK", said point being on a segment of a non-tangent curve from which
the radius point bears South 40°39°51” West a radial distance of 555.87 feet; thence
Northwesterly along said right-of-way line and curve a distance of 67.12 feet, a chord
bearing of North 52°27'41" West and a chord distance of 67.08 feet; thence North
55°55'14" West along said right-of-way line a distance of 116.60 feet (o the easterly
right-of-way line of Three Seasons Road; thence Northerly along said i ght-of-way line
the following six (6) courses: (1) North 23%23'53" East a distauce of 147.30 feet: thence
(2) North 42°50'53" East a distance of 432.78 feet; thence (3) North 42°59'53” Fast a
distance of 261.45 feet (o the beginning of a curve concave o the northwest having a
radius of 843.51 fect; thence (4) Northeasterly along said curve a distance of 255.22 feet,
a chord bearing of North 34°19'52” East and a chord distance of 254,25 feet: thence )
North 25°39'53" Hast a distance of 203.33 feet to the beginning of a curve concave to the
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west having a radius of 406.97 feet; thence (6) Northerly along said curve a distance of
168.74 feet, & chord bearing of North 13°47'14" East and a chord distance of 167.54 feel;
thence South 89°50:29" East a distance of 1,105.41 feet; thence North 3392708" East a
distance of 895.29 feet; thence South 89°43'34" Bast a distance of 1,154.10 feet; thence
North 38°530'45" East a distance of 405.173 feet 1o the centerline of a county road; thence
Southeasterly along said centerline the following five (5) courses: (1) South 61°06'59"
Fast a distance of 73.10 feet; thence (2) South 67°36'59" East a distance of 120.00 feet:
thence (3) South 81°32'59" East a distance of 189.40 feet; thence (4) South 72¢32'59"
East a distance of 203.60 feet; thence (5) Scuth 49°32'56" East a distance of 174.30 feet;
thence leaving said centerline, South 26°55'20" West a distance of 172.65 feet: thence
North 85°31'47" West a distance of 321.53 leet; thence South 46°06'28" West a dislance
of 182.91 feet; thence South 52°44'08" West a distance of 899.58 feet; thence South
49°39°29" West a distance of 263.71 feet; thence South 35°04'55" West a distance of
242.56 feet; thence South 4°07'49" East a distance of 249.75 feet; thence South 14°3400"
West a distance of 417.62 feet; thence South 67°46'00" Rast a distance of 182.74 feet to a
point on the westerly right-of-way line of U.S. Highway 54, said point being on a
segment of a non-tangent curve from which the radius point bears South 39°40°34” East
a radial distance of 457.46 feet; thence Southwesterly along said right-of-way line the
following seven (7) courses: (1) Southwesterly along said curve a distance of 124.21 feet,
a chord bearing of South 4232°45” West and a chord distance of 123.82 feet; thence (2)
South 34°46'03" West a distance of 136.08 feet; thence (3) South 54°34'25" East a
distance of 131.76 feet; thence {4) South 31°2736" East a distance of 31.53 feet: thence
(5) South 33°35'48" West a distance of 188.05 feel; thence (6) South 4°0235" Wesl a
distance of 251.02 feet; thence (7) South 29°3547" West a distance of 155.57 feet; thence
leaving said right-of-way line, North 89°56'39” West a distance of 891.93 feel:; thence
South 1°02'25" West a distance of 449,65 feet; thence South 0°13'48” West a distance of
425.84 feet; thence South 1953'58” West a distance of 441.18 feet; thence South
89°53712” West a distance of 4.86 feet to the POINT OF BEGINNING.

The above described parcel containg 226.31 acres and is subject to any easements or
restrictions of record.

3-11-2015

{50009 / 66714; 621712. )

Page 52 of 371



ARROWHEAD CENTRE
DISTRICT 1 BOUNDARY

A portion of the Northwest Quarter of Section 16, Township 39 North, Range 16
West of the 5™ Principal Meridian, Camden County, Missouri, described as follows:

Conmmencing at an iron bar marking the Southeast corner of the Northwest Quarter of
said Section 16; thence South 89°53°12” West along the south line thereof a distance of
1,145.79 feet; thence North 00°01°20” West a distance of 433.93 feet to the Point of
Beginning, said point being on the proposed Arrowhead Centre TIF Boundary and the
northerly right-of-way line of a county road and on a segment of a non-langent curve
from which the radius point bears North 10°21°13” East a radial distance of 218.84 feet;
thence Northwesterly and Southerly along said TIF Boundary and right-of- way line the
following five (5) courses: (1) Northwesterly along said curve a distance of 50.53 feet, a
chord bearing of North 73°01'54" West and a chord distance of 50.42 feet; thence (2)
North 66°25'11" West a distance of 64,99 feet 1o the beginning of a curve concave 10 the
south having a radius of 378.25 feet; thence (3) Westerly along said curve a distance of
125.43 feet, a chord bearing of North 75°55'11" West and a chord distance of 124.86 fest:
thence (4) North 85°25'1 1" West a distance of 88.40 feet (o the beginning of a curve
concave to the south having a radius of 183.78 feet; thence (5) Westerly along said curve
a distance of 533.86 feet, a chord bearing of South 86°11'02" West and a chord distance of
53.67 feet: thence leaving said right-of-way line, South 0°11'49" West a distance of 59.03
feel to a point on the centerline of said county road, said point being on a segment of a
non-tangent curve from which the radius point bears South 13°45'49" East a radial
distance ol 400.00 feet; thence leaving said TIF Boundary, Southwesterly along said
county road centerline the following three (3) courses: (1) Westerly along said curve a
distance of 131.43 feet, a chord bearing of South 66°49°24* West and a chord distance of
130.84 feet ; thence (2) South 57°24'37" West a distance of 68.09 feet to the beginning of
a curve concave Lo the north having a radius of 440,00 feet; thence (3) Westerly along
said curve a distance of 363.82 feet, a chord bearing of South 81°0554" West and a chord
distance of 353.54 feet 1o the centerline of a proposed road; thence Northerly along said
proposed road centerling the following five (5) courses: (1) North 14°45'42" East a
distance of 69.66 feet to the beginning of a curve concave to the west having a radius of
300.00 feet; thence (2) Northerly along said curve a distance of 124.59 feet, a chord
bearing of North 2°51'51" East a chord distance of 123.70 feet; thence (3) North 9°02'00"
West a distance of 148.12 feet o the beginning of a curve concave to the southeast
having a radivs of 350.00 feet: thence (4) Northeasterly along said curve a distance of
381.53 feet. a chord bearing of North 22°11'44" East and a chord distance of 362.92 feet:
thence (5) North 53°2528" East a distance of 717.43 feel (0 the baseline of Missouri
State Highway “KK"; thence along said baseline the following three (3) courses: (1)
South 33°46'22" LZast a distance of 387.99 feet to the beginning of a curve concave to the
southwest having a radius of 2,500.00 feet; thence (2) Southeasterly along said curve a
distance of 248.00 feel, a chord bearing of South 30°55'51" Fast and a chord distance of
247.90 feet; thence (3) South 28°0520" East a distance of 41.04 feet to a point on the TIF
Boundary; thence South 63°19'49" West along said TIF Boundary a distance of 185.61
feet; thence South 2°17'49" West along said TIIY Boundary a distance of 318.96 feel to
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the POINT OF BEGINNING.

"The above described parcel contains 16.43 acres and is subject (o any casements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 2 BOUNDARY

A portion of the Northwest Quarter of Section 16, Township 39 North, Range 16
West of the 5" Principal Meridian, Camden County, Missouri, described as follows:

Commencing at an iron bar marking the Southeast comer of the Northwest Quarter of
said Section 16; thence South 89°53°12” West along the south line thereof a distance of
1.145.79 feet; thence North 00°01°20” West a distance of 433.93 fect to the Point of
Beginning, said point being on the proposed Arrowhead Centre TIF Boundary and the
northerly right-of-way line of a county road and on a segment of a non-tangent curve
from which the radius poiat bears North 10°21713” Hast a radial distance of 218.84 feet:
thence Northwesterly and Southerly along said TiF Boundary and right-of-way line the
following five (5) courses: (1) Northwesterly along said curve a distance of 50.53 feet, a
chord bearing of North 73°01'54" West and a chord distance of 50.42 feet; thence 2)
North 66°25'11" West a distance of 64.99 feet to the beginning of a curve concave to the
south having a radius of 378.25 feet; thence (3) Westerly along said curve a distance of
125.43 feet, a chord bearing of North 75255'11" West and a chord distance of 124.86 feel;
thence (4) North 85°25'11" West a distance of 88.40 feel to the beginning of a curve
concave to the south having a radius of 183.78 feel: thence (5) Westerly along said curve
a distance of 53.86 feet, a chord bearing of South 86°11'02" West and a chord distance of
53.67 feet; thence leaving said right-of-way line, Sonth 091149 West a distance of 59.03
feet to the Point of Beginning, said point being on said TIF Boundary; thence Southerly,
Westerly, Northerly and Easterly along said TIF Boundary (he following six (6) courses:
(1) South 0°11'49" West a distance of 449.31 feet; thence (2) South §89951'49” West a
distance of 1,081.10 feet to the west line of Section 16; thence {3) North 1°00'59” Fast
along said west line a distance of 659.59 feet; thence (4) North 0°59'53" East along the
west line of Section 16 a distance of 1,334.32 feet (o the south right-of-way line of a
county road; thence (5) South 79°20'00" East along said south right-of-way line a
distance of 206.59 feet; thence (6) North 87°30'00" East along said south right-of-way
line a distance of 676.68 feel to a point on the easterly right-of-way line of Missouri State
Highway “KK”; thence leaving said TIF Boundary, South 14°53'27" East along said
right-of-way line a distance of 155.99 fee(; thence South 34°02'57" Easl a distance of
529.69 fect to the centerline of a proposed road; thence Southwesterly along said
proposed road centerline the following five (5) courses: (1) South 53°2528" West a
distance of 693.83 feet to the beginning of a curve concave to the southeast having a
radius of 350.00 feet; thence (2) Southerly along said curve a distance of 381.53 feet, a
chord bearing of South 22°11'44" West and a chord distance of 362.92 feet; thence (3)
South 9°02'00" Easl a distance of 148.12 feet to the begiuning of a curve concave to the
northwest having a radius of 300.00 feet; thence (4) Southerly along said curve a distance
of 124.59 leet, a chord bearing of South 2°51'51" West and a chord distance of 123.70
feet; thence (5) South 14°45'42" West a distance of 69.66 Teel to a point on the centerline
of a county road, said point being on a segment of a non-tangent curve from which the
radiug point bears North 14°47 11 East a radial distance of 440.00 feet; thence Easterly
along said centerline the following three (3) courses: (1) Basterly along said curve a
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distance of 363.82 feet, a chord bearing of North 81°05'54" East and a chord distance of
353.54 feet: thence (2) North 57°24'37" East a distance of 68.09 feet to the beginning of a
curve concave to the southeast having a radius of 400.00 feet; thence (3) Northeasterly
along said curve a distance of 131.43 feet, a chord bearing of North 66°49'24" East and a
chord distance ol 130.84 feet 1o the POINT OF BEGINNING.

The above described parcel contains 39.54 acres and is subject to any easements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 3 BOUNDARY

A partion of the North Half of Section 16, Township 39 North, Range 16 West of the
5™ Principal Meridian, Camden County, Missouri, described as follows:

Beginning at an iron bar marking the Southeast corner of the Northwest Quarter of
said Section 10, said point being on the Arrowhead Centre TIF Boundary: thence
Westerly and Northwesterly along said TIF Boundary the following five (5) courses: )
South 89°53712” West along the south line of the Northwest Quarter of said Section 16 a
distance of 312.43 feet; thence (2) North 25°51'31" West a distance of 743.08 feel; thence
(3) South 61°24'29" West a distance of 167.99 feet to the casterly right-of~way line of
Missouri State Highway “KK™; thence (4) North 28°22'48" West along said right-of-way
line a distance of 302.24 feet; thence (5) South 63°19'49” West a distance of 44.33 feet
to the baseline of said Highway; thence Jeaving said TTF Boundary, Northwesterly along
said Highway baseline the following three (3) courses: (1) North 28°05'20" West a
distance of 41.04 feet to the beginning of a curve concave o the southwest having a
radius of 2,500.00 feet; thence (2) Northwesterly along said curve a distance of 248.00
feet, a chord bearing of North 30°55'51" West and a chord distance of 247 .90 feet; thence
(3) North 33°46'22" Wesl a distance of 387.99 feet to the centerline of a proposed road;
thence North 53°25°28" East along said proposed road centerline a distance of 141.63 feet
to the beginning of a curve concave to the northwest having a radius of 300.00 feet;
thence Northeasterly along said curve and proposed road centerline a distance of 101.17
feet, a chord bearing of North 434547 East and a chord distance of 100.70 feet 1o the
centerline of a second proposed road; thence Southeasterly and Easterly alon g smd
centerline of the second preposed road the following nine (9) courses: {13 South
35°53'54" East a distance of 35.84 feet to the beginning of a curve concave to the
southwest having a radius of 300.00 feet; thenee (2) Southeasterly along said curve a
distance of 114.39 feet, a chord bearing of South 44°5830" [Zast and 2 chord distance of
113.70 feet ; thence (3) South 34°0306" East a distance of 62.39 feet 1o the beginning of
a curve concave (0 (he northeast having a radius of 250.00 feel; thence (4) Southeaster] y
along said curve a distance ol 260.75 feel, 4 chord bearing of South 63°55'53" Bast a
chord distance of 249.09 feet ; thence (5) North 86°11°21" East a distance of 105.39
feet; thence (6) North 86°45'50" East a distance of 16.05 feet; thence (7) North 87°20'19"
East a distance of 241.01 feet to the beginning of a curve concave to the south having a
radius of 800.00 feet; thence (8) Easterly along said curve a distance of 40.33 feet, a
chord bearing of North 88°46'58" East and a chord distance of 40.33 feet; thence (9)
South 89°46'22" East a distance of 400.24 feet: thence leaving said centerline. South
60°58'19" East a distance of 5.14 feet 1o point being on said TIF Boundary; thence South
1°0225" West along said TIFF Boundary a distance of 449.65 feet; thence South 0°13'48"
West along said TIF Boundary a distance of 425.84 feet; thence South 195358 West
along said TIF Boundary a distance of 441.18 feet; thence South 89°53°12” West a
distance of 4.86 feet to the POINT OF BEGINNING.

The above described parcel contains 24,95 acres and is subject (o any easements or
restrictions of record,
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ARROWHEAD CENTRE
DISTRICT 4 BOUNDARY

A portion of the North Half of Section 16, Township 39 North, Range 16 West of the
5t Principal Meridian, Camden County, Missouri, described as follows:

Commencing at an fron bar marking the Southwest corner of the Northeast Quarter of
said Section 16; thence North 8953127 East along the south line thereof a distance of
921.80 feet; thence North 00°01720” West a distance of 1,313.68 feet to the Point of
Beginning, said point being on the Arrowhead Centre TIF Boundary: thence North
89°56'39" West along said TIF Boundary a distance of 891.93 feet; thence leaving said
TIF Boundary, North 60°38'19” West a distance of 5.14 feet to the centerline of a
proposed road; thence Westerly along said proposed road centerline the following nine
(9) courses: (1) North 89°4622" West a distance of 400.24 feet to the beginning of a
curve concave Lo the south having a radius of 800.00 feet; thence (2) Westerly along said
curve a distance of 40.33 feet, a chord bearing of South 88°46'58" West and a chord
distance of 40.33 feet ; thence (3) South 87°20'18" Wes( a distance of 241.01 feet; thence
(4) South 86°45'50" West a distance of 16.05 feet; thence (5) South §6°1 121" West a
distance of 103.39 feel to the beginning of a curve concave (o the northeast having a
radius of 250.00 feet; thence (6) Northwesterly along said curve a distance of 260.75 feet,
a chord bearing of North 63°55'53" West and a chord distance of 249.09 feet; thence (7)
North 34°03'06" West a distance of 62.39 feet 1o the beainning of a curve concave to the
southwesl having a radivs of 300.00 fee; (hence (8) Northwesterly along said curve a
distance of 114.39 feet, a chord bearing of North 44°5830" West and a chord distance of
113.70 feet; thence (9) North 55°53'54" Waesl a distance of 35.84 feet to a point on the
centerline of a second proposed road, said point being on a non-tangent curve from which
the radius point bears North 55°53'54" West a radial distance of 300.00 feet : thence
Northerly along said curve and said centerline a distance of 268.07 feet, a chord bearing
of North 8730'11" East and a chord distance of 259.24 feet; thence North 17°05'44"™ West
along said centerline a distance of 219.01 feet to the centerline of a proposed road; thence
Northeasterly along said centerline the following seven (7) courses: (1) North 72°54'16"
Liast a distance of 436.79 feet to (he beginning of a curve concave (o the northwest having
a radius of 700.00 feet; thence (2) Northeasterly along said curve a distance of 291.36
feet, a chord bearing of North 60°58'49” East and a chord distance of 289.26 feel ; thence
(3) North 49°03'23" East a distance of 196.89 feet to the beginning of a curve concave to
the south having a radius of 700.00 feet; thence (4) Easterly along said curve a distance
of 961.27 feet. a chord bearing of North 88°23'49" East and a chord distance of $87.50
feet ; thence (5) South 52°15'45" East a distance of 445.62 feet to the beginning of a
curve concave (o the northeast having a radius of 500.00 feet; thence (6) Southeasterly
along said curve a distance of 188.83, a chord bearing of South 63°04'S5" East and a
chord distance of 187.71 feet : thence (7) South 73°54'05" Last a distance of 29.51 feet to
apoint on the westerly right-of-way line of U.S. Highway 54 and the TIF Boundary. said
peint being on a segment of a non-tangent curve from which the radius point bears South
33°25°38" Liast a radial distance of 457.46 fect; thence Southerly along said right-of-way
line and said TII¥ Boundary the following seven (7) courses: (1) Southwesterly along said
curve a distance of 14.41 feet, a chord bearing of South 35240'12" West and a chord
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distance of 14.41 feet; thence (2) South 34°46'03" West a distance of 136.08 feet; thence
(3) South 54°3425" East a distance of 131,76 feet; thence (4) South 31°27°36" East a
distance of 31.53 feet; thence (5) South 33935'48” West a distance of 188.05 feet: thence
(6) South 4°02'35" West a distance of 251.02 feet; thence (7) South 2993547 West a
distance of 155.57 feet 1o the POINT OF BEGINNING.

The above described parcel contains 50.60 acres and is subject to any easements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 5 BOUNDARY

A portion of the Northwest Quarter of Section 16 and the Southwest Quarter of
Section 9, both in Township 39 North, Range 16 West of the Sth Principal Meridian,
Camden County, Missouri, described as follows:

Commencing at an iron bar marking the Southeast corner of the Northwest Quarter of
said Section 16; thence South 89°53°12” West along the south line thereof a distance of
1,348.15 feet: thence North 00°01720” West a distance of 1,393.65 feet to the Point of
Beginning; thence North 34°02'57” West a distance of 529.69 feel: thence North
14°5327" West a distance of 155.99 feet to a point on the easterly right-of-way line of
Missouri State Highway “KK” and the Arrowhead Centre TIF Boundary, said point being
on a segment of a non-tangent curve from which the radius point bears South 40°59°51”
West a radial distance of 555.87 feet; thence Northwesterly, along said right-of-way line
and TIF Boundary, along a curve a distance of 67.12 feet, a chord bearing of North
A2°2741" West, and a chord distance of 67.08 feet: thence North 55°55'14" West along
said right-of-way line and TIF Boundary a distance of 116.60 feet 1o the easterly right-of-
way line of Three Seasons Road; thence Northerly along said right-of-way line of Three
Seagons Road and the TIF Boundary the following four (4) courses: (1) North 23°23'53"
East a distance of 147.30 feet; thence (2) North 42°50'53" Hast a distance of 432.78 feet;
thence (3) North 42°39'53" East a distance of 261.45 feet to the beginning of a curve
concave to the northwest having a radius of 843.51 feet; thence {(4) Northeasterly along
said curve a distance of 40.02 feet, a chord bearing of North 41°38'23" East and a chord
distance of 40.02 feet; thence leaving said TIF Boundary and right-of-way line, South
58°15'42" Last a distance of 30.19 feet o the centerline of a proposed road; thence
Southerly along said centerline the following five (5) courses: (13 South 25%17'37" West
a distance of 44.91 feet to the beginning of a curve concave (o the east having a radius of
400.00 feet; thence (2) Southerly aleng said curve a distance of 295.93 feet, a chord
beating of South 4°05'56" West and a chord distance of 289.23 feet; thence (3) South
17°05'44" East a distance of 624.49 feet to the beginning of a curve concave 1o the west
having a radius of 300.00 feet; thence (4) Southerly along said curve a distance of 369.24
Teet, a chord bearing of South 18°09'52" West and a chord distance of 346.37 feet; thence
(5) South 53¢25'28" West a distance of 165.23 feet to the POINT OF BEGINNING.

The above described parcel containg 11.54 acres and is subject to any easements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 6 BOUNDARY

A portion of the North Half of Section 16 and the South Half of Section 9, both in
Township 39 North, Range 16 West of the Sth Principal Meridian, Camden County,
Missouri, described as follows

Commencing at an iron bar marking the Southwest corper of the Northeast Quarter of
said Section 16; thence North 89°53°12” East along the south line thereof a distance of
291.46 feet; thence North 00°01°20” West a distance of 2,571.43 feet to the Point of
Beginning, said point on a segment of a non-tangent curve from which the radius point
bears South 15%19"19” Wesl a radial distance of 700.00 leet and being at the intersection
of the centerlines of two proposed roads; thence Westerly along said centerline the
foltowing four (4) courses: (1) Westerly along said curve a distance of 687.41 feet, a
chord bearing of South 77°1121” West and a chord distance of 660.12 feet; thence )
South 49°03'23" West a distance of 196.89 feet to the beginning of a curve concave to the
northwest having a radius of 700.00 feet; thence (3) Southwesterly along said curve a
distance of 291.36 feel, a chord bearing of South 60758'49" West and a chord distance of
289.26 feet; thence (4) South 72°54'16" West a distance of 436.79 feet to an intersection
of the centerlines of two proposed roads; thence Northerly along said centerline the
following three (3) courses: (1) North 17°05'44 West a distance of 405.48 feel to the
beginning of a curve concave ta the east having a radius of 400.00 feet: thence @)
Northerly along said curve a distance of 295.93 feet, a chord bearing of North 4°05'56"
East and a chord distance of 289.23 feet; thence (3) North 25°17'37" East a distance of
44.91 feet: thence leaving said centerline, North 581542 West a distance of 30.19 feet
to a point on the easterly vight-of-way line of Three Seasons Road, said point also being
on a segmeitt of a non-tangent curve from which the radius point bears North 49°43° 11
West a radial distance of 843.51 feet and said point being on the Arrowhead Centre TIF
Boundary: thence Norlherly along said easterly right-of-way line and TIF Boundary the
following three (3) courses: (1) Northeasterly along said curve a distance of 215.20 feel. a
chord bearing of North 32°38'18" East and 4 chord distance of 214.61 feet; thence 2)
North 25°39'53" East a distance of 203.33 feet to the beginning of a curve concave (o the
west having a radius of 406.97 feet; thence (3) Northerly along said curve a distance of
168.74 feet, a chord bearing of North 13°47'14” East and a chord distance of 167.54 feet,
thence leaving said right-of-way line, South 89°50'29" East along said TIF Bonndary a
distance of 1,105.41 feet; thence leaving said TIF Boundary, North 89°09'15" East a
distance of 181.30 feet to a point on the centerline of a proposed road, said point being on
a segment of a non-tangent curve from which the radius point bears North §9°17° 107
East a radial distance of 400.00 feet; thence Southerly along said centerline the following
four {4) courses: (1) Southerty along said curve a distance of 120.21 feet, a chord bearing
of South 9919'24" East and a chord distance of 119.76 feel; thence {2) South 17°55'58"
East a distance of 203.20 fect to the boginning of a curve concave to the west having a
radius of 400.00 feet; thence (3) Southerly along said curve a distance of 230,10 feet, a
chord bearing of South 0°4829" East a chord distance of 235.56 feet: thence (4) South
16718'59" West a distance of 174.03 feet to the POINT OF BEGINNING.

3-11-2015

{50009/ 66714; 621712. }

Page 61 of 371



The above described parcel contains 32.93 acres and is subject to a ny easements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 7 BOUNDARY

A portion of the North Half of Section 16 and the South Half of Section 9, both in
Township 39 North, Range 16 West of the 5th Principal Meridian, Camden County,
Missouri, described as follows

Commencing at an iren bar marking the Southwest corner of the Northeast Quaster of
said Section 16; thence North 89°53°12” East slong the south Tine thereof a digtance of
1,082.86 feet; thence North 00°01°20” West a distance of 2,082.42 feet to the Point of
Beginning, said point being on the centerline of a proposed road; thence Westerly along
said cenierline the following four (4) courses: (1) North 73°54'05" West a distance of
29.51 feetl to the beginning of a curve concave to the northeast having a radius of 500.00
feet: thence (2) Northwesterly along said curve a distance of 188.83 feet, a chord bearing
of Nerth 63°04'55” West a chord distance of 187.71 feet; thence (3) North 52°1545"
West a distance of 445.62 feet to the beginning of a curve concave to the south having a
radiug of 700.00 feet; thence (4) Northwesterly along said curve a distance of 273.86 feet,
a chord bearing of North 63928'13" West and a chord distance of 272.11 feet 10 an
intersection of the centerlines of two proposed roads; thence Northerly along said
centerline the following four (4) courses: (15 North 16%18'59" East a distance of 174.03
feet to the beginning of a curve concave to the west having a radius of 400.00 feet; thence
(2) Northerly along said curve a distance of 239.10 feet, a chord bearing of North
0°48'29" West and a chord distance of 235.56 feet; thence (3) North 17255'58" West a
distance of 203.20 feet to the beginning of a curve concave to the east having a radius of
400.00 feet; thence (4) Northerly along said curve a distance of 120.21 feet , a chord
bearing of North 9°19'24" West and a chord distance of 119.76 feet; thence leaving said
centerline, South 89°09'15" West a distance of 181,30 leet to a point on the TIF
Boundary; thence North 33°27'08" East along said TIF Boundary a distance of 895.29
feet; thence South 89°43'34" East along said TIF Boundary a distance of 1,154.10 fee;
thence leaving said TIF Boundary, South 41°57°17" West a distance of 23.85 feet to a
point in the centerline of a proposed road. said point being on a segment of a non-lan gent
curve from which the radivs point bears North 48°02°43” West a radial distance of
600.00 feet; thence Southwesterly along said curve and said centerline a distance of
516.43 feet, a chord bearing of South 66°36'45” West and a chord distance of 500.64 Leet:
thence South 9°22'58" East a distance of 39.35 feet; thence South 14°57'40" East a
distance of 253.00 fect; thence South 37°15'52" East a distance of 274.26 feet 1o a point
on the TIF Boundary: thence Southerly along said TIF Boundary the following seven (7)
courses: (1) South 52°44'08" West a distance of 82.33 feet; thence (2)South 4993929
West a distance of 265,71 feet; thence (3) South 35°04'55" West a distance of 242.56
feet; thence (4) South 4°07'49" Kast a distance of 249.75 leet; thence (5) South 14°34'00"
West a distance of 417.62 feet; thence (6) South 67°46'00" East a distance of 182.74 feet
to a point in the westerly right-of-way line of U.S. Highway 54, said point being on a
segment of 4 non-tangent curve from which the radius point bears South 39°40°34” East
aradial distance of 457 46 feet: thence (7) Southwesterly along said o ghi-of-way line and
curve a distance of 109.79 feet, a chord bearing of South 43°26'54" West and a chord
distance of 109.53 feet to the POINT OF BEGINNING.
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The above described parce! contains 36.65 acres and is subject to any easements or
restrictions of record.
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ARROWHEAD CENTRE
DISTRICT 8 BOUNDARY

A portion of the South Half of Section 9, Township 39 North, Range 16 West of the
Sth Principal Meridian, Camden County, Missouri, described as follows:

Commencing at an irop bar marking the Southwest corner of the Northeast Quarter of
Section 16, Township 39 North, Range 16 West; thence North 89°53°12” East along the
south line thereof a distance of 2,587.01 feet; thence North 00°01720” West a distance of
3,898.36 feet to the Point of Beginning, said point being on the Arrowhead Centre TIF
Boundary; thence Northwesterly and Southwesterly along said TIF Boundary the
following three (3) courses: (1)North 85°31'47" West a distance of 321.53 feet; thence 23
South 46°06'28" West a distance of 182.91 feet; thence (3) South 52°44'08" West a
distance of 817.23 feet; thence leaving said TTF Boundary, North 37°15'52" West a
distance of 274.26 feet; thence North 14°3790” West a distance of 233.00 feet; thence
North 9°22'58" West a distance of 39.35 feet to a point on the centerline of a proposed
road. said point being on & non-langent curve from which the radius point bearings North
1°16’14” East a radial distance of 600.00 [eet; thence Easterly along said centerline and
curve a distance of 516.43 feet, a chord bearing of North 66°36'45” East and a chord
distance of 500.64 feet; thence leaving said centerline, North 4195717 East a distance
of 23.85 feet to a point on the TIF Boundary; thence North 38750'45" East along said TIF
Boundary a distance of 403.13 feet to the centerline of a county road; thence
Southeasterly along said cemterline and TIF Boundary the following five (5) courses: (1)
South 61°06'59" East a distance of 73.10 feet; thence (2) South 67°36'59" East a distance
of 120,00 feet; thence (3) South 81°32'59" East a distance of 189.40 feet; thence (4)
South 72°32'59" East a distance of 203.60 leel; thence (5) South 49°32'56" East a
distance of 174.30 fee(; thence South 26°55'20 West a distance of 172.65 feet to the
POINT OF BEGINNING.

The above described parcel contains 13.67 acres and is subject lo any easements or
restrictions of record,
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Blight Analysis Addendum:

ARROWHEAD CENTRE
TAX INCREMENT FINANCING PLAN,
OSAGE BEACH, MISSOURI
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ARROWHEAD DEVELOPMENT GROUP, LLC
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OSAGE BEACH, MISSOURI 65065

PREPARED BY:
DEVELOPMENT INITIATIVES
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KANSAS CiTY, MISSOURI 64105
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May 21, 2015

Mr. Gary Mitchell

Arrowhead Development Group, LLC
1252 State Road KK

Osage Beach, Missouri 65065

Subiject: Addendum Blight Study, Arrowhead Centre Tax Increment Financing Plan

Dear Mr. Mitchell:

We are pleased to transmit the aftached Addendum to the Arrowhead Centre TIF Blight Study
Report that had been prepared for the above referenced property and submitted April 6,
2015. The purpose of this Addendum is to clarify and include property which was not
specifically identified in the original report. Furthermore, this Addendum will determine
whether the reference property parcels are blighted, as defined in Section 99.805 (1) Revised
Statutes of Missouri. This analysis represents an accumulation of our findings based on
research and investigations performed as of the report’s effective date, May 21, 2015. The
attached report sets forth the data, research, investigations, analyses, and conclusions for this
report.

The subject property parcel reference within this Addendum is included in the Redevelopment
Area is composed of one (1) parcel of land containing approximately 0.1 acres. This parcel is
within the originally delineated boundary of our blight analysis dated April 6, 2015, however,
it was not specifically identified as a parcel within the report.  Presently, this property parcel is
undeveloped and adjacent to the now-closed Dogwood Hills Golf Course and the
closed/former Best Western Dogwood Hills Resort Inn.

As determined in the following study, it is our opinion that the subject property as included
within the Redevelopment Area as a whole, represents a “blighted area” which is defined in
Missouri Statute Section 99.805 (1). Primary blighting factors include:

e Defective or Inadequate Street Layout,

e Deteriorating Improvements,

e Economic Liability/Economic Underutilization.

We have concluded these facts based on the current condition of the Redevelopment Area,
general access and visibility of the area, existing conditions of improvements located within the
Redevelopment Area, and the potential redevelopment opportunities existing for the site.
Please feel free to contact me if you have any questions or comments.

Sincerely,

James Potter, AICP
development initiatives
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Site Description

Location & Access

As previously mentioned, the Redevelopment Area is generally located north and east
of State Highway KK and approximately 4 mile west from Highway 54, Camden
County, Osage Beach, Missouri. Access to the Redevelopment Area is via Highways
54 and KK. Presently, approximately 12,000 vehicles pass through the subject site on
State Highway KK on an average daily basis. Additionally, US Highway 54 has an
average daily traffic count of 31,777 vehicles. This US 54 realignment runs adjacent
to the southern edge of the subject property and was estimated to cost approximately
$158 million. The primary reason for the improvement of the existing highway is the

expected increase in traffic volume for the area.
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Redevelopment Area Map — Location of Parcel

Figure 1 — Redevelopment Area delineated in orange. Omitted parcel location identified
by arrow.
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Property Parcel Map

Figure 2 — Omitted parcel outlined in red.

Ownership

The ownership of the additional property parcel is currently vested in one (1) entity.
That entity is:

Dogwood Hills Golf Course, Inc.
1252 Highway KK
Osage Beach, MO 65065
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Ownership Table

Parcel County ID No. Owner Legal Description Acres
ID No. (Via Camden County Assessors Office)
J 08-2.0-09.0-000.0-001-043.001 | Dogwood Hills Golf Course, Inc. | Prt SW SW 0.1
1252 Highway KK
Osage Beach, MO 65065
0.1
6
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Blight Conclusion
Based on the preceding blight analysis submitted on April 6, 2015, indications are
that the Redevelopment Area, as a whole-including property referenced in this
Addendum, suffers from numerous unfavorable blighting factors, as delineated in the
statutes and as described in detail.  These factors include obsolete platting,
defective/inadequate street layout, obsolete building layout/design, deterioration of
existing improvements, and economic underutilization.

1. Defective or Inadequate Street Layout,

2. Deterioration of Site Improvements,

3. Economic Liability/Under Utilization.

The Redevelopment Area is well-located, and highly visible; however a number of
blighting factors hamper the future redevelopment of the site. Overcoming these
blighting conditions creates an extraneous economic liability for the development of
the Redevelopment Area. The primary excessive economic liability would concentrate
on topographic constraints in addition to normal site and improvement costs.
Because of the various blighting conditions, the development of any viable
commercial properties are diminished and the Redevelopment Area constitutes a
menace to the public health and safety in its present condition and use. It is our
opinion that the subject property within the Redevelopment Area constitutes a blighted
area within the definition of Chapter 99 of the Missouri Revised Statutes.
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Blight Conditions - Summary: Parcel by Parcel

Lot Tax ID Number Size Inadequate Deterioration of  Econ.
(acres) Street Layout  Site Improv. Liability
08-5.0-16.0-000.0- 93.8
A | 001-005.000 X X X
08-2.0-09.0-000.0- 63.0
B | 001-043.000 X X X
08-5.0-16.0-000.0- 8.2 15
(o
C | 001-007.000 X X X &
un
08-5.0-16.0-000.0- 40.0 S
D | 002-009.000 X X X n
5
08-5.0-16.0-000.0- 2.8 <
E | 002-030.000 X X X 9
=
08-5.0-16.0-000.0- 1.0 =
=
F | 002-026.000 X X T
=y
08-5.0-16.0-000.0- 5.9 o
G | 002-010.000 X X S
O
o
08-5.0-16.0-000.0- 6.1
H | 002-014.000 X X
08-5.0-16.0-000.0- 2.5
| | 002-015.000 X X
08-2.0-09.0-000.0- 0.1
J | 001-043.001 X X
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Parcel Identification Map
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Exhibit: Propeny Inspection Forms

Property / Facility Inspection Form Tract ]
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF
Address N/A Parcel Number 08-2.0-09.0-000.0-001-043.001
Building None # Stories Building n/a Basement: Yes X | No
Type Material

Is Property Yes X | No Property Size (Acres) 0.1

improved

Property Condition

Retaining Walls N/A

Private Sidewalks & Drives Fair Gravel access road

Public Streets Good Three Seasons Road to west. Good to Fair Condition

Lawns & Shrubs N/A

Excessive stored Vehicles N/A

(not for retail sales purposes)

Open storage N/A

Accessory Structures N/A

Public Sidewalks, Curbs, Gutter N/A

Catch Basins N/A

Street Lights N/A

Street Conditions N/A

Comments: Parcel is presently the east of Three Seasons Road. Parcel includes gravel access road for maintenance
activities for the former golf course.

Condition Condition Comment
Present
1. Inadequate Street Layout X No improvements exist within interior of parcel.
Access from west via KK.
2. Unsanitary / Unsafe Condition
3. Deteriorated Site Improvements X Site of the former Dogwood Hills Golf Course, now
closed. Golf facilities have deteriorated past the point
of competitive functionality.
4. Improper Subdivision
5. | Obsolete Platting
6. Life Endangering Condition
-Fire
-Environmental
-Other
7. Retardation of Housing Accommodations
8. | Economic Liability/Underutilization X Current site of the Dogwood Hills Golf Course.
Extreme topographic changes throughout tract would
make it difficult to create a viable building lot.
Elevation drops approximately 100+ feet across site.
9. Social Liability
10. | Menace to Public Health, Safety, Morals,
welfare

10
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Exhibit: Certification

| certify that, to the best of my knowledge and belief...
1. The statements of fact contained in this report are true and correct.
2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional

analyses, opinions, and conclusions.

3. | have no present or prospective inferest in the property that is the subject of this
report, and | have no personal interest with respect to the parties involved.

4. | have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

5. My compensation is not contingent on an action or event resulting from the analyses,
opinions, or conclusions in, or the use of, this report.

6. Jim Potter, AICP has made personal inspections of the property that is the subject of
this report.

7. This study is not based on a requested result or a specific conclusion.
8. | have not relied on unsupported conclusions relating to characteristics such as race,
color, religion, national origin, gender, marital status, familial status, age, receipt of

public assistance income, handicap, or an unsupported conclusion that homogeneity
of such characteristics is necessary to maximize value.

James Potter, AICP

Development Initiatives

11
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Exhibit: Assumptions and Limiting Conditions

This Blight Study is subject to the following limited conditions and assumptions:

1. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are Development Initiatives, Inc.’s unbiased
professional analyses, opinions, and conclusions.

2. Information provided and utilized by various secondary sources is assumed to be
accurate.  Development Initiatives cannot guarantee information obtained from
secondary sources.

3. The nature of real estate development is an unpredictable and often tumultuous. In
particular, the natural course of development is difficult to predict and forecast.
Development Initiatives deems our projections as reasonable considering the current
and obtained information.

4. Development Initiatives has considered and analyzed the existing conditions
concerning the subject property within the Redevelopment Area. We have considered
these existing conditions while making our analysis and conclusions. However, it
should be understood that conditions are subject to change without warning, and
potential changes could substantially effect our recommendations.

5. Our analyses, opinions and conclusions were prepared in conformance with the Code

of Professional Ethics and Standards of the American Institute of Certified Planners.

12
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PREPARED BY:
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KANSAS CiTY, MISSOURI 64105

PREPARED:

April 2, 2015
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April 2, 2015

Mr. Gary Mitchell

Arrowhead Development Group, LLC
1252 State Road KK

Osage Beach, Missouri 65065

Subiject: Blight Study, Arrowhead Centre Tax Increment Financing Plan

Dear Mr. Mitchell:

We are pleased to transmit the attached Blight Study Report that has been prepared for the
above referenced property. The purpose of this Report is to determine whether the subject
property is blighted, as defined in Section 99.805 (1) Revised Statutes of Missouri. This
analysis represents an accumulation of our findings based on research and investigations
performed as of the report’s effective date, April 2, 2015. The attached report sets forth the
data, research, investigations, analyses, and conclusions for this report.

The subject Redevelopment Area is composed of eight (8) parcels of land containing
approximately 226.31 acres. Presently, the subject property contains the now-closed
Dogwood Hills Golf Course and the closed/former Best Western Dogwood Hills Resort Inn.
Improvements to the Redevelopment Area are original to the area and have not been
improved since constructed in the 1960’s and 1980's.

As determined in the following study, it is our opinion that the subject property represents a
“blighted area” which is defined in Missouri Statute Section 99.805 (1). Primary blighting
factors include:

e Defective or Inadequate Street Layout,

e Deteriorating Site Improvements,

e Economic Liability/Economic Underutilization.

We have concluded these facts based on the current condition of the Redevelopment Area,
general access and visibility of the area, existing conditions of improvements located within the
Redevelopment Area, and the potential redevelopment opportunities existing for the site.
Please feel free to contact me if you have any questions or comments.

Sincerely,

James Potter, AICP
development initiatives
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Copyright Statement

This document was prepared for the intended use of Arrowhead
Development Group, LLC; White Goss, and the Tax Increment
Financing Commission of Osage Beach, Missouri for it's
redevelopment of certain real estate properties referenced within
the report.

With the exception of the unlimited use by Arrowhead
Development Group, LLC; White Goss, and the Tax Increment
Financing Commission of Osage Beach, Missouri, no part of this
document may be reproduced, duplicated, or transmitted by
mechanical, digital, or other means without permission in writing
from Development Initiatives. Development Initiatives, retains all
copyrights to the material located within this document and the
material located herein is subjected to the U.S. Copyright Law
found in the United States Code, Title 17, Chapter 1-13.
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Limiting Conditions

The reported analyses, opinions, and conclusions contained herein are
limited only by the reported assumptions and limiting conditions and are
Development Initiatives’ unbiased professional analyses, opinions, and

conclusions.

Information provided and utilized by various secondary sources is
assumed to be accurate. Development Initiatives cannot guarantee
information obtained from secondary sources. Such information and the
results of its application within this analysis are subject to change without

notice.

The nature of real estate development is unpredictable and often
tumultuous. Development Initiatives deems our projections as reasonable
considering the existing market and various obtained information. It
should be understood that fluctuations in local, regional, and/or national
economies could have substantial effects on the particular findings and

recommendations contained within this document.

Page 85 of 371



Introduction

The purpose of this analysis is to investigate and determine whether blighting
conditions exist at the subject property according to Section 99.805 (1) of the Revised
Statutes  of Missouri  (RSMo). This  proposed
redevelopment is currently known as Arrowhead
Centre Redevelopment Area, Osage Beach, Camden
County, Missouri.  The Redevelopment Area is
generally located north and east of State Highway KK
and west from existing Highway 54, Osage Beach,
Camden County, Missouri. The Redevelopment Area
is composed of eight (8) parcels of land containing
approximately 226.31 acres. The Redevelopment Area has not been developed
primarily due to lack of utilities within the Redevelopment Area and difficult terrain and
subterranean rock. Please refer to Exhibit A for complete ownership information for

the Redevelopment Area.

Function of Study
This Blight Analysis has been prepared for use in conjunction with an application for
tax increment financing pursuant to Missouri Revised Statutes Chapter 99 “Real

Property Tax Increment Allocation Redevelopment Act.”

Purpose of Study

The purpose of this Blight Analysis is o determine whether the specific Redevelopment

Area is blighted within the meaning of Section 99.805 RSMo.

Effective Date of Report
The effective date of this Blight Analysis is April 2, 2015. Unless otherwise stated, all

factors pertinent to a determination of blight were considered as of that date.
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Proposed Arrowhead Centre TIF - General Location
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General Location Aerial

SITE
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Definition:

In determining whether the defined Redevelopment Area is “blighted,” we first must
define the term “blighted area.” For the purposes of this study, the definition found in

Section 99.805 (1) RSMo. is utilized. This section provides that “blighted area” shall

mean:

This analysis will determine whether the proposed Redevelopment Area meets the
statutory requirements to be declared a “blighted area” under the above-mentioned
provision. In determining whether the Redevelopment Area is blighted pursuant to the
statutory definition, Development Initiatives first reviewed the Redevelopment Area as
a whole, particularly reviewing trends in the area as they relate to an indication of
whether this portion of the City is blighted per State Statute. The term “blighted” for
the purposes of this analysis requires a finding that the Redevelopment Area, on the

whole,

“Blighted Area,” an area which, by reason of the predominance of
defective or inadequate street layout, unsanitary or unsafe
conditions,  deferioration of site improvements, improper
subdivision or obsolete platting, or the existence of conditions
which endanger life or property by fire and other causes, or any
combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a
menace fo the public health, safety, morals, or welfare in its present

condition and use;

is occasioned by one or more of the following:
1. Defective or inadequate street layout,
Unsanitary or unsafe conditions,

2

3. Deterioration of site improvements,

4. Improper subdivision or obsolete platting,
5

. The existence of conditions which endanger life or property by fire and

other causes,
6. Or a combination of such factors, which

» Retard the provision of housing accommodations, or
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» Constitute an economic or social liability, or
» Constitute a menace to the public health, safety, morals or welfare

in its present condition and use.

By considering the area as a whole, not every parcel or even a certain percentage of
parcels within the Redevelopment Area needs to be blighted, rather only the existence
of blighting conditions impacting the preponderance of the area comprising the
Redevelopment Area is adequate to designate the area a “blighted area”. This same
concept applies to structures within the Redevelopment Area. Thus a vacant lot, as
long as it's within a Redevelopment Area where the preponderance of the area is
impacted by blighting conditions, a finding that the Redevelopment Area is blighted

can be made.

Site Description

Location & Access

As previously mentioned, the Redevelopment Area is generally located north and east
of State Highway KK and approximately V4 mile west from Highway 54, Camden
County, Osage Beach, Missouri. Access to the Redevelopment Area is via Highways
54 and KK. Presently, approximately 12,000 vehicles pass through the subject site on
State Highway KK on an average daily basis. Additionally, US Highway 54 has an
average daily traffic count of 31,777 vehicles. This US 54 realignment runs adjacent
to the southern edge of the subject property and was estimated to cost approximately
$158 million. The primary reason for the improvement of the existing highway is the

expected increase in traffic volume for the area.
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Redevelopment Area Map
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Topography

The topographical features of the Redevelopment Area consist of extreme/severe
undulating terrain, cliffs, and valleys. These severe elevation differentials cause
significant portions of the Redevelopment Area to need to be cut, filled, and graded to
create developable pad sites. Elevation differentiations vary as much as 135+ feet
across the site. Additionally, the subject property is not located in either a 100-year

flood plain or 500-year flood plain.
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Zoning

According to the City of Osage Beach, existing zoning for the Redevelopment Area is
A-1 (General Agricultural District) and PUD (Planned Unit District). Both
Classifications are further defined in Section 405.130 and 405.210 respectively of the
Osage Beach Zoning Regulations. This report makes no recommendations as to the

appropriateness of zoning and related issues.

Utilities
All utilities are available to the westernmost boundary of the Redevelopment Area
including water, sewers and electricity. However, there are no utilities to the interior

portions of the Redevelopment Area.

Presently an electrical transmission line bisects the site in numerous locations. [t
appears that this line is a local distribution line. In addition, smaller local distribution

lines are scattered throughout the Redevelopment Area.

Additionally, it appears no storm sewers have been constructed in the Redevelopment

Area, though several small ponds are located in the Redevelopment Area.

Existing Improvement Description

As previously mentioned, the Redevelopment Area is located in Osage Beach,
Camden County, Missouri. The Redevelopment Area consists of approximately
226.31 acres of land.  Existing use of the property within the Redevelopment Area
consists primarily of the obsolete, now closed, golf course Dogwood Hills property.
The golf course was originally developed in 1962 and has been a functioning golf

course facility until November of 2014.

In 1983 a 47 room hotel facility was constructed across the street from the golf course
facility. The hotel facility had most recently been flagged as a Best Western Hotel, but

lost its Best Western Charter in 2008. Until November of 2014, the facility had been
12
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run as an independent lodging establishment. Correspondence from the Best Western
chain indicated they did not renew their operating commitment due to the obsolete
nature of the facility. Additionally in 1982 two 4-unit villa buildings were constructed
south of the club house facility. These villas are rented out on a seasonal basis.

Please refer to Exhibit B: Photo Log for photos of the Redevelopment Area.

Proposed Improvement Description

Under the proposed TIF Plan, the Redevelopment Area will be developed as Eight
Redevelopment Projects. The Redevelopment Projects will consist of mixed-use
commercial and residential development. Upon full completion of all Redevelopment
Projects, it is anticipated that the Redevelopment Area will be comprised of the
following land uses (square footage listed is approximate): (1) 97,985 square feet of
big box general retail, (2) 313,154 square feet of strip retail, (3) 35,373 square feet
of restaurant space on out parcels, (4) 112,921 square feet of commercial space on
out parcels, (5) 17,900 square feet of office space, (6) 58,196 square feet of hotel
and/or motel space, totaling 90 rooms, (7) 170 room assisted living facilities totaling
69,000 square feet, (8) 453 residential units totaling 543,600 square feet, (9) 6,000
square feet of convenience store or gas station space, (10) 28,400 square feet of
family entertainment (11) 28,500 square feet winery (12) 106,910 square feet of self-
storage. Upon full build out of the Redevelopment Projects, which is projected in
2038, it is anticipated that the Redevelopment Area will cover approximately 197.82
acres of new development. Please refer to the Arrowhead Centre TIF application

package for current and specific development numbers.

Ownership
The ownership of the entire Redevelopment Area is currently vested in one (1) entity.
That entity is:

Dogwood Hills Golf Course, Inc.
1252 Highway KK
Osage Beach, MO 65065
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Parcel Ownership Map
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Ownership Table
County ID No.

Parcel

ID No.

Legal Description
(Via Camden County Assessors Office)

08-5.0-16.0-000.0-001-005.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW 1/4, PT. NW NE POB IS THE NE COR OF THE
NW 1/4, NW 1/4

08-2.0-09.0-000.0-001-043.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT SE SW, PT S 1/2 SE, PT NE SE

08-5.0-16.0-000.0-001-007.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW NW

08-5.0-16.0-000.0-002-009.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW NW, PT SW NW

08-5.0-16.0-000.0-002-030.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW 1/4 WITH IN CITY LIMITS SW OF RT. KK

08-5.0-16.0-000.0-002-026.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOTS 13 AND 14

08-5.0-16.0-000.0-002-010.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOTS C.D.

08-5.0-16.0-000.0-002-014.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOT A

08-5.0-16.0-000.0-002-015.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOT B

226.31
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Blight Analysis

As previously presented, blight is defined as follows;
“Blighted Area,” an area which, by reason of the predominance of
defective or inadequate street layout, unsanitary or unsafe
conditions, detferioration of site improvements, improper
subdivision or obsolete platting, or the existence of conditions
which endanger life or property by fire and other causes, or any
combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a
menace fo the public health, safety, morals, or welfare in its present

condition and use;

This analysis will determine whether the proposed Redevelopment Area meets the
statutory requirements to be declared a “blighted area” under the above-mentioned
provision. In determining whether the Redevelopment Area is blighted pursuant to the
statutory definition, Development Initiatives first reviewed the Redevelopment Area as
a whole, particularly reviewing trends in the area as they relate to an indication of
whether this portion of the City is blighted per State Statute. The term “blighted” for
the purposes of this analysis requires a finding that the Redevelopment Area, on the

whole, is occasioned by one or more of the following:

—_

Defective or inadequate street layout,
Unsanitary or unsafe conditions,
Deterioration of site improvements,

Improper subdivision or obsolete platting,

o K N

The existence of conditions which endanger life or property by fire and
other causes,

6. Or a combination of such factors, which

i. Retard the provision of housing accommodations, or

ii. Constitute an economic or social liability, or
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iii. Constitute a menace to the public health, safety, morals or
welfare in its present condition and use.

As previously mentioned, when considering the area “as a whole”, not every parcel or
even a certain percentage of parcels within the Redevelopment Area needs to be
blighted, rather only the existence of blighting conditions impacting the
preponderance of the area comprising the Redevelopment Area is adequate to
designate the area a “blighted area”. Thus a vacant lot, as long as it's within a
Redevelopment Area where the preponderance of the area is impacted by blighting

conditions, a finding that the Redevelopment Area is a “blighted area” can be made.

In the State of Missouri there have been numerous court cases which provide

additional direction in the consideration of blight. The following are several cases

which have impacted the definition of “blight” as contemplated by Section 99.805 (1):
1. Parking Systems, Inc. v. Kansas City Downtown

Redevelopment Corporation, 518 SW.2d 11, 15 (Mo.

1974). The courts determined that it is not necessary for an
area to be what commonly would be considered a “slum” in
order to be blighted.

2. Crestwood Commons Redevelopment Corporation v. 66

Drive-In, Inc., 812 SW. 2d 903, 210 (MO. App. E.D.

1991). Determined that an otherwise viable use of a
property may be considered blighted if it is an economic
under utilization of the property.

3. Maryland Plaza Redevelopment Corporation v. Greenberg,

594 S\W.2d 284, 288 (Mo. App. E.D. 1979). Determined

that it is not necessary for every property within a
Redevelopment Area to conform to the blight definition. A
preponderance of blight conditions is adequate to designate

an area for redevelopment.
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4. State ex. Rel Atkinson v. Planned Industrial Expansion

Authority, 517 S.\W.2d 36 at 46 (Mo. banc 1975). Blight

may also be found if the redevelopment of an area “could
promote a higher level of economic activity, increased
employment, and greater services to the public.” Tierney,
742 SW.2d ot 151.

5. The Missouri Court of Appeals Western District Opinion known as
Great Rivers Habitat Alliance v. City of St. Peters, 246 S.W. 3d 556
(Mo. Ct. App. 2008).

There are a number of existing conditions in the Redevelopment Area which comply
and meet the statutory definitions of blight, therefore support a finding of Blight for the
Redevelopment area. These conditions include;

1. Defective or Inadequate Street Layout,

2. Deterioration of Site Improvements

3. Economic Liability/Economic Underutilization.
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Defective or Inadequate Street Layout

In its present condition, the Redevelopment Area is served by a number of improved
streets which allow sufficient access to the various development parcels within the
area. These include, State Highway KK, Nichols Road, 3 Seasons Road, and St.
Moritz Drive. However, direct access to the interior of each development parcel is
presently inadequate.

. Poor vehicular access in and around the Redevelopment Area.

Vehicular access to the interior of the Redevelopment Area is effectively limited.
Outside the above mentioned
access points, no infernal
road system exists and
vehicular access to the
interior portions of the site is
limited. ~ Currently the only
public access road within the
interior of the site is Golf
Road, a public street.
However, this road s
significantly deteriorated and in certain locations impassable. Golf Road is a
narrow two lane road which bisects the Redevelopment Area east to west. The
road is currently in a state of significant disrepair and the City of Osage Beach
has, per Ordinance No.: 04-40, prohibited drivers of commercial vehicles and
trailers from driving on Golf Road. Upon inspection, numerous locations
occur where significant degrading and substandard pavement and paving
materials are present.  No curbs, gutters, sidewalks, street lighting, or
emergency shoulders are present along the entire length of Golf Road.
Furthermore visibility is limited in several locations due to extreme topographic

differentials along the road.

Please refer to Exhibit D for City of Osage Beach Ordinance No.: 04-40.

Page 100 of 371



Lack of internal circulation. A complementary condition to access is

circulation.  Just as access is limited to the Redevelopment Area, circulation
throughout the area is non-existent. Traversing the site north to south, east to
west is extremely limited unless on foot.

Limited points of ingress/egress for general vehicular access. As previously

mentioned, vehicular access is effectively limited. Outside these roads, no
internal road system exists and vehicular access to the interior portions of the
site is limited.

Limited points of ingress/eqgress for emergency vehicles. Limited access to

vehicular traffic also means limited access to emergency vehicles. In the event
of an emergency within the Redevelopment Area, emergency vehicle access is
effectively limited to either State Highway KK, Nichols Road or St. Moritz Drive.
Emergency response crews would have to differentiate which route to take to
respond in a timely manner.

Deteriorated street pavement, curbs and gutters. Throughout  the

Redevelopment Area and where existing, street pavement, curbs and gutters
are deteriorated and showing limited maintenance activities. Cracks, chipping,
spalling, and large sections of roadway with the absence of pavement, curbs or
gutters is evident within the Redevelopment Area.

Limited sight lines and street lighting on Nichols Road and State Highway KK.

As previously mentioned, the only access to the Redevelopment Area is Nichols
Road, Highway KK and St. Moritz Drive and Golf Road. In some locations,
limited site lines exits due to topographic issues and the curved nature of the
roads.  Limited sight lines potentially present a hazardous condition to both

vehicular traffic and pedestrian traffic along the road.
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In order to alleviate these issues
and to properly develop on the
various property parcels,
construction of various access
roads and drives will be
required. In its present
condition, no paved roads exist
within the Redevelopment Area
except State Highway KK and
Golf Road. A significant

portion of the Redevelopment Area is only accessed via foot traffic.

Based on the preceding observations, it is our opinion that the Redevelopment Area
exhibits conditions which can reasonably conclude that “Inadequate Street Layout” is a
condition prevalent throughout the Redevelopment Area and supportive of a blight

finding.

Deterioration of Site Improvements

Many of the improvements within the Redevelopment Area have deteriorated to the
point of obsolescence. Dogwood Hills golf facility was constructed in 1962 and at
one time enjoyed success as a regional golf facility. Over the years increased
competition from newer, more modern facilities have led to a steady decline in rounds
played and revenues at the facility. So much so that the facility is presently closed.
The former 47 room Best Western facility was approximately 24 years old and no
longer able to compete with modern facilities without significant renovations. The
facility is currently closed as well due to previous building standard violations with Best

Western International.
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The Dogwood Hills Golf Course makes up the majority of the land area within the
Redevelopment Area. Of the total 226.31 acres, the golf course and the driving
range account for 130 acres. Originally constructed in 1962, the golf course has
been maintained and updated on a limited basis through the years. Over the past ten
years, the course has experienced a significant decline in total rounds-played. While

the overall total rounds-played in the lake area have increased, the number of rounds-

played at Dogwood have decreased and continue to decrease.

2014 2013 2012 2011 2010 2009 2008 2007 2006 2005
;‘(’jtsa' ke | 201,794 | 199,295 201,363 197,977 203,513 231,148 229,757 | 240040 | 226,799 | 265,469 | 260,154
Total
Rds, 15,709 17,393 17,494 17,340 17,637 17,731 17,680 17520 | 16,479 | 19,351 | 24131
Dogwood
% of total 0
Rds 7.78% 8.73% 8.69% 8.76% 8.67% 7.67% 7.70% 7.30% | 7.27% | 7.20% | 9:28%

Information provided by Dogwood Hills Golf Course.

THK Associates of Aurora, Colorado provided a secondary, independent analysis of
the market demand and supply within the regional lake golf market. The following are
excerpts of the report:
“In the Dogwood Hills region (three counties) there are currently 15 golf
facilities offering 279 holes of golf. Over 50% of the facilities have been built
since 1985 and all but two were built before 1965. Dogwood Hills is the

second oldest facility in the region.

Within the actual Dogwood Hills trade area there are eleven competitive
facilities, exclusive of Dogwood Hills. These eleven facilities average only
18,635 rounds of play, well below the typical capacity for a golf facility. The
average daily greens fee for the courses in the region is $52.05, high season.

Dogwood Hills is nearly $10.00 below the average fee in the region at

$42.70.

In the trade area today there is an estimated demand for 203,300 rounds of

golf. An amount that suggests there is an over-supply of golf in the area. The

22
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golf industry experts estimate that there is an over-supply of 3 golf courses in

the trade area. Public golf is currently over-supplied in the trade area.

The number of rounds played at Dogwood Hills has been steadily declining
over the last decade. In 1997 Dogwood Hills reported 28,354 rounds of golf,
which represented 13.6% of play in the region. By the end of 2006 rounds had
dropped to 16,479 of a 7.27% market share, reflecting increased competition

and the lack of Dogwood Hills to compete with other facilities.

Within the actual trade area Dogwood Hills should be able to capture 9.3% of
public rounds, based on a fair share capture rate. If Dogwood Hills were able
to maintain that rate and not have further erosion of market share, based on
growth in the trade area, rounds could increase to 19,997 by 2017, still well
below levels of play in the late 1990’s.

With the decline in rounds at Dogwood Hills, there has been a corresponding
decline in revenues and net income. In 1999 the Dogwood Hills facility
achieved a net profit of $139,861. Net income steadily declined to the point
of losses in 2005, a minimal profit in 2006 of $9,042, and a loss for the 2014

season.

Based on the declining performance of the Dogwood Hills golf facility and the

current over-supply of public golf in the trade area and region, it does not

2l

appear that the highest and best use of the property is for a golf facility.

Additionally, the golf course has recently been analyzed in order to determine the
potential for rehabilitation and costs associated with course rehabilitation. Mr. Jeffrey

Myers of JCM Group, analyzed the course and determined that the following

! THK Associates, Obsolescence Report, Dogwood Hills Golf Course, March 22, 2007
23
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conditions exist which prevent the course from being a “state of the art” facility. These
conditions include:”

e Course Length. At Par 70, 6,200 yards in length, Dogwood Hills is the shortest
championship course in the loke area. All other courses average over 6,500
yards in length. In order to be competitive and attract increased golf clientele,
the course will need to be lengthened a minimum of 500 yards.

e Greens. Presently, Dogwood has only one United States Golf Association
(USGA) specification green, all other greens are over 40 years old. The
American Society of Golf Course Architects (ASGCA) Life Cycle chart indicates
that greens can last up to thirty years. In order to be competitive and provide
quality putting surfaces all greens would need to be replaced.

e Bunkers. Bunker sand at Dogwood Hills has never been replaced. ASGCA
Life Cycle chart indicates that bunker sand should be replaced every five to
seven years.

e Cart Paths. Cart paths at Dogwood Hills are asphalt and were installed in
1982 and upgraded in 2001. ASGCA estimates that asphalt paths last 5 to
10 years.

e Pump Station. The pump station at Dogwood was last upgraded in 1985 and
is presently not correctly sized for any new irrigation systems. According to the
ASGCA, a pump station should last 15 to 30 years.

o Tees. All tee boxes at Dogwood are original to the course except several
forward tees added in the 1980’s and two championship tees added in 2000.

ASGCA recommends tee being renovated every 15 to 20 years.

Ultimately, Mr. Myers estimates that remedying these defective conditions would
require approximately $4,500,000+ to effectively bring the course to modern

standards. Please refer to Exhibit E for JCM Group analysis.

Best Western Dogwood Hills Resort Inn

2 J.C.M. Group, Dogwood Hills Analysis
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Further deteriorating conditions exist in regards to the former Best Western Dogwood
Hills Resort Inn (“Resort Inn”). Constructed in 1984, the three story facility contains
47 guest rooms. At the time of original construction, Resort Inn was built as a
seasonal golf resort with expectations of operating the months of March thru
November at best and was built with the plan of closing December thru February.
Over the vyears, membership standards and requirements by Best Western
International, along with guest and general market expectation have changed

dramatically and now the facility is closed, due to functional obsolescence.

Over the course of the Resort Inn’s former relationship with Best Western International,
changes in lodging requirements for the lake region changed while the Resort Inn
facility had remained constant. Changes in minimum room standards and changing
industry trends which were not planned for in the original construction included:
upgraded unit appliances (coffee makers, irons, hair dryers, microwaves, refrigerators,
televisions, etc.); interior corridor and room entrances; elevator accessibility; business
centers; fitness centers; meeting/conference facilities; and year round lodging. Since
the original facility construction, Best Western International building standards have
changed to accommodate modern guest expectations. In order to maintain the Best
Western affiliation, or a comparable hotel/motel flagged establishment, the facility will
require substantial renovation. It is estimated that to bring the existing facility up to
current design standards would cost in excess of $1,000,000. Even with an upgraded
facility, at only 47 rooms the Resort Inn will be smaller in size and less competitive
than newer modern facilities that offer other amenities such as meeting and

convention spaces, modern rooms, etc.

Please refer to Exhibit G: Best Western Correspondence for further information

regarding Best Western Design Standards.
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Water Tower Repairs

Adjacent to the former Best Western Dogwood Hills Resort is a 30,000 gallon
standpipe water tower which provides water service to the resort and golf course. The
water tower is

approximately 31 years

of age. Presently, the

water tower is in a

significantly  deteriorated

condition and is out of

compliance with

American Water Works

Association (AWWA),

Occupational Safety and

Health Administration

(OSHA) and National

Fire Protection
Association (NFPA) standards. Improvements to bring the tower up to current
standards include: pit and seam weld repairs, cleaning and repairing

spalling/cracking areas, sealant application, installation of a compliant manway,
installation of manway access equipment, clean and repair anchor bolts, installation
of frost proof drain valve, installation of safety signage, install liquid level indicator
gauge, install passive cathodic protection system, install radial cathodic protection
system, install silt plate cover, and apply interior/exterior coatings. Anticipated cost to

bring the water tower into compliance is approximately $75,000.
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Based on the preceding observations, it is our opinion that the Redevelopment Area
exhibits conditions which can reasonably conclude that “Deterioration of Site
Improvements” has occurred and is prevalent throughout the Redevelopment Area

and supportive of a blight finding.

Our analysis indicates that two statutorily defined blighting factors are present within
the Redevelopment Area, namely; Inadequate Street Layout, and Deterioration of Site
Improvements. While the presence of only one of these conditions is enough to
reasonably determine blight for an area, the presence of a majority of these factors is

certainly enough to determine that the Redevelopment Area is blighted in accordance

with RSMo 99.805 (1).

Additionally, we have determined that the previously discussed blighting factors
present within the Redevelopment Area contribute to the following;
e Constituting an economic or social liability,

e Being a menace to the public health, safety, morals or welfare.

Constituting an Economic or Social Liability

lt is our opinion that blighting conditions present within the Redevelopment

Area do constitute an Economic Liability. (See summary).

Conditions that Constitute a Menace to the Public Health, Safety, Morals, or Welfare

in its Present Condition and Use.

Inadequate street layout, unsanitary and unsafe conditions, and deterioration
of site improvements are all evidence of blighting conditions within the
Redevelopment Area. It is our opinion that the combination of these conditions
do constitute a menace to public health, safety, morals or welfare in its present

condition and use.

27

Page 108 of 371



Economic Liability/Under Utilization

The combination of the previously identified factors creates an extraneous economic
liability for the development of the Redevelopment Area. “The concept of urban
redevelopment has gone far beyond ‘slum clearance’ and the concept of economic

underutilization is a valid one.” Tierney v. Planned Industrial Expansion Authority of

Kansas City, 742 SW.2d 146, 151 (Mo. banc 1987). If vacant land “no longer
meets the economic and social needs of modern city life and progress,” the land can

be considered blighted. State ex. Rel Atkinson v. Planned Industrial Expansion

Authority, 517 S.W.2d 36 at 46 (Mo. banc 1975). Blight may also be found if the

redevelopment of an area “could promote a higher level of economic activity,
increased employment, and greater services to the public.” Tierney, 742 S.W.2d at
151.

Existing property tracts and improvements within the Redevelopment Area have always
sat vacant. Under its present undeveloped condition, the Redevelopment Area
annually generates approximately $99,109 in ad valorem taxes. Upon completion of
the Redevelopment Projects within the Redevelopment Area (estimated completion
time 2037), the estimated increase in ad valorem taxes is approximately $3,850,000.
In addition, sales taxes generated within the Redevelopment Area for the life of the
plan are estimated to be $92,800,000 by 2037. The development of the
Redevelopment Area will also generate significant employment opportunities for the
area, including construction, retail, and service employees. It is estimated that the
construction phase alone will create 3,850 new jobs while the finished project will
create 2,592 permanent new jobs. All of these economic benefits would be forgone
without the use of tax increment financing to assist in the exceptional site improvement

costs.

Additional site conditions which substantiates the economic liability of the
Redevelopment Area is the extraordinary land development costs required to develop

the area to its highest and best use. The topographical features of the Redevelopment
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Area combined with the lack of basic infrastructure (i.e. utilities) are major factors
contributing to the extraordinary land development costs. Infrastructure expenses to
the area include improvements which are currently not in place or not planned without
the consideration of this project. These include:
Site  Excavation. As mentioned, the topographical features of the
Redevelopment Area consist of extreme variations in topography which leads to
high hills in some locations and deep valleys in others. This extreme variation
causes significant portions of the Redevelopment Area to need to be excavated
and graded to fill the lower areas. Extreme elevation variations of the
Redevelopment Area range from 855 feet to 720 feet; a difference of 135+
feet across the site. Due to soil characteristics in the Redevelopment Area,
excavation will require moving some soils, but the majority of the excavation
will require the removal and movement of subsurface rock. Throughout the
Redevelopment Area, bedrock is exposed at grade. It can be assumed that the
depth from surface to bedrock throughout the area is at best measured in feet.
It is estimated that in all Phases of redevelopment, approximately 1,500,000
cubic yards of rock and earth will have to be excavated and moved at a cost of
approximately $11.6 million.  This excavation and grading work will

significantly increase the expense of developing the Redevelopment Area.

Sanitary Sewer. Presently the Redevelopment Area does not contain any
sanitary sewer system improvements. Sanitary sewer improvements include the
construction of sewer lines and pump stations.  This sanitary sewer
improvement is estimated to cost approximately $1,700,000 through all

phases of the Redevelopment Project.

Roadway Improvements. As part of this Redevelopment Plan, as well as added
development in the area, portions of the area will require significant roadway
improvements. These include construction of roadbeds, retaining walls and

Highway 54 Intersection improvements. These roadway improvements are
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estimated to cost approximately $11,000,000 Million through all phases of the

Redevelopment Project.

Water Service. Currently no water service exists to the interior of the
Redevelopment Area. Water system improvements which are required are
water mains and public extensions and fire hydrants. It is estimated that the
construction of new water services to the interior of the site could total as much

as $2,500,000 through all phases of the Redevelopment Project.

Please refer to current Civil Construction budget in the TIF Plan for up-to-date

construction figures.
Clearly, the extraordinary land development costs associated with the topographical
features of the Redevelopment Area, combined with the construction of streets and

various utilities within the area further represent an extraordinary land development

expense and therefore contribute to a finding of blight for the Redevelopment Area.
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Blight Conclusion
The preceding analysis indicates that the Redevelopment Area suffers from numerous
unfavorable blighting factors, as delineated in the statutes and as described in detail.
These factors include obsolete platting, defective/inadequate street layout, obsolete
building layout/design, deterioration of existing improvements, and economic
underutilization.

1. Defective or Inadequate Street Layout,

2. Deterioration of Site Improvements,

3. Economic Liability/Under Utilization.

The Redevelopment Area is well-located, and highly visible; however a number of
blighting factors hamper the future redevelopment of the site. Overcoming these
blighting conditions creates an extraneous economic liability for the development of
the Redevelopment Area. The primary excessive economic liability would concentrate
on topographic constraints in addition to normal site and improvement costs.
Because of the various blighting conditions, the development of any viable
commercial properties are diminished and the Redevelopment Area constitutes a
menace to the public health and safety in its present condition and use. It is our
opinion that the subject property within the Redevelopment Area constitutes a blighted
area within the definition of Chapter 99 of the Missouri Revised Statutes.
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Blight Conditions - Summary: Parcel by Parcel

Tax ID Number Size Inadequate Deterioration of  Econ.
(acres) Street Layout Site Improv. Liability
08-5.0-16.0-000.0-001- 93.8
A | 005.000 X X X
08-2.0-09.0-000.0-001- 63.0
B | 043.000 X X X
08-5.0-16.0-000.0-001- 8.2
C | 007.000 X X X
08-5.0-16.0-000.0-002- 40.0
D | 009.000 X X X
08-5.0-16.0-000.0-002- 2.8
E | 030.000 X X X
08-5.0-16.0-000.0-002- 1.0
F | 026.000 X X
08-5.0-16.0-000.0-002- 5.9
G | 010.000 X X
08-5.0-16.0-000.0-002- 6.1
H | 014.000 X X
08-5.0-16.0-000.0-002- 2.5
| | 015.000 X X
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EXHIBIT A — Ownership Information
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Ownership Table
County ID No.

Parcel

ID No.

Legal Description
(Via Camden County Assessors Office)

08-5.0-16.0-000.0-001-005.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW 1/4, PT. NW NE POB IS THE NE COR OF THE
NW 1/4, NW 1/4

08-2.0-09.0-000.0-001-043.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT SE SW, PT S 1/2 SE, PT NE SE

08-5.0-16.0-000.0-001-007.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW NW

08-5.0-16.0-000.0-002-009.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW NW, PT SW NW

08-5.0-16.0-000.0-002-030.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

PT. NW 1/4 WITH IN CITY LIMITS SW OF RT. KK

08-5.0-16.0-000.0-002-026.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOTS 13 AND 14

08-5.0-16.0-000.0-002-010.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOTS C.D.

08-5.0-16.0-000.0-002-014.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOT A

08-5.0-16.0-000.0-002-015.000

Dogwood Hills Golf Course, Inc.

1252 Highway KK
Osage Beach, MO 65065

LOT B

226.31
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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EXHIBIT A — Legal Description: Arrowhead Centre Redevelopment Area: Continued
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Exhibit B: Photo Log

The following photograph log presents a review of the property tracts within the proposed
Redevelopment Area. Photos indicate property condition, infrastructure condition, and
surrounding adjacent property is also included. All photos were taken on November 11,

2014.
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View to the north at the clubhouse of Dogwood Hills Golf Course.

The Former Dogwood Hills Golf Course Facility Clubhouse.
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View to the villas (4 total) located south of the clubhouse facility. Villas constructed 1983.

wix

East facade of the four villa buildings. Note exterior stair access.
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View to the east across KK at the former Best Western Dogwood Hills Resort Inn facility.

View at former Dogwood Hills Best Western.

53

Page 134 of 371



Photo of the Best Western Lobby structure, constructed 1984.

Interior of Lobby structure, original o 1984.
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View of the interior courtyard of the Best Western. Note obsolete construction materials.

Photo of the north side of the Best Western. Note obsolete construction materials & limited ADA
exterior access. Stair locations are the only means of ingress/egress to 2™ & 3 floors.
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Typical room furnishings throughout hotel and villa facilities. All finishes not in compliance with current
Best Western design standards.

Additional view of interior room finishes.
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View of 30,000 gallon Standpipe water tower.

Base of water tower. Note significant surface rust.
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Western end of Golf Road. Note overhead utilities. Note signage indicating road closed.

View east along Golf Road. Note disrepair of road surface, lack of curbs/gutters/shoulder. Note initial stages
of topography differential.
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View to the east along Golf Road. Note significant deterioration of roadway, absence of curbs, gutters,
shoulder, sidewalk. Also limited visibility in certain locations.

View west along Golf Road. Note significant deterioration, topography differential, limited visibility, lack of
curbs/gutters/sidewalks, typical along road.
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Golf Road west end, photo showing significant drainage ditch along side of road.

View looking east along Golf Road.

60

Page 141 of 371



Photo looking east along Golf Rd. Same severe deterioration conditions evident. Note overhead utility
line running length of road.

East end of Golf Road, road terminates at the newly constructed Highway 54 Bypass.
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Exhibit C: Propenrty Inspection Forms

Property / Facility Inspection Form Tract A
Date 11/11/14 Inspector JPotter
City Osage Beach, Missouri Project/Survey Arrowhead Centre TIF
Area
Address 1252 Highway KK Parcel Number 08-5.0-16.0-000.0-001-005.000
Building Commercial # Stories 1 Building n/a Basement: Yes X | No
Type Material
Is Property Yes | Yes n/a | No Property Size (Acres) 93.8
improved
Property Condition
Retaining Walls N/A
Private Sidewalks & Drives N/A
Public Streets Poor Golf Road runs through center of parcel. Severely deteriorated.
Lawns & Shrubs N/A
Excessive stored Vehicles N/A
(not for retail sales purposes)
Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter N/A
Catch Basins N/A
Street Lights N/A
Street Conditions N/A

Comments: Parcel is presently the northeast portion of the Dogwood Hills Golf Course. Parcel includes Maintenance

shed for the course.

Condition Condition Comment
Present
1. Inadequate Street Layout X No improvements exist within interior of parcel.
Access from west via KK.
2. Unsanitary / Unsafe Condition
3. Deteriorated Site Improvements X Site of the former Dogwood Hills Golf Course, now
closed. Golf facilities have deteriorated past the point
of competitive functionality.
4. Improper Subdivision
5. | Obsolete Platting
6. Life Endangering Condition
-Fire
-Environmental
-Other
7. Retardation of Housing Accommodations
8. | Economic Liability/Underutilization X Current site of the Dogwood Hills Golf Course.

Extreme topographic changes throughout tract would
make it difficult to create a viable building lot.
Elevation drops approximately 100+ feet across site.

9. Social Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract B
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-2.0-09.0-000.0-001-043.000
Building n/q # Stories O Building n/a Basement: Yes x | No
Type Material

Is Property Yes X | No Property Size (Acres) 63

improved

Property Condition

Retaining Walls N/A

Private Sidewalks & Drives N/A

Lawns & Shrubs N/A

Excessive stored Vehicles N/A

(not for retail sales purposes)

Open storage N/A

Accessory Structures N/A

Public Sidewalks, Curbs, Gutter N/A

Catch Basins N/A

Street Lights N/A

Street Conditions N/A

Comments: Parcel is presently the northeast portion of the Dogwood Hills Golf Course. Majority of the site is heavily
wooded and severely overgrown with vegetation.

Condition Condition Comment
Present
1. Inadequate Street Layout X No improvements exist within interior of parcel. No

direct vehicular access except Putter Road.

2. | Unsanitary / Unsafe Condition

3. | Deteriorated Site Improvements X Site of the former Dogwood Hills Golf Course, now
closed. Golf facilities have deteriorated past the
point of competitive functionality.

4. Improper Subdivision

5. | Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Approximately ¥2 of parcel is currently vacant/un-
developed. The other ¥z is occupied by the former
Dogwood Hills Golf Course. Extreme topographic
changes throughout tract would make it difficult to
create a viable building lot. Elevation drops
approximately 70+ feet across site.

9. Saocial Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract C
Date 11/11/14 Inspector JPotter
City Osage Beach, Missouri Project/Survey Arrowhead Centre TIF
Area
Address n/a Parcel Number 08-5.0-16.0-000.0-001-007.000
Building Golf course, # Stories  n/a | Building n/a Basement: Yes X | No
Type clubhouse Material
Is Property Yes X | No Property Size (Acres) 8.2
improved
Property Condition
Retaining Walls N/A
Private Sidewalks & Drives N/A
Lawns & Shrubs N/A
Excessive stored Vehicles N/A
(not for retail sales purposes)
Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter N/A
Catch Basins N/A
Street Lights N/A
Street Conditions N/A

Comments: Parcel is presently the majority of the Dogwood Hills Golf Course. Parcel includes Clubhouse and Cart
Storage Barn as well as villas to south.

Condition Condition Comment
Present
1. Inadequate Street Layout X No street improvements exist within interior of
parcel. Primary vehicular access is via Highway KK to
southwest.

2. Unsanitary / Unsafe Condition

3. | Deteriorated Site Improvements X Site of the former Dogwood Hills Golf Course, now
closed. Golf facilities have deteriorated past the
point of competitive functionality.

4. Improper Subdivision

5. Obsolete Platting

6. Life Endangering Condition

7. Retardation of Housing Accommodations

8. | Economic Liability/Underutilization X Current site of the Dogwood Hills Golf Course.
Moderate topographic changes throughout tract
would make it difficult to create a viable building lot.
Elevation drops approximately 60+ feet across site.

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract D
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-5.0-16.0-000.0-002-009.000
Building n/a # Stories O Building n/a Basement: Yes X | No
Type Material

Is Property Yes X | No Property Size (Acres) 40

improved

Property Condition

Retaining Walls N/A
Private Sidewalks & Drives N/A
Lawns & Shrubs N/A
Excessive stored Vehicles N/A
(not for retail sales purposes)

Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter N/A
Catch Basins N/A
Street Lights N/A
Street Conditions N/A

Comments: Parcel is currently vacant/undeveloped property. Majority of the site is heavily wooded and severely
overgrown with vegetation.

Condition Condition Comment
Present
1. Inadequate Street Layout X No improvements exist within interior of parcel. No
direct vehicular access except KK.
2. | Unsanitary / Unsafe Condition
3. | Deteriorated Site Improvements X Site of the former Dogwood Hills Best Western now
closed. Lodging facilities have deteriorated past the
point of competitive functionality.
4. Improper Subdivision
5. | Obsolete Platting
6. Life Endangering Condition
-Fire
-Environmental
-Other
7. Retardation of Housing Accommodations
8. Economic Liability/Underutilization X Majority of parcel is currently vacant/un-developed.
Extreme topographic changes throughout tract would
make it difficult to create a viable building lot.
Elevation drops approximately 50+ feet across site.
9. Social Liability
10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract E
Date 11/11/14 Inspector JPotter
City Osage Beach, Missouri Project/Survey Arrowhead Centre TIF

Area
Address n/a Parcel Number 08-5.0-16.0-000.0-002-030.000
Building n/a # Stories 0 Building n/a Basement: Yes X | No
Type Material
Is Property X | Yes-golf No Property Size (Acres) 2.8
improved course

Property Condition

Retaining Walls N/A
Private Sidewalks & Drives N/A
Lawns & Shrubs N/A
Excessive stored Vehicles N/A
(not for retail sales purposes)

Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter N/A
Catch Basins N/A
Street Lights N/A
Street Conditions N/A

Comments: Parcel is presently the Driving Range of the former Dogwood Hills Golf Course.

Condition Condition Comment
Present
1. Inadequate Street Layout X No streets/roads improvements exist within interior

of parcel. Vehicular access potentially from KK.

2. | Unsanitary / Unsafe Condition

3. | Deteriorated Site Improvements

4. Improper Subdivision

5. Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Current site of the Dogwood Hills Golf Course driving
range. Moderate topographic changes throughout
tract would make it difficult to create a viable
building lot. Elevation drops approximately 30+ feet
across site.

9. Social Liability

10. | Menace to Public Health, Safety, Morals,
welfare

66

Page 147 of 371



Property / Facility Inspection Form Tract F
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-5.0-16.0-000.0-002-026.000
Building n/a # Stories  n/a | Building wood Basement: Yes x | No
Type Material

Is Property Yes X | No Property Size (Acres) 1.0

improved

Property Condition

Retaining Walls N/A
Private Sidewalks & Drives N/A
Lawns & Shrubs N/A
Excessive stored Vehicles N/A
(not for retail sales purposes)

Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter N/A
Catch Basins N/A
Street Lights N/A
Street Conditions N/A

Comments: Parcel is presently undeveloped and heavily wooded.

Condition Condition Comment
Present
1. Inadequate Street Layout X No streets/road improvement to interior of parcel.

Access off St. Moritz Drive.

2. | Unsanitary / Unsafe Condition

3. Deteriorated Site Improvements

4. Improper Subdivision

5. | Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Due to its prime location along KK, and its current
outdated and obsolescence, we would anticipate the
site being utilized for a higher and better use.

9. Social Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract G
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-5.0-16.0-000.0-002-010.000
Building n/a # Stories O Building n/a Basement: Yes X | No
Type Material

Is Property Yes X | No Property Size (Acres) 5.9

improved

Property Condition

Retaining Walls N/A

Private Sidewalks & Drives N/A

Lawns & Shrubs N/A

Excessive stored Vehicles N/A

(not for retail sales purposes)

Open storage N/A

Accessory Structures N/A

Public Sidewalks, Curbs, Gutter N/A

Catch Basins N/A

Street Lights N/A

Street Conditions N/A

Comments: Parcel is currently comprised of the southwestern portion of the Dogwood Hills Golf Course Driving
Range and adjacent vacant/undeveloped property. Majority of the site is heavily wooded and severely overgrown
with vegetation.

Condition Condition Comment
Present
1. Inadequate Street Layout X No streets/roads improvements exist within interior
of parcel. Vehicular access potentially from St. Moritz
Drive.

2. Unsanitary / Unsafe Condition

3. Deteriorated Site Improvements

4. Improper Subdivision

5. | Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Parcel is currently vacant/un-developed.
Topographic changes throughout tract would make it
difficult to create a viable building lot. Elevation
drops approximately 20+ feet across site.

9. Social Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form Tract H
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-5.0-16.0-000.0-002-014.000
Building n/a # Stories 0 Building n/a Basement: Yes X | No
Type Material

Is Property Yes X | No Property Size (Acres) 6.1

improved

Property Condition

Retaining Walls N/A

Private Sidewalks & Drives N/A

Lawns & Shrubs N/A

Excessive stored Vehicles N/A

(not for retail sales purposes)

Open storage N/A

Accessory Structures N/A

Public Sidewalks, Curbs, Gutter N/A

Catch Basins N/A

Street Lights N/A

Street Conditions N/A

Comments: Parcel is currently vacant/undeveloped property. All of the site is heavily wooded and severely
overgrown with vegetation.

Condition Condition Comment
Present
1. Inadequate Street Layout X No streets/roads improvements exist within interior
of parcel. Vehicular access potentially from St. Moritz
Drive.

2. Unsanitary / Unsafe Condition

3. Deteriorated Site Improvements

4. Improper Subdivision

5. Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Majority of parcel is currently vacant/un-developed.
Extreme topographic changes throughout tract would
make it difficult to create a viable building lot.
Elevation drops approximately 100+ feet across site.

9. Saocial Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Property / Facility Inspection Form TractI
Date 11/11/14 Inspector JPotter

City Osage Beach, Missouri Project/Survey Area  Arrowhead Centre TIF

Address n/a Parcel Number 08-5.0-16.0-000.0-002-015.000
Building n/a # Stories 0 Building n/a Basement: Yes X | No
Type Material

Is Property Yes X | No Property Size (Acres) 2.5

improved

Property Condition

Retaining Walls N/A

Private Sidewalks & Drives N/A

Lawns & Shrubs N/A

Excessive stored Vehicles N/A

(not for retail sales purposes)

Open storage N/A

Accessory Structures N/A

Public Sidewalks, Curbs, Gutter N/A

Catch Basins N/A

Street Lights N/A

Street Conditions N/A

Comments: Parcel is currently vacant/undeveloped property. All of the site is heavily wooded and severely
overgrown with vegetation.

Condition Condition Comment
Present
1. Inadequate Street Layout X No streets/roads improvements exist within interior

of parcel. Vehicular access potentially from St. Moritz
Road to south.

2. Unsanitary / Unsafe Condition

3. Deteriorated Site Improvements

4. Improper Subdivision

5. | Obsolete Platting

6. Life Endangering Condition

-Fire

-Environmental

-Other

7. Retardation of Housing Accommodations

8. Economic Liability/Underutilization X Majority of parcel is currently vacant/un-developed.
Extreme topographic changes throughout tract would
make it difficult to create a viable building lot.
Elevation drops approximately 15-20 feet across site.

9. Social Liability

10. | Menace to Public Health, Safety, Morals,
welfare
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Exhibit D:

Osage Beach Ordinance No.: 04-40

BILL NO. 04-40 ORDINANCE NO. 04.40

AN _ORDINANCE FOR THE CITY OF OSAGE. BEACH, MISSOURI,
ESTABLISHING THE LOCATION OF A REGULATORY TRAFFIC SIGN
PROHIBITING DRIVERS OF COMMERCIAL VEHICLES AND TRAILERS FROM
DRIVING ON GOLF ROAD.

Whereas the Board of Aldermen find that the City Traffic Engineer acting under
the authority of City Code Section 315.010 has conducted a traffic study and found that a
hazard exists and under the authority of City Code Section 335.030 recommends
placement of a “No Commercial Vehicles or Trailers” sign on Golf Road.

BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY OF OSAGE
BEACH, MISSOURI, AS FOLLOWS, WIT.

Section 1. All drivers of commercial vehicles and trailers are prohibited from
driving on Golf Road. Failure to obey this restriction shall be considered a misdemeanor
offence and the violator subject to citation and fine.

Section 2. Severability.

The chapters, sections, paragraphs, sentences, clauses and phrases of this ordinance are
severable, and if any phrase, clause, sentence, paragraph or section of this ordinance shall
be declared unconstitutional or otherwise invalid by the valid judgement or degree of any
Court of any competent jurisdiction, such unconstitutionality or invalidity shall not affect
any of the remaining phrases, clauses, sentences, paragraphs, or sections of this ordinance
since the same would have been enacted by the Board of Aldermen without the
incorporation in this ordinance of any such unconstitutional or invalid phrase, clause,
sentence, paragraph or section.

Section 3. Repeal of Ordinances not to affect liabilities, etc.

Whenever any part of this ordinance shall be repealed or modified, either expressly or by
implication, by a subsequent ordinance, that part of the ordinance thus repealed or
modified shall continue in force until the subsequent ordinance repealing or modifying
the ordinance shall go into effect unless therein otherwise expressly provided; but no suit,
prosecution, proceeding, right, fine or penalty instituted, created, given, secured or
accrued under this ordinance previous to its repeal shall not be affected, released or
discharged but may be prosecuted, enjoined and recovered as fully as if this ordinance or
provisions had continued in force, unless it shall be therein otherwise expressly provided.

Section 4. That this Ordinance shall be in full force and effect from and after
January 1, 2005.

READ FIRST TIME: READ SECOND TIME:
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Bill 04-40 Ordinance 04.40

Page2

PASSED AND APPROVED THIS (¢ pay oF (Zzwwlz(zom.

Penny Lyons, Mayor
ATTEST:

Diann Warner, City Clerk
Approved as to form by:

Charles McElyea, City Attorney
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Exhibit E: JCM Group, Golf Course Analysis

J.CM. GROUP, INC.

GOLF COURSE DESIGN
March 19, 2007 / Revised December 1. 2014

Mr. Gary Mitchell
Dogwood Hills Golf Course
KK Highway

Osage Beach. Missouri

Dear Gary.
Please find enclosed my original analysis of the Dogwood Hills Golf Club and the work required

to bring the course up to twenty first century standards in order for the facility to be competitive
in the market for Lake of the Ozarks area.

You recently asked me to conduct a second analysis to see if anything had changed. During the
second analysis. I have added any factors that have changed in seven years and highlighted them
i red.

LENGTH OF COURSE

The first Item in the analysis is the length of the golf course. At Par 72. 6.200 vards. Dogwood
Hills is the shortest championship course in the area. The rest of the championship courses in
the area average a little over 6.500 yards. In order to be competitive and attract the high end
golfers. the course will need to be lengthened. I would think that adding a minimum of 500
yards will be necessary.

My second analysis concludes that length is a an even more important factor as technology has

made the equipment better causing the need for a longer course.. Unfortunately. the course is at
its maximum length.

PLAYING CONDITIONS

The following are Ttems that will need to be replaced in order to provide the golfer with the best
playing conditions possible.

The Second nalysis concluded the same Items: Greens. Bunker Sand. Irrigation System.. Cart

Paths, Irrigatioin Pump Station. Tees. Practice Facility, Drainage and Grass all still need to be
updated.

301 CONAWAY COURT, WAXHAW, N.C, 28173 OFFICE / FAX 1-704-243-4111
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GREENS

The standard for new golf courses to provide the best putting surfaces are U.S.G.A. specification
greens. The specifications involves select sand and gravel plus pipe for drainage. Dogwood
Hills currently has one USGA specification putting surface. All the other greens are more than
forty years old. The ASGCA Life Cycle indicates that greens can last up to thirty years. In order
to be competitive and provide quality putting surfaces the other 18 greens would need to be
replaced. In addition. the design of the putting surfaces could be updated to provide more
interesting design features and introduce variety into the putting challenge

BUNKER SAND

The bunker sand has never been replaced at Dogwood Hills. The ASGCA Life Cycle chart
indicates that bunker sand should be replaced every five to seven years. In addition, the bunkers
need to be reshaped to provide a more aesthetic look for the course. Also, drainage needs to be
added to have properly maintained bunkers.

IRRIGATION SYSTEM

The irrigation system at Dogwood Hills has begun to be replaced. but would be torn up as the
other recommended changes are made to the course. A partial new irrigation system was
installed in 2003 and 2004. The irrigation heads and controllers will be salvageable from this
renovated system. A entirely new system will need to be installed based on the new length and
revised grades of the new course. This would include new piping.

CART PATHS

The cart paths at Dogwood Hills are asphalt and were installed in 1982 and upgraded in 2001.
The ASGCA Life Cycle chart indicates that asphalt paths last 5 to 10 years. The cart paths would
be changed due to the additional length and new green complexes. An entirely new cart path
system would need to be installed.

PUMP STATION

The ASGCA Life Cycle chart indicates that a pump station should last fifteen to thirty years.
The pump station at Dogwood Hills was upgraded in 1985 and will need to be replaced due to
being 20 years old and not sized correctly for the new irrigation system.

TEES / PRACTICE RANGE TEE

The ASGCA Life Cycle chart indicates that tees should be renovated every 15 to 20 vears. All
tees at Dogwood Hills date to the 1960°s except several forward tees added in the 1980°s and
two championship tees added in 2000. New tees will need to be established in the lengthening of
the course by 500 yards.

74

Page 155 of 371



DRAINAGE PIPES

The ASGCA Life Cycle chart indicates that drainage pipes need to be replaced every 5 — 10
vears. Dogwood Hills has little or no drainage installed. During the lengthening and reshaping
process many drainage pipes will need to be installed.

GRASS
The grass st Dogwood Hills is bentgrass on the greens and Bermudagrass on the fairways.
During the renovation of the course the grass will be destroyed and will need to be replanted. I

would recommend that we use the new bentgrass varieties and use zoysiagrass in the fairways.

CONCLUSION

Based on the ASGCA Life Cycle chart. Dogwood Hills is a completely outdated golf course. In
order to be competitive in the Lake of the Ozarks golf course market. the best course of action is
to completely renovate the golf course. This would involve adding length and then rebuilding
the course to twenty first century golf course maintenance standards. I would estimate this cost
to be in excess of four and a half million dollars ($4.500.000.00)

In consideration of the same scope of work seven years later. I would add an additional 15% to

the previous total of $4.500.00.00 to arrive at a new total of $5.175.000.00

Sincerely yours,

C.

Jeftrey C. Myers
President

Enclosure

JCM/jmm
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Jeffrey C. Myers
501 Conaway Court
Wa:haw, North Carclina 28173 Phone; 1-704-243-1450

CAREER SUMWMARY

@ o005

Seasoned professional with cver twenty-six years of experience jn golf course design. Involvement with

over thirty (30) champicnsh'p golf course projects. Strengths inclucle:

. Routing golf courses using natural features of property

. Providing detailed - lans and speeifications

. Creating designs pleyable for all skill levels of golfers

. Commitment @ tearnwork

. Designing mairainable golf courses

. Knowledge of consiruction techniques with hands on con:itruction experience
. Working within buclget parameters of projecL

. Computer Aided Dusign (CADD) capable using AutoCALY 2007

PROFLSSIONAL EXPERIENCE

CHIEF DESIGNER aND FRINCIPAL
J.C.M. Group, Inc., Waxhaw, North Carolina

Responsible for alf aspects of design services including routing plans, cnstruction drawings, bidding, and fieid

supervision.

- Design routing plans.

- Prepare cnstom detailed specifications.

. Produce canstructicn drawings.

- Create bidding parkages for contractors.
. Golf course list in :ludes:

Glencagle: Country Club, Delray Beach, Floride - 1B holes Renovation
Tuear Country Club, Panama City, Panama ~ |8 hole

Links at S hirley, Shirley, New York - 18 holes -18 hicle per three
Puerto Peaa Lisa, Girardol, Colombfa - 18 holes

Willizms Country Club, Weirton, West Virglnia - " [ hole Renovation
Lalt Stefhens Golf Club, Beckley, West Virginia - 18 holes

Viflage of Babylon, Bsbylon, New York - & hole par three

Fountain: Country Cluly, Lake Worth, FL - 54 holz Renovation
Aberdeer Country Club, Boynton Beach, FL - 18 aale Renovation
City af Pompano Beach, Pompano Beach, FL - 36 hele Renovation
Dog~vrood Hills, Osaze, MS - 13 hole Renovation

Steubenvijlc Conntry Cub, Steubunville, OH - 18 hole Renavation
Belleview: Municipal C‘olfCourse Steubenville, CH - 9 hole Renovation
Clul Cmapestre Medellin, Medetlin Colombia - 18 hole Rencvation
Clut. Carapestre Cali, Cali Colombia - 18 hole Reaavalion

Spring Hilis Golf Club, East Springfield, OM -I§ hole Renovation

September 1993 throngh present
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VICE-PRESIDENT DES[GN

Gary Player Design Company, *alm Beach Gardens, Florida February 1987 to September 1993
Partner and co-founder in the Cary Player Design Cumpany.

- Organized and managnd the design department.

- Assisted in marketing the degign company.,

- Built the design depariment to include two junior designers and wo project coordinators,

. Responsible for all plans, specifications, and ficld supervision.

- impletnented anromation of design work (CADD with AutoCADY

. List of golf conursss inslude:

Laurel Oak, Sarasots, FL - 18 holes. Routing, plans, saecificarions, and field supervision
River Run, Berlin, MD - 18 holes. Routing, plans, spesifications, and field supervision
Cypress Knol), Palm Coast, FL - 18 holes. Routing, piuns, specifications, and [icld supervision
Hilton Head National, Yilton Head, SC - 18 holes. Ruuitng, plans, specifications, and tield
supervision
River Falls Plantation, Spartanburg, SC - 18 holes. Routing, plans, specifications, and field
supervision
Blackmoor Myrtle Beach, SC - 18 holes. Routing, plans, specifications, and field supervision
Baytree Naional, Melbourne, FL - 18 holes, Routing, plans, specifications. and fzld

507 2rvision
Haile Flantation, Gainesville, FL - 18 holes. Routing plans, specifications, and field supervision
Lymar Meandow, Middlefield, CONN - 18 holes. Routing, plans, specifications, and field
supervizion
Snowslioe Monntain Resort, Snowshoe Mounrtain, ¥/ A - 18 holes. Routing, plans,
specifications, and field supervision
Lely Resori, Naples, FL - 18 holes. Routing and supervision
Mission Hifls Resort, Rancho Mirage, CA - 18 holes. Supervision
Alaqua, Loagwood, FLL - 18 holes. Plans, specificaticrs, and ficld supervision
Pacific Galf Club, San Clemente, CA - 18 holes. Rovriag, plans, specifications, and field
superv'sjon

DESIGN ASSOCIATE
Karl Litten Inc., Boca Raton, Florida March 1580 1o January 1987

Responsible for preparing plins, specifications, and hield supervision.

- Assisted in ali phases of design development,
- Participated in feld supervision for local projects.
. Representative counses include:

Boca Grove Plantation. Boca Raton, FL - 18 holes. Plans, Specifications and field supervisian
Boca Words North, Boca Raton, FL - 18 holes. Plais, Specifications, and field supervision
Stonebridge Golf and Country Club, Beca Raron, FL. - 18 holes. Routing, plans, specifications.
and fzld supervision

Boca Delray Goll Club, Delray Beach, FL - | & holes. Rowting, plans, specifications, and field
super/isien

Pola Clut, Boca Raten, FL - 36 holes. Routing, plans, specifications, and field supervision
Glencaglis Golf and Country Chib, Delray Beach FL - 36 holes, Routing, plans, specifications,
and field zupervision

Sronewal, Lake Park, FL 18 holes. Plans, speeificar ¢ns, and field supervision

SUMMER INTERN
Von Hagge Devlin, Woodlinds, Texas Summers 1978/1979

Supervised labor crev in oz astruction of Ravenou Country Club in Houston, Texas and worked in the design office
on plans and specifications,
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EDUCATION

BACHELOR OF SCIENCE in AGRONOMY and LaN 35CAPE ARCHITECTURE
Ghio State University, Columbus, Oh ¢ (1980)

PROFESSIONAL ASSOCIATIONS

Arrrerican Society of Gelf Course Architeots 2eguiar Member
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Exhibit G: Best Western International Correspondence

n

we

bster

TP D

Best Western
Dogwood Hills Resort Inn

1252 State Highway KK
Osage Beach, MO 65065
(573) 348-1735
Fax: (573) 348-0014
dogwoodhillsresort.com

Best Western Dogwood Hills Motel was built in 1984. It is 2 and 3 story structures of
wood frame construction with exterior entrances to the guest rooms. At the time of
original construction, Dogwood Hills Motel was built as a seasonal golf resort motel with
expectations of operating the months of March thru November at best and was built with
the plan of closing in the 3 winter months. Over the years, membership standards and
requirements by Best Western International, guest expectations, and the market place
have changed dramatically and now as a 23-year-old building it is beginning to show
signs of functional obsolesces.

Over the course of Dogwood Hills’ relationship with Best Western International, changes
in requirement of minimum standards include in room appliances that were not planed for
in the original construction and electrical service. These standards include coffee makers,
irons and hair dryers in an effort to compete with other nationally recognized brands.
Currently the industry trends also include in room microwaves and refrigerators and
additional in room entertainment components such as DVD players, pay for view movies,
video games, and additional electrical outlets for computer and peripheral equipment.

Other standards that are driven by customer expectations are facilities with interior
corridors and room entrances, elevators to upper floors, business centers and fitness
facilities. As the general market conditions of Lake of the Ozarks have changed the
demand for more year around lodging and more modern has increased. There has also
been and marked increase in the demand for meeting space for group functions.

To bring the existing Dogwood Hills facilities up to Best Western standards and to meet
customer expectations would be at least very costly and in some cases impossible due to
the physical characteristics.

[ have enclosed attachments outlining Best Western minimum standards that Dogwood
Hills is currently in violation of, notably the requirements due by Jan 1 2007 and a
contractor estimate to provide improvements to meet those requirements.

They are as follows:

1. Certified communication from Best Western international outlining violations and
compliance dates.

2. Best Western International new construction and refurbishment guidelines dated
12/29/2003.

3. Best Western International 2007 design guidelines updated December 2006
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4. Estimate from Ozark Building Maintenance to bring the facility up to minimum
standards.

5. Brief outline of lodging customer expectations as quoted in trade publication,
Hotel & Motel Management issue of 2/19/2007.

6. A listing of major hotel/motel franchises and presence in local market area.

I am currently working with Best Western International to obtain extensions on the
design III requirements that were due on 1/1/2007. If I am unable to negotiate these
exceptions, we are at risk of loosing our Best Western affiliation. In the event this
should occur, Dogwood Hills would either have to operated as an independent motel
or develop a relationship with a different franchise organization. In light of the fact
that Dogwood Hills has been known as a Best Western property for 20 plus years and
that to change franchise affiliation is very costly, the only franchise opportunities
available for this marked area I am concerned would be viewed by our existing client
base as well as any future customers as a step backward. This being the case,
Dogwood Hills would find either of the options to be detrimental to the volume
guests and occupancy, and the guests perceived value, which would result in reduced
income for the property.

If you have any questions regarding the information I have provided, please do not
hesitate to contact me.

Siny
M)M
Ron Schlicht

General Manager
Dogwood Hills Golf Resort, Inc.
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August 28, 2006

CERTIFIED MAIL Wngat
Mr. James Duffus e 1'1!

Best Western Dogwood Hills Resort Inn

1252 Highway KK Best Western
Osage Beach, MO 65065 International, Inc.
6201 North 2§Hh Parkway
; ; Phoenix, AZ 85016 USA
Re: Best Western Dogwood Hills Resort Inn 0o
Osage Beach, MO

Reservations

Member No: 26120 1.800.WESTERN or
bestwestern.com

Dear Mr. Duffus:

I regret that you have received this letter without prior discussion by phone about this Best Western
property’s past due design issues. We have attempted to contact you unsuccessfully. Please call upon
receipt of this document, as we would like to work with you to resolve this.

Please review the enclosed Design Overview Assessment for specific issues and the required dates of
completion. These past due issues surfaced while updating your property’s design progress report.
Uncorrected, these issues could jeopardize the status of your Best Western Membership and you could be
placed on Design Probation.

Again, please be assured that our objective is to help you avoid probationary status. If that is not possible,
we may be able to help you keep your property from going into hearing status.

requirement was due are among the variables that will be considered by the Review Committee regarding
your request. As part of your request, please indicate if you have work-in-progress or planned. If so, the
following information must be submitted with your request. Specifically,

Signed purchase orders for required items;

Executed contract with Best Western Project Design or a third party design firm, if applicable:
Executed contract with an Architect or architectural firm with sketches or drawings, if applicable:
Photos of completed work and/or work-in-progress;

Estimated completion dates for all past due items.

If any of the past due items noted on your design report are in progress or have been completed, please
contact your Design Evaluation Assistant, Richard Baxter at (602) 957-5967 no later than 15 days from the
date of this letter, otherwise you will be receiving written notification that your property has been placed in
a probationary status due to past due design issues.

If you need design assistance in order for you to correct the non-complying issues noted on your design
report, please contact your Regional Design Consultant, Kim Johnson, at (952) 440-2749.

Sincerely, e
# e
/S erae {illr
Renee Willis, CHS
Supervisor, Design Administration

RW/RB

Enc.

THE WORLD'’S LARGEST HOTEL CHAIN*
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PROPERTY INFORMATION ASSESSMENT INFORMATION

Property Number: 26120 Field Report Date: 5/17/2006
Property Name:  B/W Dogwood Hills Resort Inn Design Review 8/28/2006
Address: 1252 Highway KK Guest Rooms: 59

City/State/Zip: Osage Beach, Missouri 65065-3347 Field Designer: Wes Harmon, CHA
u Accompanied By:

S
Property Phone: 573-348-1735 Rooms Assessed:

Design Overview Report

Attached is your official Design Overview Assessment. The assessment notes areas found to need design assistance
or items not complying with Best Western's guidelines. These areas and/or items must be brought into compliance by
the due dates noted in this report. The areas that may be listed on your report are:

Lobby and Front Desk Areas
Bathroom/Vanity Area
Public Areas

Continental Breakfast Area Elevators
Interior Guest Room Corridors Interior Public Corridors
Public Restrooms Interior Stairways

Interior Vending Area
Guest Rooms
Supplemental Facilities

Fitness Room Guest Laundry
Meeting Room Pre-function Area
Other Facilities Restaurant/Coffee Shop/Lounge

Swimming Pool
Building Exterior/Grounds

It is the responsibility of each member to ensure that their property complies with every element of the Design
Excellence Guidelines by the established time frames. In conducting this design review Best Western reviewed some,
but not all, elements of the Guidelines, so this report is based on conditions seen on the assessment day only. The
report will be updated during the RSM's first property visit each year. This document can be considered “final" for this
review period, as a designer has indicated those item(s) needed to be added, deleted or clarified on the review to
coincide with Guideline specifications. This written notification and Overview includes an updated review for your
records. But remember, the updated review only covers the design elements it specifically addresses. Other design
elements may be evaluated in future reviews.

When the Design Overview Assessment is updated by the RDC, a designer visit will be required if at least three (3) or
more overall areas require design assistance. During that visit, the Regional Design Consultant will produce a Design
Detailed Assessment based on all of the guidelines for the areas needing design assistance.

ltems that were previously waived due to structural, ordinance, location and/or climate limitations/restrictions should
have automatically had their waiver re-issued if the same conditions exist as when first waived. If this was not done or
for other items you wish to pursue a waiver, contact your Design Consultant who will guide you through the waiver
process.

If an area or item was renovated within the last three years and complied with the guidelines in effect at the time, you
are eligible for an extension through the Review Committee and Board of Directors' evaluation process. [f the items
were submitted to Best Western Design Department for approval, we will have the approval and approval date on file. If
not, please provide supporting documents verifying their age.

Please contact your Design Consultant for assistance with this report or any other design issues.
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Design Overview Report

PROPERTY INFORMATION ASSESSMENT INFORMATION
Property Number: 26120 Field Report Date: 5/17/2006
Property Name:  B/W Dogwood Hills Resort Inn Design Review 8/28/2006
Address: 1252 Highway KK Guest Rooms: 59

City/State/Zip: Osage Beach, Missouri 65065-3347  |Field Designer:  Wes Harmon, CHA
us Accompanied By:

Property Phone: 573-348-1735 Rooms A d:

NOTE: It is the responsibility of each member to ensure that their property complies with every element of the
Design Excellence Guidelines by the established time frames. In conducting this design review Best Western
Reviewed some, but not all, elements of the Guidelines, so this report is based on conditions seen on the
assessment day only. The report will be updated during the RSM's first property visit each year. This
document can be considered “final” for this review period, as a designer has indicated those item(s) needed
to be added, deleted or clarified on the review to coincide with Guideline specifications. This written
notification and Overview includes an updated review for your records. But remember, the updated review
only covers the design elements it specifically addresses.” Other design elements may be evaluated in future
reviews.

Non-Compliant | Guideline# | Due Date | Status
Exterior (Buildings, Walkways& Grounds)
Design Assistance Needed 1/1/2007
Comments:

* The lack of a porte cochere, T-111 siding and over all
appearance requires design assistance.

Buildings
Porte Cochere 301.6 1/1/2007
Comments:

* Not Provided - 06/28/04 RDC Provide a porte cochere to
meet standards. Design recommends reviewing the
rooflines to provide an up to date renovation plan.

Walls 301.4 1/1/2007
Comments:

* T-111 siding exists throughout.

" Quality - 06/28/04 RDC Address the T-111 siding.

Walkways/Exterior Corridors
Walkways 301.8 1/1/2007
Comments:

* Design Review Requested - Reviewed by Design.

* Quality - Wooden plank walkways exist on all second floor
walkways.

06/28/04 RDC The wooden plank walkways do not meet
standards. Provide a surface to meet standards. Design
recommends a surface of quality e.g. rolled product or
rubberized squares.

Lobby
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Design Overview Report

PROPERTY INFORMATION ASSESSMENT INFORMATION
Property Number: 26120 Field Report Date: 5/17/2006
Property Name:  B/W Dogwood Hills Resort Inn Design Review 8/28/2006
Address: 1252 Highway KK Guest Rooms: 59

City/State/Zip: Osage Beach, Missouri 65065-3347  |Field Designer: ~ Wes Harmon, CHA
[Accompanied By:

us
Property Phone: 573-348-1735 Rooms Assessed:

Non-Compliant | Guideline# | DueDate | Status
Lobby cont....
Design Assistance Needed 1/1/2005
Comments:

* 06/28/04 RDC The guest room type carpet, lack of
required seating and budget vertical blinds requires design
assistance.

Carpet 407.4 1/1/2005
Comments:

* Quality - Guest room carpet exist in lobby.

06/28/04 Provide carpet to meet standards. Note guest
room type carpet.

3-29-05 (Harmon) Not done. Member would like to request
an extension since the carpeting is only 3 years old and
major plans are now in the making of totally remodeling the
lobby.

RDC 4/5/05 member to submit plans and ask for waiver on
carpet. ok RSM to confirm.

5-17-06 - Wes harmon, RSM - New carpet has been
installed in the lobby area. (see photos).

6-16-06: RDC - cannot comment as no photo's of lobby
provided. RSM to verify.

Seating, Lobby 407.12 1/1/2005
Comments:

* Not Provided - RSM Only 3 seats exist.

06/28/04 RDC Provide quality commerical grade furniture to
meet standards.

3-29-05 (Harmon) An additional chair in the lobby has been
added for the High Speed Internet table making the total
number of chairs now 4 in the lobby. However, the
requirement states for a 59 room property that 6 chairs are
needed. Not done today.

RDC 4/5/05 ok RSM to confrim.

5-17-06 - Wes harmon, RSM - Counting the 2 wooden
chairs at the activity table there are now 6 chairs in the
lobby, 4 upholstered and 2 wooden. Also, the member has
added a computer corner in the lobby which has an
ergonomic desk chair. (see photos)

6-16-06: RDC - cannot comment as no photo's of lobby
provided. RSM to verify.
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Design Overview Report

PROPERTY INFORMATION

ASSE

SSMENT INFORMATION

Property Number: 26120

Property Name:  B/W Dogwood Hills Resort Inn
Address: 1252 Highway KK

City/State/Zip: Sgage Beach, Missouri 65065-3347

Property Phone: 573-348-1735

Field Report Date:
Design Review
Guest Rooms:
Field Designer:

[Accompanied By:

Rooms A d:

5/17/2006
8/28/2006

59

Wes Harmon, CHA

Non-Compliant

Guideline # |

Due Date | Status

Lobby cont....

Front Desk
Comments:

* Quality - RSM Narrow top edge exist.

06/28/04 RDC Provide a front desk to meet standards. Note
the thim top edge.

3-29-05 (Harmon) A deeper 4" apron has been added to the
front desk. (see photos)

RDC 4/5/05 laminated front desk top is not acceptable.
Laminate can be used as an insert only.

5-17-06 - Wes Harmon, RSM - Member stated he was not
aware of the non laminate top rule. The front desk area has
been moved to a better location in the lobby but the top is
the same as previous assessment. (see photos)

6-16-06: RDC - cannot comment as no photo's of lobby
provided. RSM to verify.

404.2 & 404.3

1/1/2005

Window Treatment

Comments:

* Not Provided - RDC 4/5/05 Provide window treatment to
meet standards.

5-17-06 - Wes Harmon, RSM - No change. Member states
that the windows overlook a portion of their golf area.
6-16-06: RDC - cannot comment as no photo's of lobby
provided. RSM to verify.

* Quality - RSM Vertical blinds exist.

06/28/04 RDC Provide window treatment to meet
standards. Note budget vertical blinds.

3-29-05 (Harmon) Al verticle blinds have been removed
from the lobby area.

5-17-06 - Wes Harmon, RSM - No change today.
6-16-06: RDC - cannot comment as no photo's of lobby
provided. RSM to verify.

407.22

1/1/2005

Guest Rooms

Desk/Table/Seating

Comments: :

* Uncoordinated - RSM Uncoordinated desk chair.
06/28/04 RDC Ensure seating is provided to meet
standards. Note mismatched desk chairs.

5-17-06 - Wes Harmon, RSM - No change today. Member
is hesitant to change any casegoods due to the pending
new construction plan.

6-16-06: RDC - no change.

503.8

1/1/2006
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Design Overview Report

PROPERTY INFORMATION

ASSE

SSMENT INFORMATION

Property Number: 26120

Property Name:  B/W Dogwood Hills Resort Inn
Address: 1252 Highway KK

City/State/Zip: 8§age Beach, Missouri 65065-3347

Property Phone: 573-348-1735

Field Report Date:
Design Review
Guest Rooms:
Field Designer:
Accompanied By:
Rooms Assessed:

5/17/2006
8/28/2006

59

Wes Harmon, CHA

Non-Compliant [

Guideline # |

Due Date | Status

Guest Rooms cont....

\Window Treatments

Comments:

* Not Provided - RSM No sheers at draperies.

06/28/04 RDC Provide window treatment to meet
standards. Note lack of sheers.

5-17-06 - Wes Harmon, RSM - No change today. Member
admitted oversight and plans to install sheer draperies as
soon as possible. This issue only applies to 7 guest rooms
and the 4 villas.

6-16-06: RDC - no change.

503.10

1/1/2006

Suites/Extended Stay Rooms

Armoire

Comments:

* Not Provided - 06/28/04 RDC Enusre an armoire is
provided in the living rooms.

5-17-06 - Wes Harmon, RSM - No change today.

507.17

1/1/2006

Armchair

Comments:

* Quality - RSM Sled based chairs in bedroom.

06/28/04 RDC Replace all budget sled based chairs.
5-17-06 - Wes Harmon, RSM - No sled based chairs seen
today.

507.7

1/1/2006

Artwork

Comments:

* Pictures not double matted.

6-16-06: RDC - no change.

* Quality - 5-17-06 - Wes Harmon, RSM - No change today.

507.23 & 507.10

1/1/2006

Supplemental Facilities

Restaurant/Coffee Shop 1 - Mitch and Duff's

Carpet

Comments:

" Quality - RSM Plain non pattern carpet.

06/28/04 RDC Provide carpet to meet standards. Note plain
carpet.

6-17-06 - Wes Harmon, RSM - No change today.

6-16-06: RDC - no change.

413.1

1/1/2006

Meeting Room 1 - meeting Room
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Design Overview Report

PROPERTY INFORMATION

ASSESSMENT INFORMATION

Property Number: 26120

Property Name:  B/W Dogwood Hills Resort Inn
Address: 1252 Highway KK

City/State/Zip: Sgage Beach, Missouri 65065-3347

Property Phone: 573-348-1735

Field Report Date: 5/17/2006

Design Review 8/28/2006

Guest Rooms: 59

Field Designer: Wes Harmon, CHA
Accompanied By:

Rooms Assessed:

Non-Compliant

Guideline# | Due Date | Status

Meeting Room 1 - meeting Room

Carpet

Comments:

* Not Provided - RSM Plain non pattern carpet.

06/28/04 RDC Provide carpet to meet standards. Note plain
carpet.

* Quality - 5-17-06 - Wes Harmon, RSM - Level loop carpet
with pattern exists. Please review photos.

6-16-06: RDC - no change. A medium to large scale
patterned carpet is required and the current carpet does not
meet the requirement.

408.2

1/1/2006

Chairs

Comments:

*Quality - RSM Budget metal stack chairs.

06/28/04 RDC Note budget stack chairs. Provide quality
seating to meet standards.

5-17-06 - Wes Harmon, RSM - New metal with cushion
stack chairs exist. (see photos)

6-16-06: RDC - chairs look dated with brown vinyl
upholstery. RDC wants copy of purchase order.

408.9

1/1/2006

Window Treatments

Comments:

* Quality - RSM Check drapes.

06/28/04 RDC Ensure window treatment is provided to
meet standards.

5-17-06 - Wes Harmon, RSM - The windows have blackout
draperies with no sheers. (see photos)

6-16-06: RDC - non-comply. Window treatments cannot be
of the same material as seen in the guest rooms. Meeting
room windows should also have sheers and a
cornice/valance.

408.15

1/1/2006
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Exhibit G: Certification

| certify that, to the best of my knowledge and belief...
1. The statements of fact contained in this report are true and correct.
2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are my personal, unbiased professional

analyses, opinions, and conclusions.

3. | have no present or prospective inferest in the property that is the subject of this
report, and | have no personal interest with respect to the parties involved.

4. | have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

5. My compensation is not contingent on an action or event resulting from the analyses,
opinions, or conclusions in, or the use of, this report.

6. Jim Potter, AICP has made personal inspections of the property that is the subject of
this report on November 11, 2014.

7. This study is not based on a requested result or a specific conclusion.
8. | have not relied on unsupported conclusions relating to characteristics such as race,
color, religion, national origin, gender, marital status, familial status, age, receipt of

public assistance income, handicap, or an unsupported conclusion that homogeneity
of such characteristics is necessary to maximize value.

James Potter, AICP

Development Initiatives
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Exhibit G: Assumptions and Limiting Conditions

This Blight Study is subject to the following limited conditions and assumptions:

1. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are Development Initiatives, Inc.’s unbiased
professional analyses, opinions, and conclusions.

2. Information provided and utilized by various secondary sources is assumed to be
accurate.  Development Initiatives cannot guarantee information obtained from
secondary sources.

3. The nature of real estate development is an unpredictable and often tumultuous. In
particular, the natural course of development is difficult to predict and forecast.
Development Initiatives deems our projections as reasonable considering the current
and obtained information.

4. Development Initiatives has considered and analyzed the existing conditions
concerning the subject property within the Redevelopment Area. We have considered
these existing conditions while making our analysis and conclusions. However, it
should be understood that conditions are subject to change without warning, and
potential changes could substantially effect our recommendations.

5. Our analyses, opinions and conclusions were prepared in conformance with the Code

of Professional Ethics and Standards of the American Institute of Certified Planners.
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Project: Arrowhead Centre
Osage Beach, Missouri

Description

District 1
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
KK Connector (off-site)
Architect
Building Construction
Subtotal

District 2
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
Architect
Building Construction
Subtotal

District 3
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
Architect
Building Construction
Subtotal

District 4
Land Acquisition
Roadways (Primary)
Parking Garage
Lot Development
Utilities (Water & Sewer)
Relocate Overhead Electric
Architect
Building Construction
Subtotal

District 5
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
Building Construction
Subtotal

District 6
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
Architect
Building Construction
Subtotal

District 7
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
Nichols Road Connector (off-site)
Interchange Improvements (off-site)
Connector
Architect
Building Construction
Subtotal

District 8
Land Acquisition
Roadways (Primary)
Lot Development
Utilities (Water & Sewer)
School Connector (off-site)
Architect
Building Construction
Subtotal

Soft Costs
Consultant Fees & Expenses

Including Legal, TIF Application Fee,

Architect, Engineering, City Legal,
Blight Study and Market Feasibility
Planning & Engineering
Marketing & Commissions
Subtotal

Total Project Costs

Redevelopment
Project Costs

Reimbursable
Project Costs

$ 1,232,250 $ -
1,159,000 1,159,000
1,122,400 1,122,400
259,000 259,000
800,000 800,000
826,875 826,875
30,625,000 -
$ 36,024,525 $ 4,167,275
$ 1,977,000 $ -
740,000 740,000
2,634,500 2,634,500
236,000 236,000
899,015 899,015
33,296,813 -
$ 39,783,328 $ 4,509,515
$ 623,750 $ -
883,750 883,750
726,800 726,800
288,000 288,000
366,200 366,200
13,638,590 -
$ 16,527,090 $ 2,264,750
$ 3,795,000 $ -
5,093,125 5,093,125
9,000,000 9,000,000
5,090,000 5,090,000
1,938,000 1,938,000
2,100,000 2,100,000
3,884,360 3,884,360
143,865,314 -
$ 174,765,799 $ 27,105,485
$ 865,500 $ -
25,000 25,000
325,050 325,050
86,000 86,000
7,759,335 -
$ 9,060,885 $ 436,050
$ 1,350,130 $ -
100,000 100,000
2,433,500 2,433,500
207,000 207,000
350,270 350,270
12,973,113 -
$ 17,414,013 $ 3,090,770
$ 1,832,500 $ -
1,569,375 1,569,375
2,024,600 2,024,600
851,000 851,000
87,500 87,500
1,700,000 1,700,000
50,000 50,000
270,000 270,000
51,013,150 -
$ 59,398,125 $ 6,552,475
$ 323,870 $ -
980,375 980,375
978,100 978,100
328,000 328,000
30,000 30,000
632,340 632,340
23,420,273 -
$ 26,692,958 $ 2,948,815
$ 500,000 $ 500,000
4,260,460 4,260,460
1,304,159 -
$ 6,064,619 $ 4,760,460
$385,731,340 $55,835,595

% of TIF

11.6%

11.3%

13.7%

15.5%

4.8%

17.7%

11.0%

11.0%

14.5%
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

TOTAL NPV
TIF AND CID REVENUE T(();—fftEGAiZ)SS (23 YEARS) 6%
DISCOUNT RATE
PROJECT 1
PILOTS 3,512,137 1,792,695
EATS - -
PROPOSED CID SALES TAX UNCAPTURED BY TIF - -
TOTAL TIF AND CID REVENUE 3,512,137 1,792,695
PROJECT 2
PILOTS 3,780,187 1,929,288
EATS - -
PROPOSED CID SALES TAX UNCAPTURED BY TIF - -
TOTAL TIF AND CID/CID REVENUE 3,780,187 1,929,288
PROJECT 3
PILOTS 1,420,489 724,878
EATS 5,623,231 2,933,939
PROPOSED CID SALES TAX UNCAPTURED BY TIF 1,392,751 726,672
TOTAL TIF AND CID REVENUE 8,436,471 4,385,490
PROJECT 4
PILOTS 11,277,802 5,756,551
EATS 37,239,712 18,987,537
PROPOSED CID SALES TAX UNCAPTURED BY TIF 9,223,458 4,702,796
TOTAL TIF AND CID REVENUE 57,740,972 29,446,883
PROJECT 5
PILOTS 822,250 419,654
EATS 1,418,582 740,150
PROPOSED CID SALES TAX UNCAPTURED BY TIF 351,352 183,319
TOTAL TIF AND CID REVENUE 2,592,183 1,343,123
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

Public Revenues Projections (Summary)

PROJECT 6
PILOTS 1,346,548 687,073
EATS 4,388,359 2,289,640
PROPOSED CID SALES TAX UNCAPTURED BY TIF 1,086,900 567,094
TOTAL TIF AND CID REVENUE 6,821,808 3,543,807
PROJECT 7
PILOTS 5,451,346 2,782,492
EATS 11,986,806 6,111,753
PROPOSED CID SALES TAX UNCAPTURED BY TIF 2,968,868 1,513,747
TOTAL TIF AND CID REVENUE 20,407,020 10,407,992
PROJECT 8
PILOTS 2,494,892 1,273,403
EATS - -
PROPOSED CID SALES TAX UNCAPTURED BY TIF - -
TOTAL TIF AND CID REVENUE 2,494,892 1,273,403
ALL PROJECTS
PILOTS 30,105,651 13,067,539
EATS 60,656,691 30,819,608
PROPOSED CID SALES TAX UNCAPTURED BY TIF 15,023,329 6,620,987
TOTAL TIF AND CID/CID REVENUE 105,785,671 50,508,133

NOTES

ALL AMOUNTS ABOVE ARE NET OF ADMINISTRATIVE FEES.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

GROWTH, DISCOUNT AND OTHER RATES REAL PROPERTY LEVY RATES

BI-ANNUAL GROWTH RATE REAL PROPERTY VALUE 1% LEVY PILOT %
COMMERCIAL ASSESSMENT RATE 32%
RESIDENTIAL ASSESSEMENT RATE 19% SENIOR CITIZENS 0.0446% 1.15%
% OF PILOTS RETURNED TAXING DISTRICTS FOR COMMERCIAL 50% HANDICAP WORKSHOP 0.0559% 1.44%
% OF PILOTS RETURNED TAXING DISTRICTS FOR RESIDENTIAL 100% SCHOOL DISTRICT 2.8700% 74.06%
DISCOUNT RATE / INTEREST RATE 6% FIRE 0.5912% 15.26%
COVERAGE RATE 1.50 COUNTY ROAD & BRIDGE 0.1100% 2.84%
CITY ADMINISTRATIVE FEE (MAXIMUM) 5% COUNTY 0.1100% 2.84%
BOND ISSUANCE COSTS (INCL CAP INT, DEBT RES., ETC.) 0% LIBRARY 0.0933% 2.41%
COUNTY COLLECTION AND ASSESSMENT FEE 1.6% BLIND PENSION (NOT CAPTURED) 0.0300%

AMBULANCE DISTRIT 0.2796%

TOTAL TIF CAPTURED LEVY RATE WITHOUT AMBULANCE DIS| 3.8750% 100.00%

TOTAL TIF CAPTURED LEVY RATE WITH AMBULANCE DISTRIQ 4.1546%

TOTAL LEVY RATE 4.1846%

CALCULATION OF POST REDEVELOPMENT APPRAISED VALUES

| PROJECT 1 |
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Nursing Home $12,800,000 START OPERATIONS: 2015
Assisted Living $11,700,000
TOTAL $200,313 $24,500,000
| PROJECT 2
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Independent Living $26,637,450 START OPERATIONS: 2016
TOTAL $498,385 $26,637,450
| PROJECT 3
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Retail & Family Entertainment Center $10,850,872 START OPERATIONS: 2015
TOTAL $326,567 $10,850,872
3
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

Public Revenues Projections (Summary)

PROJECT 4
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Retail $70,984,716 START OPERATIONS: 2018
Office/Flex $13,315,335
Apartments $30,792,200
TOTAL $638,605 $115,092,251
PROJECT 5
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Retail $2,737,368 START OPERATIONS: 2018
Office $3,470,100
TOTAL $111,301 $6,207,468
PROJECT 6
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Winery & Restaurant $8,468,000 START OPERATIONS: 2020
Office $1,910,490
TOTAL $407,257 $10,378,490
PROJECT 7
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Hotel $16,686,000 START OPERATIONS: 2020
Retalil $24,124,520
TOTAL $374,671 $40,810,520
PROJECT 8
INITIAL APPRAISED VALUE POST APPRAISED VALUE
Office/Flex/Storage $18,736,218 START OPERATIONS: 2020
TOTAL $233,464 $18,736,218
4
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

Public Revenues Projections (Summary)

PRE- AND POST-REDEVELOPMENT APPRAISED AND ASSESSED VALUES

| PROJECT 1 |
INITIAL APPRAISED VALUE $200,313 INITIAL ASSESSED VALUE LAND $64,100
EQUALIZED APPRAISED VALUE LAND $24,500,000 EQUALIZED ASSESSED VALUE LAND $7,840,000

| PROJECT 2
INITIAL APPRAISED VALUE LAND $498,385 INITIAL ASSESSED VALUE LAND $159,483
EQUALIZED APPRAISED VALUE LAND $26,637,450 EQUALIZED ASSESSED VALUE LAND $8,523,984

| PROJECT 3
INITIAL APPRAISED VALUE LAND $326,567 INITIAL ASSESSED VALUE LAND $104,502
EQUALIZED APPRAISED VALUE LAND $10,850,872 EQUALIZED ASSESSED VALUE LAND $3,472,279

| PROJECT 4
INITIAL APPRAISED VALUE LAND $638,605 INITIAL ASSESSED VALUE LAND $204,353
EQUALIZED APPRAISED VALUE LAND $115,092,251 COM EQUALIZED ASSESSED VALUE LAND $26,976,016.32

RES EQUALIZED ASSESSED VALUE LAND $5,850,518.00
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

Public Revenues Projections (Summary)

PROJECT 5
INITIAL APPRAISED VALUE LAND $111,301 INITIAL ASSESSED VALUE LAND $35,616
EQUALIZED APPRAISED VALUE LAND $6,207,468 EQUALIZED ASSESSED VALUE LAND $1,986,390
PROJECT 6
INITIAL APPRAISED VALUE LAND $407,257 INITIAL ASSESSED VALUE LAND $130,322
EQUALIZED APPRAISED VALUE LAND $10,378,490 EQUALIZED ASSESSED VALUE LAND $3,321,117
PROJECT 7
INITIAL APPRAISED VALUE LAND $374,671 INITIAL ASSESSED VALUE LAND $119,895
EQUALIZED APPRAISED VALUE LAND $40,810,520 EQUALIZED ASSESSED VALUE LAND $13,059,366
PROJECT 8
INITIAL APPRAISED VALUE LAND $233,464 INITIAL ASSESSED VALUE LAND $74,708
EQUALIZED APPRAISED VALUE LAND $18,736,218 EQUALIZED ASSESSED VALUE LAND $5,995,590
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PROJECT 1 - PILOTS

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 2 - PILOTS

TIF INITIAL ASSESSEL EQ ASSESSED COUNTY CITY ADMIN PILOT TIF  INITIAL ASSESSED EQ ASSESSED COUNTY CITY ADMIN PILOT
YEAR LAND&IMPV  LAND & IMPV  INCREMENT PILOT SURPLUS FEE TOTAL YEAR  LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL
1 64,100 64,100 By - - - - -
2 64,100 7,840,000 7,775,900 323,058 (161,529) (2,584) (7,947) 150,997 1 159,483 159,483 - - - - - -
3 64,100 7,918,400 7,854,300 326,315 (163,157) (2,611) (8,027) 152,520 2 159,483 8,523,984 8,364,501 347,512 (173,756) (2,780) (8,549) 162,427
4 64,100 7,918,400 7,854,300 326,315 (163,157) (2,611) (8,027) 152,520 3 159,483 8,609,224 8,449,741 351,053 (175,526) (2,808) (8,636) 164,082
5 64,100 7,997,584 7,933,484 329,605 (164,802) (2,637) (8,108) 154,057 4 159,483 8,609,224 8,449,741 351,053 (175,526) (2,808) (8,636) 164,082
6 64,100 7,997,584 7,933,484 329,605 (164,802) (2,637) (8,108) 154,057 5 159,483 8,695,316 8,535,833 354,630 (177,315) (2,837) (8,724) 165,754
7 64,100 8,077,560 8,013,460 332,927 (166,464) (2,663) (8,190) 155,610 6 159,483 8,695,316 8,535,833 354,630 (177,315) (2,837) (8,724) 165,754
8 64,100 8,077,560 8,013,460 332,927 (166,464) (2,663) (8,190) 155,610 7 159,483 8,782,269 8,622,786 358,242 (179,121) (2,866) (8,813) 167,442
9 64,100 8,158,335 8,094,235 336,283 (168,142) (2,690) (8,273) 157,179 8 159,483 8,782,269 8,622,786 358,242 (179,121) (2,866) (8,813) 167,442
10 64,100 8,158,335 8,094,235 336,283 (168,142) (2,690) (8,273) 157,179 9 159,483 8,870,092 8,710,609 361,891 (180,945) (2,895) (8,903) 169,148
11 64,100 8,239,919 8,175,819 339,673 (169,836) (2,717) (8,356) 158,763 10 159,483 8,870,092 8,710,609 361,891 (180,945) (2,895) (8,903) 169,148
12 64,100 8,239,919 8,175,819 339,673 (169,836) (2,717) (8,356) 158,763 11 159,483 8,958,793 8,799,310 365,576 (182,788) (2,925) (8,993) 170,870
13 64,100 8,322,318 8,258,218 343,096 (171,548) (2,745) (8,440) 160,363 12 159,483 8,958,793 8,799,310 365,576 (182,788) (2,925) (8,993) 170,870
14 64,100 8,322,318 8,258,218 343,006 (171,548) (2,745) (8,440) 160,363 13 159,483 9,048,381 8,888,897 369,298 (184,649) (2,954) (9,085) 172,610
15 64,100 8,405,541 8,341,441 346,554 (173,277) (2,772) (8,525) 161,979 14 159,483 9,048,381 8,888,897 369,298 (184,649) (2,954) (9,085) 172,610
16 64,100 8,405,541 8,341,441 346,554 (173,277) (2,772) (8,525) 161,979 15 159,483 9,138,865 8,979,381 373,057 (186,529) (2,984) (9,177) 174,367
17 64,100 8,489,597 8,425,496 350,046 (175,023) (2,800) (8,611) 163,611 16 159,483 9,138,865 8,979,381 373,057 (186,529) (2,984) (9,177) 174,367
18 64,100 8,489,597 8,425,496 350,046 (175,023) (2,800) (8,611) 163,611 17 159,483 9,230,253 9,070,770 376,854 (188,427) (3,015) (9,271) 176,142
19 64,100 8,574,493 8,510,392 353,573 (176,786) (2,829) (8,698) 165,260 18 159,483 9,230,253 9,070,770 376,854 (188,427) (3,015) (9,271) 176,142
20 64,100 8,574,493 8,510,392 353,573 (176,786) (2,829) (8,698) 165,260 19 159,483 9,322,556 9,163,072 380,689 (190,345) (3,046) (9,365) 177,934
21 64,100 8,660,237 8,596,137 357,135 (178,568) (2,857) (8,786) 166,925 20 159,483 9,322,556 9,163,072 380,689 (190,345) (3,046) (9,365) 177,934
22 64,100 8,660,237 8,596,137 357,135 (178,568) (2,857) (8,786) 166,925 21 159,483 9,415,781 9,256,298 384,562 (192,281) (3,076) (9,460) 179,744
23 64,100 8,746,840 8,682,740 360,733 (180,367) (2,886) (8,874) 168,607 22 159,483 9,415,781 9,256,298 384,562 (192,281) (3,076) (9,460) 179,744
23 159,483 9,509,939 9,350,456 388,474 (194,237) (3,108) (9,556) 181,573
GROSS PILOTS $ 7514201 $ (3,757,100) $ (60,114) $  (184,849) $ 3,512,137 GROSS PILOTS $8,087,691 (4,043,846) (64,702) (198,957) $3,780,187
NPV PILOTS $ 4,065591 $ (2,032,795) $ (30,684) $ (94,352) $ 1,792,695 NPV PILOTS $4,127,702 (2,063,851) (33,022) (101,541) $1,929,288

1. COUNTY FEE OF 1.6% FOR COUNTY DEPARTMENTS OF ASSESSOR AND COLLECTOR.
2. PROJECTS 1 & 2 ARE WITHIN THE CAMDEN AMBULANCE DISTRICT.
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PROJECT 3 - PILOTS

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 4 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED COUNTY  CITY ADMIN PILOT TIF  INITIAL ASSESSED RES EQ ASSESS COM EQ ASSESS COUNTY  CITY ADMIN PILOT
YEAR  LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL LAND & IMPV LAND & IMPV LAND & IMPV INCREMENT PILOT SURPLUS FEE FEE TOTAL
1 104,502 104,502 - - - - - -
2 104,502 3,472,279 3,367,778 130,501 (65,251) (1,044) (3,210) 60,996
3 104,502 3,507,002 3,402,500 131,847 (65,923) (1,055) (3,243) 61,625
4 104,502 3,507,002 3,402,500 131,847 (65,923) (1,055) (3,243) 61,625 1 204,353 - 204,353 - - - - - -
5 104,502 3,542,072 3,437,570 133,206 (66,603) (1,066) (3,277) 62,260 2 204,353 5,850,518 26,976,016 32,622,181 1,264,110 (745,409) (8,299) (25,520) 484,882
6 104,502 3,542,072 3,437,570 133,206 (66,603) (1,066) (3,277) 62,260 3 204,353 5,909,023 27,245,776 32,950,446 1,276,830 (752,902) (8,383) (25,777) 489,767
7 104,502 3,577,493 3,472,991 134,578 (67,289) (1,077) (3,311) 62,902 4 204,353 5,909,023 27,245,776 32,950,446 1,276,830 (752,902) (8,383) (25,777) 489,767
8 104,502 3,577,493 3,472,991 134,578 (67,289) (1,077) (3,311) 62,902 5 204,353 5,968,113 27,518,234 33,281,994 1,289,677 (760,471) (8,467) (26,037) 494,702
9 104,502 3,613,267 3,508,766 135,965 (67,982) (1,088) (3,345) 63,550 6 204,353 5,968,113 27,518,234 33,281,994 1,289,677 (760,471) (8,467) (26,037) 494,702
10 104,502 3,613,267 3,508,766 135,965 (67,982) (1,088) (3,345) 63,550 7 204,353 6,027,795 27,793,417 33,616,858 1,302,653 (768,115) (8,553) (26,299) 499,686
11 104,502 3,649,400 3,544,899 137,365 (68,682) (1,099) (3,379) 64,204 8 204,353 6,027,795 27,793,417 33,616,858 1,302,653 (768,115) (8,553) (26,299) 499,686
12 104,502 3,649,400 3,544,899 137,365 (68,682) (1,099) (3,379) 64,204 9 204,353 6,088,072 28,071,351 33,955,070 1,315,759 (775,836) (8,639) (26,564) 504,720
13 104,502 3,685,894 3,581,393 138,779 (69,389) (1,110) (3,414) 64,865 10 204,353 6,088,072 28,071,351 33,955,070 1,315,759 (775,836) (8,639) (26,564) 504,720
14 104,502 3,685,894 3,581,393 138,779 (69,389) (1,110) (3,414) 64,865 11 204,353 6,148,953 28,352,064 34,296,664 1,328,996 (783,634) (8,726) (26,832) 509,804
15 104,502 3,722,753 3,618,252 140,207 (70,104) (1,122) (3,449) 65,533 12 204,353 6,148,953 28,352,064 34,296,664 1,328,996 (783,634) (8,726) (26,832) 509,804
16 104,502 3,722,753 3,618,252 140,207 (70,104) (1,122) (3,449) 65,533 13 204,353 6,210,443 28,635,585 34,641,674 1,342,365 (791,510) (8,814) (27,102) 514,939
17 104,502 3,759,981 3,655,479 141,650 (70,825) (1,133) (3,485) 66,207 14 204,353 6,210,443 28,635,585 34,641,674 1,342,365 (791,510) (8,814) (27,102) 514,939
18 104,502 3,759,981 3,655,479 141,650 (70,825) (1,133) (3,485) 66,207 15 204,353 6,272,547 28,921,941 34,990,134 1,355,868 (799,464) (8,902) (27,375) 520,126
19 104,502 3,797,580 3,693,079 143,107 (71,553) (1,145) (3,520) 66,888 16 204,353 6,272,547 28,921,941 34,990,134 1,355,868 (799,464) (8,902) (27,375) 520,126
20 104,502 3,797,580 3,693,079 143,107 (71,553) (1,145) (3,520) 66,888 17 204,353 6,335,273 29,211,160 35,342,079 1,369,506 (807,499) (8,992) (27,651) 525,364
21 104,502 3,835,556 3,731,055 144,578 (72,289) (1,157) (3,557) 67,576 18 204,353 6,335,273 29,211,160 35,342,079 1,369,506 (807,499) (8,992) (27,651) 525,364
22 104,502 3,835,556 3,731,055 144,578 (72,289) (1,157) (3,557) 67,576 19 204,353 6,398,625 29,503,272 35,697,544 1,383,280 (815,613) (9,083) (27,929) 530,655
23 104,502 3,873,012 3,769,410 146,065 (73,032) (1,169) (3,593) 68,271 20 204,353 6,398,625 29,503,272 35,697,544 1,383,280 (815,613) (9,083) (27,929) 530,655
21 204,353 6,462,612 29,798,304 36,056,563 1,397,192 (823,809) (9,174) (28,210) 535,998
22 204,353 6,462,612 29,798,304 36,056,563 1,397,192 (823,809) (9,174) (28,210) 535,998
23 204,353 6,527,238 30,096,288 36,419,172 1,411,243 (832,087) (9,266) (28,494) 541,395
GROSS PILOTS _ $3,039,130  (1,519,565) (24,313) (74,763)  $1,420,489 GROSS PILOTS __ $29,399,602  (17,335,201)  (193,030) (593,569)  $11,277,802
NPV PILOTS  $1,550,874 (775,437) (12,407) (38,151) $724,878 NPV PILOTS  $15,006,721 (8,848,665) (98,529) (302,976)  $5,756,551
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PROJECT 5 - PILOTS

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 6 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED COUNTY CITY ADMIN PILOT TIF  INITIAL ASSESSED EQ ASSESSED COUNTY  CITY ADMIN PILOT
LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL
1 35,616 35,616 - - - - - -
2 35,616 1,986,390 1,950,773 75,592 (37,796) (605) (1,860) 35,332
3 35,616 2,006,254 1,970,637 76,362 (38,181) (611) (1,879) 35,692 1 130,322 130,322 - - - - - -
4 35,616 2,006,254 1,970,637 76,362 (38,181) (611) (1,879) 35,692 2 130,322 3,321,117 3,190,795 123,643 (61,822) (989) (3,042) 57,791
5 35,616 2,026,316 1,990,700 77,140 (38,570) (617) (1,898) 36,055 3 130,322 3,354,328 3,224,006 124,930 (62,465) (999) (3,073) 58,392
6 35,616 2,026,316 1,990,700 77,140 (38,570) (617) (1,898) 36,055 4 130,322 3,354,328 3,224,006 124,930 (62,465) (999) (3,073) 58,392
7 35,616 2,046,579 2,010,963 77,925 (38,962) (623) (1,917) 36,422 5 130,322 3,387,871 3,257,549 126,230 (63,115) (1,010) (3,105) 59,000
8 35,616 2,046,579 2,010,963 77,925 (38,962) (623) (1,917) 36,422 6 130,322 3,387,871 3,257,549 126,230 (63,115) (1,010) (3,105) 59,000
9 35,616 2,067,045 2,031,429 78,718 (39,359) (630) (1,936) 36,793 7 130,322 3,421,750 3,291,428 127,543 (63,771) (1,020) (3,138) 59,614
10 35,616 2,067,045 2,031,429 78,718 (39,359) (630) (1,936) 36,793 8 130,322 3,421,750 3,291,428 127,543 (63,771) (1,020) (3,138) 59,614
11 35,616 2,087,716 2,052,099 79,519 (39,759) (636) (1,956) 37,167 9 130,322 3,455,967 3,325,645 128,869 (64,434) (1,031) (3,170) 60,233
12 35,616 2,087,716 2,052,099 79,519 (39,759) (636) (1,956) 37,167 10 130,322 3,455,967 3,325,645 128,869 (64,434) (1,031) (3,170) 60,233
13 35,616 2,108,593 2,072,976 80,328 (40,164) (643) (1,976) 37,545 11 130,322 3,490,527 3,360,205 130,208 (65,104) (1,042) (3,203) 60,859
14 35,616 2,108,593 2,072,976 80,328 (40,164) (643) (1,976) 37,545 12 130,322 3,490,527 3,360,205 130,208 (65,104) (1,042) (3,203) 60,859
15 35,616 2,129,679 2,094,062 81,145 (40,572) (649) (1,996) 37,927 13 130,322 3,525,432 3,395,110 131,561 (65,780) (1,052) (3.236) 61,491
16 35,616 2,129,679 2,094,062 81,145 (40,572) (649) (1,996) 37,927 14 130,322 3,525,432 3,395,110 131,561 (65,780) (1,052) (3,236) 61,491
17 35,616 2,150,975 2,115,359 81,970 (40,985) (656) (2,016) 38,313 15 130,322 3,560,687 3,430,365 132,927 (66,463) (1,063) (3,270) 62,130
18 35,616 2,150,975 2,115,359 81,970 (40,985) (656) (2,016) 38,313 16 130,322 3,560,687 3,430,365 132,927 (66,463) (1,063) (3,270) 62,130
19 35,616 2,172,485 2,136,869 82,804 (41,402) (662) (2,037) 38,702 17 130,322 3,596,294 3,465,971 134,306 (67,153) (1,074) (3,304) 62,775
20 35,616 2,172,485 2,136,869 82,804 (41,402) (662) (2,037) 38,702 18 130,322 3,596,294 3,465,971 134,306 (67,153) (1,074) (3,304) 62,775
21 35,616 2,194,210 2,158,594 83,646 (41,823) (669) (2,058) 39,096 19 130,322 3,632,257 3,501,934 135,700 (67,850) (1,086) (3,338) 63,426
22 35,616 2,194,210 2,158,594 83,646 (41,823) (669) (2,058) 39,096 20 130,322 3,632,257 3,501,934 135,700 (67,850) (1,086) (3,338) 63,426
23 35,616 2,216,152 2,180,536 84,496 (42,248) (676) (2,079) 39,493 21 130,322 3,668,579 3,538,257 137,107 (68,554) (1,097) (3,373) 64,084
22 130,322 3,668,579 3,538,257 137,107 (68,554) (1,097) (3,373) 64,084
23 130,322 3,705,265 3,574,943 138,529 (69,265) (1,108) (3,408) 64,748
GROSS PILOTS $1,759,199 (879,600) (14,074) (43,276) $822,250 GROSS PILOTS $2,880,034 (1,440,467) (23,047) (70,871)  $1,346,548
NPV PILOTS $897,848 (448,924) (7,183) (22,087) $419,654 NPV PILOTS $1,469,089 (734,995) (11,760) (36,162) $687,073
NOTES
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PROJECT 7 - PILOTS

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 8 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED COUNTY CITY ADMIN PILOT TIF  INITIAL ASSESSED EQ ASSESSED COUNTY  CITY ADMIN PILOT

YEAR  LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL YEAR  LAND & IMPV LAND & IMPV  INCREMENT PILOT SURPLUS FEE FEE TOTAL
1 119,895 119,895 - - - - - - 1 74,708 74,708 - - - - - -

2 119,895 13,059,366 12,939,472 501,405 (250,702) (4,011) (12,335) 234,356 2 74,708 5,995,590 5,920,881 229,434 (114,717) (1,835) (5,644) 107,238

3 119,895 13,189,960 13,070,065 506,465 (253,233) (4,052) (12,459) 236,722 3 74,708 6,055,546 5,980,837 231,757 (115,879) (1,854) (5,701) 108,323

4 119,895 13,189,960 13,070,065 506,465 (253,233) (4,052) (12,459) 236,722 4 74,708 6,055,546 5,980,837 231,757 (115,879) (1,854) (5,701) 108,323

5 119,895 13,321,860 13,201,965 511,576 (255,788) (4,093) (12,585) 239,111 5 74,708 6,116,101 6,041,393 234,104 (117,052) (1,873) (5,759) 109,420

6 119,895 13,321,860 13,201,965 511,576 (255,788) (4,093) (12,585) 239,111 6 74,708 6,116,101 6,041,393 234,104 (117,052) (1,873) (5,759) 109,420

7 119,895 13,455,078 13,335,184 516,738 (258,369) (4,134) (12,712) 241,524 7 74,708 6,177,262 6,102,554 236,474 (118,237) (1,892) (5,817) 110,528

8 119,895 13,455,078 13,335,184 516,738 (258,369) (4,134) (12,712) 241,524 8 74,708 6,177,262 6,102,554 236,474 (118,237) (1,892) (5,817) 110,528

9 119,895 13,589,629 13,469,734 521,952 (260,976) (4,176) (12,840) 243,960 9 74,708 6,239,035 6,164,326 238,868 (119,434) (1,911) (5,876) 111,647

10 119,895 13,589,629 13,469,734 521,952 (260,976) (4,176) (12,840) 243,960 10 74,708 6,239,035 6,164,326 238,868 (119,434) (1,911) (5,876) 111,647

11 119,895 13,725,525 13,605,631 527,218 (263,609) (4,218) (12,970) 246,422 11 74,708 6,301,425 6,226,717 241,285 (120,643) (1,930) (5,936) 112,777

12 119,895 13,725,525 13,605,631 527,218 (263,609) (4,218) (12,970) 246,422 12 74,708 6,301,425 6,226,717 241,285 (120,643) (1,930) (5,936) 112,777

13 119,895 13,862,781 13,742,886 532,537 (266,268) (4,260) (13,100) 248,908 13 74,708 6,364,439 6,289,731 243,727 (121,864) (1,950) (5,996) 113,918

14 119,895 13,862,781 13,742,886 532,537 (266,268) (4,260) (13,100) 248,908 14 74,708 6,364,439 6,289,731 243,727 (121,864) (1,950) (5,996) 113,918

15 119,895 14,001,408 13,881,514 537,909 (268,954) (4,303) (13,233) 251,419 15 74,708 6,428,084 6,353,375 246,193 (123,097) (1,970) (6,056) 115,071

16 119,895 14,001,408 13,881,514 537,909 (268,954) (4,303) (13,233) 251,419 16 74,708 6,428,084 6,353,375 246,193 (123,097) (1,970) (6,056) 115,071

17 119,895 14,141,422 14,021,528 543,334 (271,667) (4,347) (13,366) 253,954 17 74,708 6,492,365 6,417,656 248,684 (124,342) (1,989) (6,118) 116,235

18 119,895 14,141,422 14,021,528 543,334 (271,667) (4,347) (13,366) 253,954 18 74,708 6,492,365 6,417,656 248,684 (124,342) (1,989) (6,118) 116,235

19 119,895 14,282,837 14,162,942 548,814 (274,407) (4,391) (13,501) 256,516 19 74,708 6,557,288 6,482,580 251,200 (125,600) (2,010) (6,180) 117,411

20 119,895 14,282,837 14,162,942 548,814 (274,407) (4,391) (13,501) 256,516 20 74,708 6,557,288 6,482,580 251,200 (125,600) (2,010) (6,180) 117,411

21 119,895 14,425,665 14,305,770 554,349 (277,174) (4,435) (13,637) 259,103 21 74,708 6,622,861 6,548,153 253,741 (126,870) (2,030) (6,242) 118,599

22 119,895 14,425,665 14,305,770 554,349 (277,174) (4,435) (13,637) 250,103 22 74,708 6,622,861 6,548,153 253,741 (126,870) (2,030) (6,242) 118,599

23 119,895 14,569,922 14,450,027 559,939 (279,969) (4,480) (13,774) 261,715 23 74,708 6,689,090 6,614,381 256,307 (128,154) (2,050) (6,305) 119,798

GROSS PILOTS $11,663,128 (5,831,564) (93,305) (286,913) $5,451,346 GROSS PILOTS _ $5,337,809 _ (2,668,904) (42,702) (131,310)  $2,494,892

NPV PILOTS $5,953,127 (2,976,564) (47,625) (146,447) $2,782,492 NPV PILOTS  $2,724,440  (1,362,220) (21,796) (67,021)  $1,273,403
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

ALL PROJECTS - NET PILOTS

TIF GROSS SURPLUS COUNTY ADMIN NET
YEAR PILOTS DIST PILOTS FEE FEE PILOTS
1 - - - - -
2 453,559 (226,779) (3,628) (11,158) 211,993
3 805,673 (402,837) (6,445) (19,820) 376,572
4 809,215 (404,607) (6,474) (19,907) 378,227
5 2,153,565 (1,190,136) (15,415) (47,401) 900,613
6 2,170,632 (1,199,803) (15,533) (47,765) 907,531
7 3,029,809 (1,629,392) (22,407) (68,901) 1,309,110
8 3,055,717 (1,643,491) (22,596) (69,482) 1,320,149
9 3,060,460 (1,645,862) (22,634) (69,598) 1,322,366
10 3,086,627 (1,660,102) (22,824) (70,185) 1,333,516
11 3,001,417 (1,662,497) (22,863) (70,303) 1,335,754
12 3,117,845 (1,676,879) (23,055) (70,896) 1,347,015
13 3,122,683 (1,679,298) (23,094) (71,015) 1,349,276
14 3,149,376 (1,693,824) (23,289) (71,613) 1,360,650
15 3,154,262 (1,696,267) (23,328) (71,733) 1,362,934
16 3,181,222 (1,710,938) (23,525) (72,338) 1,374,421
17 3,186,157 (1,713,406) (23,564) (72,459) 1,376,728
18 3,213,387 (1,728,224) (23,763) (73,070) 1,388,330
19 3,218,371 (1,730,716) (23,802) (73,193) 1,390,660
20 3,245,873 (1,745,682) (24,003) (73,809) 1,402,378
21 3,250,907 (1,748,199) (24,043) (73,933) 1,404,731
22 3,278,684 (1,763,315) (24,246) (74,556) 1,416,567
23 3,283,768 (1,765,857) (24,287) (74,681) 1,418,943
24 2,805,025 (1,527,726) (20,437) (62,843) 1,194,020
25 2,416,551 (1,333,489) (17,329) (53,287) 1,012,447
26 2,440,936 (1,346,933) (17,504) (53,825) 1,022,674
27 945,197 (472,598) (7,562) (23,252) 441,785
28 954,775 (477,387) (7,638) (23,487) 446,262
$ 69,681,693 $ (37,476,247) $ (515287) $ (1,584,508) $ 30,105,651
$30,217,022| (16,238,055) (223,663) (687,765) $13,067,539
I
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GROWTH AND OTHER RATES

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

POST-REDEVELOPMENT TAXABLE SALES PER SQUARE FOOT

ANNUAL GROWTH RATE SALES 1% YEAR 1 SALES DISCOUNT 50% PROJECT 3
PAD SITE VACANCY RATE 0% ADMINISTRATIVE FEE (MAXIMUM 5%
TIMELY SALES TAX PAYMENT 2% DISCOUNT RATE / INTEREST RA1 6% | USE BUILDING SF BASE SALES ANNUAL SALES |
STATE'S COLLECTION FEE 1%
RETAIL & FAMILY ENTERTAINMENT CENTER 46,771 - $ 11,164,355
TOTAL 46,771 $ 11,164,355
SALES TAX RATES RATE EXPIRATION DATE PORTION CAPTURED BY TIF
PROJECT 4
COUNTY 1.250% 50% USE BUILDING SF BASE SALES ANNUAL SALES
CITY 2.000% 50% RETAIL 280,572 - $ 77,640,445
PROPOSED CID 1.000% 50% TOTAL 280,572 $ 77,640,445
STATE GENERAL 3.000% 0%
STATE OTHER 1.225% 0% PROJECT 5
UsE BUILDING SF_BASE SALES _ANNUAL SALES
RETAIL 11,799 - $ 2,816,451
BASELINE YEAR $ = TOTAL 11,799 $ 2,816,451
YEAR 1 $ 11,164,355
PROJECT 6
USE BUILDING SF BASE SALES ANNUAL SALES
BASELINE YEAR $ = RETAIL 36,500 - $ 8,712,641
YEAR 1 $ 38,820,222 <-- INCLUDES 50% DISCOUNT IN YEAR 1 TOTAL 36,500 $ 8,712,641
YEAR 2 $ 58,230,334 <-- INCLUDES 25% DISCOUNT IN YEAR 2
YEAR 3 $ 77,640,445 PROJECT 7
UsE BUILDING SF_BASE SALES _ANNUAL SALES
RETAIL 103,985 - $ 24,821,479
BASELINE YEAR $ - HOTEL - $ 169,609
YEAR 1 $ 2,816,451 TOTAL 103,985 - $ 24,991,088
BASELINE YEAR $ -
YEAR 1 $ 8,712,641
BASELINE YEAR $ -
YEAR 1 $ 12,495,544 <-- INCLUDES 50% DISCOUNT IN YEAR 1
YEAR 2 $ 18,743,316 <-- INCLUDES 25% DISCOUNT IN YEAR 2
YEAR 3 $ 24,991,088
606579.XLS 12 6/15/2015 12:12 PM

Page 183 of 371



606579.XLS

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 3
ANNUAL BASELINE ANNUAL COUNTY CITY PROPOSED CID  TOTAL TAX
TIF RETAIL RETAIL SALES TOTAL TAXES TOTAL TAXES  TOTAL TAXES SUBJECT TO  ADMINISTRATIVE 50% EATS
YEAR SALES SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE FEE

1 $11,164,355 $ $ 11,164,355 $ 135,396 $ 216,633 $ 108,317 $ 460,345 (11,509) 218,664
2 11,275,998 11,275,998 136,750 218,799 109,400 464,949 (11,624) 220,851
3 11,388,758 11,388,758 138,117 220,987 110,494 469,598 (11,740) 223,059
4 11,502,646 11,502,646 139,498 223,197 111,599 474,294 (11,857) 225,290
5 11,617,672 11,617,672 140,893 225,429 112,715 479,037 (11,976) 227,543
6 11,733,849 11,733,849 142,302 227,684 113,842 483,828 (12,096) 229,818
7 11,851,187 11,851,187 143,725 229,960 114,980 488,666 (12,217) 232,116
8 11,969,699 11,969,699 145,163 232,260 116,130 493,553 (12,339) 234,437
9 12,089,396 12,089,396 146,614 234,583 117,291 498,488 (12,462) 236,782
10 12,210,290 12,210,290 148,080 236,928 118,464 503,473 (12,587) 239,150
11 12,332,393 12,332,393 149,561 239,298 119,649 508,508 (12,713) 241,541
12 12,455,717 12,455,717 151,057 241,691 120,845 513,593 (12,840) 243,957
13 12,580,274 12,580,274 152,567 244,108 122,054 518,729 (12,968) 246,396
14 12,706,077 12,706,077 154,093 246,549 123,274 523,916 (13,098) 248,860
15 12,833,138 12,833,138 155,634 249,014 124,507 529,155 (13,229) 251,349
16 12,961,469 12,961,469 157,190 251,504 125,752 534,447 (13,361) 253,862
17 13,091,084 13,091,084 158,762 254,019 127,010 539,791 (13,495) 256,401
18 13,221,995 13,221,995 160,350 256,560 128,280 545,189 (13,630) 258,965
19 13,354,215 13,354,215 161,953 259,125 129,563 550,641 (13,766) 261,554
20 13,487,757 13,487,757 163,573 261,716 130,858 556,147 (13,904) 264,170
21 13,622,634 13,622,634 165,208 264,334 132,167 561,709 (14,043) 266,812
22 13,758,861 13,758,861 166,861 266,977 133,488 567,326 (14,183) 269,480
23 13,896,449 13,896,449 168,529 269,647 134,823 572,999 (14,325) 272,175
TOTALGROSS $ 3,481,877 $ 5,571,003 $ 2,785,502 $ 11,838,382 $ (295,960) $ 5,623,231
TOTAL NPV $ 1,816,681 $ 2,906,689 $ 1,453,344 $ 6,176,714 $ (154,418) $ 2,933,939

1. STATE ALLOWS RETAILERS TO RETAIN 2% PAYMENT DISCOUNT FOR ALL SALES TAXES FILED AND PAID BY DUE DATE.

2. STATE COLLECTION FEE OF 1%.
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CAL.
YEAR

1 2017
2 2018
3 2019
4 2020
5 2021
6 2022
7 2023
8 2024
9 2025
10 2026
11 2027
12 2028
13 2029
14 2030
15 2031
16 2032
17 2033
18 2034
19 2035
20 2036
21 2037
22 2038
23 2039

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 4

ANNUAL  BASELINE ANNUAL COUNTY CITY CITY PROPOSED TOTAL TAX
SALES TOTAL TAXES GENERAL  TOTAL TAXES CID SUBJECT TO ADMINISTRATIVE

RETAIL RETAIL
SALES SALES

$ 38,820,222 $
58,230,334
77,640,445
78,416,849
79,201,018
79,993,028
80,792,958
81,600,888
82,416,897
83,241,066
84,073,476
84,914,211
85,763,353
86,620,987
87,487,197
88,362,069
89,245,689
90,138,146
91,039,528
91,949,923
92,869,422
93,798,117
94,736,098

INCREMENT SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE

$ 38,820,222 $ 470,792 $ 753,268 $ 753,268 $ 376,634 $ 1,600,694 $

58,230,334 706,188 1,129,901 1,129,901 564,951 2,401,040
77,640,445 941,584 1,506,535 1,506,535 753,268 3,201,387
78,416,849 951,000 1,521,601 1,521,601 760,800 3,233,401
79,201,018 960,510 1,536,817 1,536,817 768,408 3,265,735
79,993,028 970,115 1,552,185 1,552,185 776,092 3,298,393
80,792,958 979,817 1,567,707 1,567,707 783,853 3,331,376
81,600,888 989,615 1,583,384 1,583,384 791,692 3,364,690
82,416,897 999,511 1,599,217 1,599,217 799,609 3,398,337
83,241,066 1,009,506 1,615,210 1,615,210 807,605 3,432,320
84,073,476 1,019,601 1,631,362 1,631,362 815,681 3,466,644
84,914,211 1,029,797 1,647,675 1,647,675 823,838 3,501,310
85,763,353 1,040,095 1,664,152 1,664,152 832,076 3,536,323
86,620,987 1,050,496 1,680,794 1,680,794 840,397 3,571,686
87,487,197 1,061,001 1,697,602 1,697,602 848,801 3,607,403
88,362,069 1,071,611 1,714,578 1,714,578 857,289 3,643,477
89,245,689 1,082,327 1,731,723 1,731,723 865,862 3,679,912
90,138,146 1,093,150 1,749,041 1,749,041 874,520 3,716,711
91,039,528 1,104,082 1,766,531 1,766,531 883,265 3,753,878
91,949,923 1,115,123 1,784,196 1,784,196 892,098 3,791,417
92,869,422 1,126,274 1,802,038 1,802,038 901,019 3,829,331
93,798,117 1,137,537 1,820,059 1,820,059 910,029 3,867,625
94,736,098 1,148,912 1,838,259 1,838,259 919,130 3,906,301

FEE

(40,017)
(60,026)
(80,035)
(80,835)
(81,643)
(82,460)
(83,284)
(84,117)
(84,958)
(85,808)
(86,666)
(87,533)
(88,408)
(89,292)
(90,185)
(91,087)
(91,998)
(92,918)
(93,847)
(94,785)
(95,733)
(96,691)
(97,658)

$

760,329
1,140,494
1,520,659
1,535,866
1,551,224
1,566,736
1,582,404
1,598,228
1,614,210
1,630,352
1,646,656
1,663,122
1,679,754
1,696,551
1,713,517
1,730,652
1,747,958
1,765,438
1,783,092
1,800,923
1,818,932
1,837,122
1,855,493

TOTAL NPV $ 11,756,989 $ 18,811,182 $ 18,811,182 $ 9,405591 $ 39,973,762 $

TOTALGROSS $ 23,058,645 $ 36,893,833 $ 36,893,833 ¢ 18,446,916 $ 78,399,394 $

(1,959,985) $ 37,239,712
(999,344) $ 18,987,537

1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 5

ANNUAL BASELINE ANNUAL COUNTY CITY PROPOSED TOTAL TAX TOTAL
RETAIL RETAIL SALES TOTAL TAXES TOTAL TAXES CID SUBJECT TO ADMINISTRATIVE EATS
SALES SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE FEE

1 $ 2816451 $ - $ 2,816,451 $ 34,157 % 54,650 $ 27,325 % 116,132 $ (2,903) 55,163
2 2,844,615 - 2,844,615 34,498 55,197 27,598 117,293 (2,932) 55,714
3 2,873,061 - 2,873,061 34,843 55,749 27,874 118,466 (2,962) 56,272
4 2,901,792 - 2,901,792 35,191 56,306 28,153 119,651 (2,991) 56,834
5 2,930,810 - 2,930,810 35,543 56,869 28,435 120,848 (3,021) 57,403
6 2,960,118 - 2,960,118 35,899 57,438 28,719 122,056 (3,051) 57,977
7 2,989,719 - 2,989,719 36,258 58,013 29,006 123,277 (3,082) 58,556
8 3,019,616 - 3,019,616 36,620 58,593 29,296 124,509 (3,113) 59,142
9 3,049,813 - 3,049,813 36,987 59,179 29,589 125,754 (3,144) 59,733
10 3,080,311 - 3,080,311 37,356 59,770 29,885 127,012 (3,175) 60,331
11 3,111,114 - 3,111,114 37,730 60,368 30,184 128,282 (3,207) 60,934
12 3,142,225 - 3,142,225 38,107 60,972 30,486 129,565 (3,239) 61,543
13 3,173,647 - 3,173,647 38,488 61,581 30,791 130,861 (3,272) 62,159
14 3,205,384 - 3,205,384 38,873 62,197 31,099 132,169 (3,304) 62,780
15 3,237,438 - 3,237,438 39,262 62,819 31,410 133,491 (3,337) 63,408
16 3,269,812 - 3,269,812 39,655 63,447 31,724 134,826 (3,371) 64,042
17 3,302,510 - 3,302,510 40,051 64,082 32,041 136,174 (3,404) 64,683
18 3,335,535 - 3,335,535 40,452 64,723 32,361 137,536 (3,438) 65,329
19 3,368,891 - 3,368,891 40,856 65,370 32,685 138,911 (3,473) 65,983
20 3,402,579 - 3,402,579 41,265 66,024 33,012 140,300 (3,508) 66,643
21 3,436,605 - 3,436,605 41,677 66,684 33,342 141,703 (3,543) 67,309
22 3,470,971 - 3,470,971 42,094 67,351 33,675 143,120 (3,578) 67,982
23 3,505,681 - 3,505,681 42,515 68,024 34,012 144,551 (3,614) 68,662

TOTALGROSS $ 878,379 $ 1,405,406 $ 702,703 $ 2,986,489 $ (74,662) $ 1,418,582

TOTAL NPV $ 458,297 $ 733,275 $ 366,638 $ 1,658,210 $ (38,955) $ 740,150

1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 6

ANNUAL BASELINE ANNUAL COUNTY cITY PROPOSED  TOTAL TAX TOTAL
RETAIL RETAIL SALES TOTALTAXES  TOTAL TAXES CcID SUBJECTTO ADMINISTRATIVE ~ EATS
SALES SALES INCREMENT ~ SUBJECT TO TIF  SUBJECT TO TIF EATS CAPTURE FEE
1 $ 8712641 $ - $ 8712641 $ 105,663 $ 169,060 $ 84,530 $ 359,253 $ (8,981) 170,645
2 8,799,768 - 8,799,768 106,719 170,751 85,375 362,845 (9,071) 172,351
3 8,887,765 - 8,887,765 107,786 172,458 86,229 366,474 (9,162) 174,075
4 8,976,643 - 8,976,643 108,864 174,183 87,091 370,138 (9,253) 175,816
5 9,066,409 - 9,066,409 109,953 175,925 87,962 373,840 (9,346) 177,574
6 9,157,074 - 9,157,074 111,052 177,684 88,842 377,578 (9,439) 179,350
7 9,248,644 - 9,248,644 112,163 179,461 89,730 381,354 (9,534) 181,143
8 9,341,131 - 9,341,131 113,285 181,255 90,628 385,168 (9,629) 182,955
9 9,434,542 - 9,434,542 114,417 183,068 91,534 389,019 (9,725) 184,784
10 9,528,887 - 9,528,887 115,562 184,899 92,449 392,909 (9,823) 186,632
11 9,624,176 - 9,624,176 116,717 186,748 93,374 396,838 (9,921) 188,498
12 9,720,418 - 9,720,418 117,884 188,615 94,307 400,807 (10,020) 190,383
13 9,817,622 - 9,817,622 119,063 190,501 95,251 404,815 (10,120) 192,287
14 9,915,798 - 9,915,798 120,254 192,406 96,203 408,863 (10,222) 194,210
15 10,014,956 - 10,014,956 121,456 194,330 97,165 412,952 (10,324) 196,152
16 10,115,106 - 10,115,106 122,671 196,274 98,137 417,081 (10,427) 198,114
17 10,216,257 - 10,216,257 123,898 198,236 99,118 421,252 (10,531) 200,095
18 10,318,420 - 10,318,420 125,137 200,219 100,109 425,465 (10,637) 202,096
19 10,421,604 - 10,421,604 126,388 202,221 101,110 429,719 (10,743) 204,117
20 10,525,820 - 10,525,820 127,652 204,243 102,122 434,016 (10,850) 206,158
21 10,631,078 - 10,631,078 128,928 206,285 103,143 438,357 (10,959) 208,219
22 10,737,389 - 10,737,389 130,218 208,348 104,174 442,740 (11,069) 210,302
23 10,844,763 - 10,844,763 131,520 210,432 105,216 447,168 (11,179) 212,405
TOTAL GROSS  $ 2,717,250 $ 4,347,600 $ 2,173,800 $ 9,238,651 $ (230,966) $ 4,388,359
TOTAL NPV $ 1,417,734 $ 2,268,374 $ 1,134,187 $ 4,820,296 $ (120,507) $ 2,289,640
1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

PROJECT 7 ALL PROJECT AREAS - NET EATS
ANNUAL ANNUAL COUNTY CITY PROPOSED TOTAL TAX TOTAL 50%
RETAIL SALES TOTAL TAXES TOTAL TAXES CID SUBJECT TO ADMINISTRATIVE EATS GROSS ADMINISTRATIVE
SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE FEE EATS FEE

1 $ 230,173 $ (11,509) $ 218,664

2 232,474 (11,624) 220,851

3 1,035,146 (51,757) 983,389

4 1,495,733 (74,787) 1,420,947

5 1,898,859 (94,943) 1,803,916

1 $ 12,495,544 $ $ 12,495544 $ 151,540 $ 242,464 121,232 % 515,235 $ (12,881) 244,737 6 2,355,091 (117,755) 2,237,337
2 18,743,316 18,743,316 227,310 363,695 181,848 772,853 (19,321) 367,105 7 2,504,875 (125,244) 2,379,631
3 24,991,088 24,991,088 303,079 484,927 242,464 1,030,470 (25,762) 489,473 8 2,654,868 (132,743) 2,522,125
4 25,240,999 25,240,999 306,110 489,776 244,888 1,040,775 (26,019) 494,368 9 2,681,417 (134,071) 2,547,346
5 25,493,409 25,493,409 309,171 494,674 247,337 1,051,182 (26,280) 499,312 10 2,708,231 (135,412) 2,572,819
6 25,748,343 25,748,343 312,263 499,621 249,810 1,061,694 (26,542) 504,305 11 2,735,313 (136,766) 2,598,548
7 26,005,827 26,005,827 315,386 504,617 252,309 1,072,311 (26,808) 509,348 12 2,762,666 (138,133) 2,624,533
8 26,265,885 26,265,885 318,540 509,663 254,832 1,083,034 (27,076) 514,441 13 2,790,293 (139,515) 2,650,778
9 26,528,544 26,528,544 321,725 514,760 257,380 1,093,865 (27,347) 519,586 14 2,818,196 (140,910) 2,677,286
10 26,793,829 26,793,829 324,942 519,907 259,954 1,104,803 (27,620) 524,782 15 2,846,378 (142,319) 2,704,059
11 27,061,768 27,061,768 328,192 525,107 262,553 1,115,851 (27,896) 530,029 16 2,874,842 (143,742) 2,731,100
12 27,332,385 27,332,385 331,474 530,358 265,179 1,127,010 (28,175) 535,330 17 2,903,590 (145,180) 2,758,411
13 27,605,709 27,605,709 334,788 535,661 267,831 1,138,280 (28,457) 540,683 18 2,932,626 (146,631) 2,785,995
14 27,881,766 27,881,766 338,136 541,018 270,509 1,149,663 (28,742) 546,090 19 2,961,952 (148,098) 2,813,855
15 28,160,584 28,160,584 341,517 546,428 273,214 1,161,159 (29,029) 551,551 20 2,991,572 (149,579) 2,841,993
16 28,442,190 28,442,190 344,933 551,892 275,946 1,172,771 (29,319) 557,066 21 3,021,488 (151,074) 2,870,413
17 28,726,612 28,726,612 348,382 557,411 278,706 1,184,499 (29,612) 562,637 22 3,051,703 (152,585) 2,899,117
18 29,013,878 29,013,878 351,866 562,985 281,493 1,196,344 (29,909) 568,263 23 3,082,220 (154,111) 2,928,109
19 29,304,017 29,304,017 355,384 568,615 284,308 1,208,307 (30,208) 573,946 24 2,823,677 (141,184) 2,682,493
20 29,597,057 29,597,057 358,938 574,301 287,151 1,220,390 (30,510) 579,685 25 2,851,914 (142,596) 2,709,318
21 29,893,027 29,893,027 362,528 580,044 290,022 1,232,594 (30,815) 585,482 26 907,751 (45,388) 862,364
22 30,191,958 30,191,958 366,153 585,845 292,922 1,244,920 (31,1283) 591,337 27 843,830 (42,192) 801,639
23 30,493,877 30,493,877 369,814 591,703 295,852 1,257,369 (31,434) 597,250 28 852,268 (42,613) 809,655
TOTALGROSS $ 7,422,171 $ 11,875,473 $ 5,937,737 $ 25,235,381 $ (630,885) $ 11,986,806 $ 63,849,148 $ (3,192,457) $ 60,656,691

TOTAL NPV $ 3,784,367 $ 6,054,987 $ 3,027,494 $ 12,866,848 $ (321,671) $ 6,111,753 $ 32,441,693 $ (1,622,085) $ 30,819,608

1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Public Revenues Projections (Summary)

| Proposed Arrowhead Centre CID |

POST REDEV TOTAL CID SALES NON-EATS
RETAIL CID SALES  TAX CAPT'D CID
SALES TAX AS EATS REVENUE
1 $ 11,164,355 $ 108,317 $ 54,158 $ 54,158
2 11,275,998 109,400 54,700 54,700
3 50,208,981 487,128 243,564 243,564
4 72,549,430 703,875 351,937 351,937
5 92,102,732 893,581 446,790 446,790
6 114,231,945 1,108,278 554,139 554,139
7 121,497,081 1,178,765 589,382 589,382
8 128,772,391 1,249,350 624,675 624,675
9 130,060,115 1,261,843 630,922 630,922
10 131,360,716 1,274,462 637,231 637,231
11 132,674,323 1,287,206 643,603 643,603
12 134,001,067 1,300,078 650,039 650,039
13 135,341,077 1,313,079 656,540 656,540
14 136,694,488 1,326,210 663,105 663,105
15 138,061,433 1,339,472 669,736 669,736
16 139,442,047 1,352,867 676,433 676,433
17 140,836,468 1,366,395 683,198 683,198
18 142,244,832 1,380,059 690,030 690,030
19 143,667,281 1,393,860 696,930 696,930
20 145,103,954 1,407,799 703,899 703,899
21 146,554,993 1,421,877 710,938 710,938
22 148,020,543 1,436,095 718,048 718,048
23 149,500,748 1,450,456 725,228 725,228
24 136,960,342 1,328,789 664,395 664,395
25 138,329,946 1,342,077 671,039 671,039
26 44,029,786 427,177 213,588 213,588
27 40,929,347 397,097 198,548 198,548
28 41,338,640 401,067 200,534 200,534
NON-EATS CID SALES TAX REVENUE (GROSS) $ 15,023,329
NON-EATS CID SALES TAX REVENUE (NPV) 6,620,987
| NOTES

1. CIDS MAY IMPOSE TAXES ON ALL SALES TAXABLE UNDER 144.010 TO
2. CID TERM MAY LAST LONGER THAN THE TERMS PROJECTED ABOVE.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
non-TIF PILOTs

PROJECT 1 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED

YEAR LAND & IMPV LAND & IMPV INCREMENT PILOT SURPLUS

1 64,100 64,100 - - -
2 64,100 7,840,000 7,775,900 323,058 161,529
3 64,100 7,918,400 7,854,300 326,315 163,157
4 64,100 7,918,400 7,854,300 326,315 163,157
5 64,100 7,997,584 7,933,484 329,605 164,802
6 64,100 7,997,584 7,933,484 329,605 164,802
7 64,100 8,077,560 8,013,460 332,927 166,464
8 64,100 8,077,560 8,013,460 332,927 166,464
9 64,100 8,158,335 8,094,235 336,283 168,142
10 64,100 8,158,335 8,094,235 336,283 168,142
11 64,100 8,239,919 8,175,819 339,673 169,836
12 64,100 8,239,919 8,175,819 339,673 169,836
13 64,100 8,322,318 8,258,218 343,096 171,548
14 64,100 8,322,318 8,258,218 343,096 171,548
15 64,100 8,405,541 8,341,441 346,554 173,277
16 64,100 8,405,541 8,341,441 346,554 173,277
17 64,100 8,489,597 8,425,496 350,046 175,023
18 64,100 8,489,597 8,425,496 350,046 175,023
19 64,100 8,574,493 8,510,392 353,573 176,786
20 64,100 8,574,493 8,510,392 353,573 176,786
21 64,100 8,660,237 8,596,137 357,135 178,568
22 64,100 8,660,237 8,596,137 357,135 178,568
23 64,100 8,746,840 8,682,740 360,733 180,367
GROSSPILOTS $ 7,514,201 $ 3,757,100
NPV PILOTS $ 4,065591 $ 2,032,795

1. COUNTY FEE OF 1.6% FOR COUNTY DEPARTMENTS OF ASSESSOR AND COLLECTOR.
2. PROJECTS 1 & 2 ARE WITHIN THE CAMDEN AMBULANCE DISTRICT.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

non-TIF PILOTs

PROJECT 2 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED

LAND & IMPV

LAND & IMPV

INCREMENT

PILOT

SURPLUS

1 159,483 159,483 - - -
2 159,483 8,523,984 8,364,501 347,512 173,756
3 159,483 8,609,224 8,449,741 351,053 175,526
4 159,483 8,609,224 8,449,741 351,053 175,526
5 159,483 8,695,316 8,535,833 354,630 177,315
6 159,483 8,695,316 8,535,833 354,630 177,315
7 159,483 8,782,269 8,622,786 358,242 179,121
8 159,483 8,782,269 8,622,786 358,242 179,121
9 159,483 8,870,092 8,710,609 361,891 180,945
10 159,483 8,870,092 8,710,609 361,891 180,945
11 159,483 8,958,793 8,799,310 365,576 182,788
12 159,483 8,958,793 8,799,310 365,576 182,788
13 159,483 9,048,381 8,888,897 369,298 184,649
14 159,483 9,048,381 8,888,897 369,298 184,649
15 159,483 9,138,865 8,979,381 373,057 186,529
16 159,483 9,138,865 8,979,381 373,057 186,529
17 159,483 9,230,253 9,070,770 376,854 188,427
18 159,483 9,230,253 9,070,770 376,854 188,427
19 159,483 9,322,556 9,163,072 380,689 190,345
20 159,483 9,322,556 9,163,072 380,689 190,345
21 159,483 9,415,781 9,256,298 384,562 192,281
22 159,483 9,415,781 9,256,298 384,562 192,281
23 159,483 9,509,939 9,350,456 388,474 194,237
GROSS PILOTS $8,087,691 4,043,846
NPV PILOTS $4,127,702 2,063,851

1. PROJECTS 1 & 2 ARE WITHIN THE CAMDEN AMBULANCE DISTRICT.
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

non-TIF PILOTs

PROJECT 3 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED

YEAR LAND & IMPV LAND & IMPV INCREMENT PILOT SURPLUS

1 104,502 104,502 - - -
2 104,502 3,472,279 3,367,778 130,501 65,251
3 104,502 3,507,002 3,402,500 131,847 65,923
4 104,502 3,507,002 3,402,500 131,847 65,923
5 104,502 3,542,072 3,437,570 133,206 66,603
6 104,502 3,542,072 3,437,570 133,206 66,603
7 104,502 3,577,493 3,472,991 134,578 67,289
8 104,502 3,577,493 3,472,991 134,578 67,289
9 104,502 3,613,267 3,508,766 135,965 67,982
10 104,502 3,613,267 3,508,766 135,965 67,982
11 104,502 3,649,400 3,544,899 137,365 68,682
12 104,502 3,649,400 3,544,899 137,365 68,682
13 104,502 3,685,894 3,581,393 138,779 69,389
14 104,502 3,685,894 3,581,393 138,779 69,389
15 104,502 3,722,753 3,618,252 140,207 70,104
16 104,502 3,722,753 3,618,252 140,207 70,104
17 104,502 3,759,981 3,655,479 141,650 70,825
18 104,502 3,759,981 3,655,479 141,650 70,825
19 104,502 3,797,580 3,693,079 143,107 71,553
20 104,502 3,797,580 3,693,079 143,107 71,553
21 104,502 3,835,556 3,731,055 144,578 72,289
22 104,502 3,835,556 3,731,055 144,578 72,289
23 104,502 3,873,912 3,769,410 146,065 73,032
GROSS PILOTS $3,039,130 1,519,565
NPV PILOTS $1,550,874 775,437
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TIF

YEAR

Arrowhead Centre Tax Increment Financing Redevelopment Plan
non-TIF PILOTs

INITIAL ASSESSED
LAND & IMPV

RES EQ ASSESS COM EQ ASSESS

LAND & IMPV

PROJECT 4 - PILOTS

LAND & IMPV

INCREMENT

PILOT

SURPLUS

1 204,353 - 204,353 - - -
2 204,353 5,850,518 26,976,016 32,622,181 1,264,110 745,409
3 204,353 5,909,023 27,245,776 32,950,446 1,276,830 752,902
4 204,353 5,909,023 27,245,776 32,950,446 1,276,830 752,902
5 204,353 5,968,113 27,518,234 33,281,994 1,289,677 760,471
6 204,353 5,968,113 27,518,234 33,281,994 1,289,677 760,471
7 204,353 6,027,795 27,793,417 33,616,858 1,302,653 768,115
8 204,353 6,027,795 27,793,417 33,616,858 1,302,653 768,115
9 204,353 6,088,072 28,071,351 33,955,070 1,315,759 775,836
10 204,353 6,088,072 28,071,351 33,955,070 1,315,759 775,836
11 204,353 6,148,953 28,352,064 34,296,664 1,328,996 783,634
12 204,353 6,148,953 28,352,064 34,296,664 1,328,996 783,634
13 204,353 6,210,443 28,635,585 34,641,674 1,342,365 791,510
14 204,353 6,210,443 28,635,585 34,641,674 1,342,365 791,510
15 204,353 6,272,547 28,921,941 34,990,134 1,355,868 799,464
16 204,353 6,272,547 28,921,941 34,990,134 1,355,868 799,464
17 204,353 6,335,273 29,211,160 35,342,079 1,369,506 807,499
18 204,353 6,335,273 29,211,160 35,342,079 1,369,506 807,499
19 204,353 6,398,625 29,503,272 35,697,544 1,383,280 815,613
20 204,353 6,398,625 29,503,272 35,697,544 1,383,280 815,613
21 204,353 6,462,612 29,798,304 36,056,563 1,397,192 823,809
22 204,353 6,462,612 29,798,304 36,056,563 1,397,192 823,809
23 204,353 6,527,238 30,096,288 36,419,172 1,411,243 832,087
GROSS PILOTS $29,399,602 17,335,201
NPV PILOTS $15,006,721 8,848,665
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
non-TIF PILOTs

PROJECT 5 - PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED

LAND & IMPV LAND & IMPV INCREMENT PILOT SURPLUS

1 35,616 1,986,390 1,950,773 75,592 37,796
2 35,616 1,986,390 1,950,773 75,592 37,796
3 35,616 2,006,254 1,970,637 76,362 38,181
4 35,616 2,006,254 1,970,637 76,362 38,181
5 35,616 2,026,316 1,990,700 77,140 38,570
6 35,616 2,026,316 1,990,700 77,140 38,570
7 35,616 2,046,579 2,010,963 77,925 38,962
8 35,616 2,046,579 2,010,963 77,925 38,962
9 35,616 2,067,045 2,031,429 78,718 39,359
10 35,616 2,067,045 2,031,429 78,718 39,359
11 35,616 2,087,716 2,052,099 79,519 39,759
12 35,616 2,087,716 2,052,099 79,519 39,759
13 35,616 2,108,593 2,072,976 80,328 40,164
14 35,616 2,108,593 2,072,976 80,328 40,164
15 35,616 2,129,679 2,094,062 81,145 40,572
16 35,616 2,129,679 2,094,062 81,145 40,572
17 35,616 2,150,975 2,115,359 81,970 40,985
18 35,616 2,150,975 2,115,359 81,970 40,985
19 35,616 2,172,485 2,136,869 82,804 41,402
20 35,616 2,172,485 2,136,869 82,804 41,402
21 35,616 2,194,210 2,158,594 83,646 41,823
22 35,616 2,194,210 2,158,594 83,646 41,823
23 35,616 2,216,152 2,180,536 84,496 42,248
GROSS PILOTS $1,834,792 917,396
NPV PILOTS $969,161 484,581

NOTES
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

TIF

non-TIF PILOTs

PROJECT 6 - PILOTS

INITIAL ASSESSED EQ ASSESSED

LAND & IMPV

LAND & IMPV

INCREMENT

PILOT

SURPLUS

1 130,322 3,321,117 3,190,795 123,643 61,822
2 130,322 3,321,117 3,190,795 123,643 61,822
3 130,322 3,354,328 3,224,006 124,930 62,465
4 130,322 3,354,328 3,224,006 124,930 62,465
5 130,322 3,387,871 3,257,549 126,230 63,115
6 130,322 3,387,871 3,257,549 126,230 63,115
7 130,322 3,421,750 3,291,428 127,543 63,771
8 130,322 3,421,750 3,291,428 127,543 63,771
9 130,322 3,455,967 3,325,645 128,869 64,434
10 130,322 3,455,967 3,325,645 128,869 64,434
11 130,322 3,490,527 3,360,205 130,208 65,104
12 130,322 3,490,527 3,360,205 130,208 65,104
13 130,322 3,525,432 3,395,110 131,561 65,780
14 130,322 3,525,432 3,395,110 131,561 65,780
15 130,322 3,560,687 3,430,365 132,927 66,463
16 130,322 3,560,687 3,430,365 132,927 66,463
17 130,322 3,596,294 3,465,971 134,306 67,153
18 130,322 3,596,294 3,465,971 134,306 67,153
19 130,322 3,632,257 3,501,934 135,700 67,850
20 130,322 3,632,257 3,501,934 135,700 67,850
21 130,322 3,668,579 3,538,257 137,107 68,554
22 130,322 3,668,579 3,538,257 137,107 68,554
23 130,322 3,705,265 3,574,943 138,529 69,265
GROSS PILOTS $3,004,577 1,502,289
NPV PILOTS $1,586,634 793,317
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Arrowhead Centre Tax Increment Financing Redevelopment Plan

TIF

non-TIF PILOTs

PROJECT 7 - PILOTS

INITIAL ASSESSED EQ ASSESSED

LAND & IMPV

LAND & IMPV

INCREMENT

PILOT

SURPLUS

1 119,895 13,059,366 12,939,472 501,405 250,702
2 119,895 13,059,366 12,939,472 501,405 250,702
3 119,895 13,189,960 13,070,065 506,465 253,233
4 119,895 13,189,960 13,070,065 506,465 253,233
5 119,895 13,321,860 13,201,965 511,576 255,788
6 119,895 13,321,860 13,201,965 511,576 255,788
7 119,895 13,455,078 13,335,184 516,738 258,369
8 119,895 13,455,078 13,335,184 516,738 258,369
9 119,895 13,589,629 13,469,734 521,952 260,976
10 119,895 13,589,629 13,469,734 521,952 260,976
11 119,895 13,725,525 13,605,631 527,218 263,609
12 119,895 13,725,525 13,605,631 527,218 263,609
13 119,895 13,862,781 13,742,886 532,537 266,268
14 119,895 13,862,781 13,742,886 532,537 266,268
15 119,895 14,001,408 13,881,514 537,909 268,954
16 119,895 14,001,408 13,881,514 537,909 268,954
17 119,895 14,141,422 14,021,528 543,334 271,667
18 119,895 14,141,422 14,021,528 543,334 271,667
19 119,895 14,282,837 14,162,942 548,814 274,407
20 119,895 14,282,837 14,162,942 548,814 274,407
21 119,895 14,425,665 14,305,770 554,349 277,174
22 119,895 14,425,665 14,305,770 554,349 277,174
23 119,895 14,569,922 14,450,027 559,939 279,969
GROSS PILOTS $12,164,532 6,082,266
NPV PILOTS $6,426,150 3,213,075
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
non-TIF PILOTs

PROJECT 8 - PILOTS

ALL PROJECTS - NET PILOTS

TIF  INITIAL ASSESSED EQ ASSESSED TIF SURPLUS
YEAR LAND & IMPV LAND & IMPV INCREMENT PILOT SURPLUS YEAR DIST PILOTS

1 R
2 226,779
3 402,837
4 442,404
5 1,190,136
1 74,708 5,995,590 5,920,881 229,434 114,717 6 1,627,044
2 74,708 5,995,590 5,920,881 229,434 114,717 7 1,629,392
3 74,708 6,055,546 5,980,837 231,757 115,879 8 1,643,491
4 74,708 6,055,546 5,980,837 231,757 115,879 9 1,645,862
5 74,708 6,116,101 6,041,393 234,104 117,052 10 1,660,102
6 74,708 6,116,101 6,041,393 234,104 117,052 11 1,662,497
7 74,708 6,177,262 6,102,554 236,474 118,237 12 1,676,879
8 74,708 6,177,262 6,102,554 236,474 118,237 13 1,679,298
9 74,708 6,239,035 6,164,326 238,868 119,434 14 1,693,824
10 74,708 6,239,035 6,164,326 238,868 119,434 15 1,696,267
11 74,708 6,301,425 6,226,717 241,285 120,643 16 1,710,938
12 74,708 6,301,425 6,226,717 241,285 120,643 17 1,713,406
13 74,708 6,364,439 6,289,731 243,727 121,864 18 1,728,224
14 74,708 6,364,439 6,289,731 243,727 121,864 19 1,730,716
15 74,708 6,428,084 6,353,375 246,193 123,097 20 1,745,682
16 74,708 6,428,084 6,353,375 246,193 123,097 21 1,748,199
17 74,708 6,492,365 6,417,656 248,684 124,342 22 1,763,315
18 74,708 6,492,365 6,417,656 248,684 124,342 23 1,765,857
19 74,708 6,557,288 6,482,580 251,200 125,600 24 1,527,726
20 74,708 6,557,288 6,482,580 251,200 125,600 25 1,333,489
21 74,708 6,622,861 6,548,153 253,741 126,870 26 1,346,933
22 74,708 6,622,861 6,548,153 253,741 126,870 27 472,598
23 74,708 6,689,090 6,614,381 256,307 128,154 28 477,387
GROSS PILOTS $5,567,243 2,783,621 $ 37,941,284
NPV PILOTS $2,940,888 1,470,444 16,569,181

8
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Non-EATSs TIF Revenue Projections (Summary)

PROJECT 3
ANNUAL BASELINE ANNUAL COUNTY CITY PROPOSED CID TOTAL TAX 50%
TIF RETAIL RETAIL SALES TOTAL TAXES TOTAL TAXES  TOTAL TAXES SUBJECT TO non-EATS
YEAR SALES SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE

1 $11,164,355 $ $ 11,164,355 $ 135,396 $ 216,633 $ 108,317 $ 460,345 $ 230,173
2 11,275,998 11,275,998 136,750 218,799 109,400 464,949 232,474
3 11,388,758 11,388,758 138,117 220,987 110,494 469,598 234,799
4 11,502,646 11,502,646 139,498 223,197 111,599 474,294 237,147
5 11,617,672 11,617,672 140,893 225,429 112,715 479,037 239,519
6 11,733,849 11,733,849 142,302 227,684 113,842 483,828 241,914
7 11,851,187 11,851,187 143,725 229,960 114,980 488,666 244,333
8 11,969,699 11,969,699 145,163 232,260 116,130 493,553 246,776
9 12,089,396 12,089,396 146,614 234,583 117,291 498,488 249,244
10 12,210,290 12,210,290 148,080 236,928 118,464 503,473 251,737
11 12,332,393 12,332,393 149,561 239,298 119,649 508,508 254,254
12 12,455,717 12,455,717 151,057 241,691 120,845 513,593 256,796
13 12,580,274 12,580,274 152,567 244,108 122,054 518,729 259,364
14 12,706,077 12,706,077 154,093 246,549 123,274 523,916 261,958
15 12,833,138 12,833,138 155,634 249,014 124,507 529,155 264,578
16 12,961,469 12,961,469 157,190 251,504 125,752 534,447 267,223
17 13,091,084 13,091,084 158,762 254,019 127,010 539,791 269,896
18 13,221,995 13,221,995 160,350 256,560 128,280 545,189 272,595
19 13,354,215 13,354,215 161,953 259,125 129,563 550,641 275,321
20 13,487,757 13,487,757 163,573 261,716 130,858 556,147 278,074
21 13,622,634 13,622,634 165,208 264,334 132,167 561,709 280,854
22 13,758,861 13,758,861 166,861 266,977 133,488 567,326 283,663
23 13,896,449 13,896,449 168,529 269,647 134,823 572,999 286,500
TOTAL GROSS  $ 3,481,877 $ 5,571,003 $ 2,785,502 $ 11,838,382 $ 5,919,191
TOTAL NPV $ 1,816,681 $ 2,906,689 $ 1,453,344 $ 6,176,714 $ 3,088,357

1. STATE ALLOWS RETAILERS TO RETAIN 2% PAYMENT DISCOUNT FOR ALL SALES TAXES FILED AND PAID BY DUE DATE.

2. STATE COLLECTION FEE OF 1%.
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ANNUAL
RETAIL

SALES

Arrowhead Centre Tax Increment Financing Redevelopment Plan
Non-EATSs TIF Revenue Projections (Summary)

PROJECT 4

BASELINE
RETAIL
SALES

ANNUAL
SALES
INCREMENT

COUNTY
TOTAL TAXES
SUBJECT TO TIF

CITY
TOTAL TAXES
SUBJECT TO TIF

PROPOSED
CID

TOTAL TAX
SUBJECT TO
EATS CAPTURE

50%
non-EATS

1 $ 38,820,222 $ - $ 38820222 $ 470,792 $ 753,268 $ 376634 $ 1,600,694 $ 800,347
2 58,230,334 - 58,230,334 706,188 1,129,901 564,951 2,401,040 1,200,520
3 77,640,445 - 77,640,445 941,584 1,506,535 753,268 3,201,387 1,600,694
4 78,416,849 - 78,416,849 951,000 1,521,601 760,800 3,233,401 1,616,701
5 79,201,018 - 79,201,018 960,510 1,536,817 768,408 3,265,735 1,632,868
6 79,993,028 - 79,993,028 970,115 1,552,185 776,092 3,298,393 1,649,196
7 80,792,958 - 80,792,958 979,817 1,567,707 783,853 3,331,376 1,665,688
8 81,600,888 - 81,600,888 989,615 1,583,384 791,692 3,364,690 1,682,345
9 82,416,897 - 82,416,897 999,511 1,599,217 799,609 3,398,337 1,699,169
10 83,241,066 - 83,241,066 1,009,506 1,615,210 807,605 3,432,320 1,716,160
1 84,073,476 - 84,073,476 1,019,601 1,631,362 815,681 3,466,644 1,733,322
12 84,914,211 - 84,914,211 1,029,797 1,647,675 823,838 3,501,310 1,750,655
13 85,763,353 - 85,763,353 1,040,095 1,664,152 832,076 3,536,323 1,768,162
14 86,620,987 - 86,620,987 1,050,496 1,680,794 840,397 3,571,686 1,785,843
15 87,487,197 - 87,487,197 1,061,001 1,697,602 848,801 3,607,403 1,803,702
16 88,362,069 - 88,362,069 1,071,611 1,714,578 857,289 3,643,477 1,821,739
17 89,245,689 - 89,245,689 1,082,327 1,731,723 865,862 3,679,912 1,839,956
18 90,138,146 - 90,138,146 1,093,150 1,749,041 874,520 3,716,711 1,858,356
19 91,039,528 - 91,039,528 1,104,082 1,766,531 883,265 3,753,878 1,876,939
20 91,949,923 - 91,949,923 1,115,123 1,784,196 892,098 3,791,417 1,895,709
21 92,869,422 - 92,869,422 1,126,274 1,802,038 901,019 3,829,331 1,914,666
22 93,798,117 - 93,798,117 1,137,537 1,820,059 910,029 3,867,625 1,933,812
23 94,736,098 - 94,736,098 1,148,912 1,838,259 919,130 3,906,301 1,953,150

TOTALGROSS $ 23058645 $ 36,893,833 $ 18446916 $ 78,399,394 $ 39,199,697

TOTAL NPV $ 11,756,989 $ 18,811,182 $ 9405591 $ 39,973,762 $ 19,986,881

1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
10
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Non-EATSs TIF Revenue Projections (Summary)

PROJECT 5

ANNUAL BASELINE ANNUAL COUNTY cITY PROPOSED  TOTAL TAX 50%
RETAIL SALES TOTAL TAXES ~ TOTAL TAXES cID SUBJECTTO  non-EATS
SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE
1 $ 2816451 $ - $ 2816451 $ 34,157 $ 54,650 $ 27,325 $ 116,132 $ 58,066
2 2,844,615 - 2,844,615 34,498 55,197 27,598 117,293 58,647
3 2,873,061 - 2,873,061 34,843 55,749 27,874 118,466 59,233
4 2,901,792 - 2,901,792 35,191 56,306 28,153 119,651 59,826
5 2,930,810 - 2,930,810 35,543 56,869 28,435 120,848 60,424
6 2,960,118 - 2,960,118 35,899 57,438 28,719 122,056 61,028
7 2,989,719 - 2,989,719 36,258 58,013 29,006 123,277 61,638
8 3,019,616 - 3,019,616 36,620 58,593 29,296 124,509 62,255
9 3,049,813 - 3,049,813 36,987 59,179 29,589 125,754 62,877
10 3,080,311 - 3,080,311 37,356 59,770 29,885 127,012 63,506
1 3,111,114 - 3,111,114 37,730 60,368 30,184 128,282 64,141
12 3,142,225 - 3,142,225 38,107 60,972 30,486 129,565 64,782
13 3,173,647 - 3,173,647 38,488 61,581 30,791 130,861 65,430
14 3,205,384 - 3,205,384 38,873 62,197 31,099 132,169 66,085
15 3,237,438 - 3,237,438 39,262 62,819 31,410 133,491 66,745
16 3,269,812 - 3,269,812 39,655 63,447 31,724 134,826 67,413
17 3,302,510 - 3,302,510 40,051 64,082 32,041 136,174 68,087
18 3,335,535 - 3,335,535 40,452 64,723 32,361 137,536 68,768
19 3,368,891 - 3,368,891 40,856 65,370 32,685 138,911 69,456
20 3,402,579 - 3,402,579 41,265 66,024 33,012 140,300 70,150
21 3,436,605 - 3,436,605 41,677 66,684 33,342 141,703 70,852
22 3,470,971 - 3,470,971 42,094 67,351 33,675 143,120 71,560
23 3,505,681 - 3,505,681 42,515 68,024 34,012 144,551 72,276
TOTAL GROSS  $ 878,379 $ 1,405,406 $ 702,703 $ 2,986,489 $ 1,493,244
TOTAL NPV $ 458,297 $ 733275 $ 366,638 $ 1,558,210 $ 779,105
1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
11
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Non-EATSs TIF Revenue Projections (Summary)

PROJECT 6

ANNUAL BASELINE ANNUAL COUNTY cITY PROPOSED  TOTAL TAX 50%
RETAIL RETAIL SALES TOTAL TAXES ~ TOTAL TAXES cID SUBJECTTO  non-EATS
SALES INCREMENT  SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE
1 $ 8712641 $ - $ 8712641 $ 105,663 $ 169,060 $ 84,530 $ 359,253 $ 179,626
2 8,799,768 - 8,799,768 106,719 170,751 85,375 362,845 181,423
3 8,887,765 - 8,887,765 107,786 172,458 86,229 366,474 183,237
4 8,976,643 - 8,976,643 108,864 174,183 87,001 370,138 185,069
5 9,066,409 - 9,066,409 109,953 175,925 87,962 373,840 186,920
6 9,157,074 - 9,157,074 111,052 177,684 88,842 377,578 188,789
7 9,248,644 - 9,248,644 112,163 179,461 89,730 381,354 190,677
8 9,341,131 - 9,341,131 113,285 181,255 90,628 385,168 192,584
9 9,434,542 - 9,434,542 114,417 183,068 91,534 389,019 194,510
10 9,528,887 - 9,528,887 115,562 184,899 92,449 392,909 196,455
1 9,624,176 - 9,624,176 116,717 186,748 93,374 396,838 198,419
12 9,720,418 - 9,720,418 117,884 188,615 94,307 400,807 200,403
13 9,817,622 - 9,817,622 119,063 190,501 95,251 404,815 202,407
14 9,915,798 - 9,915,798 120,254 192,406 96,203 408,863 204,432
15 10,014,956 - 10,014,956 121,456 194,330 97,165 412,952 206,476
16 10,115,106 - 10,115,106 122,671 196,274 98,137 417,081 208,541
17 10,216,257 - 10,216,257 123,898 198,236 99,118 421,252 210,626
18 10,318,420 - 10,318,420 125,137 200,219 100,109 425,465 212,732
19 10,421,604 - 10,421,604 126,388 202,221 101,110 429,719 214,860
20 10,525,820 - 10,525,820 127,652 204,243 102,122 434,016 217,008
21 10,631,078 - 10,631,078 128,928 206,285 103,143 438,357 219,178
22 10,737,389 - 10,737,389 130,218 208,348 104,174 442,740 221,370
23 10,844,763 - 10,844,763 131,520 210,432 105,216 447,168 223,584
TOTAL GROSS  $ 2,717,250 $ 4,347,600 $ 2,173,800 $ 9,238,651 $ 4,619,325
TOTAL NPV $ 1,417,734 $ 2,268,374 $ 1,134,187 $ 4,820,296 $ 2,410,148
1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
12
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Non-EATSs TIF Revenue Projections (Summary)

PROJECT 7 ALL PROJECT AREAS - NET EATS

ANNUAL BASELINE ANNUAL COUNTY CITY PROPOSED  TOTAL TAX 50% TOTAL

RETAIL RETAIL SALES TOTALTAXES  TOTAL TAXES cID SUBJECTTO  non-EATS NON-

SALES SALES INCREMENT ~ SUBJECT TO TIF SUBJECT TO TIF EATS CAPTURE EATS
1 $11,164,355 $ 230,173
2 11,275,998 232,474
3 50,208,981 1,035,146
4 72,549,430 1,495,733
5 92,102,732 1,898,859
1 $ 12,495544 $ - $ 12495544 $ 151,540 $ 242,464 $ 121232 $ 515235 $ 257,618 6 114,231,945 2,355,091
2 18,743,316 - 18,743,316 227,310 363,695 181,848 772,853 386,426 7 121,497,081 2,504,875
3 24,991,088 - 24,991,088 303,079 484,927 242,464 1,030,470 515,235 8 128,772,391 2,654,868
4 25,240,999 - 25,240,999 306,110 489,776 244,888 1,040,775 520,387 9 130,060,115 2,681,417
5 25,493,409 - 25,493,409 309,171 494,674 247,337 1,051,182 525,591 10 131,360,716 2,708,231
6 25,748,343 - 25,748,343 312,263 499,621 249,810 1,061,694 530,847 11 132,674,323 2,735,313
7 26,005,827 - 26,005,827 315,386 504,617 252,309 1,072,311 536,156 12 134,001,067 2,762,666
8 26,265,885 - 26,265,885 318,540 509,663 254,832 1,083,034 541,517 13 135,341,077 2,790,293
9 26,528,544 - 26,528,544 321,725 514,760 257,380 1,093,865 546,932 14 136,694,488 2,818,196
10 26,793,829 - 26,793,829 324,942 519,907 259,954 1,104,803 552,402 15 138,061,433 2,846,378
11 27,061,768 - 27,061,768 328,192 525,107 262,553 1,115,851 557,926 16 139,442,047 2,874,842
12 27,332,385 - 27,332,385 331,474 530,358 265,179 1,127,010 563,505 17 140,836,468 2,903,590
13 27,605,709 - 27,605,709 334,788 535,661 267,831 1,138,280 569,140 18 142,244,832 2,932,626
14 27,881,766 - 27,881,766 338,136 541,018 270,509 1,149,663 574,831 19 143,667,281 2,961,952
15 28,160,584 - 28,160,584 341,517 546,428 273,214 1,161,159 580,580 20 145,103,954 2,991,572
16 28,442,190 - 28,442,190 344,933 551,892 275,946 1,172,771 586,386 21 146,554,993 3,021,488
17 28,726,612 - 28,726,612 348,382 557,411 278,706 1,184,499 592,249 22 148,020,543 3,051,703
18 29,013,878 - 29,013,878 351,866 562,985 281,493 1,196,344 598,172 23 149,500,748 3,082,220
19 29,304,017 - 29,304,017 355,384 568,615 284,308 1,208,307 604,154 24 136,960,342 2,823,677
20 29,597,057 - 29,597,057 358,938 574,301 287,151 1,220,390 610,195 25 138,329,946 2,851,914
21 29,893,027 - 29,893,027 362,528 580,044 290,022 1,232,594 616,297 26 44,029,786 907,751
22 30,191,958 - 30,191,958 366,153 585,845 292,922 1,244,920 622,460 27 40,929,347 843,830
23 30,493,877 - 30,493,877 369,814 591,703 295,852 1,257,369 628,685 28 41,338,640 852,268
TOTAL GROSS  $ 7,422,171 $ 11875473 $ 5937,737 $ 257235381 $ 12,617,690 $ 63,849,148
TOTAL NPV $ 3,784,367 $ 6,054,987 $ 3,027,494 $ 12,866,848 $ 6,433,424 $ 32,441,693

1. CID CALCULATED ON TOTAL ANNUAL RETAIL SALES.
606579.XLS 13 6/15/2015 12:12 PM
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Arrowhead Centre Tax Increment Financing Redevelopment Plan
Direct Tax Impact Analysis (Annual Benefits to Districts)

REAL PROPERTY TAX REVENUES

REAL PROPERTY  REAL PROPERTY 50% CITY SNR CITIZENS HNDCP WRSHP  SCHOOL FIRE ROAD BRDG COUNTY LIBRARY AMBULANCE BLIND REPLACEMENT
TIF INITIAL EQUALIZED EQUALIZED SURPLUS PILOTS TO 0.0000% 0.0446% 0.0559% 2.8700% 0.5912% 0.1100% 0.1100% 0.0933% 0.2796% 0.0300% 0.0300%
YEAR ASSESSED VALUE ASSESSED VALUE TAXING DISTRICTS 0.00% 1.15% 1.44% 74.06% 15.26% 2.84% 2.84% 2.4077% 0.0000% 0.0000%
1 168,602 168,602 0 0 75 94 4,839 997 185 185 157 0 51 51

2 328,085 11,471,762 226,779 0 2,756 3,455 177,379 36,539 6,799 6,799 5,766 10,871 3,442 3,442
3 328,085 19,949,386 402,837 0 4,783 5,995 307,775 63,400 11,796 11,796 10,005 22,674 5,985 5,985
4 568,055 20,070,242 442,404 0 5,345 6,700 343,967 70,855 13,183 13,183 11,182 22,793 6,021 6,021
5 568,055 27,985,787 1,190,136 0 13,951 17,486 897,772 184,935 34,409 34,409 29,185 22,904 8,396 8,396
6 892,980 28,475,174 1,627,044 0 19,125 23,971 1,230,691 253,514 47,169 47,169 40,008 23,024 8,543 8,543
7 892,980 50,641,718 1,629,392 0 19,152 24,004 1,232,430 253,872 47,236 47,236 40,065 23,136 15,193 15,193
8 892,980 51,031,585 1,643,491 0 19,314 24,208 1,242,872 256,023 47,636 47,636 40,404 23,257 15,309 15,309
9 892,980 51,148,135 1,645,862 0 19,342 24,242 1,244,628 256,385 47,704 47,704 40,461 23,370 15,344 15,344
10 892,980 51,541,901 1,660,102 0 19,506 24,447 1,255,175 258,557 48,108 48,108 40,804 23,493 15,463 15,463
11 892,980 51,659,617 1,662,497 0 19,533 24,482 1,256,949 258,923 48,176 48,176 40,862 23,607 15,498 15,498
12 892,980 52,057,320 1,676,879 0 19,699 24,690 1,267,601 261,117 48,584 48,584 41,208 23,731 15,617 15,617
13 892,980 52,176,213 1,679,298 0 19,726 24,724 1,269,392 261,486 48,653 48,653 41,266 23,846 15,653 15,653
14 892,980 52,577,893 1,693,824 0 19,894 24,934 1,280,151 263,702 49,065 49,065 41,616 23,972 15,773 15,773
15 892,980 52,697,975 1,696,267 0 19,922 24,969 1,281,960 264,075 49,134 49,134 41,675 24,088 15,809 15,809
16 892,980 53,103,672 1,710,938 0 20,091 25,181 1,292,827 266,313 49,551 49,551 42,028 24,215 15,931 15,931
17 892,980 53,224,955 1,713,406 0 20,119 25,216 1,294,654 266,690 49,621 49,621 42,088 24,332 15,967 15,967
18 892,980 53,634,709 1,728,224 0 20,290 25,430 1,305,629 268,951 50,042 50,042 42,444 24,460 16,090 16,090
19 892,980 53,757,204 1,730,716 0 20,318 25,466 1,307,475 269,331 50,112 50,112 42,504 24,578 16,127 16,127
20 892,980 54,171,056 1,745,682 0 20,491 25,682 1,318,560 271,614 50,537 50,537 42,865 24,708 16,251 16,251
21 892,980 54,294,776 1,748,199 0 20,519 25,718 1,320,424 271,998 50,609 50,609 42,925 24,827 16,288 16,288
22 892,980 54,712,766 1,763,315 0 20,693 25,936 1,331,619 274,304 51,038 51,038 43,289 24,958 16,414 16,414
23 892,980 54,837,724 1,765,857 0 20,723 25,973 1,333,502 274,692 51,110 51,110 43,350 25,079 16,451 16,451
24 724,378 42,639,142 1,527,726 0 17,907 22,444 1,152,292 237,364 44,165 44,165 37,460 13,072 12,792 12,792
25 564,895 33,129,203 1,333,489 0 15,600 19,552 1,003,854 206,787 38,475 38,475 32,634 0 9,939 9,939
26 564,895 33,460,495 1,346,933 0 15,755 19,746 1,013,812 208,838 38,857 38,857 32,958 0 10,038 10,038
27 324,925 24,717,105 472,598 0 5,584 6,999 359,353 74,024 13,773 13,773 11,682 0 7,415 7,415
28 324,925 24,964,276 477,387 0 5,639 7,068 362,900 74,755 13,909 13,909 11,797 0 7,489 7,489
TOTAL (GROSS) 37,941,284 0 445,852 558,815 28,690,485 5,910,040 1,099,635 1,099,635 932,691 524,995 349,290 349,290

TOTAL (NPV) 16,569,181 0 194,895 244,274 12,541,426 2,583,446 480,682 480,682 407,706 260,094 152,037 152,037

1. BECAUSE PILOTS REIMBURSE PROJECT COSTS, THEY ARE NOT SHOWN AS A BENEFIT TO TAXING DISTRICTS (TAXES ABOVE ARE BASED ON FROZEN INITIAL EQUALIZED ASSESSED VALUE OF REAL PROPERTY).

2. BECAUSE TIF DOES NOT CAPTURE BLIND PENSION AND REPLACEMENT LEVIES, THESE TAXING DISTRICTS WILL ENJOY FULL TAXATION OF EQUALIZED ASSESSED VALUE (INSTEAD OF BASE VALUE).

3. 50% OF COMMERCIAL AND 100% OF RESIDENTIAL PILOTS WILL ANNUALLY BE DECLARED SURPLUS AND DISBURSED TO TAXING DISTRICTS PRO RATA (ABOVE PERCENTAGES REPRESENT THE DISTRICTS' RESPECTIVE TAX LEVIES AND
CONSEQUENT SHARE OF PILOTS).
4. PROJECTS 1 AND 2 ARE WITHIN THE CAMDEN AMBULANCE DISTRICT.

606579.XLS v.2

6/15/2015 12:13 PM

Page 203 of 371



606579.XLS v.2

Arrowhead Centre Tax Increment Financing Redevelopment Plan

Direct Tax Impact Analysis (Annual Benefits to Districts)

TOTAL TOTAL CITY COUNTY CID STATE STATE

TIF BASELINE YEAR POST-DEV SALES GENERAL OTHER

YEAR SALES SALES INCREMENT 2.000% 1.250% 1.000% 3.000% 1.225%

1 0 11,164,355 11,164,355 108,317 67,698 54,158 162,475 66,344 465,626
2 0 11,275,998 11,275,998 109,400 68,375 54,700 164,100 67,007 720,828
3 0 50,208,981 50,208,981 487,128 304,455 243,564 730,691 298,366 2,514,396
4 0 72,549,430 72,549,430 703,875 439,922 351,937 1,055,812 431,123 3,481,919
5 0 92,102,732 92,102,732 893,581 558,488 446,790 1,340,371 547,318 5,038,392
6 0 114,231,945 114,231,945 1,108,278 692,674 554,139 1,662,417 678,820 6,398,086
7 0 121,497,081 121,497,081 1,178,765 736,728 589,382 1,768,147 721,993 6,712,531
8 0 128,772,391 128,772,391 1,249,350 780,844 624,675 1,874,025 765,227 7,026,090
9 0 130,060,115 130,060,115 1,261,843 788,652 630,922 1,892,765 772,879 7,081,585
10 0 131,360,716 131,360,716 1,274,462 796,539 637,231 1,911,693 780,608 7,149,655
11 0 132,674,323 132,674,323 1,287,206 804,504 643,603 1,930,809 788,414 7,206,239
12 0 134,001,067 134,001,067 1,300,078 812,549 650,039 1,950,118 796,298 7,275,530
13 0 135,341,077 135,341,077 1,313,079 820,674 656,540 1,969,619 804,261 7,333,226
14 0 136,694,488 136,694,488 1,326,210 828,881 663,105 1,989,315 812,304 7,403,760
15 0 138,061,433 138,061,433 1,339,472 837,170 669,736 2,009,208 820,427 7,462,589
16 0 139,442,047 139,442,047 1,352,867 845,542 676,433 2,029,300 828,631 7,534,391
17 0 140,836,468 140,836,468 1,366,395 853,997 683,198 2,049,593 836,917 7,594,376
18 0 142,244,832 142,244,832 1,380,059 862,537 690,030 2,070,089 845,286 7,667,469
19 0 143,667,281 143,667,281 1,393,860 871,162 696,930 2,090,790 853,739 7,728,633
20 0 145,103,954 145,103,954 1,407,799 879,874 703,899 2,111,698 862,277 7,803,042
21 0 146,554,993 146,554,993 1,421,877 888,673 710,938 2,132,815 870,899 7,865,408
22 0 148,020,543 148,020,543 1,436,095 897,560 718,048 2,154,143 879,608 7,941,158
23 0 149,500,748 149,500,748 1,450,456 906,535 725,228 2,175,684 888,404 8,004,750
24 0 136,960,342 136,960,342 1,328,789 830,493 664,395 1,993,184 813,883 7,225,195
25 0 138,329,946 138,329,946 1,342,077 838,798 671,039 2,013,116 822,022 7,062,308
26 0 44,029,786 44,029,786 427,177 266,986 213,588 640,765 261,646 3,199,062
27 0 40,929,347 40,929,347 397,097 248,185 198,548 595,645 243,222 2,182,716
28 0 41,338,640 41,338,640 401,067 250,667 200,534 601,601 245,654 2,204,480
TOTAL (GROSS) 30,046,658 18,779,161 15,023,329 45,069,987 18,403,578 167,283,441

TOTAL (NPV) 13,241,973 8,276,233 6,620,987 19,862,960 8,110,709 73,610,139

1. ABOVE SALES TAX REVENUES DO NOT INCLUDE PORTION CAPTURED AS EATS. STATE SALES TAXES, NOT SUBJECT TO TIF, CAPTURE 100% OF THEIR LEVY.
2. PROJECTIONS ASSUME TAX LEVIES WILL BE RENEWED UPON THEIR RESPECTIVE EXPIRATIONS.

6/15/2015 12:13 PM
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800 Nicollet Mall — Mail Station J 12NPF
Tel: 612.303.6074 Tel: 800-333-6000 Fax: 612.303.6966
Piper Jaffray & Co. Since 1895. Member SIPC and NYSE.

May 20, 2015

Mr. Gary Mitchell

President

Arrowhead Development Group, LLC
1252 State Road KK

Osage Beach, MO 65065

RE:  Arrowhead Senior Living Community
Dear Mr Mitchell:

Piper Jaffray (“Piper”) welcomes the opportunity to represent the Arrowhead Development Group, LLC
(the “Borrower”) as Placement Agent in the acquisition and construction of the Arrowhead Senior Living
Community (the “Project”) consisting of 128 independent living units, 90 assisted living units and an 80 bed
skilled nursing facility located in Osage Beach, Missouri. Pursuant to this Letter of Understanding, we will
act as the Borrower’s Placement Agent to arrange the financing for the Project. We are prepared to work
with you, your staff, your legal counsel and such other advisors or consultants as you may choose to
employ, to structure and market the financing on your behalf.

Placement Agent Relationship

As Placement Agent, we are prepared to perform the following functions, and any other services which may
be appropriate to assist you in carrying out the financing. Assuming the full and continuing cooperation of
your representatives, advisors and consultants, we will:

(1) Advise and assist the Borrower in the development of the appropriate financing structure.
) Prepare a Marketing Brochure in order solicit bids from lenders.
3) Prepare financing timelines, coordinate conference calls and working group distribution lists.

4) Assist Lender’s Counsel, Borrower’s Counsel and others in the preparation of documents necessary
to structure and market your financing.

(5) Coordinate closing and funding activities.

Based upon the information provided to Piper by the Borrower, we believe the Project to be financially
feasible

We look forward to working with and your representatives on the successful funding of the Project.
Sincerely,

/Bxuﬂd.m%—-

Bradley D. Wirt
Managing Director
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CoST BENEFIT ANALYSIS

I. INTRODUCTION

This Exhibit constitutes a cost-benefit analysis pursuant to Section 99.810(5) of the Missouri Real Property Tax
Increment Allocation Redevelopment Act, Sections 99.800 to 99.865, RSMo. (the “TIF Act”). The analysis
shows the economic impact of the Redevelopment Project under the Arrowhead Centre Tax Increment
Financing Plan ("TIF Plan”) on each taxing district that is at least partially within the boundaries of the
Redevelopment Area. It includes the impact of the economy if the project is not built and if the project is built
pursuant to the TIF Plan.

II. GENERAL PROJECT DESCRIPTION

The Redevelopment Project Area (the “Redevelopment Area”) comprises approximately 226.31 gross acres, of
which 197.82 is developable. The subject site is located just off US Highway 54 on State Highway KK within a
five-minute drive of the Lake of the Ozarks. Under the proposed TIF Plan, there will be eight different land
uses for the 226.31-acre site. These uses include office/flex/storage space, hotel development, retail/big-box
development (inclusive of restaurant), senior housing and multi-family product. The redevelopment projects
proposed by the TIF Plan include private development and the construction of related and necessary public
infrastructure as well as a capital contribution (the “Redevelopment Projects”).

The first step of this cost-benefit analysis is to develop and describe the scenario that the project is built
pursuant to the TIF Plan. This plan is shown in Table-1 on the following page. As planned, the Arrowhead
Centre TIF Plan involves: Office/flex uses allows for the development of 28.1 acres into office/flex space
comprised of approximately 281,387 square feet of gross leasable office/flex space, adequate parking for the
facility, and the construction of related necessary public improvements such as sidewalks, and other necessary
utility infrastructure. Lodging uses allows for the development of 2.2 acres into a limited service hotel,
adequate parking, and the construction of related necessary public improvements such as sidewalks, and other
necessary utility infrastructure. Some hotel uses could be above office and retail. Retail/Big-Box space is
projected to include the development of 118.0 acres of retail shopping comprised of 479,627 square feet of
gross leasable retail area, adequate parking for the facility, and the construction of related necessary public
improvements such as sidewalks, and other necessary utility infrastructure. Senior housing development is
projected to allow for the development of 7.1 acres of nursing home, 7.1 acres of assisted living and 35.3
acres of independent living, for a total of 80, 90 and 231 units respectively, inclusive of any related necessary
public improvements such as sidewalks, and other necessary utility infrastructure. There will also be
approximately 222 high density residential units above office and retail. The following paragraphs examine the
economic characteristics of the project in terms of jobs to be created and in terms of construction outlays. The
specific uses of the facilities with each Redevelopment Project may change, but will still generally consist of an
overall mixed-use development. The TIF Plan proposes that the area be designated a “blighted area” as
defended under § 99.805(1), RSM

ARROWHEAD CENTRE DEVELOPMENT 2
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CoST BENEFIT ANALYSIS

TABLE 1: Recommended Land Use Plan for the 226.31 Acre Arrowhead Centre Subject Site, 2015

Density Square Units or
Land Use Acres or F.AR. Feet Rooms Absorption Years
Nursing Home 7.1 80 1.0
Assisted Living 7.1 90 1.0
Independent Living 35.3 231 2.0
Retail & Big Box 118.0 0.1 479,627 5.0
Apartment Above Retail 222 9.0
Office/Flex/Storage 28.1 0.23 281,387 5.7
Hotel 2.2 90 2.7
Roads/R.O.W. & Open Space 28.5 -
[ToTAL 226.31 - 761,014 713]
*abowe retail or office
*retail & big box is inclusive of restaurant product
Source: THK Associates, Inc.

I11. AFFECTED TAXING DISTRICTS

A number of taxing districts, which levy ad valorem taxes, are partially located within the Development

Area. These include:

Camden R3 School District
Camden County

Library District

Nursing Home

SB40 Sheltered Workshop
Senior Citizens

Road and Bridge District
Fire

Camden County Ambulance

IV. SCENARIO — PROJECT BUILT PURSUANT TO PLAN

City of Osage Beach, Missouri

Community Improvement District

The first step of this cost-benefit analysis is to develop and describe the scenario that the project is built
pursuant to the TIF Plan. As planned, the Arrowhead Centre TIF Plan involves: Office/flex/Storage uses allows

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

for the development of 28.1 acres into office/flex/storage space comprised of approximately 281,387 square
feet of gross leasable office/flex space, adequate parking for the facility, and the construction of related
necessary public improvements such as sidewalks, and other necessary utility infrastructure. Hotel uses allows
for the development of 2.2 acres for a limited service hotel, adequate parking, and the construction of related
necessary public improvements such as sidewalks, and other necessary utility infrastructure. Some hotel uses
could be above office and retail. Retail/Big-Box space is projected to allow for the development of 118.0 acres
into a retail shopping facility comprised of 479,627 square feet of gross leasable retail area, adequate parking
for the facility, and the construction of related necessary public improvements such as sidewalks, and other
necessary utility infrastructure. Senior housing development is projected to allow for the development of 7.1
acres of nursing home, 7.1 acres of assisted living and 35.3 acres of independent living, for a total of 80, 90
and 231 units respectively, inclusive of any related necessary public improvements such as sidewalks, and
other necessary utility infrastructure. There will also be approximately 222 high density residential units above
office and retail. The specific uses of the facilities with each redevelopment Project may change, but will still
generally consist of a mixed-use development. The TIF Plan proposes that the area be designated a “blighted
area” as defended under § 99.805(1), RSMo.

A. JoBs TO BE CREATED

Job creation resulting from the development of the project pursuant to the TIF Plan will occur from two
sources. The first source is jobs created as a result of construction activities during the project’s
development phases. The second, and ongoing, source results from the employment generated by
companies, firms, and business organizations locating with the subject site.

During the construction of the subject site as planned, this study projects that there will be approximately
3,850 man-years created, as detailed in Table 2. The construction employment projection would represent a
construction payroll of $115,500,000 with an estimated average annual wage of approximately $26,940 per
construction employee, assuming each job lasts one year.

Once the project is completed, it is estimated that the office/flex/storage space will generate 1,126 full-time
annual employment equivalent jobs, the hotel space will generate 45 full-time annual employment equivalent
jobs, the retail/big-box space will generate 1,199 full-time annual employment equivalent jobs, the senior
housing will generate 201 full-time annual employment equivalent jobs and the rental apartments will
generate 22 full-time annual employment equivalent jobs. These assumptions and projects are summarized in
Table-2, Projected Jobs and Payroll below. The projected annual income is $69,829,128 based on a total of
2,592 permanent jobs created.

ARROWHEAD CENTRE DEVELOPMENT 4
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Table 2: Projected Jobs and Payroll, Arrowhead Centre Project, 2015

Permanent Jobs:

Office/Flex/Storage 1,126
Hotel
Limited Service 45

Retail & Big Box

Total Retail Commercial 1,199
Senior Housing 201
Rental Apartments 22
Total Permanent Jobs: 2,592
Projected Annual Income*: $69,829,128

Construction:

Estimated number of man-years for construction
workers to be hired during construction phases: 3,850

Anticipated Construction Payroll**: $115,500,000

* Assumes average annual wage of approximately $26,940/ permanent employee
** Assumes average construction wage of approximately $30,000 annually

Source: Bls.gov, Arrowhead Development Group, LLC, & THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT 5
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V. SCENARIO — PROJECTS NOT BUILT

Section 99.810(5) of the TIF Act, requires than an analysis be made of the direct tax effect upon the various
taxing districts based upon the assumption that the Redevelopment Project is not built. Absent the commercial
development and the other public road and infrastructure improvements included in the TIF Plan, it cannot be
determined what, if any, development will occur. Therefore, for the purpose of this study, it is assumed under
this “Project Not Built” scenario that the proposed redevelopment area will continue with its current and
existing use, which is primarily vacant land along with the Dogwood Hills Golf Course, restaurant and hotel,
which are currently closed. Current cash flows for these facilities are negative and demolition is planned for
both the golf course and the hotel.

VI. PROJECT SPECIFIC COST BENEFIT

The next step in this study is to analyze the “Project is Not Built” and the “Project Built Pursuant to Plan”
scenarios as they relate specifically to taxing districts directly affected by the ad valorem and/or economic
activity taxes. In Table-3 through Table-11, below, revenues for the “Project is Not Built” column are projected
upon the assumptions outline in Section V, “Scenario — Project is Not Built,” above. The build-out period is
through year 23 (2037). Below are the highlights for each of the individual taxing units.

e Revenues to the Senior Citizens are estimated to be $413,713 if built, $10,753 if not built. This
represents a difference of $402,960.

e Revenues to the SB40 Workshop are estimated to be $518,532 if built, $13,478 if not built. This
represents a difference of $505,055.

e Revenues to the Fire District are estimated to be $5,484,013 if built, $142,540 if not built. This
represents a difference of $5,341,472.

e Revenues to the Library District are estimated to be $865,457 if built, $22,495 if not built. This
represents a difference of $842,962.

e Revenues to the City of Osage Beach are estimated to be $28,559,244 if built, $0 if not built. This
represents a difference of $28,559,244.

e Revenues to Camden County are estimated to be $18,869,895 if built, $26,521 if not built. This
represents a difference of $18,843,374.

e Revenues to the Road and Bridge Authority are estimated to be $1,020,368 if built, $26,521 if not built.
This represents a difference of $993,846.

¢ Revenues to the Camden R3 School District are estimated to be $26,622,321 if built, $691,966 if not
built. This represents a difference of $25,930,355.

e Revenues to the Camden County Ambulance are estimated to be $576,404 if built, $19,567 if not built.
This represents a difference of $556,837.

e Revenues to the Community Improvement District are estimated to be $14,279,622 if built, $0 if not
built. This represents a difference of $14,279,622.

(] In total, the difference if constructed will total $98,837,811.
] 1t has been assumed that after 23 years the districts/service providers would then receive 100% of
revenues.

ARROWHEAD CENTRE DEVELOPMENT 6
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TABLE 3: IMPACTS TO SENIOR CITIZENS

Project Not Built Project Built |
Assessed Annual Assessed Annual Residential Additional Personal Annual Total
Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $ 398 $892,890 $398 $0 $0 $0 $0 $398
2 2016 $892,980 $ 398 $15,568,000 $398 $0 $0 $0 $0 $398
3 2017 $919,769 $ 410 $31,663,024 $3,870 $5,428,512 $0 $1,097,568 $0 $3,870
4 2018 $919,769 $ 410 $44,475,688 $7,459 $5,428,512 $2,421 $1,716,719 $490 $10,370
5 2019 $947,362 $ 423 $45,809,959 $10,316 $5,591,367 $2,421 $1,768,221 $766 $13,503
6 2020 $947,362 $ 423 $45,809,959 $10,614 $5,591,367 $2,494 $1,768,221 $789 $13,896
7 2021 $975,783 $ 435 $47,184,258 $10,614 $5,759,108 $2,494 $1,821,267 $789 $13,896
8 2022 $975,783 $ 435 $47,184,258 $10,920 $5,759,108 $2,569 $1,821,267 $812 $14,301
9 2023 $1,005,057 $ 448 $75,761,852 $10,920 $10,794,080 $2,569 $3,886,690 $812 $14,301
10 2024 $1,005,057 $ 448 $75,761,852 $17,293 $10,794,080 $4,814 $3,886,690 $1,733 $23,841
11 2025 $1,035,209 $ 462 $78,034,707 $17,293 $11,117,902 $4,814 $4,003,290 $1,733 $23,841
12 2026 $1,035,209 $ 462 $78,034,707 $17,800 $11,117,902 $4,959 $4,003,290 $1,785 $24,544
13 2027 $1,066,265 $ 476 $80,375,749 $17,800 $11,451,439 $4,959 $4,123,389 $1,785 $24,544
14 2028 $1,066,265 $ 476 $80,375,749 $18,322 $11,451,439 $5,107 $4,123,389 $1,839 $25,268
15 2029 $1,098,253 $ 490 $82,787,021 $18,322 $11,794,982 $5,107 $4,247,091 $1,839 $25,268
16 2030 $1,098,253 $ 490 $82,787,021 $18,860 $11,794,982 $5,261 $4,247,091 $1,894 $26,015
17 2031 $1,131,200 $ 505 $85,270,632 $18,860 $12,148,832 $5,261 $4,374,503 $1,894 $26,015
18 2032 $1,131,200 $ 505 $85,270,632 $19,414 $12,148,832 $5,418 $4,374,503 $1,951 $26,783
19 2033 $1,165,136 $ 520 $87,828,751 $19,414 $12,513,297 $5,418 $4,505,738 $1,951 $26,783
20 2034 $1,165,136 $ 520 $87,828,751 $19,984 $12,513,297 $5,581 $4,505,738 $2,010 $27,575
21 2035 $1,200,090 $ 535 $90,463,613 $19,984 $12,888,696 $5,581 $4,640,911 $2,010 $27,575
22 2036 $1,200,090 $ 535 $90,463,613 $20,572 $12,888,696 $5,748 $4,640,911 $2,070 $28,390
23 2037 $1,236,093 $ 551 $93,177,521 $20,572 $13,275,357 $5,748.36 $4,780,138 $2,070 $28,390
| TOTAL $ 10,753 $329,999 $88,743 $31,022 $449,765|
[DIFFERENCE $439,012]

Senior Citizens receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.
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TABLE 4: IMPACTS TO SB40 WORKSHOP

| Project Not Built | | Project Built |
Assessed Annual Assessed Annual Residential Additional Personal Annual Total
Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $499 $892,890 $499 $0 $0 $0 $0 $499
2 2016 $892,980 $499 $15,568,000 $499 $0 $0 $0 $0 $499
3 2017 $919,769 $514 $31,663,024 $4,850 $5,428,512 $0 $1,097,568 $0 $4,850
4 2018 $919,769 $514 $44,475,688 $9,349 $5,428,512 $3,034.54 $1,716,719 $614 $12,997
5 2019 $947,362 $530 $45,809,959 $12,930 $5,591,367 $3,035 $1,768,221 $960 $16,924
6 2020 $947,362 $530 $45,809,959 $13,303 $5,591,367 $3,126 $1,768,221 $988 $17,417
7 2021 $975,783 $545 $47,184,258 $13,303 $5,759,108 $3,126 $1,821,267 $988 $17,417
8 2022 $975,783 $545 $47,184,258 $13,687 $5,759,108 $3,219 $1,821,267 $1,018 $17,925
9 2023 $1,005,057 $562 $75,761,852 $13,687 $10,794,080 $3,219 $3,886,690 $1,018 $17,925
10 2024 $1,005,057 $562 $75,761,852 $21,675 $10,794,080 $6,034 $3,886,690 $2,173 $29,881
11 2025 $1,035,209 $579 $78,034,707 $21,675 $11,117,902 $6,034 $4,003,290 $2,173 $29,881
12 2026 $1,035,209 $579 $78,034,707 $22,310 $11,117,902 $6,215 $4,003,290 $2,238 $30,763
13 2027 $1,066,265 $596 $80,375,749 $22,310 $11,451,439 $6,215 $4,123,389 $2,238 $30,763
14 2028 $1,066,265 $596 $80,375,749 $22,964 $11,451,439 $6,401 $4,123,389 $2,305 $31,671
15 2029 $1,098,253 $614 $82,787,021 $22,964 $11,794,982 $6,401 $4,247,091 $2,305 $31,671
16 2030 $1,098,253 $614 $82,787,021 $23,638 $11,794,982 $6,593 $4,247,091 $2,374 $32,606
17 2031 $1,131,200 $632 $85,270,632 $23,638 $12,148,832 $6,593 $4,374,503 $2,374 $32,606
18 2032 $1,131,200 $632 $85,270,632 $24,332 $12,148,832 $6,791 $4,374,503 $2,445 $33,569
19 2033 $1,165,136 $651 $87,828,751 $24,332 $12,513,297 $6,791 $4,505,738 $2,445 $33,569
20 2034 $1,165,136 $651 $87,828,751 $25,047 $12,513,297 $6,995 $4,505,738 $2,519 $34,561
21 2035 $1,200,090 $671 $90,463,613 $25,047 $12,888,696 $6,995 $4,640,911 $2,519 $34,561
22 2036 $1,200,090 $671 $90,463,613 $25,784 $12,888,696 $7,205 $4,640,911 $2,594 $35,583
23 2037 $1,236,093 $691 $93,177,521 $25,784 $13,275,357 $7,205 $4,780,138 $2,594 $35,583
| TOTAL $13,478 $413,609 $111,228 $38,882 $563,719|
[DIFFERENCE $550,241]

SB 40 Workshop will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.
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TABLE 5: IMPACTS TO FIRE

| Project Not Built | | Project Built |

Assessed Annual Assessed Annual Residential Additional Personal Annual Total

Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $5,279 $892,890 $5,279 $0 $0 $0 $0 $5,279
2 2016 $892,980 $5,279 $15,568,000 $5,279 $0 $0 $0 $0 $5,279
3 2017 $919,769 $5,438 $31,663,024 $51,298 $5,428,512 $0 $1,097,568 $0 $51,298
4 2018 $919,769 $5,438 $44,475,688 $98,875 $5,428,512 $32,093 $1,716,719 $6,489 $137,457
5 2019 $947,362 $5,601 $45,809,959 $136,749 $5,591,367 $32,093 $1,768,221 $10,149 $178,992
6 2020 $947,362 $5,601 $45,809,959 $140,694 $5,591,367 $33,056 $1,768,221 $10,454 $184,203
7 2021 $975,783 $5,769 $47,184,258 $140,694 $5,759,108 $33,056 $1,821,267 $10,454 $184,203
8 2022 $975,783 $5,769 $47,184,258 $144,756 $5,759,108 $34,048 $1,821,267 $10,767 $189,571
9 2023 $1,005,057 $5,942 $75,761,852 $144,756 $10,794,080 $34,048 $3,886,690 $10,767 $189,571
10 2024 $1,005,057 $5,942 $75,761,852 $229,231 $10,794,080 $63,815 $3,886,690 $22,978 $316,024
11 2025 $1,035,209 $6,120 $78,034,707 $229,231 $11,117,902 $63,815 $4,003,290 $22,978 $316,024
12 2026 $1,035,209 $6,120 $78,034,707 $235,950 $11,117,902 $65,729 $4,003,290 $23,667 $325,346
13 2027 $1,066,265 $6,304 $80,375,749 $235,950 $11,451,439 $65,729 $4,123,389 $23,667 $325,346
14 2028 $1,066,265 $6,304 $80,375,749 $242,870 $11,451,439 $67,701 $4,123,389 $24,377 $334,948
15 2029 $1,098,253 $6,493 $82,787,021 $242,870 $11,794,982 $67,701 $4,247,091 $24,377 $334,948
16 2030 $1,098,253 $6,493 $82,787,021 $249,998 $11,794,982 $69,732 $4,247,091 $25,109 $344,838
17 2031 $1,131,200 $6,688 $85,270,632 $249,998 $12,148,832 $69,732 $4,374,503 $25,109 $344,838
18 2032 $1,131,200 $6,688 $85,270,632 $257,339 $12,148,832 $71,824 $4,374,503 $25,862 $355,025
19 2033 $1,165,136 $6,888 $87,828,751 $257,339 $12,513,297 $71,824 $4,505,738 $25,862 $355,025
20 2034 $1,165,136 $6,888 $87,828,751 $264,901 $12,513,297 $73,979 $4,505,738 $26,638 $365,518
21 2035 $1,200,090 $7,095 $90,463,613 $264,901 $12,888,696 $73,979 $4,640,911 $26,638 $365,518
22 2036 $1,200,090 $7,095 $90,463,613 $272,690 $12,888,696 $76,198 $4,640,911 $27,437 $376,325
23 2037 $1,236,093 $7,308 $93,177,521 $272,690 $13,275,357 $76,198 $4,780,138 $27,437 $376,325
| TOTAL $142,540 $4,374,338 $1,176,349 $411,218 $5,961,904]

[DIFFERENCE  $5,819,364]

Fire will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 6: IMPACTS TO LIBRARY

Project Not Built

Project Built

Assessed Annual Assessed Annual Residential Additional Personal Annual Total
Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $833 $892,890 $833 $0 $0 $0 $0 $833
2 2016 $892,980 $833 $15,568,000 $833 $0 $0 $0 $0 $833
3 2017 $919,769 $858 $31,663,024 $8,096 $5,428,512 $0 $1,097,568 $0 $8,096
4 2018 $919,769 $858 $44,475,688 $15,604 $5,428,512 $5,065 $1,716,719 $1,024 $21,693
5 2019 $947,362 $884 $45,809,959 $21,581 $5,591,367 $5,065 $1,768,221 $1,602 $28,248
6 2020 $947,362 $884 $45,809,959 $22,203 $5,591,367 $5,217 $1,768,221 $1,650 $29,070
7 2021 $975,783 $910 $47,184,258 $22,203 $5,759,108 $5,217 $1,821,267 $1,650 $29,070
8 2022 $975,783 $910 $47,184,258 $22,845 $5,759,108 $5,373 $1,821,267 $1,699 $29,917
9 2023 $1,005,057 $938 $75,761,852 $22,845 $10,794,080 $5,373 $3,886,690 $1,699 $29,917
10 2024 $1,005,057 $938 $75,761,852 $36,176 $10,794,080 $10,071 $3,886,690 $3,626 $49,873
11 2025 $1,035,209 $966 $78,034,707 $36,176 $11,117,902 $10,071 $4,003,290 $3,626 $49,873
12 2026 $1,035,209 $966 $78,034,707 $37,236 $11,117,902 $10,373 $4,003,290 $3,735 $51,344
13 2027 $1,066,265 $995 $80,375,749 $37,236 $11,451,439 $10,373 $4,123,389 $3,735 $51,344
14 2028 $1,066,265 $995 $80,375,749 $38,328 $11,451,439 $10,684 $4,123,389 $3,847 $52,860
15 2029 $1,098,253 $1,025 $82,787,021 $38,328 $11,794,982 $10,684 $4,247,091 $3,847 $52,860
16 2030 $1,098,253 $1,025 $82,787,021 $39,453 $11,794,982 $11,005 $4,247,091 $3,963 $54,421
17 2031 $1,131,200 $1,055 $85,270,632 $39,453 $12,148,832 $11,005 $4,374,503 $3,963 $54,421
18 2032 $1,131,200 $1,055 $85,270,632 $40,612 $12,148,832 $11,335 $4,374,503 $4,081 $56,028
19 2033 $1,165,136 $1,087 $87,828,751 $40,612 $12,513,297 $11,335 $4,505,738 $4,081 $56,028
20 2034 $1,165,136 $1,087 $87,828,751 $41,805 $12,513,297 $11,675 $4,505,738 $4,204 $57,684
21 2035 $1,200,090 $1,120 $90,463,613 $41,805 $12,888,696 $11,675 $4,640,911 $4,204 $57,684
22 2036 $1,200,090 $1,120 $90,463,613 $43,034 $12,888,696 $12,025 $4,640,911 $4,330 $59,390
23 2037 $1,236,093 $1,153 $93,177,521 $43,034 $13,275,357 $12,025 $4,780,138 $4,330 $59,390
| TOTAL $22,495 $690,334 $185,645 $64,896 $940,876]
[DIFFERENCE $918,381]

Library will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 7: IMPACTS TO CITY

Project Not Built Project Built
Assessed Annual Assessed Annual Retail Sales
Year Value Taxes Value Taxes Sales Taxes
1 2015 $892,980 $0 $892,890 $0 $0 $0
2 2016 $892,980 $0 $15,568,000 $0 $0 $0
3 2017 $919,769 $0 $31,663,024 $0 $47,740,500 $477,405
4 2018 $919,769 $0 $44,475,688 $0 $49,342,324 $493,423
5 2019 $947,362 $0 $45,809,959 $0 $50,822,594 $508,226
6 2020 $947,362 $0 $45,809,959 $0 $52,347,272 $523,473
7 2021 $975,783 $0 $47,184,258 $0 $53,917,690 $539,177
8 2022 $975,783 $0 $47,184,258 $0 $55,535,220 $555,352
9 2023 $1,005,057 $0 $75,761,852 $0 $136,901,478 $1,369,015
10 2024 $1,005,057 $0 $75,761,852 $0 $141,008,523 $1,410,085
11 2025 $1,035,209 $0 $78,034,707 $0 $145,238,778 $1,452,388
12 2026 $1,035,209 $0 $78,034,707 $0 $149,595,942 $1,495,959
13 2027 $1,066,265 $0 $80,375,749 $0 $154,083,820 $1,540,838
14 2028 $1,066,265 $0 $80,375,749 $0 $158,706,335 $1,587,063
15 2029 $1,098,253 $0 $82,787,021 $0 $163,467,525 $1,634,675
16 2030 $1,098,253 $0 $82,787,021 $0 $168,371,550 $1,683,716
17 2031 $1,131,200 $0 $85,270,632 $0 $173,422,697 $1,734,227
18 2032 $1,131,200 $0 $85,270,632 $0 $178,625,378 $1,786,254
19 2033 $1,165,136 $0 $87,828,751 $0 $183,984,139 $1,839,841
20 2034 $1,165,136 $0 $87,828,751 $0 $189,503,663 $1,895,037
21 2035 $1,200,090 $0 $90,463,613 $0 $195,188,773 $1,951,888
22 2036 $1,200,090 $0 $90,463,613 $0 $201,044,436 $2,010,444
23 2037 $1,236,093 $0 $93,177,521 $0 $207,075,770 $2,070,758
| TOTAL $0 $0 $28,559,244]

[DIFFERENCE  $28,559,244|

Osage Beach will receive a 1%tax on retail and related sales

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 8: IMPACTS TO COUNTY

Project Not Built Project Built
Assessed Annual Assessed Annual Residential Additional Personal Annual Retail Sales Total
Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Sales Taxes Taxes
1 2015 $892,980 $982 $892,890 $982 $0 $0 $0 $0 $0 $0 $982
2 2016 $892,980 $982 $15,568,000 $982 $0 $0 $0 $0 $0 $0 $982
3 2017 $919,769 $1,012 $31,663,024 $9,545 $5,428,512 $0 $1,097,568 $0 $47,740,500 $298,378 $307,923
4 2018 $919,769 $1,012 $44,475,688 $18,397 $5,428,512 $5,971 $1,716,719 $1,207 $49,342,324 $308,390 $333,965
5 2019 $947,362 $1,042 $45,809,959 $25,444 $5,591,367 $5,971 $1,768,221 $1,888 $50,822,594 $317,641 $350,945
6 2020 $947,362 $1,042 $45,809,959 $26,178 $5,591,367 $6,151 $1,768,221 $1,945 $52,347,272 $327,170 $361,444
7 2021 $975,783 $1,073 $47,184,258 $26,178 $5,759,108 $6,151 $1,821,267 $1,945 $53,917,690 $336,986 $371,259
8 2022 $975,783 $1,073 $47,184,258 $26,934 $5,759,108 $6,335 $1,821,267 $2,003 $55,535,220 $347,095 $382,367
9 2023 $1,005,057 $1,106 $75,761,852 $26,934 $10,794,080 $6,335 $3,886,690 $2,003 $136,901,478 $855,634 $890,906
10 2024 $1,005,057 $1,106 $75,761,852 $42,651 $10,794,080 $11,873 $3,886,690 $4,275 $141,008,523 $881,303 $940,103
11 2025 $1,035,209 $1,139 $78,034,707 $42,651 $11,117,902 $11,873 $4,003,290 $4,275 $145,238,778 $907,742 $966,543
12 2026 $1,035,209 $1,139 $78,034,707 $43,901 $11,117,902 $12,230 $4,003,290 $4,404 $149,595,942 $934,975 $995,509
13 2027 $1,066,265 $1,173 $80,375,749 $43,901 $11,451,439 $12,230 $4,123,389 $4,404 $154,083,820 $963,024 $1,023,559
14 2028 $1,066,265 $1,173 $80,375,749 $45,189 $11,451,439 $12,597 $4,123,389 $4,536 $158,706,335 $991,915 $1,054,236
15 2029 $1,098,253 $1,208 $82,787,021 $45,189 $11,794,982 $12,597 $4,247,091 $4,536 $163,467,525 $1,021,672 $1,083,993
16 2030 $1,098,253 $1,208 $82,787,021 $46,515 $11,794,982 $12,974 $4,247,091 $4,672 $168,371,550 $1,052,322 $1,116,484
17 2031 $1,131,200 $1,244 $85,270,632 $46,515 $12,148,832 $12,974 $4,374,503 $4,672 $173,422,697 $1,083,892 $1,148,053
18 2032 $1,131,200 $1,244 $85,270,632 $47,881 $12,148,832 $13,364 $4,374,503 $4,812 $178,625,378 $1,116,409 $1,182,465
19 2033 $1,165,136 $1,282 $87,828,751 $47,881 $12,513,297 $13,364 $4,505,738 $4,812 $183,984,139 $1,149,901 $1,215,958
20 2034 $1,165,136 $1,282 $87,828,751 $49,288 $12,513,297 $13,765 $4,505,738 $4,956 $189,503,663 $1,184,398 $1,252,407
21 2035 $1,200,090 $1,320 $90,463,613 $49,288 $12,888,696 $13,765 $4,640,911 $4,956 $195,188,773 $1,219,930 $1,287,939
22 2036 $1,200,090 $1,320 $90,463,613 $50,737 $12,888,696 $14,178 $4,640,911 $5,105 $201,044,436 $1,256,528 $1,326,548
23 2037 $1,236,093 $1,360 $93,177,521 $50,737 $13,275,357 $14,178 $4,780,138 $5,105 $207,075,770 $1,294,224 $1,364,243
| TOTAL $26,521 $813,899 $218,874 $76,512 $17,849,528 $18,958,813|

[DIFFERENCE  $18,932,292]

County will receive base taxes, 50% of commercial, 100% of residential taxes, .625%tax on retail and related taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 9: IMPACTS TO ROAD AND BRIDGE

Project Not Built Project Built |

Assessed Annual Assessed Annual Residential Additional Personal Annual Total

Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $982 $892,890 $982 $0 $0 $0 $0 $982
2 2016 $892,980 $982 $15,568,000 $982 $0 $0 $0 $0 $982
3 2017 $919,769 $1,012 $31,663,024 $9,545 $5,428,512 $0 $1,097,568 $0 $9,545
4 2018 $919,769 $1,012 $44,475,688 $18,397 $5,428,512 $5,971 $1,716,719 $1,207 $25,576
5 2019 $947,362 $1,042 $45,809,959 $25,444 $5,591,367 $5,971 $1,768,221 $1,888 $33,304
6 2020 $947,362 $1,042 $45,809,959 $26,178 $5,591,367 $6,151 $1,768,221 $1,945 $34,273
7 2021 $975,783 $1,073 $47,184,258 $26,178 $5,759,108 $6,151 $1,821,267 $1,945 $34,273
8 2022 $975,783 $1,073 $47,184,258 $26,934 $5,759,108 $6,335 $1,821,267 $2,003 $35,272
9 2023 $1,005,057 $1,106 $75,761,852 $26,934 $10,794,080 $6,335 $3,886,690 $2,003 $35,272
10 2024 $1,005,057 $1,106 $75,761,852 $42,651 $10,794,080 $11,873 $3,886,690 $4,275 $58,800
11 2025 $1,035,209 $1,139 $78,034,707 $42,651 $11,117,902 $11,873 $4,003,290 $4,275 $58,800
12 2026 $1,035,209 $1,139 $78,034,707 $43,901 $11,117,902 $12,230 $4,003,290 $4,404 $60,535
13 2027 $1,066,265 $1,173 $80,375,749 $43,901 $11,451,439 $12,230 $4,123,389 $4,404 $60,535
14 2028 $1,066,265 $1,173 $80,375,749 $45,189 $11,451,439 $12,597 $4,123,389 $4,536 $62,321
15 2029 $1,098,253 $1,208 $82,787,021 $45,189 $11,794,982 $12,597 $4,247,091 $4,536 $62,321
16 2030 $1,098,253 $1,208 $82,787,021 $46,515 $11,794,982 $12,974 $4,247,091 $4,672 $64,161
17 2031 $1,131,200 $1,244 $85,270,632 $46,515 $12,148,832 $12,974 $4,374,503 $4,672 $64,161
18 2032 $1,131,200 $1,244 $85,270,632 $47,881 $12,148,832 $13,364 $4,374,503 $4,812 $66,057
19 2033 $1,165,136 $1,282 $87,828,751 $47,881 $12,513,297 $13,364 $4,505,738 $4,812 $66,057
20 2034 $1,165,136 $1,282 $87,828,751 $49,288 $12,513,297 $13,765 $4,505,738 $4,956 $68,009
21 2035 $1,200,090 $1,320 $90,463,613 $49,288 $12,888,696 $13,765 $4,640,911 $4,956 $68,009
22 2036 $1,200,090 $1,320 $90,463,613 $50,737 $12,888,696 $14,178 $4,640,911 $5,105 $70,020
23 2037 $1,236,093 $1,360 $93,177,521 $50,737 $13,275,357 $14,178 $4,780,138 $5,105 $70,020
| TOTAL $26,521 $813,899 $218,874 $76,512 $1,109,285|

[DIFFERENCE $1,082,764|

Road and Bridge will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 10: IMPACTS TO SCHOOLS

Project Not Built | Project Built |

Assessed Annual Assessed Annual Residential Additional Personal Annual Total

Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $892,980 $25,629 $892,890 $25,626 $0 $0 $0 $0 $25,626
2 2016 $892,980 $25,629 $15,568,000 $25,626 $0 $0 $0 $0 $25,626
3 2017 $919,769 $26,397 $31,663,024 $249,029 $5,428,512 $0 $1,097,568 $0 $249,029
4 2018 $919,769 $26,397 $44,475,688 $479,993 $5,428,512 $155,798 $1,716,719 $31,500 $667,291
5 2019 $947,362 $27,189 $45,809,959 $663,855 $5,591,367 $155,798 $1,768,221 $49,270 $868,923
6 2020 $947,362 $27,189 $45,809,959 $683,001 $5,591,367 $160,472 $1,768,221 $50,748 $894,222
7 2021 $975,783 $28,005 $47,184,258 $683,001 $5,759,108 $160,472 $1,821,267 $50,748 $894,222
8 2022 $975,783 $28,005 $47,184,258 $702,723 $5,759,108 $165,286 $1,821,267 $52,270 $920,279
9 2023 $1,005,057 $28,845 $75,761,852 $702,723 $10,794,080 $165,286 $3,886,690 $52,270 $920,279
10 2024 $1,005,057 $28,845 $75,761,852 $1,112,811 $10,794,080 $309,790 $3,886,690 $111,548 $1,534,149
11 2025 $1,035,209 $29,710 $78,034,707 $1,112,811 $11,117,902 $309,790 $4,003,290 $111,548 $1,534,149
12 2026 $1,035,209 $29,710 $78,034,707 $1,145,427 $11,117,902 $319,084 $4,003,290 $114,894 $1,579,405
13 2027 $1,066,265 $30,602 $80,375,749  $1,145,427 $11,451,439 $319,084 $4,123,389 $114,894 $1,579,405
14 2028 $1,066,265 $30,602 $80,375,749  $1,179,021 $11,451,439 $328,656 $4,123,389 $118,341 $1,626,018
15 2029 $1,098,253 $31,520 $82,787,021 $1,179,021 $11,794,982 $328,656 $4,247,091 $118,341 $1,626,018
16 2030 $1,098,253 $31,520 $82,787,021 $1,213,622 $11,794,982 $338,516 $4,247,091 $121,892 $1,674,030
17 2031 $1,131,200 $32,465 $85,270,632 $1,213,622 $12,148,832 $338,516 $4,374,503 $121,892 $1,674,030
18 2032 $1,131,200 $32,465 $85,270,632 $1,249,262 $12,148,832 $348,671 $4,374,503 $125,548 $1,723,482
19 2033 $1,165,136 $33,439 $87,828,751 $1,249,262 $12,513,297 $348,671 $4,505,738 $125,548 $1,723,482
20 2034 $1,165,136 $33,439 $87,828,751 $1,285,971 $12,513,297 $359,132 $4,505,738 $129,315 $1,774,417
21 2035 $1,200,090 $34,443 $90,463,613  $1,285,971 $12,888,696 $359,132 $4,640,911 $129,315 $1,774,417
22 2036 $1,200,090 $34,443 $90,463,613  $1,323,781 $12,888,696 $369,906 $4,640,911 $133,194 $1,826,881
23 2037 $1,236,093 $35,476 $93,177,521 $1,323,781 $13,275,357 $369,906 $4,780,138 $133,194 $1,826,881
| TOTAL $691,966 $28,942,262]

[DIFFERENCE  $28,250,296|

School will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 11: IMPACTS TO CAMDEN COUNTY AMBULANCE

Project Not Built

Project Built

Assessed Annual Assessed Annual Residential Additional Personal Annual Total
Year Value Taxes Value Taxes Assessed Res Taxes Property Taxes Taxes
1 2015 $259,900 $725 $259,900 $725 $0 $0 $0 $0 $725
2 2016 $259,900 $725 $15,568,000 $725 $0 $0 $0 $0 $725
3 2017 $267,697 $746 $16,831,024 $22,430 $0 $0 $0 $0 $22,430
4 2018 $267,697 $746 $16,831,024 $24,191 $0 $0 $0 $0 $24,191
5 2019 $275,728 $769 $17,335,955 $24,191 $0 $0 $0 $0 $24,191
6 2020 $275,728 $769 $17,335,955 $24,895 $0 $0 $0 $0 $24,895
7 2021 $284,000 $792 $17,856,033 $24,895 $0 $0 $0 $0 $24,895
8 2022 $284,000 $792 $17,856,033 $25,620 $0 $0 $0 $0 $25,620
9 2023 $292,520 $816 $18,391,714 $25,620 $0 $0 $0 $0 $25,620
10 2024 $292,520 $816 $18,391,714 $26,367 $0 $0 $0 $0 $26,367
11 2025 $301,295 $840 $18,943,466 $26,367 $0 $0 $0 $0 $26,367
12 2026 $301,295 $840 $18,943,466 $27,136 $0 $0 $0 $0 $27,136
13 2027 $310,334 $865 $19,511,770 $27,136 $0 $0 $0 $0 $27,136
14 2028 $310,334 $865 $19,511,770 $27,929 $0 $0 $0 $0 $27,929
15 2029 $319,644 $891 $20,097,123 $27,929 $0 $0 $0 $0 $27,929
16 2030 $319,644 $891 $20,097,123 $28,745 $0 $0 $0 $0 $28,745
17 2031 $329,234 $918 $20,700,037 $28,745 $0 $0 $0 $0 $28,745
18 2032 $329,234 $918 $20,700,037 $29,585 $0 $0 $0 $0 $29,585
19 2033 $339,111 $946 $21,321,038 $29,585 $0 $0 $0 $0 $29,585
20 2034 $339,111 $946 $21,321,038 $30,451 $0 $0 $0 $0 $30,451
21 2035 $349,284 $974 $21,960,669 $30,451 $0 $0 $0 $0 $30,451
22 2036 $349,284 $974 $21,960,669 $31,343 $0 $0 $0 $0 $31,343
23 2037 $359,762 $1,003 $22,619,489 $31,343 $0 $0 $0 $0 $31,343
| TOTAL $19,567 $576,404 $0 $0 $576,404]
[DIFFERENCE $556,837]

AMBULANCE will receive base taxes, 50% of commercial property taxes, 100% of residential taxes, and 100% of personal property taxes

Source: Camden County Assessor and THK Associates, Inc.

ARROWHEAD CENTRE DEVELOPMENT
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CoST BENEFIT ANALYSIS

TABLE 12: IMPACTS TO COMMUNITY IMPROVEMENT DISTRICT
Project Not Built Project Built
Assessed Annual Assessed Annual Retail Sales
Year Value Taxes Value Taxes Sales Taxes
1 2015 $892,980 $0 $892,890 $0 $0 $0
2 2016 $892,980 $0 $15,568,000 $0 $0 $0
3 2017 $919,769 $0 $31,663,024 $0 $47,740,500 $238,703
4 2018 $919,769 $0 $44,475,688 $0 $49,342,324 $246,712
5 2019 $947,362 $0 $45,809,959 $0 $50,822,594 $254,113
6 2020 $947,362 $0 $45,809,959 $0 $52,347,272 $261,736
7 2021 $975,783 $0 $47,184,258 $0 $53,917,690 $269,588
8 2022 $975,783 $0 $47,184,258 $0 $55,535,220 $277,676
9 2023 $1,005,057 $0 $75,761,852 $0 $136,901,478 $684,507
10 2024 $1,005,057 $0 $75,761,852 $0 $141,008,523 $705,043
11 2025 $1,035,209 $0 $78,034,707 $0 $145,238,778 $726,194
12 2026 $1,035,209 $0 $78,034,707 $0 $149,595,942 $747,980
13 2027 $1,066,265 $0 $80,375,749 $0 $154,083,820 $770,419
14 2028 $1,066,265 $0 $80,375,749 $0 $158,706,335 $793,532
15 2029 $1,098,253 $0 $82,787,021 $0 $163,467,525 $817,338
16 2030 $1,098,253 $0 $82,787,021 $0 $168,371,550 $841,858
17 2031 $1,131,200 $0 $85,270,632 $0 $173,422,697 $867,113
18 2032 $1,131,200 $0 $85,270,632 $0 $178,625,378 $893,127
19 2033 $1,165,136 $0 $87,828,751 $0 $183,984,139 $919,921
20 2034 $1,165,136 $0 $87,828,751 $0 $189,503,663 $947,518
21 2035 $1,200,090 $0 $90,463,613 $0 $195,188,773 $975,944
22 2036 $1,200,090 $0 $90,463,613 $0 $201,044,436 $1,005,222
23 2037 $1,236,093 $0 $93,177,521 $0 $207,075,770 $1,035,379
| TOTAL $0 $0 $14,279,622]
[DIFFERENCE  $14,279,622]

CID will receive a 0.5%tax on retail and related sales

Source: Camden County Assessor and THK Associates, Inc.
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TABLE 13: TAXING UNIT DIFFERENCE TOTALS

|DIFFERENCE  $98,837,811]

Source: Camden County Assessor and THK Associates, Inc.

Conceptually, the positive impact of revenue sources for the taxing district could be negated by
corresponding increases in the cost of providing services to the proposed redevelopment area.
Several factors, however, mitigate against an increase in the cost of providing services in excess of
the increased revenues projected pursuant to the TIF Plan. Also, since the infrastructure in the
redevelopment area will be new, little or no maintenance will be required for the first 20 years of
the plan although the redevelopment area will be providing significant revenues.

For the types of services provided by most of the individual taxing units, the redevelopment project
represents a significant increase in revenues with a limited increase in the demand for services.
Given the projected increase in revenues to the taxing districts and the absence of a reason to
assume significantly increased service costs from redevelopment, this study concludes that the cost
benefit ratio of the proposed TIF Plan is significantly positive.

VII. GENERAL ECONOMIC IMPACT

In this section, the general economic impact is analyzed assuming that the redevelopment project is
built pursuant to the TIF Plan. The analysis includes both the economic impact of the construction
outlays and employment and the impact of the employment resulting from permanent jobs created in
the Redevelopment Area.

A. THE EFFECTS OF REDEVELOPMENT ON THE LocAL ECONOMY

Mid-twentieth century academic research in regional and urban economics produced theories of
relationships between employment, income, and population that are fundamental to studies such
which are needed for justification of the TIF Plan. Building on even earlier input/output relationships
for the nation, and on updated and expanded industrial information, the U.S. Department of
Commerce developed methodology for regional input/output multipliers. As an example of the
application of the multipliers, the Department of Defense has used the methods to calculate the
regional impacts of defense expenditures and the impact of the closing of military facilities.

The urban economic base research provides the fundamental precept for expansive use of industry
input/output analysis such as developed by the Bureau of Economic Activity. Economic “base” theory
says, in essence, that a community cannot grow by taking in its own wash. An area must generate
income from outside its boundaries in order to experience real income, employment, and population
growth. The company or institution selling its goods and services beyond its area of residence brings
in income from outside. Those employed directly in that activity area are called “basic” employees.
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They, in turn, buy goods and services — food, beauty, barbery, and other goods and services, from
fellow citizens within the area. Those providing goods and services to people within the area are
referred to, in economic base theory, as “service” employees. Depending upon the nature and quality
of the “basic” jobs, one unit of basic employment will support typically, two units of service
employment (a basic-to-service multiplier of 1 to 2), and will support a population of six persons (a
basic employment to population multiplier of 1 to 6).

The redevelopment is likely to result in the addition of 3,850 job years for construction workers with
a corresponding payroll of $115,500,000 for the period of construction and the addition of 2,592
permanent jobs for the City of Osage Beach with a corresponding payroll of $69,829,128 per year.
Given the nature of the jobs and the extent of economic development, it is reasonable to assume
that there will be a corresponding multiplier effect on other jobs and revenues in the community.
Based upon the general economic base theory discussed above, the permanent jobs may alone
produce 2,592 additional jobs with a corresponding increase in income and associated increased sales
taxes for the City of Osage Beach, along with associated increased personal and real property taxes
for Camden County. If the multiplier for basic employment is 2, meaning for each dollar of payroll
one dollar will be spent on other goods and services (an extremely conservative multiplier), then the
total annual impact on Osage Beach’s economy from the project will be $139,658,256 at build-out.
The hefty economic impact assumes no basic employment to population multiplier.

The final table in the cost benefit analysis provides the overall tax increment financing (TIF) value

that will be added at the expiration in 2037. As shown, the cumulative TIF revenues will accumulate
to $93,887,870 by 2037. These values and other calculations are shown in Table-14 below.
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TABLE 14: Arrowhead Centre Market and Assessed Values (TIF)

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
LAND USE Year1 Year2 Year3 Year4 Year 5 Year 6 Year7 Year8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22 Year 23 Total
Mursing Home
Annual Units 0 80 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 80
Cumulative Units 0 80 80 80 8 80 80 80 80 80 80 80 80 80 80 8 80 80 80 8 80 80 80 80
Value per Unit $160,000 $160,000 $164,800 $164,800 $169,744 $169,744. $174,836 $174,836 $180,081 $180,081 $185,484 $185,484 $191,048 $191,048 $196,780 $196,780 $202,683 $202,683 $208,764 $208,764 $215,021 $215,027 s214m -
Market Value $0 $12,800,000 $13,184,000 $13,184,000 $13,579,520 $13,579,520 $13,986,906 $13,986,906 $14,406 513 $14,406,513 $14,838,708 $14,838,708 $15,283,869 $15,283,869 $15,742,385 $15,742,385 $16,214,657 $16,214,657 $16,701,007 $16,701,007 $17,202,130 $17,202,130 17,718,194 $17,718,104
Personal Property per Unit. $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 -
Personal Property Value $0 $0 $0 0 $0 $0 $0 0 $0 $0 $0 0 $0 $0 $0 0 $0 $0 %0 $0 $0 $0 0
Assisted Living
‘Annual Units 0 90 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 %0
Cumulative Units 0 90 %0 ) 90 %0 %0 ) 90 %0 %0 ) 90 %0 90 ) 90 %0 90 90 90 %0 90 %0
Value per Unit $130,000 $130,000 $133,900 $133900 $137,917 $137.917 $142,054.51 $142,055 $146,316 $146,316 $150,706 $150,706 155,221 $155,21 $150,884. $159,884 $164,680 $164,680 $169,621 $169,621 $174,709 $174,709 $179,950 -
Market Value $0 $11,700,000 $12,051,000 $12,051,000 $12,412530 $12,412,530 $12,784,906 $12,784,906 $13,168,453 $13,168,453 $13,563,507 $13,563,507 $13,970,412 $13,970412 $14,389,524 $14,389,524 $14,821,210 $14,821,210 15,265,846 $15,265,846 $15,723,822 $15,723,822 $16,195,536 $16,195,536
Personal Property per Unit. $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 -
Personal Property Value Eil $0 0 $0 Kl 0 $0 $0 80 0 $0 Eil El 90 $0 Eil 80 90 $0 S0 80 90 $0
Independent Living
Annual Units 0 20 A 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 231
Cumulative Units 0 210 pail 21 281 pail Bl 21 81 il bl 21 81 il il 281 21 21 231 231 21 21 21 il
Value per Unit $115,000 $115,000 $118,450 $118,450 $122,004 $122,004 $125,664 $125,664 $129434 $129.434 $133317 $133317 $137316 137,316 $141,435 $141,435 $145,679 145,679 $150,049 $150,049 §154,550 154,550 $159,187 -
Market Value Eil $24,150,000 $27,361,950 27,361,950 §28,162,809 $26,182,809 $29,028,293 29,028,293 $§29,899,142 $29,699,142 $30,796,116 $30,796,116 $31,719,999 $31,719,099 $32,671,599 $32,671,599 $33,651,747 $33,651,747 $34,661,300 $34,661,300 $35,701,139 $35,701,139 $36,772,173 $36,772,173
Personal Property per Unit. $0.00 $0.00 $0.00 $000 $0.00 $0.00 $0.00 $000 $0.00 $0.00 $0.00 $000 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $000 $0.00 $0.00 $0.00 $000 -
Personal Property Value Eil %0 0 80 80 %0 $0 0 S0 $0 0 $0 S0 $0 0 S0 $0 $0 0 B $0 $0 0
Apartment
Annual Units 0 0 1 0 0 0 0 0 100 0 0 0 0 0 0 0 0 0 0 0 0 0 0 m
Cumulative Units 0 0 12 12 122 122 122 12 2 2 22 2 2 2 22 22 2 2 22 23 2 2 22 2
Value per Unit $135,000 $135,000 $139,050 $139,050 $143222 $143.222 $147518 $147518 $151,944 151,044 $156,502 $156,502 $161,197 $161,197 $166,033 $166,033 171,014 SI7L0M4 $176,144 $176,144 $181,429 $18L429 $186,872 -
Market Value 0 90 $16,964,100 16,964,100 $17.473,023 $17,473,023 $17.997,214 $17,997.214 $33,731,499 $33,731,4%9 $34,743,444 $34,743,444 §36,785,747 $35,785,747 36,859,320 $36,859,320 $37,965,099 $37,965,099 $39,104,052 $39,104.052 $40.277,074 $40.277,174 $41,485,489 $41,485,4689
Personal Property per Unit, S0 $0 $0 $0 S0 $0 $0 80 S0 $0 $0 S0 $0 $0 $0 S0 $0 $0 $0 S0 $0 $0 $0 -
Personal Property Value S0 $0 $0 $0 S0 $0 $0 $0 S0 $0 $0 S0 $0 $0 $0 S0 $0 $0 $0 S0 $0 $0 $0
Hotel
Annual Units 0 0 0 90 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 %0
Cumulative Units 0 0 0 90 90 %0 %0 90 90 %0 %0 90 90 %0 %0 90 90 %0 90 90 90 %0 90 %0
Value per Unit $180,000 $180,000 $185,400 $185,400 $190962 $190,962 $196,691 $196,691 $202,592 $202,592 $208,669 $208,669 $214.929 $214929 22131 $21311 $228,019 $228,019 §234,859 $234,859 $241,905 $241,905 $249,162 -
Market Value $0 90 $0 $16,686,000 $17,186,580 $17,186,580 $17,702,017 $17,702,477 $18,233,243 $18,233.243 $18,780,240 $18,780,240 $19,343647 $19,343647 $19,923,957 $19,923,957 $20,521,675 $20,521,675 $21,137,326 $21,137,326 $21,771,445 821,771,445 $22,424,589 $22,424,589
Personal Property per Unit. $2,100 $2,100 $2,163 $2,163 228 $2,228 $2,295 $2295 $2,364 $2,364 $2434 2,434 $2,508 $2,508 $2,583 $2,583 $2,660 $2,660 2,740 2,740 $2.622 $2,822 $2907 -
Personal Property Value $0 %0 $0 $194670 $200,510 $200510 $206,525 $206525 s212,721 12,721 $219,103 $219,103 $225,676 $225,676 $232,446 $232,446 $§239.420 $239,420 $246,602 $246,602 $254,000 $254,000 $261,620
Retail & Big-Box
Annual Square Feet 0 0 200,000 0 0 0 0 0 29,627 0 0 0 0 0 0 0 0 0 0 0 0 0 0 479,627
Cumulative Square Feet 0 0 200,000 200,000 200,000 200,000 200,000 200,000 419,621 419,627 419,621 479,621 419,621 419,627 419,621 479,621 419,621 419,627 479,621 479,621 419,621 419,621 479,621 419,627
Value per Sq.Ft. $225 $225 $232 $232 $239 $239 $246 $246 $253 $253 $261 $261 $269 $269 s an $285 $285 $294 $294 $302 $302 $311 -
Market Value $0 $0 $46,350,000 $46,350,000 $47,740,500 $47,740,500 $49,172,715 $49,172,715 $121,460,493 $121,460,493 $125,104,308 $125,104,308 $128,857,437 $128,857,437 $132,723,160 $132,723,160 $136,704,855 $136,704,855 $140,806,001 $140,806,001 $145,030,181 $145,030,181 $149,381,086 $149,381,086
Personal Property per Sq. Ft. $16.00 $16.00 $16.48 $1648 $16.97 $16.97 $17.48 $17.48 $18.01 $18.01 $18.55 $1855 $19.10 $19.10 $19.68 $19.68 s20.21 s20.21 $2088 $20.88 $21.50 $21.50 $2215 -
Personal Property Value $0 $0 $3,296,000 $3,296,000 $3,394,880 $3,394,880 $349,726 $3,496,726 8,637,101 $6,637,101 $8,896,306 $8,896,306 $9,163,196 $0,163,196 $9,438,001 $9,438,091 $0,721,234 $0,721,234 $10012,871 $10,012,871 $10,313,257 $10,313,257 $10,622,655
Office/ Rex/Storage
Annual Square Feet 0 0 0 181,387 0 0 0 0 100,000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 281,387
Cumulative Square Feet 0 0 0 181,387 181,387 181,387 181,387 181,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387 281,387
Value per Sq.FL $125 $125 $129 $129 $133 $133 137 $137 $141 $141 $145 $145 $149 $149 S154 $154 $158 $158 $163 $163 $168 $168 S173 =
Market Value Bl $0 %0 §23,353,576 $24,054,184 $24,054,184 $24,775,809 $24,775,809 $39,567,943 $39,587,043 $40,775,582 $40,775,582 $41,998,849 $41,098,849 $43,258,815 $43,258815 $44,556,579 $44,556,579 $45,803,276 $45,803,276 $47,210075 $47,270,075 $48,688,177 48,688,177
Personal Property per Sg. Ft. $8.91 $8.91 $.18 $.18 $9.45 $9.45 $9.74 $9.74 $10.03 $10.03 $10.33 $10.33 $10.64 $10.64 $10.9 $10.96 $11.29 $11.29 S1L63 $1163 $1L.97 S1L97 $12.3 =
Personal Property Value 80 $0 %0 $1,664,643 1,714,582 $1,714,582 $1,766,020 $1,766,020 $2,821,829 $2,821,829 $2,906,483 $2,906,483 $2,993,678 2,993,678 $3,083,488 $3,083,488 $3,175,993 $3,175,993 3,211,213 $3.271,213 $3,369,411 $3,369,411 $3,470493
[TOTAL MARKET VALUE ]
Cumlative $2,790,281 $48,650,000 $115,911,050 $155,950,626 $160,629,145 $160,629,145 $165,448,019 165,448,019 $270,487,286 $270,487,286 $278,601,904 $278,601,904 $286,959,961 $286,959,961 $295,568,760 $295,568,760 $304,435,823 $304435,823 $313,568,898 313,568,898 $322,975,965 $322,975,965 $332,665,244 $332,665,244
TAL ASSESSED VALUE ]
Cumlative $892,890 $15,568,000 $37,091,536 $49,904,200 $51,401,326 $51,401,326 52,943,366 $52,943,366 $86,555,931 $86,555,931 89,152,609 $89,152,609 $91,827,188 $91,827,188 $94,582,003 $94,582,003 $97,419,463 $97,419,463 $100,342,047 $100,342,047 $103,352,309 $103,352,309 $106/452,878 $106,452,878
(TOTAL MARKET VALUE WITHOUT RESIDENTIAL $2,790,281 $48,650,000 $98,946/950 $138,986,526 $143,156,122 $143,156,122 $147,450,806 $147,450,806 $236,755,787 $236,755,787 $243,858,460 $243,858 460 $251,174.214 $251,174,214 $258,709,441 $258,709,441 $266,470,724 $266,470,724 $274,464,845 $274,464,845 $282,698,791 $282,698,791 $291,179,755 $291,179,755
|TOTAL ASSESSED VALUE WITHOUT RESIDENTIAL $892,890 $15,568,000 $31,663,024 $44475,688 $45,809,959 $45,809,959 $47,184,258 $47,184258 $75,761,852 75,761,852 78,034,707 $78,034,707 $80,375,749 $80,375,749 82,787,021 $82,787,021 $85,270,632 85,270,632 $87,828 751 $87,828,751 $90,463,613 $90,463,613 493,177,521 $93,177,521
|ASSESSED VALUE SUBJECT TO TIF $0 $6,891,110 $17,652,878 $24,059,210 $24,807,773 $24,807,773 $25,578,793 $25,578.793 $42,385,076 $42,385,076 $43,683 415 $43,683 415 $45,020,704 $45,020,704 $46,398, 112 $46,398 112 $47,816,842 $47,816,842 $49,278 134 $49,278,134 $50,783,264 $50,783,264 52,333,549 $52,333,549
[PERSONAL PROPERTY ASSESSED $0 $0 $1,097,568 $1,716,719 $1,768,221 $1,768,221 $1,821,267 $1,821,267 $3,886,690 $3,886,690 $4,003,290 $4,003,290 $4,123,389 $4,123,389 $4,247,091 $4,247,091 $4,374,503 $4,374,503 $4,505,738 $4,505,738 $4,640,911 $4,640,911 $4,780,138 $4,780,138
Property Taxes for the TIF by Entity
Senior Citizens, Real Estate $0 90 83,073 98,363 $11,496 $11,853 $11,853 $12,220 $12,220 $20,637 $20,637 $21,268 $21,268 $21918 $21,918 $22,588 $22,588 2321 823217 $23,988 23,988 $24,719 $24.119 $349.319
5B40 Workshop, Real Estate $0 90 $3,852 $10,481 $14409 $14,856 $14,85 $15317 $15317 §25,866 $25,866 $26,657 26,657 §27412 $21472 $28,311 28311 $29,175 $29,175 $30,085 $30,065 $30,982 $30,982 $437,823
Fire, Real Estate $0 90 $40,740 $110853 $152,387 $157,117 $157.117 $161989 $161,989 $§273,559 $2713559 $261924 $281,924 $290,540 $290,540 $299,414 $299,414 $308,555 $308,555 $317970 $317,970 $327,668 $327,668 $4,630.433
Library, Real Estate $0 90 $6,429 $17,494 $24,049 §24.195 $24,795 $25,564 $25,564 3,172 $43.172 $44,492 $44,492 $45,851 $45,851 $47,252 $47,252 $48,695 $48,695 $50,180 50,180 $51,711 $51,711 $730,750
County, Real Estate $0 90 $7,580 $20,625 $28,354 $20.234 $29,234 $30,140 $30,140 $50,809 $50,899 $52,455 952,455 $54,059 $54,059 $55,710 55,710 $57410 $57410 $59,162 59,162 $60,967 $60,967 $861,549
Road and Bridge, Real Estate $0 %0 $7,580 $20,625 $28,354 $20.34 $29,234 $30,140 $30,140 $50,809 $50,899 $52,455 $52,455 954,059 $54,059 $55,710 $55,710 $57410 $57.410 $59,162 59,162 $60,067 $60,967 $861,549
Schools, Real Estate $0 90 $197,775 $538,138 $739,769 $762,731 $762,731 $766,382 $786,382 $1,328,000 $1,328,000 $1,368,608 $1,368,608 $1410435 $1,410435 $1.453,517 $1453517 $1497,802 $1,497,892 $1,543507 $1,543507 $1,590,674 $1,590,674 $22,478,592
Property Taxes to the Arrowhead Centre TIF $0 $0 $267,031 $726,580 $998,817 $1,029.820 $1,029.820 $1,061,752 $1,061,752 $1,793,031 $1,793,031 $1,847,860 $1,847,860 $1,904,334 $1,904,334 $1,962,502 $1,962,502 $2,022415 $2022415 $2,084,125 $2,084,125 $2,147,687 $2,147,687 $33,699,476
On Site Retail Sales
Sales per Square Foot $225.00 $BLT5 $238.70 $245.86 $253.24 $26084 $268.66 $276.72 $285.02 $293.57 $302.38 $311.45 $32080 $33042 $340.33 $350.54 $361.06 $371.89 $383.05 $304.54 $406.38 $41857 3112 -
On-Site Sales. $0 $0 $47,740,500 $49,172,715 $50,647,89 $52,167,333 $53,732,363 $55,344,324 $136,704,855 $140,806,001 $145,030,181 $149,381,086 $153,862519 $158,478,304 $163,232,746 $168,129,729 $173,173620 $178,368,829 $183,719,894 $189,231,491 $194,908435 $200,755,689 $206,778,359 $2,851,366,950
Taxable Ancillary Sales per Hotel Room $6.75 $6.95 $116 $138 $7.60 $1.83 $8.06 $8.30 $8.55 $8.81 $9.07 $0.34 $0.62 $091 $1021 $1052 $10.83 $11.16 $11.49 $11.84 $12.19 $12.56 $1293 -
Taxable Ancillary Sales from Hotel Rooms $0 $0 $0 $169,609 $174,697 $179,938 $185,336 $190,8% $196,623 $202,522 $208,598 $214,856 $221,301 $227,940 $234,779 $241,822 $249,017 $256,549 $264,245 $212,173 $260,338 $288,748 $297410 $4,557,457
‘TOTAL TAXABLE SALES $0 $0 47,740,500 $49,342,324 $50,822,594 $52,347,272 53,917,690 55,535,220 $136,901,478 $141,008,523 $145,238,778 $149,595,942 $154,083,820 $158,706,335 $163,467,525 $168,371,550 $173,422,697 $178,625,378 $183,984,139 $189,503,663 $195,188,773 $201,044,436 $207,075770  $2,855,924,407
1.625% EATS to the Arrowhead Centre TIF plus .5% from CID Eil 0 1,014,488 $1,048,524 $1,079,980 $1,112,380 1,145,751 $1,180123 $2,909,156 2,996,431 $3,086,324 $3,178,914 $3,274,281 $3,372510 $3,473,685 $3,577,8% $3,685,232 3,795,789 $3,900,663 $4,026,953 $4,147,761 $4,212,194 $4,400,360 $60,688,394
-$500,000 $0 0 $0 S0 90 $0 $0 80 %0 $0 8 0 %0 $0 8 0 0 $0 S0 0 0 $0 -§500,000
-$500,000 $0 $1,281,516 $1,775,104 $2,078,797 $2,142,199 $2,175571 $2,241,876 $3,970,909 $4,789,462 $4,879,355 $5,026,774 $5122,141 45,276,843 5,378,018 $5,540,397 $5,647,734 45,818,204 5,932,078 $6,111,078 46,231,886 46,419,881 $6,548,047 93,887,870
~$500,000 -$500,000 $781,516 $2,556,620 $4,635,418 $6,777,617 8,953,188 $11,195,063 $15,165,972 $19,955,434 $24,834789 $29,861,563 $34,983,704 $40,260,547 445,638,565 51,178,962 $56,826,696 62,644,900 468,576,978 $74,688,056 $80,919,942 87,339,823 493,887,870 $93,887,870)
[Present Value of TIF Reimbursements at 6% $40,511,894
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EXHIBIT 11

ARROWHEAD CENTRE TAX INCREMENT FINANCING
RELOCATION ASSISTANCE PLAN

There are no businesses located within the Redevelopment Area. There are no residences
within the Redevelopment Area. It is anticipated that no relocation assistance will be needed.
However, in the event relocation of any occupant is necessary, it will be carried out in accordance
with Section 523.205 of the Revised Statutes of Missouri, and pursuant to the following Relocation
Assistance Plan:

1. Definitions. The following terms shall have the meanings set forth below for
purposes of this Relocation Assistance Plan. Capitalized terms not otherwise defined shall have the
meaning set forth in the Arrowhead Centre Tax Increment Financing Plan.

1.1 Business: Any lawful activity that is conducted: (a) primarily for the
purchase, sale or use of personal or real property or for the manufacture, processing or
marketing of products or commodities; or (b) primarily for the sale of services to the public.

1.2 Decent, Safe and Sanitary Dwelling: A dwelling which meets applicable
housing and occupancy codes. The dwelling shall:

@ Be structurally sound, weathertight and in good repair;

(b) Contain a safe electrical wiring system;

(© Contain an adequate heating system;

d) Be adequate in size with respect to the number of rooms
needed to accommodate the Displaced Person; and

@) For a Handicapped Displaced Person, be free of any barriers
which would preclude reasonable ingress, egress or use of the

dwelling.
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1.3 Displaced Person: Any Person that moves from the real property which is
within the Redevelopment Area or moves such Person’s personal property from real
property which is within the Redevelopment Area permanently and voluntarily as a direct
result of the acquisition, rehabilitation or demolition of, or the written notice of intent to
acquire, such real property, in whole or in part, for a public purpose.

1.4  Eligible Displaced Person: Any Displaced Person who occupied the real
property to be acquired for not less than 90 days prior to the Initiation of Negotiations and
who is required to vacate such real property.

15 Handicapped Displaced Person: Any Displaced Person who is deaf,
legally blind or orthopedically disabled to the extent that acquisition of another residence
presents a greater burden than other Persons would encounter or to the extent that
modifications to the replacement residence would be necessary.

1.6 Initiation of Negotiations: The delivery of the initial written offer of just
compensation by the acquiring entity, to the owner of the real property, to purchase such
real property for a Redevelopment Project, or the notice to the Person that he will be
displaced by rehabilitation or demolition.

1.7 Person: Any individual, family, partnership, corporation or association.

1.8 Referral Site Notice: The written notice of referral sites to be provided to
Displaced Persons by the Developer pursuant to Section 4 of this Relocation Assistance
Plan.

1.9 Relocation Payment: The payment to be made from the Special Allocation
Fund to an Eligible Displaced Person pursuant to Section 6 of this Relocation Plan.

2. Availability of Relocation Assistance. All Eligible Displaced Persons shall have

the right to receive relocation assistance in accordance with the terms of this Relocation Assistance
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Plan. In no event shall relocation assistance be provided to any Person who purposely resides or
locates such Person’s Business in the Redevelopment Area solely for the purpose of obtaining
relocation benefits.

3. Notice to Vacate. The Developer shall give to every Displaced Person a written

notice to vacate not less than 90 days prior to the date such Displaced Person is required to vacate its
premises.

4. Referrals. The Developer shall provide each Displaced Person occupying a
residence in the Redevelopment Area with written notice of a minimum of three (3) Decent, Safe
and Sanitary Dwelling referrals and shall provide each Displaced Person operating a Business in the
Redevelopment Area with written notice of a minimum of three (3) suitable referral sites for such
Business. The Referral Site Notice shall be provided to each Handicapped Displaced Person
90 days prior and to each other Displaced Person 60 days prior, to the date such Displaced Person is
required to vacate its respective premises. The Developer shall make arrangements for
transportation for Displaced Persons to inspect referral sites upon receipt of a written request from
such Displaced Person for transportation addressed to the Developer in care of White Goss, a
Professional Corporation, 4510 Belleview, Suite 300, Kansas City, Missouri 64111, Attn: William
B. Moore, Esq.

5. Notice of Relocation Plan. Concurrently with the provision of a Referral Site

Notice, the Developer shall notify Eligible Displaced Persons in writing of the availability of
Relocation Payments and assistance under this Relocation Assistance Plan.

6. Relocation Payments. Each Eligible Displaced Person shall be entitled to the

following Relocation Payment from the Special Allocation Fund.
6.1 Residential Displaced Persons. Each Eligible Displaced Person occupying

a residence in the Redevelopment Area shall be provided with, at the option of such Eligible
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Displaced Person, either: (a) a Five Hundred Dollar ($500) fixed payment; or (b) actual
reasonable costs of relocation, including actual moving costs, utility deposits, key deposits,
storage of personal property up to one (1) month, utility transfer and connection fees and
other initial rehousing deposits, including first and last month’s rent and security deposit.

Each such Eligible Displaced Person must elect one of the foregoing payment options and

give notice of such election to the Developer not less than 30 days prior to the date such

Displaced Person is required to vacate its premises.

6.2 Displaced Businesses. Each Eligible Displaced Person operating a Business
located in the Redevelopment Area shall be provided with, at the option of such Eligible
Displaced Person, either: (a) a $1,500 fixed payment; or (b) actual costs of moving,
including costs for packing, crating, disconnection, dismantling, reassembling and installing
all personal equipment and costs for relettering similar signs and similar replacement
stationery. Each such Eligible Displaced Person must elect one of the foregoing payment
options and give notice of such election to the Developer not less than 30 days prior to the
date such Displaced Person is required to vacate its premises.

7. Special Needs. Any Displaced Person who believes that such Displaced Person has
any special needs as the result of such Displaced Person’s income, age, size of family, nature of
business, availability of suitable replacement facilities and vacancy rates of affordable facilities may
advise the Developer of such needs and such needs shall be given specific consideration with
respect to the relocation benefits offered to such Displaced Person. To notify the Developer of such
special needs, the Displaced Person having such needs must deliver written notice to the Developer
in care of White Goss, a Professional Corporation at 4510 Belleview, Suite 300, Suite 300, Kansas
City, Missouri 64111, Attention: William B. Moore, Esq. Such notice shall identify the special

needs and the basis of the special need. The Developer reserves the right to require from any
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Displaced Person claiming special needs, reasonable evidence of the alleged facts upon which a
claim for special needs is based (by way of example, copies of income tax returns if income is an
issue).

8. Deadline for Claims and Payments. All claims for Relocation Payments shall be

filed by the Displaced Person with the Developer within six (6) months after: (a) for tenants, the
date of displacement; or (b) for owners, the date of displacement or the final payment for the
acquisition of the real property, whichever is later. Payment for a satisfactory claim for Relocation
Payments shall be made by the Developer within 30 days following the Developer’s receipt of
sufficient documentation to support the claim.

9. Advance Payment. If an Eligible Displaced Person demonstrates the need for an

advance payment of the Relocation Payment in order to avoid or reduce a hardship, the Developer
shall issue the Relocation Payment subject to such safeguards as the Developer may reasonably
establish and are appropriate to ensure that the objective of the Relocation Payment is
accomplished.

10. Waiver of Payment. Any Eligible Displaced Person, who is also the owner of the

applicable real property, may waive Relocation Payments as part of the negotiations for acquisition
of the real property owned by such Eligible Displaced Person. Such waiver shall be in writing, shall
disclose the Eligible Displaced Person’s knowledge of the provisions of this Relocation Assistance
Plan and Section 523.205 of the Revised Statutes of Missouri and knowledge of entitlement to
Relocation Payments under this Relocation Assistance Plan, and shall be filed with the Developer.
11. Reports. The Developer shall deliver a report to the City which report shall
include, but not be limited to:
(@) The addresses of all occupied residential buildings and structures within the

Redevelopment Area;
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(b) The name and addresses of all Displaced Persons;
(c) Specific relocation payments to be made to each Displaced Person; and
(d) A sample form of all notices provided to each Displaced Person.

12.  Amendment. In the event that a court of competent jurisdiction determines that this
Relocation Assistance Plan does not satisfy the minimum requirements of Section 523.205 of the
Revised Statutes of Missouri, then this Relocation Assistance Plan shall be automatically and
retroactively amended to the minimum extent necessary to bring this Relocation Assistance Plan in

conformity with the minimum requirements of Section 523.205 of the Revised Statutes of Missouri.
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EXECUTIVE SUMMARY

EXECUTIVE SUMMARY

A. ARROWHEAD CENTRE ABSORPTION

Based on the projected annual demand for and proposed square feet, rooms or units of
development for nursing home, assisted living, independent living, retail, big-box retail,
apartment, office/flex/self-storage and hotel room product, the absorption years have been
determined for each product type. The projected absorption to occur at the subject site, which
is explained below, indicates that there is an immediate demand at the proposed Arrowhead
Centre subject site for development of these aforementioned product types.

There is demand for 51,367 square feet of new retail pad-space and big-box retail at the
subject site annually, which indicates that the proposed 479,627 total square feet of retail, will
be absorbed in 5.0 years. There is new demand for 49,772 square feet of new office and flex
space (including self-storage) at the subject site annually, which indicates that the proposed
281,387 square feet of office/flex space will be absorbed in 5.7 years. There is demand for 33
new hotel rooms at the subject site annually, which indicates that the proposed 90 room hotel
can be absorbed in 2.7 years. The subject site is projected to have a pent-up demand for 100
assisted living units along with an annual demand for 18 new assisted living units, which
indicates that the 90 proposed units will be absorbed in the first year. The subject site is
projected to have a pent-up demand for 72 nursing units along with an annual demand for 9
new nursing units, which indicates that the 80 proposed units will be absorbed in one year. The
subject site is projected to have a pent-up demand for 176 independent living units along with
an annual demand for 34 new independent living units, which indicates that the 231 proposed
units will be absorbed in two years. The subject site is projected to capture 25 residential
housing units annually on average which will take nine years to fully absorb 222 units. Based on
the specific product type, the subject site absorption rates range from one to nine years, and
have an average absorption rate of 4.1 years. All of the product types are expected to reach full
absorption in less than six years with the exception of residential apartments, which will take
nine years.
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INTRODUCTION

I. INTRODUCTION

The purpose of this market analysis has been to assess the financial and economic feasibility of
District 1 through District 8 as shown on page 11. These districts include a lifestyle retail and
entertainment center, office, hotel, assisted living and nursing home senior housing uses, rental
apartments, and related uses on the 226.31 gross acre Arrowhead Centre subject site, which is
located in Osage Beach, Missouri. Only 197.82 acres of the 226.31 gross acre Arrowhead Centre
subject site is proposed for redevelopment, with the remaining 24.18 acres allocated for open
space, greenways and roadways. The proposed development and subject site will be referred to
as the 197.82-acre subject site throughout the remainder of this market analysis. The site is
located just off US Highway 54 on State Highway KK within a half mile drive of the Lake of the
Ozarks.

The primary influences on development potentials are the supply and demand forces affecting
the local real estate market. The following THK study generated a comprehensive database of
information about the real estate market in the 3-County market area of Camden, Morgan, and
Miller counties. Furthermore, the following report assessed the feasibility for developing various
real estate product types based on a synthesis of supply and demand indicators with the
Arrowhead Centre primary trade area (PTA) and subject site.

In order to accomplish this, THK Associates has:

Profiled the 3-county market area of Camden, Morgan and Miller County in terms of
employment, population, households, and residential building trends.

o Identified an appropriate PTA for the Arrowhead Centre subject site.

o Reviewed and projected population, household trends, and demographics such as age
and income for the PTA.

o ldentified the historical and current number of seasonal rental units along with projected
growth in seasonal rental units over the next 10 years.

o Profiled the existing square footage supply and demand for retail space in the
Arrowhead Centre PTA for the 2015-2024 time-periods.

o Profiled the demand for retail space by store type for the Arrowhead Centre PTA and
subject site.

e Determined the demand for office space for the 2015-2024 time-periods in the
Arrowhead Centre PTA and the Arrowhead Centre subject site.

e Inventoried lodging facilities and determined demand for new hotel rooms for the 2015-
2024 time-periods in the PTA and at the Arrowhead Centre subject site.

e Inventoried all assisted living and nursing home facilities in the Arrowhead Centre PTA.

e Determined the demand for assisted living and nursing home facilities in the Arrowhead
Centre PTA and at the subject site.

ARROWHEAD CENTRE 2 THK ASSOCIATES, INC.
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e Programmed a recommended land use program for the 197.82-acre Arrowhead Centre
subject site.

o Inventoried all apartment buildings in the Arrowhead Centre PTA.

o Determined the demand for apartment units in the Arrowhead Centre PTA and at the
subject site.

The aforementioned research was an important tool in establishing the demand for various
product types and is it the foundation for the revenue estimates in the TIF District Analysis.
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SITE & AREA DESCRIPTION

II. SITE AND AREA DESCRIPTION

A. REGIONAL DESCRIPTION

The Arrowhead Centre subject site is located immediately south of the intersection of Miller,
Morgan and Camden counties in Osage Beach, Missouri as shown in Figure-1. It is situated on a
brief peninsula that sits directly on the 54,000-acre Lake of the Ozarks. The Lake of the Ozarks
region area has experienced tremendous growth and development over the last 20 years and
boasts a thriving tourism industry. The popularity of the region is accentuated by its central
location in Missouri, as it is nearly equidistant from St Louis and Kansas City at around 170
miles. Within a 165 mile radius, Lake of the Ozarks is within a driving distance to nearly all of
Missouri, in addition to portions of Arkansas, Kansas, lllinois and lowa as shown in Figure-2.
Because of the areas unique ability to build at the water’s edge and the availability of driver
activities situated along the lakes 1,150 miles of shoreline, the area continues to thrive. Lake
Regional Health System Hospital is located directly southeast of the Arrowhead Centre, and with
1,163 employees, it is the third largest employer in the 3-County area of Miller, Morgan and
Camden counties. The hospital has over 500,000 square foot, 116 bed, and 100 care provider
hospital began construction in September of 2014 on a vault to house the new state-of-the-art
linear accelerator to battle cancer. Once the new vault is constructed and equipment is installed
treatment times are anticipated to be reduced by as much as 50%. Less than two miles
northwest of the subject site, further along the peninsula resides the Tan-Tar-A Resort;
currently the 3-County areas 7" largest employer at 350 employees and one of the regions
largest travel destinations. The Tan-Tar-A Resort has an average 350,000 visitors per year. This
figure was extrapolated from the resort’s average seasonal occupancy rate of 77% combined
with their total 700 rooms, along with an average of 1.8 guests per hotel room. The 3-County
area is largely characterized as a tourism industry and the Convention and Visitor Bureau
estimates that between 4.5 and 5.0 million visitors come to the Lake of the Ozarks every year,
with 3.5 million visiting between Memorial Day to Labor Day. A significant portion of visitors to
the Lake of the Ozarks come from the St. Louis and Kansas City metropolitan areas. The
Arrowhead Centre subject site is within a 20 mile drive of the three state parks, Ha-Ha-Tonka
State Park, Pa-He-Tsi Park and Lake of the Ozarks State Park, the latter of which is the largest
park in Missouri, at 17,741 acres. Lake of the Ozarks resident and tourist spending has recently
proliferated, outperforming long term averages. While the Lake of the Ozarks local sales tax
receipts from 2006 to 2011 averaged $55,527,773 annually on average, 2012 and 2013 have
produced sales tax receipts of $86,792,893 and $95,879,469, respectively, a staggering 56.3%
and 72.7% higher than the five year average.

B. ARROWHEAD CENTRE SUBJECT SITE DESCRIPTION

The Arrowhead Centre subject site is situated in the northeastern section of Camden County by
the Mansfield Forest State Wildlife Area. The 197.82-acre subject site is located just off State
Highway KK approximately one half mile northwest of US Highway 54 in Osage Beach, Missouri.
According to the Missouri Department of Transportation, US Highway 54 has an average daily
traffic count of 31,777 vehicles, while State Highway KK has an average daily traffic count of
over 12,000 vehicles. Highway 54 provides access to several highways, along with a connection
directly to Eldon to the north and Camdenton to the south. Highway 54 currently supports a
substantial amount of retail supply in the region, including the newer and ever-expanding retail
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SITE & AREA DESCRIPTION

hubs of Eagles Landing, Prewitt’s Point and Lakeview Point. These roads are shown below in
Figure-3. Just north of the proposed Arrowhead Centre subject site, the new Osage Beach
Elementary School is being built right across from the Sycamore Creek Golf Course. The
District's Board of Education has approved expanding current attendance zones for Osage
Beach Elementary, and the new school will encompass 200 students from its current facility,
along with 150 more from Camdenton. Furthermore, just across the Lake of the Ozarks,
Hurricane Deck Elementary will be expanding and absorbing another 100 students from the
Camdenton area. Both buildings are scheduled to open in August 2015. Currently, a substantial
portion of the 197.82-acre site is comprised of the closed Dogwood Hills 18-hole golf course
and 59 room full-service hotel and restaurant The Arrowhead Centre subject site currently
existing golf course, motel and restaurant are not in use with the exception of the golf course
driving range. There are eight separate parcels under the owner name of Dogwood Hills Land
Holdings, Inc., and there are 197.82 acres respectively, as shown in Figure-4. The entire
Arrowhead Centre is proposed to be redeveloped as a mixed-use project inclusive of unique
development districts, as shown in the Figure-5 and Figure-6. Figure-7 highlights the Arrowhead
Centre proposed redevelopment breakdown which includes 170 assisted living and nursing
home units, 231 independent living units, 222 apartments, 90 hotel rooms and 761,014 square
feet spread across restaurants, retail and office space, medical offices, fast food, along with a
pharmacy, golf oriented activity center, bank, winery, gas station and car-wash, self-storage,
5,187 parking lots and more. In total the site is currently planned into eight unique districts
across 197.82 acres.
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Figure 1- 3-COUNTY MAP
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Figure 2- REGION MAP
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SITE & AREA DESCRIPTION

Figure 3- ARROWHEAD CENTRE LOCAL SITE MAP
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SITE & AREA DESCRIPTION

Figure 4- ARROWHEAD CENTRE PARCEL OUTLINES
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Figure 5- ARROWHEAD CENTRE REDEVELOPMENT DISTRICT MAP
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Figure 6- ARROWHEAD CENTRE MASTER PLAN
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SITE & AREA DESCRIPTION

Figure 7- ARROWHEAD CENTRE MASTER PLAN TABULAR INFORMATION

Arrowhead Centre Development Tabular Information

District 1 - Assisted Living and Nursing Home

ARROWHEAD CENTRE

Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
1 PUD Commercial Nursing Home 80 60,700 14.2
PUD Commercial Assisted Living 90 68,435
Total 170 151 14.2
Total w/ nursing & assisted sq. ft. added 129,135
District 2 - Independent Living
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
2 PUD Commercial Condominium 128 102,400 130 3.79
3 PUD Commercial 1,2,3, Plex 36 54,000 72 10.74
4 PUD Open Space Open Space 6.35
5 PUD Commercial 1,2,3 Plex 34 51,000 68 7.16
6 PUD Commercial 1,2,3 Plex 23 34,500 46 4.19
7 PUD Commercial 1,2,3 Plex 10 15,000 20 3.1
Total 231 336 35.33
Total w/ all sq. ft. added 256,900
District 3
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
8 PUD Commercial Activity Center 28,400 178 21.73
PUD Commercial Restaurant 6,000 60
PUD Commercial Champ. Putting Course
PUD Commercial Champ. Putting Course
PUD Commercial Driving Range
PUD Commercial Putting Green
PUD Commercial Batting Cages
9 PUD Commercial Out Parcel 12,371 1.42
Total 46,771 238 23.15
District 4
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
10 PUD Commercial Retail/Office 313,154 1,807 36.56
Apartment 222 243,537 444
11 PUD Commercial Sign Marque 0.39
12 PUD Commercial Out Parcel 12,632 1.45
13 PUD Commercial Out Parcel 11,064 1.27
14 PUD Commercial Pharmacy 13,000 64 1.5
15 PUD Commercial Restaurant 7,774 78 1.4
16 PUD Commercial Restaurant 7,800 92 14
17 PUD Commercial Out Parcel 9,583 1.1
18 PUD Commercial Project Monumentation 0.1
19 PUD Commercial Project Monumentation 0.1
Total 222 375,007 2,485 45.27
Total w/ apartment sq. ft. added 618,544
District 5
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
20 PUD Commercial Medical Office 8,300 38 0.93
21 PUD Commercial Medical Office 9,600 53 1.26
22 PUD Commercial Bank 9,000 47 1.63
23 PUD Commercial Fast Food 3,265 50 1.25
24 PUD Commercial Fast Food 4,534 68 1.4
25 PUD Commercial Fast Food 4,000 58 1.42
Total 38,699 314 7.89
District 6
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
26 PUD Commercial Restaurant 8,000 73 1.87
27 PUD Commercial Winery 28,500 158 25.3
28 PUD Commercial Out Parcel 14,810 1.7
Total 51,310 231 28.87
District 7
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
29 PUD Commercial Gas Station 12 Pumps 6,000 56 1.93
Fast Food 1,500
Car Wash 1,400
30 PUD Commercial Hotel 90 47,632 110 2.23
31 PUD Commercial Big Box 97,985 1,266 22.4
Total 920 103,985 1432 26.56
Total w/ fast food, car wash & hotel sq. ft. added 154,517
District 8
Parcel Zoning Illustrated Units/ Square Parking |Acres
Land Use Rooms Feet Spaces
32 PUD Open Space Open Space / Detention 4.55
33 PUD Commercial Out Parcel 26,136 3
34 PUD Commercial Storage Buildings 106,910 7.6
35 PUD Commercial Out Parcel 12,196 14
Total 145,242 16.55
District Totals
Total Zonin Units/ Square Parking |Acres
Parcels 9 Absorption Years Rooms Feet Spaces
Nursing Home 1.0 80 - 76 7.10
Assisted Living 1.0 90 - 76 7.10
Independent Living 2.0 231 - 336 35.33
Retail & Big Box 5.0 - 479,627 3,152 117.99
Apartment 9.0 222 - 444 0.00
Office/Flex/Storage 5.7 - 281,387 995 28.07
Hotel 2.7 90 - 110 2.23
Total 3.8 713 761,014 5,187 197.82
Total w/ sq. ft. added to districts 1, 2,4 & 7 1,441,118
Source: Yung Design Group and THK Associates, Inc.
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ARROWHEAD CENTRE IMAGES

View along Highway KK Current Golf Course on Site
Golf Course on Subject Site Forest on Subject Site
Resort on Subject Site Lake Regional Hospital near Site
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EMPLOYMENT GROWTH TRENDS

III. 3-COUNTY EMPLOYMENT AND GROWTH TRENDS

A. EMPLOYMENT GROWTH TRENDS AND PROJECTIONS

Employment trends are prime indicators of the economic growth of an area. Increases in
employment generate growth for most industry sectors of the local economy and dictate the
rate at which it will expand. This section looks at the region's various employment figures by
industry and projects their course over the next decade. Table I11-1 illustrates total employment
growth in the 3-County market area, which includes Camden, Miller, and Morgan counties. Total
employment has grown from 22,720 in 1980 to 43,673 in 2014, which is an annual average
increase of 616 jobs, or an average annual growth rate of 1.9% over the 34-year time period.
Over the last decade, the market area has lost 306 jobs annually on average. The temporary
losses during the 2008 to 2012 time period were largely a result of the Great Recession which
had a tremendous impact on travel and tourism destinations nationally. In 2005, the region
added 2,031 jobs, which is the second largest increase over the 34-year period (1984 had the
largest increase). Just as the number of jobs added annually increased dramatically from 2003
to 2005 after the 2001 recession, 2013 and beyond has been and is projected to continue to be
a time of burgeoning employment. The five year average employment lost 145 less jobs
annually compared to the ten year average, while the recent three year average employment
produced 574 more jobs on average annually compared to the five year average. From 2011 to
2014, the 3-County area added an explosive 413 jobs annually on average, quickly returning
and soon surpassing long-term averages. These figures are detailed in the 3-County Market
Employment Trends Table that follows Table I11-1.

Table 111-2 shows the region's employment growth by industry from 1980 to 2014. Since 1980,
the 3-County market area has experienced growth in all employment sectors. Over the last 10
years, the most significant contributor to the local economy has been Health Care and Social
Assistance, which averaged the addition of 50 new jobs per year since 2005. While industries
like Construction, Manufacturing and Retail faced heavy losses over the last ten year averages,
these industries have boomed recently, with the latter industry going from 106 jobs lost
annually to a staggering 139 jobs added annually on average over the last three years.
Government and Government Enterprises, Arts Entertainment and Recreation, Finance and
Insurance, and Health Care and Social Assistance have continued growing, adding 39, 50, 33
and 30 jobs, respectively, on an average annual basis, as visualized in the accompanying table.

Fueling the 3-County market area’s employment growth is a relatively diverse economic base.
Table 111-3 projects employment by industry for the 3-County area from 2015 to 2024. The
market area is projected to experience a gain of 821 jobs in 2015 and will continue to grow
adding 846 and 871 jobs in 2016 and 2017 respectively. As shown, the area will continue to
experience steady growth with total employment averaging increases of 958 jobs annually on
average. Categories like Real Estate and Rental and Leasing, Health Care and Social Assistance
and Accommodation and Food Services are just a few industries front-running the economic
growth with 176, 88, 74 jobs, respectively, projected to be added annually.

Table 111-4A shows the 35 largest employers for the 3-County market area in alphabetical order.
The industry and county are shown, which highlights that a majority of these employers are
located in the Miller and Camden Counties. Table 111-4B shows the top 12 employers, which
supports demand at and near the subject site for retail, health care, and resort oriented
development.
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Table ITI-1: 3-County Market Area Employment Trends, 1980-2014

Annual Change

Year Total Employment Numerical Percent
1980 22,720 1,019 6.1%
1981 23,406 686 3.0%
1982 23,861 455 1.9%
1983 25,731 1,870 7.8%
1984 27,817 2,086 8.1%
1985 29,766 1,949 7.0%
1986 30,363 597 2.0%
1987 30,987 624 2.1%
1988 30,652 -335 -1.1%
1989 31,495 843 2.8%
1990 32,363 868 2.8%
1991 31,458 -905 -2.8%
1992 32,540 1,082 3.4%
1993 33,766 1,226 3.8%
1994 35,731 1,965 5.8%
1995 37,611 1,880 5.3%
1996 38,413 802 2.1%
1997 39,717 1,304 3.4%
1998 40,957 1,240 3.1%
1999 42,139 1,182 2.9%
2000 42,927 788 1.9%
2001 42,060 -867 -2.0%
2002 42,225 165 0.4%
2003 43,341 1,116 2.6%
2004 44,399 1,058 2.4%
2005 46,430 2,031 4.6%
2006 47,090 660 1.4%
2007 47,744 654 1.4%
2008 46,975 -769 -1.6%
2009 44,476 -2,499 -5.3%
2010 42,512 -1,964 -4.4%
2011 42,433 -79 -0.2%
2012 42,190 -243 -0.6%
2013 42,572 382 0.9%
2014* 43,673 1,101 2.6%

Average Annual Change

1980-2014 616 1.9%
2005-2014 -306 -0.7%
2009-2014 -161 -0.4%
2011-2014 413 1.0%

* Preliminary estimate from BLS.gov

Source: Bureau of Economic Analysis, and THK Associates, Inc.
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3-County Market Employment Trends
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Table III-2: 3-County Market Employment by Industry, 1970-2013

Industry 1980 1985 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000

Total Non-Farm

(By Place of Work) 19,627 26,639 29,235 28,355 29,355 30,576 32,544 34,405 35,270 36,603 37,843 39,084 39,872

Agricultural Services, Forestry, & Fisheries 149 301 433 436 439 440 476 441 485 503 499 522 585

Mining, Oil & Gas 44 53 69 67 64 7 81 102 103 113 120 120 136

Construction 1,548 2,825 2,758 2,457 2,717 2,926 3,175 3,482 3,457 3,632 3,780 4,020 4,022

Manufacturing 2,811 3,272 3,668 3,339 3,279 3,524 4,098 4,231 4,309 4,399 4,358 4,239 4,214

Transportation & Utilities 837 1,158 1,179 1,155 1,086 1,244 1,233 1,335 1,364 1,383 1,439 1,446 1,546

Wholesale Trade 651 818 804 848 956 934 983 936 892 891 967 1,077 1,033

Retail Trade 3,850 5,467 7,038 7,029 7,293 7,719 8,151 8,967 9,201 9,340 9,585 9,831 10,031

Finance, Insurance, Real Estate 1,782 2,059 2,197 2,088 2,195 2,153 2,395 2,372 2,563 3,020 3,131 3,320 3,551

Services 5,521 7,733 7,889 7,743 8,131 8,259 8,520 8,952 9,145 9,440 9,970 10,336 10,454

Government 2,434 2,953 3,200 3,193 3,195 3,300 3,432 3,587 3,751 3,882 3,994 4,173 4,300

Farm 3,093 3,127 3,128 3,103 3,185 3,190 3,187 3,206 3,143 3,114 3,114 3,055 3,055

Total Employment 22,720 29,766 32,363 31,458 32,540 33,766 35,731 37,611 38,413 39,717 40,957 42,139 42,927

Sector Average Annual Change

Industry Code 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 10 Yr 5Yr 3Yr

Total Non-Farm

(By Place of Work) 39,101 39,444 40,664 41,801 43,836 44,547 45,169 44,397 41,920 39,953 39,892 39,697 40,069 41,109 -303 -162 406
Forestry, fishing, and related activities 11 200 210 221 236 221 226 226 237 238 228 231 240 245 256 4 4 8
Mining 21 58 62 63 67 69 73 78 82 87 96 77 76 81 83 2 -1 2
Utilities 22 165 165 188 147 157 202 291 313 276 260 249 224 210 204 5 -14 -15
Construction 23 4,527 4,611 4,900 5,197 5,425 5,723 5,872 5,374 4,379 3,946 3,809 3,659 3,730 3,730 -188 -130 -26
Manufacturing 31-33 3,423 3,032 3,148 3,239 3,488 3,219 3,008 2,829 2,359 2,063 1,875 1,898 1,931 1,918 -174 -88 14
Wholesale trade 42 783 829 834 850 817 841 858 851 825 847 864 850 854 881 7 11 6
Retail Trade 44-45 6,804 6,850 7,030 7,203 7,839 7,777 7,541 7,332 6,822 6,418 6,473 6,589 6,689 6,889 -106 13 139
Transportation and warehousing 48-49 932 891 884 888 885 923 991 985 1,015 1,042 1,068 1,119 1,108 1,158 30 29 30
Information 51 463 477 472 447 495 518 547 523 496 474 472 476 499 520 3 5 16
Finance and insurance 52 1,411 1,453 1,499 1,490 1,496 1,522 1,629 1,748 1,817 1,651 1,785 1,737 1,777 1,859 40 8 25
Real estate and rental and leasing 53 2,295 2,326 2,677 2,908 3,113 3,361 3,641 3,454 3,312 3,055 3,205 3,022 3,047 3,125 1 -37 -27
Professional and technical services 54 1,209 1,172 1,212 1,268 1,305 1,321 1,417 1,395 1,347 1,343 1,362 1,303 1,299 1,328 3 -4 -11
Management of companies and enterprises 55 120 273 243 264 306 174 204 183 174 180 198 189 197 206 -11 6 3
Administrative and waste services 56 1,333 1,425 1,578 1,659 1,791 2,016 2,011 2,254 2,142 1,858 1,798 1,799 1,865 1,919 14 -45 40
Educational services 61 222 231 258 276 306 336 330 321 333 354 360 375 352 362 6 6 1
Health care and social assistance 62 2,208 2,262 2,304 2,325 2,496 2,594 2,707 2,792 2,805 2,860 2,844 2,845 2,846 2,943 50 28 33
Arts, entertainment, and recreation 71 1,143 1,113 975 1,021 1,000 1,062 1,136 1,078 1,102 1,152 1,156 1,195 1,235 1,305 34 41 50
Accommodation and food services 2000-2010 4,885 4,933 5,009 4,960 5,219 5,112 4,995 4,918 4,663 4,519 4,416 4,498 4,502 4,598 -69 -13 61
Other services, except public administration 81 2,598 2,756 2,791 2,890 2,920 2,956 2,975 2,931 2,891 2,826 2,924 2,912 2,893 2,980 7 18 19
Government and government enterprises 90 4,322 4,373 4,378 4,466 4,488 4,591 4,712 4,797 4,837 4,781 4,726 4,691 4,709 4,844 40 1 39

Farm employment - 2,959 2,781 2,677 2,598 2,594 2,543 2,575 2,578 2,556 2,559 2,541 2,493 2,503 2,564 -3 2 8

Total Employment 42,060 42,225 43,341 44,399 46,430 47,090 47,744 46,975 44,476 42,512 42,433 42,190 42,572 43,673 -306 -161 413

Source: Bureau of Economic Analysis and THK Associates, Inc.
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Table III-3: 3-County Employment Projections, 2015-2024

Annual Average
Rate of Historical Annual
Industry Change 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 Change
Total Non Farm
(By Place of Work) 2.6% 41,109 40,069 42,774 43,645 44,542 45,467 46,420 47,404 48,418 49,465 50,545 1,164
Forestry, fishing, and related activities 0.1% 256 256 256 257 257 257 257 257 258 258 258 0
Mining 1.8% 83 85 86 88 90 91 93 95 96 98 100 2
Utilities 1.7% 204 208 211 215 218 222 226 229 233 237 241 4
Construction 1.5% 3,730 3,786 3,843 3,901 3,959 4,018 4,079 4,140 4,202 4,265 4,329 60
Manufacturing 1.5% 1,918 1,947 1,976 2,006 2,036 2,067 2,098 2,129 2,161 2,193 2,226 31
Wholesale trade 3.0% 881 907 935 963 992 1,021 1,052 1,083 1,116 1,149 1,184 31
Retail Trade 0.2% 6,889 6,899 6,909 6,920 6,930 6,940 6,951 6,961 6,972 6,982 6,993 10
Transportation and warehousing 5.4% 1,158 1,221 1,287 1,356 1,430 1,507 1,588 1,674 1,764 1,860 1,960 82
Information 0.1% 520 521 521 521 522 522 523 523 523 524 524 0
Finance and insurance 2.3% 1,859 1,901 1,943 1,987 2,032 2,078 2,124 2,172 2,221 2,271 2,322 47
Real estate and rental and leasing 4.5% 3,125 3,265 3,412 3,566 3,726 3,894 4,069 4,252 4,444 4,644 4,853 176
Professional and technical services 1.8% 1,328 1,352 1,376 1,401 1,426 1,452 1,478 1,504 1,531 1,559 1,587 26
Management of companies and enterprises 7.5% 206 222 238 256 276 296 318 342 368 396 425 23
Administrative and waste services 3.8% 1,919 1,991 2,066 2,143 2,224 2,307 2,393 2,483 2,576 2,673 2,773 87
Educational services 6.0% 362 384 407 431 457 484 513 544 577 611 648 29
Health care and social assistance 2.6% 2,943 3,021 3,100 3,181 3,265 3,351 3,438 3,529 3,621 3,716 3,814 88
Arts, entertainment, and recreation 1.1% 1,305 1,320 1,334 1,349 1,365 1,380 1,396 1,411 1,427 1,443 1,459 16
Accommodation and food services 1.5% 4,598 4,667 4,737 4,808 4,880 4,953 5,027 5,103 5,179 5,257 5,336 74
Other services, except public administration 2.3% 2,980 3,047 3,116 3,186 3,257 3,331 3,406 3,482 3,561 3,641 3,723 75
Government and government enterprises 1.8% 4,844 4,931 5,020 5,110 5,202 5,296 5,391 5,488 5,587 5,688 5,790 95
Farm employment 0.0% 2,564 2,565 2,566 2,567 2,568 2,569 2,570 2,571 2,572 2,573 2,574 1
Total employment 2.0% 43,673 44,495 45,340 46,212 47,110 48,036 48,990 49,975 50,990 52,037 53,119
Job growth/(losses) 1,101 821 846 871 898 926 954 984 1,015 1,048 1,081 958
Job growth rate 2.6% 1.9% 1.9% 1.9% 1.9% 2.0% 2.0% 2.0% 2.0% 2.1% 2.1% 2.0%
Source: BEA, BLS, and THK Associates, Inc.
ARROWHEAD CENTRE 21 THK ASSOCIATES, INC.
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Table 111-4A: Major Employers in the 3-County Area, 2014

Name Product/Service Location
Ameren Missouri Utility All Counties
Camden County Government Camden
Camden on the Lake Resort Camden
Camdenton R-111 School District Education Camden
Central Bank Finance All Counties
Charter Communication Communication All Counties
Dollar General Retail All Counties
Eldon School District Education Miller
Gates Rubber Company Manufacturing Versailles
Good Shepherd Nursing Health Care Morgan
Home Depot Retail Miller
Hy-Vee Retail Camden
Innovative Procurement Manufacturing Miller
Johnson Controls Manufacturing Miller

Kohls Retail Miller
Laclede Electric Utility Camden
Lake Regional Health Systems Health Care All Counties
Lodge of the Four Seasons Resort Camden
Lowe's Retail Miller
Malone Staffing Employment All Counties
Manpower Staffing Employment All Counties
Menards Retail Miller

Miller County Government Miller
Morgan County Government Morgan
Morgan County School District Education Morgan
Opies, Inc. Transportation Miller
Paul's Cash Saver Retail Camden
Penmac Staffing Employment All Counties
Premium Outlets Retail Camden
Speedline Technologies Manufacturing Camden
Tan-Tar-A Resort Resort Camden
Target Retail Camden
UPS Logistics All Counties
Walgreens Retail Miller
Walmart Retail All Counties

Source: Lake of the Ozarks Council of Local Governments

Table 111-4B: Top-Twelve Employers in the 3-County Area, December 2014

Business Name
1 Premium Outlets

2 Lake Regional Health Systems
3 Camdenton R-I11 School District

4 Johnson Controls
5 Gates Rubber Company
6 Wal-Mart Supercenter
7 Tan-Tar-A Resort
8 Eldon R-I School District
9 Lodge of the Four Season
10 School of the Osage
11 Camden County
12 Wal-Mart Supercenter

Location
Osage Beach
Osage Beach
Camdenton
Eldon
Versailles
Camdenton
Osage Beach
Eldon

Lake Ozark
Lake Ozark
Camdenton
Osage Beach

Product/Service # Employees

Retail

Health Care
Education
Manufacturing
Manufacturing
Retail
Resort/Hotel
Education
Resort/Hotel
Education
Government
Retail

Source: Lake of the Ozarks Regional Economic Development Council, 2014

1200
1163
716
550
545
365
350
332
300
300
299
285
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B. PoPULATION AND HOUSEHOLD GROWTH TRENDS

Population and household growth trends are shown for the City of Osage Beach, Camden, Miller
and Morgan County, as well as the 3-County area, the latter shown below in Figure-9.
Population and household growth are principal indicators of real estate demand over time, as
shown in Table Il1-5. Population growth in the 3-County market area has been strong since
1980, and recent data suggests this pattern will continue as the market keeps attracting new
people and households. Camden County, the county in which the City of Osage Beach resides,
in particular has been responsible for 65.1% and 63.8% of the population and household
growth since 1980 for the entire 3-County area. Over the last five years alone, Camden County
has been responsible for 73.0% and 72.9% of the 3-County areas total population and
household growth. The population in the 3-County area has increased by 1,090 people and 510
households annually on average from 1980 to 2014. Camden County has had an annual
population growth rate over the last 35 years of 2.3%, while the 3-County area has grown at
1.6% over the same time period. Camden County has represented grown from 20,017 people
and 7,989 households tin 1980 to 43,996 people in 19,046 households in 2014.

The City of Osage Beach is located in the fastest growing county, Camden County, out of the 3-
County area, and the City of Osage Beach is growing even stronger than this aforementioned
county. The population and households within Osage Beach have grown at 2.2% and 2.7%,
respectively, since 1990. The permanent population of Osage Beach has grown from 2,599
people in 1990 to more than double, or 4,417 people in 2014. Over the last five years, the City
of Osage Beach alone has been responsible for around 83.1% of the total 3-County areas
population growth. This authoritative growth rate represents an ever-increasing population and
number of households demanding more housing units, retail locations, and real estate venues
in which to spend their incomes.

ARROWHEAD CENTRE 23 THK ASSOCIATES, INC.
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Figure 8- 3-COUNTY MARKET AREA

Arrowhead
Centre
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Table III-5: Estimates of Population and Households in the 3-County Market Area, 1980-2014

City of Osage Camden Miller Morgan Three-County Total
Beach County County County
Year Pop HH Pop HH Pop HH Pop HH Pop HH
1980 -- -- 20,017 7,989 18,532 6,868 13,807 5,309 52,356 20,166
1990 2,599 1,092 27,495 11,305 20,700 7,977 15,574 6,269 63,769 25,551
2000| 3,662 1,687 37,051 15,779 23,564 9,284 19,309 7,850 79,924 32,913
2010 4,351 2,038 44,002 19,068 24,748 9,917 20,565 8,450 89,315 37,435
2014 4,417 2,074 43,996 19,046 25,114 10,046 20,267 8,340 89,378 37,432
(1980-2014):
Numerical - -- 710 325 190 93 190 90 1,090 510
Percent -- -- 2.3% 2.6% 0.9% 1.1% 1.1% 1.3% 1.6% 1.8%
Percent of
3-County Total - -- 65.1% 63.8% 17.4% 18.3% 17.4% 17.6% 100.0% 100.0%
(1990-2014):
Numerical 80 41 690 323 180 86 200 90 1,070 500
Percent 2.2% 2.7% 2.0% 2.2% 0.8% 1.0% 1.1% 1.2% 1.4% 1.6%
Percent of
3-County Total 7.5% 8.2% 64.5% 64.5% 16.8% 17.2% 18.7% 18.0% 100.0% 100.0%
(2000-2014):
Numerical 54 28 496 233 111 54 68 35 680 320
Percent| 1.3% 1.5% 1.2% 1.4% 0.5% 0.6% 0.3% 0.4% 0.8% 0.9%
Percent of
3-County Total 7.9% 8.6% 73.0% 72.9% 16.3% 17.0% 10.1% 10.9% 100.0% 100.0%
(2010-2014):
Numerical 17 9 -1 -5 91 32 -74 -27 20 0
Percent] 0.4% 0.4% 0.0% 0.0% 0.4% 0.3% -0.4% -0.3% 0.0% 0.0%
Percent of
3-County Total| 83.1% 100.0% -6.9% 100.0% 457.3% 100.0% -372.1% 100.0% 100.0% 100.0%

Source: Bureau of Census and THK Associates, Inc.
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C. RESIDENTIAL CONSTRUCTION TRENDS

Residential housing construction by type and tenure for the 3-County market area along with
the City of Osage Beach and each individual county is highlighted below in Table 111-6 and
detailed by location below in Table 111-7. Although the permit issuances provide an estimate of
the activity in the region, they do not include 100% of the construction in the area. A small
percentage of houses and commercial construction developed will occur in unincorporated areas
located outside of major towns and cities and the residential homes constructed may not
require permits and therefore are excluded from these tables. According to records in the 3-
County area, the region has issued roughly 51 single-family permits and 69 multi-family permits
on average annually over the 1980-2013 time-periods. Of these aforementioned 121 permits,
42.6% were issued for the construction of single-family residences. Contrarily, over the last five
years, 32 single-family permits were issued, or 67.8% of total permits issued over this time
period, indicating a trend toward multi-family residences and away from single-family
residences.

The three separate tables that are all titled Table 111-7 summarize single-family permits, multi-
family permits and total permits by County and the City of Osage Beach. Single-family and
multi-family permits over the last five and three year averages have not quite picked up to their
ten year and 34 year averages, possibly indicating a lack of residential supply currently on the
market. Camden County has been responsible for a strong majority of all permits issued in the
3-County area, while the City of Osage Beach has been responsible for 38.0% and 54.9% of all
single-family and multi-family permits issued within the 3-County area over the last 34 years.
Of all permits authorized annually over the last decade in the market area, Camden County
issued 85.6% of them, up from 69.0% over the 34 year average. Morgan County has issued the
fewest, averaging just 0.5% over the 34 year time period. Permit issuances are graphed
following Table 111-7 over the 1980 to 2014 time period.
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Table III-6: Total Building Permits Issued by Type in the 3 County Area, 1980-2014

Total |
Single-Family Multi-Family Total Permits

Percent Percent Percent

Year Permits  of Total Permits  of Total Permits  of Total

1980 42 51.2% 40  48.8% 82 100.0%

1981 23 85.2% 4 14.8% 27 100.0%

1982 15 17.2% 72 82.8% 87 100.0%

1983 17 37.8% 28 62.2% 45 100.0%

1984 31 66.0% 16 34.0% 47 100.0%

1985 30 55.6% 24 44.4% 54 100.0%

1986 43 91.5% 4 8.5% 47 100.0%

1987 35 59.3% 24 40.7% 59 100.0%

1988 21 84.0% 4 16.0% 25 100.0%

1989 14 100.0% 0 0.0% 14 100.0%

1990 18 33.3% 36 66.7% 54 100.0%

1991 16 36.4% 28 63.6% 44 100.0%

1992 35 27.6% 92  72.4% 127 100.0%

1993 65 46.1% 76 53.9% 141 100.0%

1994 63 36.2% 111 63.8% 174 100.0%

1995 65 49.2% 67  50.8% 132 100.0%

1996 62 20.9% 235 79.1% 297 100.0%

1997 57 25.7% 165  74.3% 222 100.0%

1998 54 36.2% 95  63.8% 149 100.0%

1999 62 28.8% 153 71.2% 215 100.0%

2000 76 42.9% 101 57.1% 177 100.0%

2001 57 28.9% 140  71.1% 197 100.0%

2002 70 33.0% 142 67.0% 212 100.0%

2003 78 31.6% 169  68.4% 247 100.0%

2004 135 52.5% 122 47.5% 257 100.0%

2005 105 54.1% 89  45.9% 194 100.0%

2006 126 50.2% 125  49.8% 251 100.0%

2007 102 63.4% 59  36.6% 161 100.0%

2008 61 56.5% 47 43.5% 108 100.0%

2009 41 63.1% 24 36.9% 65 100.0%

2010 50 51.0% 48  49.0% 98 100.0%

2011 5 71.4% 2 28.6% 7 100.0%

2012 9  100.0% 0 0.0% 9 100.0%

2013 55 96.5% 2 3.5% 57 100.0%

2014* 38 100.0% 0 0.0% 38 100.0%
34-Year Average

1980-2013 51 42.6% 69 57.4% 120 100.0%
10-Year Average

2004-2013 69 57.1% 52 42.9% 121 100.0%
5-Year Average

2009-2013 32 67.8% 15 32.2% 47 100.0%
3-Year Average

2011-2013 23 94.5% 1 5.5% 24 100.0%

*annualized through November

Source: U.S. Dept of Commerce, C-40 Reports, THK Associates, Inc.
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Table III-7: Residential Building Permits Issued by County in the 3 County Area, 1980-2014

Single Family
3-County
City of Osage Beach Camden Miller Morgan Total
Percent Percent Percent Percent

Year Permits of Total Permits _ of Total Permits _ of Total Permits _ of Total Permits

1980 0 0.0% 10 23.8% 32 76.2% 0 0.0% 42

1981 0 0.0% 9 39.1% 14 60.9% 0 0.0% 23

1982 0 0.0% 6 40.0% 9 60.0% 0 0.0% 15

1983 0 0.0% 11 64.7% 6 35.3% 0 0.0% 17

1984 0 0.0% 19 61.3% 12 38.7% 0 0.0% 31

1985 0 0.0% 15 50.0% 15 50.0% 0 0.0% 30

1986 0 0.0% 22 51.2% 21 48.8% 0 0.0% 43

1987 0 0.0% 19 54.3% 16 45.7% 0 0.0% 35

1988 0 0.0% 11 52.4% 10 47.6% 0 0.0% 21

1989 0 0.0% 7 50.0% 7 50.0% 0 0.0% 14

1990 0 0.0% 12 66.7% 6 33.3% 0 0.0% 18

1991 0 0.0% 10 62.5% 6 37.5% 0 0.0% 16

1992 22 62.9% 31 88.6% 4 11.4% 0 0.0% 35

1993 32 49.2% 48 73.8% 17 26.2% 0 0.0% 65

1994 0 0.0% 45 71.4% 18 28.6% 0 0.0% 63

1995 38 58.5% 47 72.3% 18 27.7% 0 0.0% 65

1996 29 46.8% 38 61.3% 24 38.7% 0 0.0% 62

1997 28 49.1% 36 63.2% 21 36.8% 0 0.0% 57

1998 29 53.7% 39 72.2% 15 27.8% 0 0.0% 54

1999 30 48.4% 42 67.7% 20 32.3% 0 0.0% 62

2000 30 39.5% 65 85.5% 11 14.5% 0 0.0% 76

2001 30 52.6% 35 61.4% 22 38.6% 0 0.0% 57

2002 32 45.7% 56 80.0% 12 17.1% 2 2.9% 70

2003 36 46.2% 58 74.4% 15 19.2% 5 6.4% 78

2004 81 60.0% 109 80.7% 23 17.0% 3 2.2% 135

2005 55 52.4% 90 85.7% 15 14.3% 0 0.0% 105

2006 72 57.1% 112 88.9% 12 9.5% 2 1.6% 126

2007 44 43.1% 91 89.2% 10 9.8% 1 1.0% 102

2008 23 37.7% 56 91.8% 5 8.2% 0 0.0% 61

2009 6 14.6% 30 73.2% 9 22.0% 2 4.9% 41

2010 4 8.0% 37 74.0% 12 24.0% 1 2.0% 50

2011 4 80.0% 4 80.0% 1 20.0% 0 0.0% 5

2012 6 66.7% 6 66.7% 1 11.1% 2 22.2% 9

2013 30 54.5% 46 83.6% 9 16.4% 0 0.0% 55

2014* 35 91.4% 38 100.0% 0 0.0% 0 0.0% 38
34-Year Average

1980-2013 19 38.0% 37 73.2% 13 25.8% 1 1.0% 51
10-Year Average

2004-2013 33 47.2% 58 84.3% 10 14.1% 1 1.6% 69
5-Year Average

2009-2013 10 31.3% 25 76.9% 6 20.0% 1 3.1% 32
3-Year Average

2011-2013 13 58.0% 19 81.2% 4 15.9% 1 2.9% 23

*annualized through November

Source: U.S. Department of Commerce, C-40 Reports and THK Associates, Inc.
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Table ITI-7: Residential Building Permits Issued by Coun

in the 3 County Area, 1980-2014

Multi-Family
3-County
City of Osage Beach Camden Miller Morgan Total
Percent Percent Percent Percent

Year Permits of Total Permits  of Total Permits _ of Total  Permits  of Total Permits

1980 0 0.0% 0 0.0% 40 100.0% 0 0.0% 40

1981 0 0.0% 4 100.0% 0 0.0% 0 0.0% 4

1982 0 0.0% 48 66.7% 24 33.3% 0 0.0% 72

1983 0 0.0% 4 14.3% 24 85.7% 0 0.0% 28

1984 0 0.0% 0 0.0% 16 100.0% 0 0.0% 16

1985 0 0.0% 8 33.3% 16 66.7% 0 0.0% 24

1986 0 0.0% 4 100.0% 0 0.0% 0 0.0% 4

1987 0 0.0% 0 0.0% 24 100.0% 0 0.0% 24

1988 0 0.0% 4 100.0% 0 0.0% 0 0.0% 4

1989 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0

1990 0 0.0% 0 0.0% 36 100.0% 0 0.0% 36

1991 0 0.0% 28 100.0% 0 0.0% 0 0.0% 28

1992 80 87.0% 92  100.0% 0 0.0% 0 0.0% 92

1993 60 78.9% 60 78.9% 16 21.1% 0 0.0% 76

1994 0 0.0% 63 56.8% 48 43.2% 0 0.0% 111

1995 67 100.0% 67 100.0% 0 0.0% 0 0.0% 67

1996 135 57.4% 135 57.4% 100 42.6% 0 0.0% 235

1997 122 73.9% 122 73.9% 43 26.1% 0 0.0% 165

1998 53 55.8% 53 55.8% 42 44.2% 0 0.0% 95

1999 78 51.0% 90 58.8% 63 41.2% 0 0.0% 153

2000 57 56.4% 57 56.4% 44 43.6% 0 0.0% 101

2001 78 55.7% 78 55.7% 62 44.3% 0 0.0% 140

2002 79 55.6% 79 55.6% 63 44.4% 0 0.0% 142

2003 95 56.2% 95 56.2% 74 43.8% 0 0.0% 169

2004 60 49.2% 60 49.2% 62 50.8% 0 0.0% 122

2005 89 100.0% 89  100.0% 0 0.0% 0 0.0% 89

2006 117 93.6% 125 100.0% 0 0.0% 0 0.0% 125

2007 55 93.2% 59  100.0% 0 0.0% 0 0.0% 59

2008 15 31.9% 47 100.0% 0 0.0% 0 0.0% 47

2009 0 0.0% 24 100.0% 0 0.0% 0 0.0% 24

2010 48 100.0% 48  100.0% 0 0.0% 0 0.0% 48

2011 0 0.0% 0 0.0% 0 0.0% 2 100.0% 2

2012 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0

2013 0 0.0% 0 0.0% 0 0.0% 2 100.0% 2

2014* 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0
34-Year Average

1980-2013 38 54.9% 45 65.8% 23 34.0% 0 0.2% 69
10-Year Average

2004-2013 38 74.1% 45 87.3% 6 12.0% 0 0.8% 52
5-Year Average

2009-2013 10 63.2% 14 94.7% 0 0.0% 1 5.3% 15
3-Year Average

2011-2013 0 0.0% 0 0.0% 0 0.0% 1 100.0% 1

*annualized through November

Source: U.S. Department of Commerce, C-40 Reports and THK Associates, Inc.
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Table ITI-7: Residential Building Permits Issued by County in the 3 County Area, 1980-2014

Total |
3-County
City of Osage Beach Camden Miller Morgan Total
Percent Percent Percent Percent

Year Permits of Total Permits  of Total Permits  of Total Permits  of Total Permits
1980 0 0.0% 10 12.2% 72 87.8% 0 0.0% 82
1981 0 0.0% 13 48.1% 14  51.9% 0 0.0% 27
1982 0 0.0% 54 62.1% 33 37.9% 0 0.0% 87
1983 0 0.0% 15  33.3% 30 66.7% 0 0.0% 45
1984 0 0.0% 19  40.4% 28  59.6% 0 0.0% 47
1985 0 0.0% 23 42.6% 31 57.4% 0 0.0% 54
1986 0 0.0% 26 55.3% 21 44.7% 0 0.0% 47
1987 0 0.0% 19  32.2% 40  67.8% 0 0.0% 59
1988 0 0.0% 15  60.0% 10  40.0% 0 0.0% 25
1989 0 0.0% 7  50.0% 7  50.0% 0 0.0% 14
1990 0 0.0% 12 22.2% 42 77.8% 0 0.0% 54
1991 0 0.0% 38 86.4% 6 13.6% 0 0.0% 44
1992 102 80.3% 123 96.9% 4 3.1% 0 0.0% 127
1993 92 65.2% 108  76.6% 33 23.4% 0 0.0% 141
1994 0 0.0% 108  62.1% 66  37.9% 0 0.0% 174
1995 105 79.5% 114 86.4% 18 13.6% 0 0.0% 132
1996 164 55.2% 173  58.2% 124 41.8% 0 0.0% 297
1997 150 67.6% 158  71.2% 64  28.8% 0 0.0% 222
1998 82 55.0% 92 61.7% 57  38.3% 0 0.0% 149
1999 108 50.2% 132 61.4% 83  38.6% 0 0.0% 215
2000 87 49.2% 122 68.9% 55 31.1% 0 0.0% 177
2001 108 54.8% 113 57.4% 84  42.6% 0 0.0% 197
2002 111 52.4% 135  63.7% 75  35.4% 2 0.9% 212
2003 131 53.0% 153  61.9% 89  36.0% 5 2.0% 247
2004 141 54.9% 169 65.8% 85 33.1% 3 1.2% 257
2005 144 74.2% 179  92.3% 15 7.7% 0 0.0% 194
2006 189 75.3% 237 94.4% 12 4.8% 2 0.8% 251
2007 99 61.5% 150  93.2% 10 6.2% 1 0.6% 161
2008 38 35.2% 103 95.4% 5 4.6% 0 0.0% 108
2009 6 9.2% 54  83.1% 9 13.8% 2 3.1% 65
2010 52 53.1% 85 86.7% 12 12.2% 1 1.0% 98
2011 4 57.1% 4 57.1% 1 14.3% 2 28.6% 7
2012 6 66.7% 6 66.7% 1 11.1% 2 22.2% 9
2013 30 52.6% 46 80.7% 9 15.8% 2 3.5% 57
2014* 35 91.4% 38 100.0% 0 0.0% 0 0.0% 38

34 -Year Average
1980-2013 57 47.7% 83 69.0% 37 30.5% 1 0.5% 120

10 -Year Average
2004-2013 71 58.7% 103  85.6% 16 13.2% 2 1.2% 121

5 -Year Average
2009-2013 20 41.5% 39  82.6% 6 13.6% 2 3.8% 47

3 -Year Average
2011-2013 13 54.8% 19 76.7% 4 15.1% 2 8.2% 24

*annualized through November
Source: U.S. Department of Commerce, C-40 Reports and THK Associates, Inc.
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3- County Market Total Residential Buildng Permit Activity, 1980-2014
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D. PoPULATION AND HOUSEHOLD GROWTH PROJECTIONS

The employment participation rate, typically expressed as a decimal, had been increasing
steadily over the 2010 -2014 time period. A rising employment participation rate is a good
indicator of improving conditions in the respective economy. A large number of people
employed in the work force have a corresponding effect on unemployment levels. This means
an ample labor supply for new and expanding firms along with more workers earning salaries
that boost the area's volume of disposable income available for new retail, housing and related
expenditures.

Population and employment data for the 3-County market area are compared in Table 111-8. In
1980, the population of the market area was 52,356 and total employment was 22,720 for an
employment participation rate of 0.4340, meaning that 43.4% of the population was employed.
By 1990, the region's employment participation ratio had increased to 0.5075, and then as high
as .5371 in 2000. With a projected 2024 employment of 53,119 the estimated 2024 population
for the area will be 99,190 based on a projected employment ratio of 0.5355. The 3-County
market area population is projected to grow by 1,000 persons on average from 2015 to 2024.

Table 111-8 also shows the projected trends in new household formations for the 3-County
market area. Historically, household size has been declining due to an increased divorce rate,
delayed marriages, and the growing population segment of single-parent households. This trend
for the moment seems to be leveling off; however, the population per household figure will
continue to slowly decline over the next decade due to the “baby boomer” generation reaching
the traditional retirement age of 65. The population per household in the market area declined
from 2.57 in 1980 to 2.35 in 2014, and is projected to further decrease to 2.28 over the next
ten years. New household formations in the 3-County market area are projected to grow by an
average of 500 annually during the next decade, while the population in group quarters, like
institutions, dormitories and senior homes are expected to increase over the next decade to
approximately 2,196 in 2024.
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Table III-8: Projected Permanent Population and Households in the 3 County Market Area, 2015-2024

Permanent Permanent

Employment ~ Permanent Annual Population Population  Population Annual

Total Participation January 1, Population in Group In Per Household

Year Employment Ratio  Population* Change  Quarters**  Households Household  Households Change

1980 22,720 0.4340 52,356 409 51,947 2.5760 20,166 --

1990 32,363 0.5075 63,769 1,140 836 62,933 2.4630 25,551 540

2000 42,927 0.5371 79,924 1,620 1,305 78,619 2.3887 32,913 740

2010 42,512 0.4760 89,315 940 1,347 87,968 2.3499 37,435 450

2014 43,673 0.4886 89,378 20 1,348 88,030 2.3517 37,432 0

2015 44,495 0.4931 90,230 870 1,415 88,815 2.3454 37,868 444

2016 45,340 0.4977 91,100 910 1,486 89,614 2.3390 38,312 462

2017 46,212 0.5023 92,010 930 1,560 90,450 2.3327 38,774 471

2018 47,110 0.5069 92,940 970 1,638 91,302 2.3264 39,245 489

2019 48,036 0.5115 93,910 990 1,720 92,190 2.3201 39,735 498

2020 48,990 0.5162 94,900 1,020 1,806 93,094 2.3139 40,233 512

2021 49,975 0.5210 95,920 1,060 1,897 94,023 2.3076 40,745 530

2022 50,990 0.5258 96,980 1,090 1,992 94,988 2.3014 41,274 543

2023 52,037 0.5306 98,070 1,120 2,091 95,979 2.2952 41,818 557

2024 53,119 0.5355 99,190 1,160 2,196 96,994 2.2890 42,374 575
Average
Annual Change
(2015-2024)

Numerical: 958 1,000 90 910 500
Percent: 2.0% 1.1% 5.0% 1.0% 1.3%

Source: Dept of Commerce, Bureau of the Census and THK Associates, Inc.
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IV. RETAIL MARKET ANALYSIS

A. RETAIL MARKET CHARACTERISTICS

THK Associates has identified approximate rents and vacancies in the Arrowhead Centre
primary trade area through interviews with brokers and appraisers, and by conducting an
inventory of retail space in the area. According to Julie at Julie Wilson Real Estate, Retail space
in and around the subject site has dropped down from around $12.00 and $13.00 in 2011 to
$7.00 or $8.00 per foot more recently. According to Dennis Devine, a commercial broker in
Osage Beach, the retail rates immediately around the subject site are as low as $6.00 to $7.00
per foot with vacancy rates for the west side running high around 25%. These rates, according
to Julie, are a result of the new US Highway-54 coming in and creating a temporary access
barrier to the west that is anticipated to be eliminated with more planned roadways, new
construction and destination centers. Further north, new retailers like Dicks Sporting Goods at
Lakeview Point, along with Bed Bath and Beyond located just east of the Grand Glaize Bridge
are achieving rents between $10.00 and $12.00 per foot, along with vacancy rates around 10%
to 15% at the very highest; these figures are common for new retail centers in the area. A very
few retailers are hitting as high as $15 per square foot, according to Jack Tezak at Keller
Williams in Osage Beach. Jack mentioned that a lot of the new big box retailers north of the
site have come in as build-to-suit, and their large footprint have helped combat the impact of
old and obsolete buildings higher vacancy rates.

In 2010 the construction of New US Highway-54 began along the northwestern side of the
Osage Beach Parkway just southeast of the subject site; effectively pinching the Lake Regional
Health System between the two highways. According to Tim Jacobsen at the Lake of the Ozarks
Economic Development Council, “The new US Highway-54 expressway is seven miles and has
six new exits to the old Hwy 54, now Osage Beach Parkway. According to Tim, “The City of
Osage Beach has set up an advisory committee to address the concern and offer solutions to
increase traffic between the east and west side of new US Highway-54.” Tim foresees a
complete interchange and extension of the dead-end by the Harley Davidson dealership coming
to fruition soon. Tim believes that there will be some type of cost share with the Missouri
Department of Transportation and the City of Osage Beach to fund the initiative.” This is very
unlikely; however, as the Missouri Department of Transportation (MoDOT) has no cost share
program at this time. This issue has been widely discussed but there is no money for such an
interchange, in either the city or MoDOT budgets at this time.

Kohl’s, Buffalo Wild Wings, CVS and Menards are all a 9.0 mile drive north of the subject site at
Eagles Landing and were developed recently in the past few years. Several big-box stores like
Target, Lowe’s, Ross Dress for Less, Petco, Walmart, Marshalls and Home Depot are located at
or near Prewitt’s Point on Osage Beach Parkway and Highway-42, six to seven miles north of
the subject site. The Osage Beach Premium Outlets and Dick’s Sporting Goods by Lakeview
Point are just five miles north of the subject site. The Outlets were opened in 1986, and
expanded in 1988, 1993 and 1994; however, spaces are still commanding rents between
$10.00 to $12.00 per foot for base rent and include tenants like Adidas, Gap Outlet, J. Crew,
Levi’s, Brooks Brothers, Calvin Klein and more. An image of the Osage Beach Premium Outlets
is shown below in Figure-9. Following Figure-9, is Figure-10 which highlights the concentrated
retail outlets near the subject site, including Lakeview Point, which is where the Osage Beach
Premium Outlets are located. Several smaller retail outlets like O'Reilly Auto Parts, Paul’s
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Supermarket and Marine Parts and Service locations exist just southeast of the subject site

across new US Highway-54.

According to the City of Osage Beach in the past year there have been really only two major
retail developments that have had permits pulled. They include the Lake Regional Hospitals new
vault addition in August of 2014 for $830,000 and a new Sea-doo Dealership proposed a mile
and a half north of the subject site on Osage Beach Parkway in April of 2014 for $3,000,000.
Table IV-1 below highlights expected rental rates and vacancy rates for newer retail product in

the Arrowhead Centre immediate environs.

Table IV-1: Retail Market Characteristics
in the Arrowhead Centre Immediate Environs, 2015

Rental Rates

Effective
Low* High* Average* Vacancy
Arrowhead Centre PTA $10.00 $12.00 $11.00 10.0%
* Rent Per Square Foot Per Year
Source: Dennis Devine, Julie Wilson, Jack Tezak and THK Associates, Inc.
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Figure 9- OSAGE BEACH PREMIUM OUTLETS
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Figure 10- MAJOR RETAIL SHOPPING LOCATIONS
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B. HoOUSEHOLD GROWTH AND RETAIL EXPENDITURE PATTERNS

As the employment base near the Arrowhead Centre subject site expands, a corresponding
increase in population and household growth will result, creating a positive impact on retail
sales and demand for commercial retail space.

The subject site’s primary trade area shown in Figure-11 currently has 23,580 persons living in
10,609 households. By the year 2024, the PTA is expected to have 26,470 persons living in
12,117 households. More detailed statistics on the retail PTA are shown in Tables IV-2 and 1V-3
on the following pages. Additionally, much of the retail demand in the area is driven by the
seasonal unit population detailed by housing units and seasonal housing units. Currently, there
are 24,706 seasonal housing units in the 3-County market area, of which 7,144 are located in
the Arrowhead Centre PTA. In the PTA seasonal housing units are projected to grow by 1.2%
annually on average over the 2015 to 2024 time period, eventually reaching 7,989 by 2024.

Table 1V-4 shows a breakdown of household expenditures by category of retail establishments
based upon the median gross income of $55,547 in the PTA. This median gross income figure
is the average of local household PTA incomes and the estimated incomes of visitors inhabiting
seasonal units part-time. Assuming that the PTA’s seasonal households are occupied 17.5% of
the year, 17.5% is multiplied by the total seasonal units (7,144) for an additional 1,250
occupied households in the area, and these households are estimated to have an average
income of $100,000 annually. The weighted average of 1,250 seasonal unit households at
$100,000 and the 10,609 permanent households at $50,309 produces a weighted average
income of $55,547.

The portion of household income available for retail expenditures and disposable income is
determined by subtracting payments for taxes, savings, housing, insurance, medical expenses,
recreation, miscellaneous expenses, and transportation from total income. Disposable income
totals approximately 71.9% of total income, or $39,934. The remaining 28.1% of total income
or $15,613 is allotted for disposable expenditures among the 579 categorized retail stores in
Table IV-4.
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Figure 11- ARROWHEAD CENTRE PRIMARY TRADE AREA
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Table VI-2: Population and Household Trends in the 3-County Market Area

and the Arrowhead Centre PTA, 1980-2014

Annual Average

1990-2014 2000-2014
3-County Area 1980 1990 2000 2010 2014 Numerical Percent Numerical Percent
Population 52,356 63,769 79,924 89,315 89,378 1,067 1.4% 675 0.8%
Households 20,166 25,551 32,913 37,435 37,432 495 1.6% 323 0.9%
Housing Units 35,285 48,070 58,631 69,458 69,453 891 1.5% 773 1.2%
Seasonal Units 12,014 18,635 21,712 24,423 24,421 241 1.1% 194 0.8%
Arrowhead Centre PTA
Population - 13,896 19,082 22,879 23,273 391 2.2% 299 1.4%
Households - 5,751 8,328 10,059 10,468 197 2.5% 153 1.6%
Housing Units - 10,820 14,835 17,432 17,795 291 2.1% 211 1.3%
Seasonal Units - 4,127 5,977 6,789 6,804 112 2.1% 59 0.9%
Arrowhead Centre PTA
as a percent of the
3-County Area
Population - 21.8% 23.9% 25.6% 26.0% 36.6% - 44.3% -
Households - 22.5% 25.3% 26.9% 28.0% 39.7% -- 47.3% --
Housing Units - 22.5% 25.3% 25.1% 25.6% 32.6% - 27.3% -
Seasonal Units - 22.1% 27.5% 27.8% 27.9% 46.3% - 30.5% -
Source: U.S. Bureau of the Census and THK Associates, Inc.

TABLE VI-3: Projected Population and Household Trends in the 3-County
Market Area and the Arrowhead Centre PTA, 2015-2024
Annual Average
2015-2019 2015-2024

3-County Area 2015 2019 2024 Numerical Percent Numerical Percent
Population 90,230 93,910 99,190 920 1.0% 996 1.1%
Households 37,868 39,735 42,374 467 1.2% 501 1.3%
Housing Units 70,262 73,725 78,623 866 1.2% 929 1.3%
Seasonal Units 24,706 25,923 27,645 304 1.2% 327 1.3%
Primary Trade Area
Population 23,580 24,807 26,470 307 1.3% 321 1.3%
Households 10,609 11,254 12,117 161 1.5% 167 1.5%
Housing Units 18,685 19,619 20,894 234 1.2% 245 1.2%
Seasonal Units 7,144 7,501 7,989 89 1.2% 94 1.2%
Arrowhead Centre PTA
as a percent of the
3-County Area
Population 26.1% 26.4% 26.7% 33.3% -- 32.3% --
Households 28.0% 28.3% 28.6% 34.5% -- 33.4% --
Housing Units 26.6% 26.6% 26.6% 27.0% -- 26.4% --
Seasonal Units 28.9% 28.9% 28.9% 29.3% -- 28.7% --
Source: U.S. Bureau of the Census and THK Associates, Inc.
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Table IV-4: Estimated Household Expenditure Patterns
in the Arrowhead Centre PTA

Median Household

Amount Percent
Median Gross Income $55,547
Taxes $15,613 28.1% of Gross
Disposable Income $39,934 71.9% of Gross
Housing $9,983 25.0% of Disposable
Transportation $7,188 18.0%
Savings / Pensions $1,917 4.8%
Medical / Insurance $1,837 4.6%
Recreation $559 1.4%
Education $559 1.4%
Miscellaneous $1,038 2.6%
Total Available for Retail $16,852 42.2% of Disposable
Store Type
Hardware and Building Materials
Building Materials and Supplies $611 3.6% of Retail
Hardware $262 1.6%
Food Stores
Grocery $466 2.8%
Automotive
Tire, Battery and Accessory $960 5.7%
Apparel and Accessory
Men's Clothing $786 4.7%
Women's Clothing $1,106 6.6%
Children's Clothing $349 2.1%
Shoes $582 3.5%
Other Apparel & Accessories $291 1.7%
Furniture and Equipment
Furniture $495 2.9%
Home Furnishings & Accessories $786 4.7%
Household Appliances $320 1.9%
Radio, Television, Stereo, Computer $320 1.9%
Records & Music $29 0.2%
Eating and Drinking Places
Restaurant $3,667 21.8%
Drug and Proprietary
Drug / Cosmetics $320 1.9%
Other Retail and Personal Services
Liquor / Wine & Spirits $669 4.0%
Sporting Goods & Bicycle $495 2.9%
Books & Stationary $233 1.4%
Jewelry $204 1.2%
Hobby & Specialty $1,426 8.5%
Florist $58 0.3%
Miscellaneous Retail $990 5.9%
Video Tape Rental $0 0.0%
Personal Care Products & Services $873 5.2%
Dry Cleaner / Coin Laundry $87 0.5%
Misc Personal Services $466 2.8%
Total Retail 579 $16,852 100.0%

Source: U.S. Department of Labor, Bureau of Labor Statistics; and THK Associates, Inc.
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C. RETAIL DEVELOPMENT TRENDS

The commercial retail development potentials for the subject site are a product of the supply
and demand forces affecting the site and primary trade area. The retail competition in the PTA
represents the supply side of the market, while the size, market acceptance, and proximity to
the subject site of the competition will ultimately influence the capture rate that is achieved.
The demand for commercial space at the subject site builds from the population growth, income
characteristics, household growth and second-home expenditure patterns within the site’s PTA.

The Arrowhead Centre site offers a unique approach to retail due to a very significant portion of
the retail sales being generated from second home visitors and tourists visiting the area and
staying in hotels or rental condos. In order to fully comprehend the retail potentials in the
Arrowhead Centre environs, it is important to consider the dollar amount generated from
seasonal visitors and second home owners. Local realtors concur that a major destination or
drawing point, as described in the proposed redevelopment master plan, at the subject site will
be successful in drawing visitors and locals across new US Highway-54.

Table IV-5 shows characteristics of selected store types found in community retail shopping
centers. This information is later synthesized with the PTA analysis to make site-specific
demand projections. The table shows the quantity and type of operating characteristics of the
major type of retail establishments that would be suitable tenants for a lifestyle shopping center
in the Arrowhead Centre environs. By comparing these performance characteristics with the
patterns of the PTA, the total dollar and square footage support that will be generated for each
retail use can be estimated.

The first column of Table 1V-5 illustrates the average household expenditures that households
in the PTA spend on each retail store type. The second column of Table IV-5 shows the average
national sales per square foot of gross leasable area that the median store achieves based upon
the performance characteristics of community shopping centers surveyed in the Urban Land
Institute's “Dollars and Cents of Shopping Centers.” These estimates have been adjusted for
inflation to reflect current operating characteristics. The next column shows the median store
size in square feet of typical shopping center tenants. The minimum expenditure support in
column five is based on median store size and sales per square foot. It shows annual sales
required for specific retail product types at the subject site. For instance, $3,331,800 would be
necessary to support a hardware store, while a restaurant requires annual sales of $1,045,520.
Finally, based upon the minimum expenditure support and median household expenditure, the
threshold household support can be calculated. Based on a total expenditure support of
$14,847,950 divided by median household expenditure of $611, 24,293 households are needed
to support a building material and supplies store in the Arrowhead Centre PTA. The table shows
that only 285 households are required to support a restaurant, while as many as 2,625
households are required to support a dry cleaner.
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Table IV-5: Characteristics of Selected Store Types Found in Lifestyle Shopping Centers

Median Sales Per Median Threshold Minimum
Household Square Foot Store Size Household Expenditure
Store Type Expenditure GLA (Sqg. Ft.) Support Support
Hardware and Building Materials
Building Materials and Supplies $611 $228.43 65,000 24,293 $14,847,950
Hardware $262 $166.59 20,000 12,719 $3,331,800
Food Stores
Grocery/Convenience $466 $371.39 10,000 7,975 $3,713,900
Automotive
Tire, Battery and Accessory $960 $159.81 6,000 998 $958,860
Apparel and Accessory
Men's Clothing $786 $203.31 15,000 3,881 $3,049,650
Women's Clothing $1,106 $177.46 20,000 3,209 $3,549,200
Children's Clothing $349 $246.71 15,000 10,596 $3,700,650
Shoes $582 $241.56 5,000 2,075 $1,207,800
Other Apparel & Accessories $291 $225.00 5,000 3,865 $1,125,000
Furniture and Equipment
Furniture $495 $215.26 20,000 8,701 $4,305,200
Home Furnishings & Accessories $786 $169.36 25,000 5,388 $4,234,000
Household Appliances $320 $237.49 15,000 11,127 $3,562,350
Radio, Television, Stereo, Computer $320 $297.28 5,000 4,643 $1,486,400
Records & Music $29 $197.21 4,500 30,491 $887,445
Eating and Drinking Places
Restaurant $3,667 $298.72 3,500 285 $1,045,520
Drug and Proprietary
Drug / Cosmetics $320 $366.73 12,000 13,746 $4,400,760
Other Retail and Personal Services
Liquor / Wine & Spirits $669 $363.50 2,856 1,551 $1,038,156
Sporting Goods & Bicycle $495 $212.47 6,000 2,576 $1,274,820
Books & Stationary $233 $138.03 4,500 2,668 $621,135
Jewelry $204 $418.12 1,200 2,463 $501,744
Hobby & Specialty $1,426 $187.72 5,000 658 $938,600
Florist $58 $169.80 1,500 4,375 $254,700
Miscellaneous Retail $990 $201.00 2,000 406 $402,000
Video Tape Rental $0 $107.58 6,000 0 $645,480
Personal Care Products & Services $873 $147.29 1,200 202 $176,748
Dry Cleaner / Coin Laundry $87 $143.24 1,600 2,625 $229,184
Misc. Personal Services $466 $158.59 1,200 409 $190,308
Total Retail $16,852

Source: U.S. Department of Labor, Bureau of Labor Statistics; and THK Associates, Inc.
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D. RETAIL SPACE DEMAND

Currently, as shown in Table 1V-6, there is over $466.10 million dollars available for retalil
expenditures in the Arrowhead Centre PTA, which will support 1,973,279 square feet of
shopping center space. Retail expenditures are projected to grow to over $529.35 million
dollars by 2024, which will potentially support 2,248,762 square feet of retail space.

This amount of dollar and square footage support for retail space was determined by drawing
from the combined individual estimated annual permanent household expenditures of
permanent and seasonal households in Table IV-4 and Table IV-5. Accounting for both peak
and low seasons, the Arrowhead Centre PTA has an average of 7,144 seasonal units that are
17.5% occupied on a daily basis throughout the year, and the visitors to these seasonal units
spend an average of $87.50 per person on a daily basis in a variety of different store types,
such as food, apparel, and liquor. These tourism based expenditures have been factored into
the specific store types and assist in making projections for retail expenditures in the future.
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Table IV-6: Estimated Retail Sales and Square Footage Support in the Arrowhead Centre PTA, 2015-2024

Percent
Estimated Support Annual
Annual From Sales per 2015 Support 2019 Support 2024 Support
Permanent Household Secondary Square Dollars Dollars Dollars
Store Type Expenditures Trade Area Foot GLA (000,000's) Square Feet (000,000's) Square Feet (000,000's) Square Feet
Households & 17.5% of Seasonal Visitors 11,859 12,567 13,515
Hardware and Building Materials
Building Materials and Supplies $611 5.0% $228.43 $7.63 33,402 $8.09 35,394 $8.70 38,064
Hardware $262 5.0% $166.59 $3.27 19,629 $3.47 20,800 $3.73 22,369
Food Stores
Grocery $466 25.0% $371.39 $25.36 68,294 $26.80 72,169 $28.39 76,446
Automotive
Tire, Battery and Accessory $960 10.0% $159.81 $12.66 79,196 $13.41 83,918 $14.42 90,249
Apparel and Accessory
Men's Clothing $786 25.0% $203.31 $20.43 100,468 $22.17 109,031 $24.16 118,835
Women's Clothing $1,106 25.0% $177.46 $29.99 168,989 $32.03 180,500 $34.43 194,013
Children's Clothing $349 25.0% $246.71 $13.02 52,786 $13.85 56,147 $14.79 59,963
Shoes $582 25.0% $241.56 $15.20 62,943 $16.75 69,355 $18.49 76,541
Other Apparel & Accessories $291 25.0% $225.00 $12.60 56,010 $13.88 61,674 $15.24 67,754
Furniture and Equipment
Furniture $495 10.0% $215.26 $6.52 30,289 $6.91 32,095 $7.43 34,516
Home Furnishings & Accessories $786 10.0% $169.36 $10.36 61,143 $10.97 64,789 $11.80 69,676
Household Appliances $320 10.0% $237.49 $4.22 17,764 $4.47 18,823 $4.81 20,243
Radio, Television, Stereo, Computer $320 10.0% $297.28 $4.22 14,191 $4.47 15,037 $4.81 16,172
Records & Music $29 10.0% $197.21 $0.38 1,945 $0.41 2,061 $0.44 2,216
Eating and Drinking Places
Restaurant $3,667 50.0% $298.72 $146.98 492,044 $154.17 516,102 $163.12 546,073
Drug and Proprietary
Drug / Cosmetics $320 5.0% $366.73 $4.00 10,898 $4.24 11,548 $4.55 12,419
Other Retall and Personal Services
Liquor / Wine & Spirits $669 50.0% $363.50 $33.88 93,199 $35.82 98,555 $38.09 104,797
Sporting Goods & Bicycle $495 50.0% $212.47 $35.74 168,192 $37.44 176,192 $39.37 185,314
Books & Stationary $233 5.0% $138.03 $2.91 21,059 $3.08 22,314 $3.31 23,998
Jewelry $204 5.0% $418.12 $2.54 6,083 $2.70 6,446 $2.90 6,932
Hobby & Specialty $1,426 50.0% $187.72 $37.83 201,507 $40.84 217,579 $44.55 237,310
Florist $58 5.0% $169.80 $0.73 4,280 $0.77 4,535 $0.83 4,877
Miscellaneous Retail $990 5.0% $201.00 $16.85 83,848 $18.09 90,001 $19.58 97,401
Video Tape Rental $0 5.0% $107.58 $0.00 0 $0.00 0 $0.00 0
Personal Care Products & Services $873 5.0% $147.29 $10.90 74,005 $11.55 78,417 $12.42 84,333
Dry Cleaner / Coin Laundry $87 50.0% $143.24 $2.07 14,458 $2.19 15,321 $2.36 16,476
Misc Personal Services $466 5.0% $158.59 $5.81 36,657 $6.16 38,843 $6.62 41,773
Total Retail $16,852 - $224.06 | $466.10 1,973,279] $494.72 2,097,644] $529.35 2,248,762]

*Additional support has been added to the food stores, apparel and accessory, eating and drinking place, and liquor, sporting goods, and hobby and specialty categories

in order to account for tourists staying at hotels or condominiums in the area

Source: U.S. Department of Labor, Bureau of Labor Statistics; and THK Associates, Inc.
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E. RETAIL SPACE SUPPLY

The preceding section shows the demand for retail based on household, seasonal, and tourism
growth, as well as retail expenditure patterns in the PTA. This section compares the demand side
of the market with the supply side of the market, the latter of which is represented by existing
retail competition within the PTA in order to judge the feasibility of new retail development at the
Arrowhead Centre subject site.

The existing retail space in the PTA is delineated by type of store in Table IV-7. There are roughly
579 retail store equivalents with nearly 1,722,248 square feet in the Arrowhead Centre primary
trade area. The existing square footage of retail space by store type is estimated in order to
facilitate a comparison of retail space supply versus demand by each retail store type later in this
section. Osage Beach is a heavy tourist area, and it is none the more evident when looking at the
abundance of clothing stores, restaurants, liquor stores and hobby and specialty stores in Table IV-
7. Restaurants alone, account for 441,000 square feet, or 25.6% of all retail space in the
Arrowhead Centre PTA.
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Table IV-7: Retail Competition in the Site Vicinity

Estimated Estimated

Store Type Number of Stores Retail Space
Hardware and Building Materials

Building Materials and Supplies 21 73,758

Hardware 9 76,000
Food Stores

Grocery (Includes Convenience/Gas Stations) 16 152,500
Automotive

Tire, Battery and Accessory 33 32,000
Apparel and Accessory

Men's Clothing 27 58,200

Women's Clothing 38 79,886

Childrens Clothing 12 45,654

Shoes 20 54,000

Other Apparel & Accessories 10 16,500
Furniture and Equipment

Furniture 17 21,000

Home Furnishings & Accessories 27 45,700

Household Appliances 11 46,200

Radio, Television, Stereo, Computer 11 26,800

Records & Music 1 12,100
Eating and Drinking Places

Restaurant 126 441,000
Drug and Proprietary

Drug / Cosmetics 11 107,800
Other Retail and Personal Services

Liquor / Wine & Spirits 23 65,688

Sporting Goods & Bicycle 17 50,065

Books & Stationary 8 36,000

Jewelry 7 8,400

Hobby & Specialty 49 122,500

Florist 2 3,000

Miscellaneous Retail 34 68,000

Video Tape Rental 0 0

Personal Care Products & Services 30 36,000

Dry Cleaner / Coin Laundry 3 6,000

Misc Personal Services 16 37,497
Total Retail 579 1,722,248

*Some stores such as Walmart and Target are included in multiple store categories

Source: THK Associates, Inc.

ARROWHEAD CENTRE 49 THK ASSOCIATES, INC.

Page 289 of 371



RETAIL MARKET ANALYSIS

F. SUPPORTABLE RETAIL SPACE

Overall, as shown in Table IV-8, the trade area currently has 2015 space requirements of
approximately 598,164 square feet of retail space needed. This is calculated by totaling the
excess of demand above supply for each individual retail category. This demand figure does not
factor in retail types with supply that is greater than demand, because demand is met.
Furthermore, consumers shopping at stores with greater supply than demand are not
anticipated to reduce demand levels at other store types with unique products because their
products do not overlap. Put another way, a local areas excess of tire stores will only affect
other tire stores demand, and not reduce demand of other retail store types such as grocery
stores, unless they sell a similar product line. Based upon projected household growth over the
next ten years and the increase in seasonal units and hotel tourism, the PTA requirements will
increase to 2,248,762 square feet of retail space in 2024 based upon the current supply of retail
space. Without further development of retail in the PTA the unmet retail space requirements in
2024 will grow to 847,213 square feet.

Local developers and national retail chains have taken note of this current undersupply, and it is

important to remember that this undersupply does not include other announced or unannounced
developments.
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Table IV-8: Additional Supportable Retail Space in the Arrowhead Centre PTA, 2015-2024

2015 2015 2019 2019 2024 2024
Estimated Existing Supportable Space Supportable Space Supportable Space
Store Type Square Footage Square Footage Requirements Square Footage Requirements Square Footage Requirements
Hardware and Building Materials
Building Materials and Supplies 73,758 33,402 - 35,394 - 38,064 -
Hardware 76,000 19,629 -- 20,800 -- 22,369 --
Food Stores
Convenience Grocery 152,500 68,294 - 72,169 - 76,446 -
Automotive
Tire, Battery and Accessory 32,000 79,196 47,196 83,918 51,918 90,249 58,249
Apparel and Accessory
Men's Clothing 58,200 100,468 42,268 109,031 50,831 118,835 60,635
Women's Clothing 79,886 168,989 89,103 180,500 100,614 194,013 114,127
Childrens Clothing 45,654 52,786 7,132 56,147 10,493 59,963 14,309
Shoes 54,000 62,943 8,943 69,355 15,355 76,541 22,541
Other Apparel & Accessories 16,500 56,010 39,510 61,674 45,174 67,754 51,254
Furniture and Equipment
Furniture 21,000 30,289 9,289 32,095 11,095 34,516 13,516
Home Furnishings & Accessories 45,700 61,143 15,443 64,789 19,089 69,676 23,976
Household Appliances 46,200 17,764 - 18,823 - 20,243 -
Radio, Television, Stereo, Computer 26,800 14,191 - 15,037 - 16,172 -
Records & Music 12,100 1,945 -- 2,061 - 2,216 -
Eating and Drinking Places
Restaurant 441,000 492,044 51,044 516,102 75,102 546,073 105,073
Drug and Proprietary
Drug / Cosmetics 107,800 10,898 -- 11,548 -- 12,419 --
Other Retail and Personal Services
Liquor / Wine & Spirits 65,688 93,199 27,511 98,555 32,867 104,797 39,109
Sporting Goods & Bicycle 50,065 168,192 118,127 176,192 126,127 185,314 135,249
Books & Stationary 36,000 21,059 - 22,314 - 23,998 -
Jewelry 8,400 6,083 -- 6,446 -- 6,932 --
Hobby & Specialty 122,500 201,507 79,007 217,579 95,079 237,310 114,810
Florist 3,000 4,280 1,280 4,535 1,535 4,877 1,877
Miscellaneous Retail 68,000 83,848 15,848 90,001 22,001 97,401 29,401
Video Tape Rental 0 0 - 0 - 0 -
Personal Care Products & Services 36,000 74,005 38,005 78,417 42,417 84,333 48,333
Dry Cleaner / Coin Laundry 6,000 14,458 8,458 15,321 9,321 16,476 10,476
Misc Personal Services 37,497 36,657 - 38,843 1,346 41,773 4,276
Total Retail 1,722,248] 1,973,279 598,164 | 2,097,644 710,362 | 2,248,762 847,213 |
Source: THK Associates, Inc.
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G. RETAIL DEVELOPMENT POTENTIALS AT ARROWHEAD CENTRE

The retail market potential today and in the future at the Arrowhead Centre subject site is a
product of the supply and demand forces affecting the site’s environs. After considering the
competition that will be coming in over the next ten years and the channeled growth along new US
Highway-54, the subject site will be able to capture roughly 22.8% of the retail sales in the PTA.
Table IV-9 shows that the subject site could currently support a total of 442,831 square feet of
retail space, with this demand at the subject site growing to nearly 513,762 square feet at the
subject site by 2024.

Table IV-10 shows that over the next 10 years, 22.8% of the retail demand in the primary trade
area could potentially be captured by the Arrowhead Centre subject site. The table below indicates
that out of the total PTA supportable square footage of 2,248,762, the subject site could capture
22.8% of demand or support a total of 513,677 square feet across 78.6 acres. The current subject
site is proposed to be entirely redeveloped; therefore there is no current retail at the subject site
that needs to be deducted from the above demand figures. With 479,627 square feet of retail
planned at the subject site, and 442,831 square feet of pent-up retail demand in 2015, the subject
site could achieve a 92.6% lease up in the first year of operation. With 2019 and 2020 retail
projected requirements at the site growing to 470,136 and 478,844 square feet, respectively,
absorption at the subject site is projected to occur between year four and year five.
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Table IV-9: Retail Development Potentials at the Arrowhead Centre Site, 2015-2024

2015 2015 2015 2019 2019 2024 2024
Subject Site Supportable Requirements Supportable Requirements Supportable Requirements
Store Type Capture Rate  Square Footage at the Site Square Footage at the Site Square Footage at the Site
Hardware and Building Materials
Building Materials and Supplies 25% 33,402 - 35,394 - 38,064 -
Hardware 25% 19,629 -- 20,800 -- 22,369 --
Food Stores
Grocery 30% 68,294 - 72,169 - 76,446 -
Automotive
Tire, Battery and Accessory 20% 79,196 15,839 83,918 16,784 90,249 18,050
Apparel and Accessory
Men's Clothing 20% 100,468 20,094 109,031 21,806 118,835 23,767
Women's Clothing 20% 168,989 33,798 180,500 36,100 194,013 38,803
Children's Clothing 20% 52,786 10,557 56,147 11,229 59,963 11,993
Shoes 20% 62,943 12,589 69,355 13,871 76,541 15,308
Other Apparel & Accessories 20% 56,010 11,202 61,674 12,335 67,754 13,551
Furniture and Equipment
Furniture 25% 30,289 7,572 32,095 8,024 34,516 8,629
Home Furnishings & Accessories 25% 61,143 15,286 64,789 16,197 69,676 17,419
Household Appliances 25% 17,764 - 18,823 - 20,243 -
Radio, Television, Stereo, Computer 25% 14,191 - 15,037 - 16,172 -
Records & Music 25% 1,945 -- 2,061 -- 2,216 --
Eating and Drinking Places
Restaurant 30% 492,044 147,613 516,102 154,830 546,073 163,822
Drug and Proprietary
Drug / Cosmetics 35% 10,898 - 11,548 - 12,419 -
Other Retail and Personal Services
Liquor / Wine & Spirits 25% 93,199 23,300 98,555 24,639 104,797 26,199
Sporting Goods & Bicycle 30% 168,192 50,458 176,192 52,858 185,314 55,594
Books & Stationary 25% 21,059 - 22,314 - 23,998 -
Jewelry 25% 6,083 -- 6,446 -- 6,932 --
Hobby & Specialty 25% 201,507 50,377 217,579 54,395 237,310 59,328
Florist 25% 4,280 1,070 4,535 1,134 4,877 1,219
Miscellaneous Retail 25% 83,848 20,962 90,001 22,500 97,401 24,350
Personal Care Products & Services 25% 0 - 0 - 0 -
Video Tape Rental 25% 74,005 18,501 78,417 19,604 84,333 21,083
Dry Cleaner / Coin Laundry 25% 14,458 3,615 15,321 3,830 16,476 4,119
Misc Personal Services 25% 36,657 -- 38,843 41,773 10,443
TOTAL RETAIL [ 1,973,279 442,831 | 2,097,644 470,136 | 2,248,762 513,677 |
Source: THK Associates, Inc.
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Table IV-10: Retail Potentials for the Arrowhead Centre Site, 2015-2024

Total Overall Total Total
Primary Trade Area Demand (Sq. Ft.) Site Capture* (Sq. Ft.) Acreage**
Total 2015-2024 2,248,762 22.8% 513,677 78.6
Total Retail Sq. Ft. Planned: 479,627
2015 Requirements at subject site 442,831
2019 Requirements at subject site 470,136
2024 Requirements at subject site 513,677
Absorption Years: 5.0
* Reflects generic capture rate
** 22 F.AR.
Source: THK Associates, Inc.
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H. RETAIL DEVELOPMENT RECOMMENDATIONS AT ARROWHEAD CENTRE

Several factors will be key contributors to the success of the retail development at the Arrowhead
Centre subject site. Key attributes for a successful retail development include the following:

Key Attributes for Retail Success

Unique Location Quiality Goods

Excellent Visibility to Traffic Synergistic Mix

Adequate Parking Service Oriented

Entertaining Lifestyle Environment  Attention to the Delivery of Products

Memorable Experience Cluster Tenant Types

Sense of Community Large Public Spaces

Convenient Exceptional Landscaping with Fountains and Water Features
Selection of Goods and Services Symphonies, Artisans, and Craftsman Displays

Value in Products Offered Sidewalk Cafes, Kiosks, and Street Merchants

According to preliminary plans, the proposed retail development at the Arrowhead Centre property
will have many of the key attributes to retail success, such as excellent visibility and access to US
Highway-54 and State Highway KK, entertaining lifestyle, and convenience, among others. Table
IV-11 illustrates several retailers that would provide a variety in the goods offered and could
potentially fit into the retail plan at the Arrowhead Centre property.

Table IV-12 provides THK's recommendations for store types and sizes at the 197.82-acre
Arrowhead Centre subject site. THK envisions two major phases of retail for the subject site. With
the first phase beginning in 2016 to meet the demand from the completion of the new
expanding retail developments nearby and the success of New US Highway-54, the site will
require 479,627 square feet of big box, lifestyle, and ancillary pads.
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Table 1V-11: Potential Big Box and Lifestyle Shopping Center Tenants at the Arrowhead Centre Site

Approx. Approx. Approx.
Store Name Store Size Store Name Store Size Store Name Store Size
24 Hour Fitness 60,000 Circuit City 40,000 On the Border 8,500
Albertsons Grocery 60,000 Container Store 25,000 Paper Warehouse 15,000
Auto Tech 5,500 Costco 60,000 Payless Shoes 8,000
Babies R Us 30,000 Discount Liquor 8,000 PF Changs 10,000
Barnes and Noble 35,000 Earl's 10,500 Price Chopper (Grocery) 55,000
Cabela's 80,000 Furniture Warehouse 75,000 Qdoba 5,500
Bennigans 10,000 Great Indoors 50,000 Steinmart 30,000
Best Buy 45,000 Hobby Lobby 50,000 United Artist Movie Theatres 50,000
California Pizza Kitchen 10,000 Mimi's Café 7,500 Vitamin Shop 4,500
Car Toys 4,800 Nordstrom Rack 25,000
Champps 10,500 Old Chicago 10,000
Chipotle 6,500 Old Navy 20,000

Source: Dollars and Cents of Shopping Centers (2014), and THK Associates, Inc.
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V. OFFICE/FLEX MARKET ANALYSIS

A. OFFICE MARKET CHARACTERISTICS

Table V-1 details current office market characteristics for the Arrowhead Centre PTA. As with
retail space, no organizations in the area keep official statistics on the office market in the area;
however, after speaking with several appraisers and real estate experts in the area it is
estimated that current vacancy rates in Arrowhead Centre PTA are around 10%. According to
Julie from Julie Wilson Real Estate, the primary concentration of office space in the area is
located along US Highway-54. Rents per square foot range from $12 on the low end to $15
triple net plus tenant improvements on the high end. Julie mentioned that once the new US-54
completed back in 2010/2011, office rates on average dropped to $12 per foot northwest of US
Highway-54 because of obsolete product that creates a lack of drawing destinations. There is
little "Class-A" office space in the Arrowhead Centre PTA. Few office buildings were available for
lease at the time of this study; however, 4732 Osage Beach Parkway is currently a 5,046 square
foot office building selling for $125.84 per foot. The last office building constructed was
Parkside Place several years back.

This section examines the industrial/flex market in the Arrowhead Centre PTA. The majority of
the industrial space in the market area is in the form of bulk warehouse, although there is a
significant portion of industrial space in the area that is comprised of flex/showroom space,
providing services such as indoor boat sales or hospital equipment sales. The three primary
types of industrial space are defined below:

High Tech Research and Development industrial space is primarily used for R&D, engineering,
biotechnology, or electronic assembly, and are characterized by landscaped office park
construction with state of the art amenities, wiring for heavy amps and an emphasis on
common areas. Manufacturing facilities are used for manufacturing and fabrication purposes
with some warehouse and storage capabilities, while such building features may include crane
ways, heavy power, and grade level doors. Warehouse and Distribution buildings contain high-
cubed ceilings and dock high grade level doors. These facilities usually feature concrete
construction, ample warehouse space, a relatively low ration of office build-out, paved or fenced
yards and storage areas.

Table V-1: Office Market Characteristics
Arrowhead Centre PTA, 2014

Rental Rates

Effective
Low* High* Average* Vacancy
Arrowhead Centre PTA $12.00 $15.00 $13.50 10.0%

* Rent Per Square Foot Per Year

Source: Frank Christensen, Remax Lake of the Ozarks, Denise Maher, Remax Jane Kelly, and THK Associates, Inc.
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B. OFFICE SPACE DEMAND

The table below illustrates the percentage of new employment that will be housed in office
building space for each major employment industry group. Some industries are more likely than
others to house employees in office space rather than in retail facilities, schools, or public
buildings. Those industries projected to generate the bulk of the new office jobs and their
respective occupational breakdowns are shown below in Table V-2. It is evident that
employment growth in the Arrowhead Centre PTA area during the next decade will be strongly
represented by service oriented, white collar occupations.

In the Table V-2, office employment percentages are applied to the projected change in
employment by industry in the 3-County market area in order to project the total growth in
office employment over the next decade. Industries such as Finance and Insurance have 80%
of employees housed in office space, and it is projected to add 1,858 total office jobs over the
next decade. Table V-3 projects office employment in the 3-County area from 2015 to 2024,
which is anticipated to increase by an average of 418 office jobs annually on average over this
time period. The Real Estate and Rental and Leasing sector of employment will account for an
average of 123 new office employees annually alone, or 29.4% of the total growth in office
employment. On average across all industries, a weighted average of 43.6% of all 958
projected new employees annually, or 418 employees will be occupied in office space over the
next ten years in the 3-County area.

Table V-2: Proportion of New Employment Housed in Office Space

2015-2024
2015-2024 Proportion of Average Annual
Total New Employment Office
Industry Employment Growth Housed in Office Space Employee Growth*
Forestry, fishing, related activities, and other 0 17.5% 0
Mining 2 15.0% 0
Utilities 4 20.0% 1
Construction 60 15.0% 9
Manufacturing 31 15.0% 5
Wholesale trade 31 15.0% 5
Retail Trade 10 20.0% 2
Transportation and warehousing 82 25.0% 21
Information 0 75.0% 0
Finance and insurance 47 80.0% 37
Real estate and rental and leasing 176 70.0% 123
Professional and technical services 26 70.0% 18
Management of companies and enterprises 23 75.0% 17
Administrative and waste services 87 45.0% 39
Educational services 29 15.0% 4
Health care and social assistance 88 45.0% 40
Arts, entertainment, and recreation 16 15.0% 2
Accommodation and food services 74 20.0% 15
Other services, except public administration 75 35.0% 26
Government and government enterprises 95 55.0% 52
|TOTAL 958 43.6% 418
*Further detailed in following table
**does not include farming
Source: Urban Land Institute, and THK Associates, Inc.
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Table V-3: Projected Annual Office Employment in the 3-County Area, 2015-2024

Average

Industry 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 Ann. Change
Forestry, fishing, related activities, & other 45 45 45 45 45 45 45 45 45 45 45 0
Mining 13 13 13 13 13 14 14 14 14 15 15 0
Utilities 41 42 42 43 44 44 45 46 47 47 48 1
Construction 560 568 576 585 594 603 612 621 630 640 649 9
Manufacturing 288 292 296 301 305 310 315 319 324 329 334 5
Wholesale trade 132 136 140 144 149 153 158 163 167 172 178 5
Retail Trade 1,378 1,380 1,382 1,384 1,386 1,388 1,390 1,392 1,394 1,396 1,399 2
Transportation & warehousing 290 305 322 339 357 377 397 418 441 465 490 21
Information 390 390 391 391 391 392 392 392 393 393 393 0
Finance & insurance 1,487 1,520 1,555 1,590 1,625 1,662 1,699 1,738 1,777 1,817 1,858 37
Real estate & rental & leasing 2,187 2,286 2,389 2,496 2,608 2,726 2,849 2,977 3,111 3,251 3,397 123
Professional & technical services 929 946 963 980 998 1,016 1,034 1,053 1,072 1,091 1,111 18
Management of companies & enterprises 155 166 179 192 207 222 239 257 276 297 319 17
Administrative & waste services 864 896 930 964 1,001 1,038 1,077 1,117 1,159 1,203 1,248 39
Educational services 54 58 61 65 69 73 77 82 87 92 97 4
Health care & social assistance 1,325 1,359 1,395 1,432 1,469 1,508 1,547 1,588 1,630 1,672 1,716 40
Arts, entertainment, & recreation 196 198 200 202 205 207 209 212 214 216 219 2
Accommodation & food services 920 933 947 962 976 991 1,005 1,021 1,036 1,051 1,067 15
Other services, except public administration 1,043 1,066 1,090 1,115 1,140 1,166 1,192 1,219 1,246 1,274 1,303 26
Government & government enterprises 2,664 2,712 2,761 2,811 2,861 2,913 2,965 3,019 3,073 3,128 3,185 52
Total 14,959 15,312 15,677 16,054 16,444 16,846 17,262 17,692 18,136 18,595 19,070 418
Projected Annual Change 354 365 377 389 402 416 430 444 459 475

#NAME?
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Two important trends affecting the demand for office space are the increasing use of
sophisticated electronic business machines and the adoption of open space floor plans that can
be adapted rapidly as space needs change. New technology will enable firms to do more work
with fewer employees. Routine filing and recordkeeping will be handled automatically, reducing
the demand for unskilled office help. On the other hand, firms will need space for expansions
to accommodate the growing use of electronic equipment. Consequently, while the actual
space available for each office worker will decline, the average number of square feet per office
employee will increase.

Recent research by the Urban Land Institute indicates the national average square footage per
metropolitan office employee increased from 195 square feet to 230 square feet in recent years,
primarily because of increased equipment needs. Table V-4 shows that by multiplying the
standard of 230 square feet per office employee with the annual growth in new office
employment, the annual demand for new office space can be estimated in column three. There
should be an average annual demand for roughly 94,566 square feet of office space from 2015
to 2024. Of this amount, it is estimated that 50% of this demand will go towards the
Arrowhead Centre PTA, for an average annual demand of roughly 47,283 square feet over this
aforementioned time period.

Table V-4: Projected Office Space Demand in the
3-County Market Area and the Arrowhead Centre PTA, 2015-2024

Annual
Total Change Projected Annual Annual
Office Office Occupied Office Demand in the

Year Employment Employment Space Demand Arrowhead Centre PTA
2015 15,312 354 81,342 54,255
2016 15,677 365 83,980 56,015
2017 16,054 377 86,723 57,844
2018 16,444 389 89,574 59,746
2019 16,846 402 92,538 61,723
2020 17,262 416 95,621 63,779
2021 17,692 430 98,828 65,919
2022 18,136 444 102,166 68,145
2023 18,595 459 105,639 70,462
2024 19,070 475 109,256 72,873
Annual Average

2015-2024 17,109 418 94,566 63,076
Note: Square footage/office worker: 230

Assumes a capture rate of: 67%

Multi-tenant demand distribution: 80%

Source: THK Associates, Inc.
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C. OFFICE DEVELOPMENT POTENTIALS AT ARROWHEAD CENTRE

Table V-5 projects office demand and acreage absorption for the Arrowhead Centre subject site.
Based on trends in the area and locations of existing and emerging office buildings, or general
lack thereof, THK estimates that 50% of the demand for new office space in the PTA will occur
at the Arrowhead Centre site.

The PTA will have an annual average demand of approximately 47,283 square feet of new
office space over the next decade. Additionally, another 25% of total office space demand wiill
be allotted for Flex and R&D space, for roughly 11,821 square feet over this same time period
for a total of 59,104 total office space demanded annually on average. It is estimated that the
subject site will justify 50% of total PTA demand or 30,482 square feet of office/flex space
annually during the 2015 to 2024 time-period. In total, over 243,858 square feet could be
absorbed at the subject site over the next ten years. With allowances for speculative/expansion
construction and a 40% coverage ratio, this equates to an absorption rate of approximately 2.2
acres annually, or approximately 17.5 acres in total from 2015 to 2024.

Table V-5: Office Space Demand at Arrowhead Centre Subject Site, 2015-2024

Arrowhead Centre Arrowhead Centre Arrowhead Centre Office/Flex Space Land Area
PTA Office PTA Flex/ PTA Office and Demanded at Cumulative Demanded

Year Demand R&D Demand Flex/R&D Demand the Arrowhead Centre Demand Annual Cumulative
2015 54,255 27,127 81,382 41,505 41,505 Planning
2016 56,015 28,007 84,022 42,851 84,356 Planning
2017 57,844 28,922 86,766 44,251 128,607 3.2 3.2
2018 59,746 29,873 89,618 45,705 174,312 3.3 6.5
2019 61,723 30,861 92,584 47,218 221,530 3.4 9.8
2020 63,779 31,890 95,669 48,791 270,321 3.5 13.3
2021 65,919 32,959 98,878 50,428 320,749 3.6 17.0
2022 68,145 34,072 102,217 52,131 372,880 3.7 20.7
2023 70,462 35,231 105,692 53,903 426,783 3.9 24.6
2024 72,873 36,437 109,310 55,748 482,531 4.0 28.6
Annual 63,076 31,538 94,614 49,772 3.6
Average
Total Office Sq Ft Planned: 281,387
Annual Sq. Ft. Absorption: 49,772
Absorption Years: 5.7

*A coverage ratio of 40% has been utilized
*Assumes 50% of the demand for office and flex/R&D space in the trade area will go to the Dogwood Hills site.

Source: THK Associates, Inc.
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VI. HOTEL MARKET ANALYSIS

A. NATIONAL HOTEL TRENDS

The demand for hotel accommodations is derived from three principal sources: leisure,
business and other related travel reason. Travelers, whether business and commercial travelers,
group travelers or noncommercial pleasure travelers, have varying demand characteristics that
influence the selection of particular hotels, how long they stay, and how much they are willing
to pay for a room. The demographic trends most responsible for determining the popularity of
travel destinations and room demand are population growth, rising household incomes,
increased leisure time, interstate highway construction, suburbanization of business activities,
air travel and airport construction, and changes in travel characteristics.

Table VI-1 below lists the principal reasons for domestic travel in the United States, 78% of
which is for leisure related travel to destination locations like Osage Beach. Domestic trips for
both leisure and business purposes increased 1.6 percent in 2012, totaling more than two billion
person trips, according to the 2013 domestic travel market report by the U.S. Travel
Association. Furthermore 97% of total trips were domestic trips, with leisure trips increasing at
a slightly faster rate than business related trips. Trip Distance increased in 2012 with more out-
of-state trips taken, coupled with an average trip duration that increased. As a result of
increased leisure trip duration in 2012, hotel usage rose for multiple-adult trips while trips
including children decreased. For overnight trips in 2012, paid accommodations were more
frequent than private home stays. The average age of travelers declined in 2012 to 47.5 years
old as more 18 to 34 year olds traveled. More information can be found in Appendix A: 2013
U.S. Travel Association Answer Sheet.

Tourists comprise 20 percent of the market for hotel/motel rooms. Business travelers prefer
locations near airports, in suburban areas, and near highways close to business contacts and
transportation facilities; tourists are more likely to locate along highways and in resorts;
conference visitors prefer resort or downtown locations within easy reach of tourist-related
services and amenities. Corporations are increasingly turning to incentive travel and meetings
as a means of rewarding valued employees, and the overall growth in white-collar jobs is
generating solid growth in the convention and meetings markets.
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Table VI-1: Distribution of U.S. Travel by Reason, 2013

Purpose of Travel Percent
Leisure 78%
Business 12%
Other 10%

Source: THK Associates, Inc. and U.S. Travel Data Center
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B. 3-CouUNTY LODGING TRENDS AND MARKET CHARACTERISTICS

The overwhelming majority of the tourists that visit the area come for recreational activities on
the Lake of the Ozarks, located only minutes from the subject site. Table VI-2 shows the
lodging tax revenues provided by the Tri-County Lodging Association and the official tourism
department for the Lake of the Ozarks region. As shown, lodging tax revenues decreased
slightly from 2009 to 2010 and also from 2011 to 2012; however, in recent years the revenue
has trended upward strongly; growing from $1,496,815 in 2012 to $1,525,540 as of November
of 2014. According to the tourist association, the number of available lodging facilities has
increased slightly in recent years with the closure of a handful of older less demanded hotels
and motels throughout the 3-County area. It is estimated that there are 6,500 lodging rooms
according to the Lake Area Chamber of Commerce in the 3-County area as of November 2014,
and 5,000 in Camden alone.

The Arrowhead Centre PTA has a total of approximately 3,116 hotel rooms inventoried after
accounting for an additional 10% that were not listed due to small size and lack of advertising
presence. This figure represents 47.9% of all of the hotel rooms in the 3-County area. The
hotels located in Camden County alone account for 76.9% of all hotel rooms in the 3-County
area. This inventory of rooms does not include private condominiums that are rented to the
general public. The average hotel that was inventoried in the PTA contains 81 rooms, largely
due to outlier hotels with a great number of rooms such as Tan-Tar-A Resort and The Lodge of
Four Season. Average occupancy ranges from 78.7% during the peak season (Memorial Day
through Labor Day) to an average low of 48.5% during the low season (Labor Day through the
following Memorial Day). Average nightly rates range from a low of $73-$119 during the low
traffic season to an average high of $95-$157 during peak seasons, which is shown in Table VI-
3. A map of the hotel and motel locations is shown in Figure-12. It is shown that a majority of
hotels and motels are located along the Grand Glaize Airport, just north of the Grand Glaize
Bridge along US Highway-54.
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Table VI-2: Lodging Taxes Revenues Received by the Tri-County Lodging
Association, 2009 - 2014

Percent
Year Annual Revenue Change
2009 $1,569,565 -

2010 $1,457,700 -7.1%
2011 $1,528,481 4.9%
2012 $1,496,815 -2.1%
2013 $1,507,322 0.7%
2014* $1,525,540 1.2%
Average $1,514,237 -0.6%

* 2014 information dated to November

Source: Tri-County Lodging Association, Lake Area Chamber of Commerce, and THK Assoc

$1,580,000 -
$1,560,000 -
$1,540,000 -
$1,520,000 -
$1,500,000 -
$1,480,000 -
$1,460,000 -
$1,440,000 -
$1,420,000 -

$1,400,000 -

ARROWHEAD CENTRE

Lodging Tax Revenues for the Tri-County Market Area, 2009 - 2014*

2009

2010

2011

67

2012

2013

2014*
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Table VI-3: Overnight Lodging in the
Arrowhead Centre PTA, 2014

% of Peak Season* Low Season Low Season Peak Season*
Name Location Rooms PTA Total  Occupancy Occupancy  Price Range Price Range
25 Skyline Motel Osage Beach 16 0.5% 82% 50% $50 - $50 $59 - $59
28 Sunset Beach Resort Osage Beach 17 0.5% 75% 30% $60 - $160 $89 - $207
17 Ozark Village Resort Lake Ozark 19 0.6% 95% 75% $60 - $68 $67 - $89
15 Mallard Point Resort Lake Ozark 21 0.7% 95% 45% $82 - $112 $113 - $143
24 Shoreland Motel Lake Ozark 21 0.7% 85% 65% $56 - $56 $66 - $66
12 Kapilana Resort Osage Beach 25 0.8% 85% 50% $50 - $185 $70 - $245
33 Tomahawk Motel Lake Ozark 25 0.8% 90% 40% $49 - $59 $49 - $69
18 Point Randall Resort Lake Ozark 27 0.9% 7% 50% $62 - $141  $105 - $243
21 Robin's Resort Osage Beach 27 0.9% 78% 55% $60 - $180 $75 - $235
23 Scottish Inn Osage Beach 31 1.0% 88% 35% $40 - $45 $60 - $60
22 Rockwood Resort Motel Lake Ozark 32 1.0% 70% 40% $40 - $86 $55 - $115
27 Summerset Inn Resort Osage Beach 32 1.0% 65% 35% $61 - $321 $90 - $337
34 Town and Country Osage Beach 32 1.0% 70% 50% $69 - $69 $75 - $75
8 Hawk's Nest Lodge Osage Beach 35 1.1% 75% 40% $55 - $60 $60 - $75
7 Guesthouse Inn and Suites Osage Beach 44 1.4% 80% 60% $89 - $105 $99 - $105
13 Lakewood Resort Osage Beach 47 1.5% 86% 58% $120 - $160 $160 - $200
2 Americas Best Value Inn Lake Ozark 48 1.5% 75% 40% $59 - $79 $69 - $99
20 Quality Inn Lake of the Ozarks Lake Ozark 48 1.5% 68% 48% $69 - $92 $94 - $135
9 Hidden Lakes Osage Beach 50 1.6% 80% 50% $50 $70 $80  $110
30 The Knolls Resort Condos Osage Beach 50 1.6% 55% 25% $130 - $255 $155 - $295
16 Osage Village Inn Osage Beach 53 1.7% 70% 65% $69 - $80 $85 - $125
19 Quails Nest Osage Beach 56 1.8% 75% 55% $59 - $99 $69 - $129
6 Econo Lodge Osage Beach 58 1.9% 82% 50% $70 - $90 $85 - $150
10 Holiday Inn Express Osage Beach 60 1.9% 76% 50% $120 - $150 $108 - $134
26 Sleep Inn and Suites Osage Beach 61 2.0% 74% 60% $80 - $85 $75 - $95
1 Alhonna Resort Lake Ozark 64 2.1% 75% 30% $72 - $295 $79 - $364
14 Leisure Hotel Osage Beach 69 2.2% 73% 60% $59 - $69 $79 - $89
35 Worldmark Resort Osage Beach 69 2.2% 90% 60% $99 - $129 $109 - $139
4 Baymont Inn & Suites Osage Beach 70 2.2% 2% 40% $80 - $85 $100 - $119
5 Country Club Hotel and Spa Lake Ozark 97 3.1% 85% 40% $89 - $109 $125 - $180
3 Camden on the Lake Lake Ozark 117 3.8% 90% 45% $98 - $152  $300 - $320
11 Inn at Grand Glaize Osage Beach 151 4.8% 90% 45% $69 - $79 $89 - $109
32 The Resort at Port Arrowhead Lake Ozark 211 6.8% 87% 60% $79 - $79 $109 - $129
31 The Lodge of Four Seasons Lake Ozark 350 11.2% 80% 45% $99 - $189  $129 - $269
29 Tantara Resort Osage Beach 700 22.5% 62% 50% $95 - $119 $99 - $180
Additonal 10% tor small hotels and hotels with 283
weak internet presence
36 Lodging Accommodations in PTA 3,116 47.9%
Average in PTA 81 78.7% 48.5% $73 - $119 $95 - $157
Camden County Total Lodging Rooms 5,000 76.9%
Three County Area Total Lodging Rooms 6,500 100.0%

Source: Lake Area Chamber of Commerce, Thk Associates, Inc.
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C. HoTeEL DEMAND AT THE ARROWHEAD CENTRE SUBJECT SITE

Having determined the supply in the Arrowhead Centre PTA, THK can now project demand for
the Arrowhead Centre PTA and the subject site. Table VI-4 shows that the overall growth in the
3-County market area will average 224 hotel rooms on an average basis, based on a 3%
growth rate and 6,500 3-County rooms. As mentioned previously, it is estimated that the
Arrowhead Centre PTA currently has 3,116 hotel and motel rooms. Total room accommodations
in the PTA are expected to increase to 4,200 rooms by 2024 with an average annual growth of
112 rooms assuming that 50% of demand for the 3-County market will go to the PTA.

Because of the subject site’s very strategic location on the KK interchange next to the recently
developed New US Highway-54, the subject site can expect to capture 30% of the PTA
demand; taking into account any new hotels planned and currently being constructed. Making
this assumption, there will be a demand for 29 new hotel rooms in 2015 and this demand wiill
grow to 330 new hotel rooms by 2024, assuming no new construction. Assuming roughly 35
hotel rooms per acre, the hotel(s) will demand around 9.4 acres if building to meet the demand
for 330 hotel rooms over the next ten years on Arrowhead Centre subject site as shown in
Table VI-4. Assuming that the Arrowhead Centre subject site started construction in 2016, and
absorbed 33 hotel rooms annually on average, it would take three years to fully occupy a 90
room hotel.

Table VI-4: Hotel Room Demand at the Arrowhead Centre Subject Site, 2015 - 2024

3-County 3-County Arrowhead Centre Arrowhead Centre
Room Annual Arrowhead Centre Arrowhead Centre Subject Subject
Year Supply Change PTA PTA Room Demand Site Site (Cumulative)
2015 6,695 195 3,210 98 29 29
2016 6,896 201 3,307 100 30 59
2017 7,103 207 3,408 103 31 90
2018 7,316 213 3,511 107 32 122
2019 7,535 219 3,618 110 28 150
2020 7,761 226 3,727 113 34 184
2021 7,994 233 3,840 116 35 219
2022 8,234 240 3,957 120 36 255
2023 8,481 247 4,077 124 37 292
2024 8,735 254 4,200 127 38 330
Annual 7,675 224 3,686 112 33
Average 3.0% 3.0% 3.0% 3.0% 3.0%
Total Hotel Rooms Planned: 20
Annual Room Absorption: 33
Absorption Years: 2.7

*Assumes the site captures 30% of the primary trade area total demand
**Assumes the primary trade area will capture 50% of the three-county market area's hotel growth

Source: THK Associates, Inc.
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Figure 12- ARROWHEAD CENTRE PTA HOTEL MAP
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VII. SENIOR HOUSING MARKET ANALYSIS

A. Housing Demographics

The potentials for new Assisted Living, Nursing Home and Independent Living development are subject
to a variety of pressures including aging population trends, income levels and existing supply. Section
VII of this report projects the overall growth in population and household formations which will create
the aggregate demand for new assisted living and nursing home facilities. Historical trends in new
housing construction were also examined to show how past construction trends have coincided with
population and demographic changes and economic conditions.

Table VII-1 shows the population and household relationship between the 3-county market, Arrowhead
Centre PTA and the 75 years and older demographic within the Arrowhead Centre PTA. These
relationships are closely analyzed and used when projecting population growth. From 2000 to 2014,
the population growth and household growth within the Arrowhead Centre PTA was 299 people and
153 households annually on average. For the 75 plus population within the PTA these figures were 80
people and 36 households respectively. The 75 plus population is anticipated to grow at 214 people
and 100 households over the next five years
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Table VII-1: Historic Population and Household Estimates, 1990-2014

Annual Average

1990-2014 2000-2014 2010-2014
3-County Metro Area 1990 2000 2010 2014 Num. Per. Num. Per. Num. Per.
Population 63,769 79,924 89,315 89,378 1,067 1.4% 675 0.8% 16 0.0%
Households 25,551 32,913 37,435 37,432 495 1.6% 323 0.9% -1 0.0%
Arrowhead Centre PTA
Population 13,896 19,082 22,879 23,273 391 2.2% 299 1.4% 98 0.4%
Households 5,751 8,328 10,059 10,468 197 2.5% 153 1.6% 102 1.0%
Arrowhead Centre PTA 75+
Population - 1,179 1,724 2,298 - - 80 4.9% 143 7.4%
Households - 515 758 1,021 -- - 36 5.0% 66 7.7%
Arrowhead Centre PTA 75+
as a percent of
3-County Area
Population . 1.5% 1.9% 2.6% - - 11.8% 916.2%

Households - 1.6% 2.0% 2.7% -- - 11.2% -9000.1%
Arrowhead Centre PTA 75+

as a percent of the

Arrowhead Centre PTA

Population - 6.2% 7.5% 9.9% -- - 26.7% 145.7%
Households - 6.2% 7.5% 9.7% -- - 23.6% 64.2%

Source: U.S. Bureau of the Census, Sitewise Tetrad STI Data and THK Associates, Inc.

Table VII- 2: Projected Population and Household Estimates, 2015 - 2024

Annual Average

2015-2019 2015-2024
3-County Metro Area 2015 2019 2024 Num. Per. Num. Per.
Population 90,230 93,910 99,190 920 1.0% 996 1.1%
Households 37,868 39,735 42,374 467 1.2% 501 1.3%
Arrowhead Centre PTA
Population 23,580 24,807 26,470 307 1.3% 321 1.3%
Households 10,609 11,254 12,117 161 1.5% 167 1.5%
Arrowhead Centre PTA 75+
Population 2,448 3,303 4,747 214 7.8% 255 7.6%
Households 1,098 1,496 2,172 100 8.0% 119 7.9%
Arrowhead Centre PTA 75+
as a percent of
3-County Area
Population 2.7% 3.5% 4.8% 23.2% 25.7%

Households 2.9% 3.8% 5.1% 21.3% 23.8%
Arrowhead Centre PTA 75+

as a percent of the

Arrowhead Centre PTA

Population 10.4% 13.3% 17.9% 69.6% 79.5%
Households 10.4% 13.3% 17.9% 61.8% 71.2%

Source: U.S. Bureau of the Census, Sitewise Tetrad STI Data and THK Associates, Inc.
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B. Senior Housing Rental Capacity

To quantify the demand for assisted living, nursing home and independent living facilities in the PTA,
THK breaks down the senior population in the PTA by income range and then converts those income
ranges to monthly rental capacity. In determining monthly rental capacity it's assumed, as available
statistics indicate, that persons moving into any of the three aforementioned facilities will do so out of
need and not out of desire. As these persons do so out of need they are likely to spend all of their
income on this type of housing, as nearly all necessities can be provided at an assisted living facility. In
other elder housing options such as independent living, the percent of income used for housing is
much less, as seniors moving into independent living is driven by desire and not by necessity.
Furthermore, income levels of this population group are reduced by 15% assuming some taxes will be
paid. Accordingly, the 75 plus age group in the PTA profiled by income level and rental capacity as
shown in Table VII-3. People over age 75 in the PTA are anticipated to grow from 2,448 persons in
2015 to 4,747 persons in 2024.

The capture rates used in this analysis were calculated using data from Sitewise/Tetrad, and Missouri’s
Department of Local Affairs, and is the percentage of the PTA senior age group broken down by
income levels. Within the PTA the population of 75 plus year olds earning between $75,000 and
$99,999 will increase at a rate of 12.4% annually on average, or grow from 303 people in 2015 to 588
people in 2024, nearly doubling.

Table VII-3: Age 75+ Residential Rental Capacity in ArrowHead Centre PTA, 2015-2024

[Average PTA Capture Rate of 3-County Area: 34.2% | 31296 335% 37.8%

2015 2019 2024

Annual HH Income Monthly Rent Amount Percent
Under  $10,000 Under  $710 6.8% 166 225 323
$10,000 - $14,999 $710 - $1,059 3.8% 94 127 182
$15,000 - $19,999 $1,060 - $1,419 5.9% 146 196 282
$20,000 - $24,999 $1,420 - $1,769 5.3% 129 174 251
$25,000 - $29,999 $1,770 - $2,119 8.3% 203 273 393
$30,000 - $34,999 $2,130 - $2,479 4.5% 110 148 212
$35,000 - $39,999 $2,480 - $2,829 5.4% 131 177 255
$40,000 - $44,999 $2,830 - $3,189 4.6% 112 151 217
$45,000 - $49,999 $3,190 - $3,539 6.2% 152 204 294
$50,000 - $59,999 $3,540 - $4,249 9.0% 220 297 426
$60,000 - $74,999 $4,250 - $5,309 12.7% 312 420 604
$75,000 - $99,999 $5,310 - $7,079 12.4% 303 409 588
$100,000 - $124,999 $7,080 - $8,849 5.4% 132 178 256
$125,000 - $149,999 $8,850 - $10,619 3.6% 89 120 173
$150,000 - $199,999 $10,630 - $14,169 3.0% 74 99 143
$200,000 & Above $14,170 & Above 3.2% 77 104 150

100.0%

Total 75+ Population 2,448 3,303 4,747

Source: Sitewise/Tetrad and THK Associates, Inc.
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C. Assisted Living and Nursing home Supply

At this point in the analysis it is necessary to look at the existing competing facilities within the PTA.
These competing facilities will provide context critical in determining demand for assisted living, nursing
home and independent living units. A survey of each facility has been conducted and critical data has
been gathered such as the number of beds, current occupancy rates and rental rates charged. Table
VI11-4 displays the results of this survey. In addition to the competitive supply within the PTA, a survey
has also been conducted on other facilities outside of the trade area called here Concept Competition.
While these facilities may only impact the potentials of the subject site minimally, they provide valuable
information related to lease up, rental rates on newer constructed facilities and other information.

Within the primary trade area there are 13 competing facilities. Of these 12 facilities, there are six
assisted living facilities and seven skilled nursing or nursing home facilities, while one facility is involved
with both types of accommodations. There is also one independent living facility. Table VII-4 shows
that the assisted living facilities have an average occupancy of 91.3% across all 195 beds, and range
from $2,118 to $2,481 per month. The table further shows that the skilled nursing facilities have an
average occupancy of 92.8% across all 544 beds, and range from $4,136 to $4,843 per month. There
is one independent living facility with 30 units that currently is at 80.0% occupancy and ranges in rent
from $1,995 to $2,415 depending on unit size and inclusivity of meals. These 13 facilities have an
average building age of 1987, indicating a substantial need for new product on the market.
Furthermore if we consider just those facilities located in Osage Beach, we find that average occupancy
rates for assisted living and nursing home facilities increase drastically to 97.5% and 92.0%,
respectively. A map of these senior living facilities in the 3-County area is shown below in Figure-13.
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Table VII-4: Representative Senior Living Facilities in the 3-County Area, 2015

Assisted Living Facility Skilled Nursing Facility Independ Living Facility
Capacity Availability Capacity Availability Capacity Availability

Ci ity Name/ Location (Beds) (Beds) Occupancy (Beds) (Beds)  Occupancy (Beds) (Beds) Occupancy Low High Average  Year Built

A Osage Beach Rehab and Health Care Center - - - 120 15 87.5% - - - $5,300 $5,800 $5,550 1982
Osage Beach

B Lake Regional Health System - - -- 16 4 75.0% - - - $3,600 $4,200 $3,900 1978
Osage Beach

C  Camdenton Windsor Estates - - - 82 10 87.8% - - - $4,230 $4,750 $4,490 1970
Camdenton

D Lakeside Meadows Stonebridge Community 40 1 97.5% 66 1 98.5% - - - $3,150 $5,250 $4,200 1996
Osage Beach

E  Ozark Rehabilitation and Health Care Center - - - 60 1 98.3% -- - - $4,400 $4,700 $4,550 1985
Osage Beach

F  Briston Manor of Camdenton 12 1 91.7% - - - - - - $1,672 $1,672 $1,672 1990
Camdenton

G  Laurie Care Center - - - 110 5 95.5% - - - $4,309 $4,490 $4,400 1982
Laurie

H  Laurie Knolls 66 10 84.8% - - - - - - $2,434 $2,265 $2,350 1982
Laurie

| Briston Manor of Stover 12 2 83.3% - - - - - - $1,400 $1,400 $1,400 1990
Stover

J Eldon Nursing and Rehab - - -- 90 3 96.7% - - - $3,960 $4,710 $4,335 1996
Eldon

K  Lee House of Eldon 53 1 98.1% - - - - - - $2,200 $2,400 $2,300 1985
Eldon

L  Bristol Manor of Eldon 12 2 83.3% - - - - - - $1,850 $1,900 $1,875 1990
Eldon

13 Garden Gate Estates - - -- - - - 30 6 80.0% $1,995 $2,415 $2,205 2004
Osage Beach
AVERAGE 33 3 78 6 30 6 $3,209 $3,628 $3,418 1987
TOTAL 195 17 91.3% 544 39 92.8% 30 6 80.0%
Assisted Living Facility $2,118 $2,481 $2,299 1989
Skilled Nursing Facility $4,136 $4,843 $4,489 1984
Independent Living Facility $1,995 $2,415 $2,205 2004

Excludes low-income housing, product with less than 40 units, and housing deemd uncompetitive with Arvada Station Apartments
 Estimate # of units and some occupancy rates
*Qccupancy rates not reported so THK used the average Jefferson County Occupancy Rate

Source: Representative Commuinty Leasing Offices, CoStar, and THK Associates
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Figure 13- ARROWHEAD CENTRE PTA SENIOR LIVING MAP
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D. Demand for Assisted Living Facilities

Table VII-5 groups income levels for the 75 plus age population within the PTA and further refines
those age brackets by the number of individuals who can afford assisted living units based on projected
monthly rent levels. Based on the supply analysis shown earlier in Table VII-4, the entry level price
point for an assisted living unit in the PTA is about $2,118. Based on this minimum rental threshold,
the 75 plus population is qualified by those who can afford assisted living with just their existing
income. Accordingly there are approximately 1,711 persons in the PTA in 2015 qualified by age and
income, and this figure is projected to grow to 3,318 by 2024.

Further analysis of the 75 plus age groups are shown below in Table VII-6, which adjusts the incomes
for the 75 plus age population by taking into consideration the value of their assets that might be
liquidated in order to fund assisted living care. Based on Realtor.com, the average home value in the
PTA is $266,290. Assuming that 75% of the 75 plus population own their own home and that the full
value of the home is placed in an investment returning 5% simple interest each year, the annual
incomes for this age cohort are adjusted upward to account for the home sale, as shown in Table VII-
6. With this adjustment, Table VII-6 shows the additional seniors that are able to meet or exceed the
minimum threshold for assisted living services based on home sale income alone. The total count of 75
plus aged seniors who can qualify after sale of their home are shown to be 382 in 2014 and grow to
740 by 2024.

Finally, the analysis at this point looks at two other qualifiers. In order for there to be a need for
assisted living, the individual is likely to be living alone and will need significant assistance with
activities of daily living (ADL's). These activities could include daily meals, taking medications, mobility,
bathing/hygiene and others. According to the U.S. Census Bureau, in 2013 approximately 55% of the
75 plus population lived alone. According to Selected Long-Term Care Statistics as reported by
Caregiver.org, approximately 30% of this age group that lives alone needs assistance with at least 3
ADL's. Therefore the population qualified by age, income and living alone is refined one more time by
those needing significant assistance with daily activities. Table VII-7 highlights that age and income
gualified population will increase by 218 persons on average annually over the 2015 to 2024 time
period. Of this group, 120 annually on average are projected to live alone and 36 annually on average
are projected to need assistance with at least 3 ADL's daily.

ARROWHEAD CENTRE 78 THK ASSOCIATES, INC.

Page 318 of 371



SENIOR HOUSING MARKET ANALYSIS

Table VII-5: Assisted Living Demand, Qualified by Income in ArrowHead Centre PTA, 2015-2024

Minimum Rent per comps: $ 2,118

Income used for housing: 100%

Tax Bracket: 15%
% of
Population
Annual Income Monthly Rent Amount 2015 2019 2024 75+
Under $10,000 Under  $710 - - - 6.8%
$10,000 - $14,999 $710 - $1,059 - - - 3.8%
$15,000 - $19,999 $1,060 - $1,419 - - - 5.9%
$20,000 - $24,999 $1,420 - $1,769 - - - 5.3%
$25,000 - $29,999 $1,770 - $2,119 1 1 2 8.3%
$30,000 - $34,999 $2,130 - $2,479 110 148 212 4.5%
$35,000 - $39,999 $2,480 - $2,829 131 177 255 5.4%
$40,000 - $44,999 $2,830 - $3,189 112 151 217 4.6%
$45,000 - $49,999 $3,190 - $3,539 152 204 294 6.2%
$50,000 - $59,999 $3,540 - $4,249 220 297 426 9.0%
$60,000 - $74,999 $4,250 - $5,309 312 420 604 12.7%
$75,000 - $99,999 $5,310 - $7,079 303 409 588 12.4%
$100,000 - $124,999 $7,080 - $8,849 132 178 256 5.4%
$125,000 - $149,999 $8,850 - $10,619 89 120 173 3.6%
$150,000 - $199,999 $10,630 - $14,169 74 99 143 3.0%
$200,000 & Above $14,170 & Above 77 104 150 3.2%
75+ Population, Qualified by Income: 1,711 2,309 3,318 100.0%

Source: THK Associates, Inc.

Table VII-6: Additional Assisted Living Demand, Qualified by Home Sale Income in ArrowHead Centre PTA, 2015-2024

Minimum Rent per comps: $2,118 Home Value: $266,290

Income used for housing: 100% Investment Rate: 5.00%

Tax Bracket: 15% Additional Income from Sale: $15,000

Owner Occupied: 80%
% of
Annual Income Annual Income Population
Before Home Sale After Home Sale Monthly Rent Amount 2015 2019 2024 75+
Under $10,000 Under  $25,000 Under  $1,770 - - - 6.8%
$10,000 - $14,999 $25,000 - $29,999 $1,770 - $2,119 0 0 1 3.8%
$15,000 - $19,999 $30,000 - $34,999 $2,130 - $2,479 116 157 226 5.9%
$20,000 - $24,999 $35,000 - $39,999 $2,480 - $2,829 103 139 200 5.3%
$25,000 - $29,999 $40,000 - $44,999 $2,830 - $3,189 162 218 313 8.3%
$30,000 - $34,999 $45,000 - $49,999 $3,190 - $3,539 - - - 4.5%
$35,000 - $39,999 $50,000 - $54,999 $3,540 - $3,899 - - - 5.4%
$40,000 - $44,999 $55,000 - $59,999 $3,900 - $4,249 - - - 4.6%
$45,000 - $49,999 $60,000 - $64,999 $4,250 - $4,599 - - - 6.2%
$50,000 - $59,999 $65,000 - $74,999 $4,600 - $5,309 - - - 9.0%
$60,000 - $74,999 $75,000 - $89,999 $5,310 - $6,369 - - - 12.7%
$75,000 - $99,999 $90,000 - $114,999 $6,380 - $8,149 - - - 12.4%
$100,000 - $124,999  $115,000 - $139,999 $8,150 - $9,919 - - - 5.4%
$125,000 - $149,999  $140,000 - $164,999 $9,920 - $11,689 - - - 3.6%
$150,000 - $199,999  $165,000 - $214,999 $11,690 - $15,229 - - - 3.0%
$200,000 & Above $215,000 & Above $15,230 & Above - - - 3.2%
75+ Population, Qualified after Home Sale: 382 515 740 100.0%

Source: THK Associates, Inc.
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Table VII-7: Projected Assisted Living Demand in ArrowHead Centre PTA, 2015-2024

Private Pay Demand

Age & Income Qualified Quialified Pop

Quialified Population Living Alone &

Year Population Living Alone’ Needing Assistance?

2015 2,093 1,151 345

2016 2,276 1,252 375

2017 2,458 1,352 406

2018 2,641 1,452 436

2019 2,823 1,553 466

2020 3,070 1,689 507

2021 3,317 1,825 547

2022 3,564 1,960 588

2023 3,811 2,096 629

2024 4,058 2,232 670

Average

Annual Demand 218 120 36
(2015-2024) 7.6%

Total Demand 1,965 1,081 324

(2015-2024)

*55% over 75 live alone per the U.S. Census Bureau, 2013
*30% need at least 3.0 ADLs per Caregiver.org "Selected Long-Term Care Statistics"

Source: THK Associates, Inc.
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E. Demand for Nursing Home Facilities

Based on the supply analysis earlier in section VI1-4, the entry level price point for a nursing home unit
is about $4,136 per month. Based on this minimum threshold, the 75 plus population is qualified by
those who can afford nursing home with just their existing income. Accordingly there are approximately
1,022 persons in the PTA in 2015 that are qualified by age and income, and this figure is projected to
grow to 1,981 persons by 2024, as shown in Table VII-8

Further scrutiny of this age group is shown in Table VI1-9. This part of the analysis adjusts the incomes
for the 75 plus age population to take into consideration the value of their assets that might be
liquidated in order to fund nursing home. Based on Sitewise/Tetrad, the average home value in the
primary trade area is $266,290. Assuming that 75% of the 75 plus population own their own home and
assuming the full value of the home is placed in an investment returning 5% simple interest each year,
the annual incomes for this age cohort are adjusted upward to account for the home sale. With this
adjustment, Table VII-9 shows the additional seniors that are now able to meet or exceed the
minimum threshold for nursing home services. The total count of 75 plus aged seniors who can qualify
after sale of their home is 279 in 2015, which is projected to grow to 542 over the next ten years.

Finally, the analysis at this point looks at those who are likely going to have Alzheimer’s. According to
the 2013 Alzheimer’s disease Facts and Figures as reported by the Alzheimer’s Association,
approximately 11% of seniors over 65 have Alzheimer’s while approximately 32% over the age of 85
have the disease. As shown in table VII-10, the PTA population who is qualified by age and income,
including income after the sale of a home, is further refined by those who are likely to need nursing
home assistance. Based on the preceding analysis, the PTA can expect the nursing home population to
grow by 136 people annually on average over the next decade with 18 people specifically each year
needing total private pay memory care nursing home facilities
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Table VII-8: Nursing Home Demand, Qualified by Income in ArrowHead Centre PTA, 2015-2024

Minimum Rent per comps:
Income used for housing:
Tax Bracket:

Annual Income

Under  $10,000
$10,000 - $14,999
$15,000 - $19,999
$20,000 - $24,999
$25,000 - $29,999
$30,000 - $34,999
$35,000 - $39,999
$40,000 - $44,999
$45,000 - $49,999
$50,000 - $59,999
$60,000 - $74,999
$75,000 - $99,999

$100,000 - $124,999
$125,000 - $149,999
$150,000 - $199,999
$200,000 & Above

75+ Population, Qualified by Income:

Source: THK Associates, Inc.

$4,136
100%
15%

Under
$710
$1,060
$1,420
$1,770
$2,130
$2,480
$2,830
$3,190
$3,540
$4,250
$5,310
$7,080
$8,850
$10,630

$710

$1,059
$1,419
$1,769
$2,119
$2,479
$2,829
$3,189
$3,539
$4,249
$5,309
$7,079
$8,849

$10,619
$14,169

$14,170 & Above

Monthly Rent Amount

2015 2019
35 47
312 420
303 409
132 178
89 120
74 99
77 104
1,022 1,378

2024

604
588
256
173
143
150

1,981

Table VII-9: Additional Nursing Home Demand, Qualified by Home Sale in ArrowHead Centre PTA, 2015-2024

Minimum Rent per comps:
Income used for housing:
Tax Bracket:

Annual Income
After Home Sale

Under  $25,000
$25,000 - $29,999
$30,000 - $34,999
$35,000 - $39,999
$40,000 - $44,999
$45,000 - $49,999
$50,000 - $54,999
$55,000 - $59,999
$60,000 - $64,999
$65,000 - $74,999
$75,000 - $89,999
$90,000 - $114,999

$115,000 - $139,999
$140,000 - $164,999
$165,000 - $214,999
$215,000 & Above

4,136
100%
15%

Monthly Rent Amount

Under
$1,770
$2,130
$2,480
$2,830
$3,190
$3,540
$3,900
$4,250
$4,600
$5,310
$6,380
$8,150
$9,920

$11,690
$15,230

$1,770
- $2,120
- $2,480
- $2,830
- $3,190
- $3,540
- $3,900
- $4,250
- $4,600
- $5,310
- $6,370
- $8,150
- $9,920
- $11,690
- $15,230
& Above

75+ Population, Qualified after Home Sale:

Source: THK Associates, Inc.

Home Value:
Safe Investment Rate:

Additional Income from Sale:

2015

279

Owner Occupied:

2019

153

377

$266,290
5.00%
$15,000
75%

2024

542

ARROWHEAD CENTRE
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Table VII-10: Projected Nursing Home Demand in ArrowHead Centre PTA, 2015-2024

Private Pay Demand

Age & Income 75-84 85+ Total
Qualified Memory Memory Private Pay
Year Population 9% Care Demand" % Care Demand? Memory Care
2015 1,301 78.3% 112 21.7% 90 202
2016 1,415 79.0% 123 21.0% 95 218
2017 1,528 79.6% 134 20.4% 100 234
2018 1,642 80.3% 145 19.7% 104 249
2019 1,755 80.9% 156 19.1% 107 264
2020 1,909 81.5% 171 18.5% 113 284
2021 2,063 82.2% 186 17.8% 118 304
2022 2,216 82.8% 202 17.2% 122 324
2023 2,370 83.4% 217 16.6% 126 343
2024 2,523 84.1% 233 15.9% 129 362
Average
Annual Demand 136 13 4 18
(2015-2024) 6.7%
Total Demand 1,222 121 38 160
(2015-2024)
Source: THK Associates, Inc.
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F. Senior Housing Total Pent-up Demand

Pent up demand can be determined simply by looking at occupancy rates in the primary trade area.
The following vacancy rates are blended from multiple vacancy rate figures derived from Table VII-4,
which appeared earlier in this senior housing analysis. As shown in the supply section of this report
back in Table VII-4, there is a 91.3% total occupancy rate across all assisted living facilities in the PTA,
with at 97.5% occupancy rate for those located in Osage Beach, for an average of 94.4%. For nursing
home facilities, there is a 92.8% total occupancy rate across all nursing home facilities in the PTA, with
at 92.0% occupancy rate for those located in Osage Beach, for an average used of 92.4%. The one
independent living facility currently has an 80.0% occupancy rate. These rates are used to calculate
the Pent-up demand shown in Table VII-11 through Table VII-13.

As shown in Table VII-11, in order to quantify the pent-up demand for assisted living beds, THK has
taken the total demand for 2015 as estimated earlier in Table VII-7 and applied a 94.4% occupancy
rate as calculated above in order to arrive at a total demand with vacancy of 326 beds. This figure is
adjusted downward to account for the currently existing 17 available beds in order to arrive at a pent-
up demand of 309 beds, or 201 beds after adjusting for a 35% factor. The pent-up demand figures are
adjusted by 35% because 20% of the potential residents will choose to receive in home care and 10%
of potential residents will not be attracted to the specific concept at the subject site. As shown in Table
VII-12, in order to quantify the pent-up demand for nursing home beds, THK has taken the total
demand for 2015 as estimated earlier in Table VII-10 and applied a 91.3% occupancy rate as
calculated above in order to arrive at a total demand with vacancy of 185 beds. This figure is adjusted
downward to account for the currently existing 39 available beds in order to arrive at a pent-up
demand of 146 beds, or 95 beds after further adjusting for a 35% factor. Table VII-13 highlights that
685 independent living units are currently in pent-up demand in 2015. The 685 bed figure derives from
the ratio of independent beds (67) to total assisted living and nursing home beds shown in Table VII-
14 (54), multiplied by the total of assisted living beds and nursing home beds (345+202) shown in
Table VII-11 and Table VII-12.

Table VII-14 details the demand and absorption potentials at the Arrowhead Centre subject site.
Annual demand for assisted living and nursing homes derives from Table VII-7 (36) and VII-10 (18).
The independent living annual demand derives from the average annual growth of the 75 plus
population in the PTA (255) as shown earlier in Table VII-2, less the annual average assisted living and
nursing home demand, and multiplied by a 33.3% capture rate of remaining 75 plus year olds. A
generic site capture rate is calculated by looking at the number of new competitors the subject site
might have and assumes an equal percentage of the market is assumed by each competitor. It seems
reasonable to suggest that within the PTA there will be one competitor for each type of senior facility.
Assuming that the subject site would be within a reasonable similarity in age to any new competition
products it is safe to assume that each competitor, including the subject site developer, will capture an
equal share of the demand. This equal share equates to 50.0% of assisted living demand, 50.0% of
nursing home demand, and 50% of independent living demand. Furthermore, because current
developers and builders already existing in the PTA will have an easier time transitioning to assisted
living or independent living product than nursing home product, the subject site is assumed to capture
50.0% of the assisted living and independent living pent-up demand and 75% of the nursing home
pent-up demand.

In total, the Arrowhead Centre subject site is projecting to capture pent-up demand for 100 assisted
living beds in 2016, and an annual average demand of 18 beds, reaching full absorption of 90 beds in
the first year in 2016. The Arrowhead Centre subject site is projecting to capture pent-up demand for
71 nursing home beds in 2016, and 9 new beds annually, reaching full absorption of 80 beds in the
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first year in 2016. The subject site is projecting to capture pent-up demand for 176 independent living
beds in 2016, along with 34 new beds annually from 2016 to 2017, reaching full absorption by the
second year in 2017.

Table VII-11: Pent-up Demand for Assisted Living, 2015

2015 Total Bed Demand: 345

Ave. Occupancy of Existing: 94.4%

2015 Total Demand with Vacancy: 326

Available Beds: 17

Potential Pent Up Demand for Assisted Living: 309
Realisitic Pent Up Demand: 201

Source: THK Associates, Inc.

Table VII-12: Pent-up Demand for Nursing Home Living, 2015

2015 Total Bed Demand: 202

Ave. Occupancy of Existing: 92.4%

2015 Total Demand with Vacancy: 187

Available Beds: 39

Potential Pent Up Demand for Assisted Living: 148
Realisitic Pent Up Demand: 96

Source: THK Associates, Inc.

Table VII-13: Pent-up Demand for Independent Living, 2015

2015 Total Bed Demand: 685

Ave. Occupancy of Existing: 80.0%

2015 Total Demand with Vacancy: 548

Available Beds: 6

Potential Pent Up Demand for Assisted Living: 542
Realisitic Pent Up Demand: 352

Source: THK Associates, Inc.
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Table VII-14: Demand and Absorption at ArrowHead Centre PTA, 2015-2024

Assisted Living Nursing Home Independent Living
Annual  Cumulative

Minimum Rental Rate: $2,118 $4,136 $1,995 Total Total
Annual Avg. Demand in
the Primary Trade Area 36 18 67 121 -
Number of New Competitors: 1 1 1 - --
Generic Site Capture Rate: 50.0% 50.0% 50.0% -- --
Projected Site Capture Rate: 50.0% 50.0% 50.0% -- --
Total Pent Up Demand 201 96 352
Initial Pent up Capture 50.0% 75.0% 50.0%
Initial Pent up Demand to Site 100 72 176
Annual Absorption (Units)

2015 ***Planning and Site Preparation***

2016 90 80 210 380 380

2017 - - 21 21 401
Total 20 80 231 401 401
Average Net Density 15.0 15.0 15.0 --
Net Acres 6.0 5.3 15.4 26.7 --
Source: THK Associates, Inc.
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G. Senior Housing Development Potentials at Arrowhead Centre

Based on the preceding analysis of existing supply along with the increase in the 75 plus population
and their corresponding income levels, THK has looked at each specific senior care use above and
projected demand for the subject site. Given the Arrowhead Centre site location, an analysis of
competitive residential projects in PTA, and the physical characteristics of the Arrowhead Centre
subject sites proposed development; THK feels that the Arrowhead Centre property can very
successfully offer assisted living, nursing home and independent living product.

THK Associates has used a 50.0% capture rate of new demand for all three aforementioned senior
living products. Based on pent-up demand, THK Associates has used a 50.0% capture rate for assisted
living beds, a 75.0% capture rate for nursing home beds, and a 50.0% capture rate for independent
living beds. THK estimates that the Arrowhead Centre subject site could absorb 90 assisted living beds
in the first year of 2016, 80 nursing home beds in the first year of 2016, and 231 independent living
beds in the first two years by 2017.

The currently existing senior product in the PTA is extremely old and obsolete, which is a reason rates
are well below market. The average age of assisted living product is 1989, and the average age of
skilled nursing is 1984. Furthermore, several senior facilities are located on the outskirts of the PTA and
are experiencing higher vacancies and lower rates which suffice to pull the PTA averages down, while
rates and vacancies are stronger around the subject site. THK Associates believes that new senior
product located at the subject site will achieve rental rates between $3,000 and $4,000 for assisted
living and between $4,000 and $5,000 for skilled nursing per month, which is comparable to new
product in city locations.

ARROWHEAD CENTRE 87 THK ASSOCIATES, INC.

Page 327 of 371



APARTMENT MARKET ANALYSIS

ARROWHEAD CENTRE 88 THK ASSOCIATES, INC.

Page 328 of 371



APARTMENT MARKET ANALYSIS

VIII. APARTMENT MARKET ANALYSIS

A. PROJECTED APARTMENT DEMAND BY UNIT TYPE

The success potential for new residential development is subject to a variety of pressures
including interest rates, inflation, as well as various social, political and economic influences.
Previous sections of this report projected overall growth in population and households for the
market and submarket areas, and those projections determined the aggregate demand for new
housing. Historical trends and current activity in new apartment construction were also
examined for trend analysis with population, demographic, and economic conditions. Table VIII-
1 summarizes the projected demand for various residential housing types for the 3-County
market areas based on annual household growth over the 2015 to 2024 time period. Table VIII-
1 highlights that the 3-County market will demand an average of 811 renter and owner
occupied housing units annually. According to table, 41.2% of occupancy is within apartments,
while the remaining 58.8% of occupancy is for home ownership within the 3-County area.
Apartments are projected to be 334 units annually over the 2015 to 2024 time period within the
Three-County area, as shown in Table VIII-1

Table VIII-2 shows the historical population and household relationship among the Three-
County market and the Arrowhead Centre PTA. Over the 2010 to 2014 time period, population
in the PTA grew by 299 people and 153 households annually on average. THK Associates
anticipates these figures to grow by 321 and 167 moving forward over the 2015 to 2024 time
period, as shown in Table VIII-3.
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Table VIII-1: 3-County Projected Residential Demand, 2015-2024

Ownership Units

Annual Total RV &
Household Housing Unit Total Mobile Total
Year Households Growth Demand Ownership Detached Attached Homes Rental
2015 37,868 436 715 430 317 91 22 285
2016 38,312 444 729 437 321 93 23 292
2017 38,774 462 758 452 331 97 23 306
2018 39,245 471 773 459 335 100 24 314
2019 39,735 489 802 474 345 104 25 329
2020 40,233 498 818 480 348 106 25 338
2021 40,745 512 840 491 355 110 26 349
2022 41,274 530 869 505 364 114 27 364
2023 41,818 543 892 516 370 118 28 376
2024 42,374 557 914 526 376 121 28 388
Average Annual Demand 40,038 494 811 477 346 105 25 334|
100.0% 58.8% 42.7% 13.0% 3.1% 41.2%
Total Demand 8,110 4,768 3,462 1,055 251 3,342 |
Source: THK Associates, Inc.,
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Table VIII-2: Population and Household Trends in the 3-County Market Area

and the Arrowhead Centre PTA, 1980-2014

Annual Average

1990-2014 2000-2014
3-County Area 1980 1990 2000 2010 2014 Numerical Percent  Numerical Percent
Population 52,356 63,769 79,924 89,315 89,378 1,067 1.4% 675 0.8%
Households 20,166 25,551 32,913 37,435 37,432 495 1.6% 323 0.9%
Housing Units 35,285 48,070 58,631 69,458 69,453 891 1.5% 773 1.2%
Seasonal Units 12,014 18,635 21,712 24,423 24,421 241 1.1% 194 0.8%
Arrowhead Centre PTA
Population - 13,896 19,082 22,386 23,273 391 2.2% 299 1.4%
Households - 5,751 8,328 10,059 10,468 197 2.5% 153 1.6%
Housing Units - 10,820 14,835 18,664 17,795 291 2.1% 211 1.3%
Seasonal Units - 4,127 5,977 7,744 6,804 112 2.1% 59 0.9%
Arrowhead Centre PTA
as a percent of the
3-County Area
Population - 21.8% 23.9% 25.1% 26.0% 36.6% - 44.3% -
Households - 22.5% 25.3% 26.9% 28.0% 39.7% -- 47.3% -
Housing Units - 22.5% 25.3% 26.9% 25.6% 32.6% - 27.3% -
Seasonal Units - 22.1% 27.5% 31.7% 27.9% 46.3% -- 30.5% --
Source: U.S. Bureau of the Census and THK Associates, Inc.

TABLE VIII-3: Projected Population and Household Trends in the 3-County
Market Area and the Arrowhead Centre PTA, 2015-2024
Annual Average
2015-2019 2015-2024

3-County Area 2015 2019 2024 Numerical Percent  Numerical Percent
Population 90,230 93,910 99,190 920 1.0% 996 1.1%
Households 37,868 39,735 42,374 467 1.2% 501 1.3%
Housing Units 70,262 73,725 78,623 866 1.2% 929 1.3%
Seasonal Units 24,706 25,923 27,645 304 1.2% 327 1.3%
Primary Trade Area
Population 23,580 24,807 26,470 307 1.3% 321 1.3%
Households 10,609 11,254 12,117 161 1.5% 167 1.5%
Housing Units 18,685 19,619 20,894 234 1.2% 245 1.2%
Seasonal Units 7,144 7,501 7,989 89 1.2% 94 1.2%
Arrowhead Centre PTA
as a percent of the
3-County Area
Population 26.1% 26.4% 26.7% 33.3% - - 32.3% - -
Households 28.0% 28.3% 28.6% 34.5% - - 33.4% --
Housing Units 26.6% 26.6% 26.6% 27.0% -- 26.4% --
Seasonal Units 28.9% 28.9% 28.9% 29.3% - - 28.7% - -
Source: U.S. Bureau of the Census and THK Associates, Inc.
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B. APARTMENT RENTAL CAPACITY

To better quantify the demand for new residential units in the PTA, THK breaks down the
existing households by income bracket and then converts those ranges to home purchasing and
monthly rental capacity. It is assumed that renters spend 20% of their income on rental
apartments on average in the Arrowhead Centre PTA. Table VIII-4 shows the income range of
the population within the Arrowhead Centre PTA along with their allocated rental capacity.

According to Table VIII-4, based on a median household income of $50,309, residents in the
Arrowhead Centre PTA would likely afford an apartment for their respective household at
around $840 monthly. It should be noted that after the $800 to $900 range, renters typically
turn to considering home ownership options.

Table VIII-5 highlights the annual average new unit PTA demand by unit type based on income
levels and the percentage of households in those income brackets from Table VIII-4. As shown,
there are 86 rental units demanded annually in the Arrowhead Centre PTA, for an annual
average of 40.7% of total housing unit demanded.
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Table VIII-4: Arrowhead Centre PTA Purchasing and Rental Capacity, 2015

Percentage of Number of
Income Range Households Households Home Purchasing Capacity Monthly Rental Capacity

Below - $24,999 21.9% 14,669 Under  $70,400 Below - $420
$25,000 - $39,999 18.1% 12,160 $70,400 - $112,700 $420 - $670
$40,000 - $49,999 10.7% 7,214 $112,700 - $140,800 $670 - $830
$50,000 - $59,999 9.0% 6,025 $140,800 - $169,000 $830 - $1,000
$60,000 - $74,999 12.7% 8,540 $169,000 - $211,200 $1,000 - $1,250
$75,000 - $99,999 12.4% 8,306 $211,200 - $281,600 $1,250 - $1,670
$100,000 - $124,999 5.4% 3,614 $281,700 - $352,100 $1,670 - $2,080
$125,000 - $149,999 3.6% 2,444 $352,100 - $422,500 $2,080 - $2,500
$150,000 - $174,999 1.8% 1,228 $422,500 - $492,900 $2,500 - $2,920
$175,000 - $199,999 1.2% 793 $492,900 $563,300 $2,920 - $3,330
$200,000 - $249,999 1.3% 864 $563,300 $704,100 $3,330 - $4,170
$250,000 - $499,999 1.7% 1,163 $704,100 $1,408,300 $4,170 - $8,330
$500,000 & More 0.1% 91 $1,408,300 Above $8,330 & Above
Median* $50,309 $157,400 $840

Assumptions

*20% Rental Payment to Income Ratio
*20 Down Payment
*360 month Term

*0.04375 Rate
*0.01 Taxes

Source: THK Associates, Inc., Sitewise Tetrad STI Data
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Table VIII-5: Arrowhead Centre PTA Projected Residential Demand, 2015-2024

Ownership Units

Total
Annual Housing
Household Unit Total RV &
Year Households Growth Demand Ownership Detached Attached Mobile Total Rental
2015 10,609 142 232 140 103 29 7 93
2016 10,770 161 264 158 116 34 8 106
2017 10,932 161 264 158 116 34 8 106
2018 11,093 161 264 157 115 34 8 107
2019 11,254 161 264 157 115 34 8 107
2020 11,426 173 283 168 122 37 9 115
2021 11,599 173 283 167 121 37 9 116
2022 11,771 173 283 167 121 37 9 117
2023 11,944 173 283 166 120 37 9 117
2024 12,117 173 283 166 119 38 9 118
Average Annual Demand 11,351 165 271 160 117 35 8 110|
100.0% 59.3% 43.2% 13.0% 3.1% 40.7%
Total Demand 2,706 1,604 1,168 352 84 1,102|
Source: THK Associates, Inc.
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C. EXISTING APARTMENT SUPPLY

Table VIII-6 highlights the number of apartment communities with the Arrowhead Centre PTA.
The table further shows the total units by one, two and three bedrooms, along with
corresponding vacancy rates. There are 75 one bedroom units, which average $456 per month,
have an average of 674 square feet, and a 91.8% occupancy rate, while averaging 24 units per
building. There are 229 two bedroom units, which average $531 per month, have an average of
823 square feet, and a 90.9% occupancy rate, while averaging 31 units per building. In the
Arrowhead Centre PTA, two bedroom units account for 70% of the market. There are only 21
one bedroom units, which average $584 per month, have an average of 1118 square feet, and
a 83.4% occupancy rate, while averaging 21 units per building. In total the Arrowhead Centre
primary trade area has roughly 325 residential units at an average year built of 1992; they are
currently achieving an average occupancy rate of 90.6%, as shown below in Table VIII-6.
Apartment complexes like Cherokee Ridge Apartments and Ozark Gardens Apartments have
mentioned that there is a severe lack of new rental apartments as residents struggle to find
vacant units, and very few new apartments, small ones at that have been built over the past
decade. A map of the aforementioned apartment complexes are detailed in Figure-14 below.
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TABLE VIII-6: Apartments in the Arrowhead Centre PTA, 2015

1 Bedroom 2 Bedroom | | 3 Bedroom |
Facility City Phone Year Total Units Units Rent Sq Ft Units Rent Sq Ft Units Rent Sq Ft Occupancy
1 Cherokee Ridge Apartments Lake Ozark 573-365-2077 2003 20 4 $550 635 16 $695 832 - -- -- 80%
2 Osage Ridge Apartments Lake Ozark 573-348-1551 1985 72 36 $430 680 36 $495 880 - - - 86%
3 Ozark Gardens Apartments Osage Beach 573-348-2249 1995 60 30 $435 700 30 $535 800 - -- -- 100%
4 Wimaca Oak Apartments Osage Beach 573-348-9790 2006 32 3 $475 625 29 $550 700 - - - 94%
5 Redbud Apartments Osage Beach 573-216-2735 2003 10 2 $525 700 8 $625 980 - -- -- 90%
6 Mariners Cove Apartments Osage Beach 573-348-3664 1975 50 - - -- 50 $475 700 - -- -- 92%
7 Camden Place Apartments Osage Beach 573-365-7780 2014 31 - - -- 31 $575 850 - -- -- 95%
8 Mace Road Apartments Osage Beach 573-216-2735 1987 18 - - -- 12 $525 950 6 $600 1150 89%
9 Timberridge Apartments Osage Beach 573-216-2735 1989 32 - - - 17 $500 900 15 $575 1100 81%
Weighted Average 1992 36 24 $456 674 31 $531 823 | | 12 $584 1118 | 90.6%
Total Units 325 75 229 21
Average Vacancy 91.8% 90.9% 83.4%
Source: Thk Associates, Inc.
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Figure 14- ARROWHEAD CENTRE PTA APARTMENT SUPPLY MAP
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D. Apartment Demand and Absorption Potential

Table VIII-10 projects the demand and absorption for rental apartment at the subject site from
2016 to 2024. The generic site capture rate is based on the number of competitors currently
building in the PTA from Table, which is a maximum on one competitor in each price range. The
projected site capture rate is derived from adjusting the generic figure for market variability
among supply, demand, location and other competitive factors. Annual absorption rates are
calculated by multiplying projected site capture rates of apartments at specific price ranges by
the percentage demand for that apartment price range by the annual average demand for that
price range. The subject site is projecting absorbing a total of 25 apartments annually from
2016 to 2024.

On average, there will be 12 units demanded annually for apartments priced below $670, four
units annually for apartments priced between $670 and $830, three units annually for
apartments priced between $830 and $1,000, and five units annually for apartments priced
between $1,000 and $1,250, while we are anticipating building zero units above $1,250 in the
Arrowhead Centre PTA. Absorption of the aforementioned units will occur over the 2016 to
2024 time period until a total of 222 units are absorbed.
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TableVIII-10: Projected Attached Demand and Absorption, 2015-2024

Below $670 $830 $1,000 $1,250| Annual Cumulative
Unit Prices: $670 $830 $1,000 $1,250 Above Total Total
Percentage of Households 40.0% 10.7% 9.0% 12.7% 27.6% 100% --
Average Annual Demand 44 12 10 14 30 110 --
Competitive Projects 1 1 1 1 1 5 --
Generic Site Capture Rate: 50.0% 50.0% 50.0% 50.0% 50.0% --
Projected Site Capture Rate: 27.5% 35.0% 35.0% 35.0% 0.0% -
Annual Absorption (Units)
2015 ***Planning and Preparation***
2016 12 4 3 5 0 25 25
2017 12 4 3 5 0 25 50
2018 12 4 3 5 0 25 75
2019 12 4 3 5 0 25 100
2020 12 4 3 5 0 25 125
2021 12 4 3 5 0 25 150
2022 12 4 3 5 0 25 175
2023 12 4 3 5 0 25 200
2024 10 4 3 4 0 22 222
Total Absorption 107 37 31 43 0 222 222
Annual Average Absorption 21 7 6 9 10.9 --
Average Net Density 18.0 16.0 14.0 12.0 15.0 --
Annual Average Net Acres 1.2 0.5 0.4 0.7 0.7 --
Net Acres 5.9 2.3 2.2 3.6 3.5 --
Source: THK Associates, Inc.
ARROWHEAD CENTRE 99 THK ASSOCIATES, INC.

Page 339 of 371



APARTMENT MARKET ANALYSIS

SUMMARY AND RECOMMENDATIONS:

BASED ON THE PRECEEDING MARKET ANALYSIS AND FINDINGS, THK HAS
POSITIONED THE PLANNED USES FOR THE SUBJECT PROPERTY IN THE
MARKETPLACE. THE FOLLOWING IS THE SUMMARY OF THE ABSORPTION
POTENTIAL FOR THE 226.31 ACRE ARROWHEAD REDEVELEOPMENT BASED
ON REAL ESTATE PRODUCT TYPE.

District Totals
Total Zonin Units/ Square Parking |Acres Density
Parcels 9 Absorption Years Rooms Feet Spaces or F.A.R
Nursing Home 1.0 80 - 76 7.10 -
Assisted Living 1.0 90 76 7.10
Independent Living 2.0 231 - 336 35.33 -
Retail & Big Box 5.0 - 479,627 3,152 117.99 0.09
Apartment 9.0 222 - 444 0.00 -
Office/Flex/Storage 5.7 - 281,387 995 28.07 0.23
Hotel 2.7 90 - 110 2.23 -
Total 3.8 713 761,014 5,187 197.82 0.32
Total w/ sq. ft. added to districts 1, 2, 4 & 7 1,441,118

Source: Yung Design Group and THK Associates, Inc.
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Resume of Developer

Jim Klausman

Jim Klausman is the President/CEO of Midwest Health, Inc. Topeka, KS. Midwest Health
manages fifty-two senior living centers located in Kansas, Nebraska, lowa, and Oklahoma,
employing over 2,300 associates. The centers include assisted living, skilled nursing, and senior
independent living apartments. Mr. Klausman is a founder and principal in the company.

Mr. Klausman received his B.A. in Political Science from Washburn University in 1974. He is a
licensed nursing home administrator.

Mr. Klausman served on the Washburn University Board of Regents from 2010 to 2015, and
served as Chairman from 2011 to 2013. He has served on the St. Francis Hospital Board from
2008 to 2014. He served as President of the Kansas Health Care Association, the largest senior
care association in Kansas, in 1979, and again in 2007-2008. He is a past Chairman of the
Greater Topeka Chamber of Commerce. He currently serves on the board of Junior Achievement
of Kansas, and the Advisory Board of US Bank, Topeka. He serves on the board of KC Hopps
Restaurants, Kansas City.

For further information, visit http://www.midwest-health.com/

The following are a few of the real estate developments that Mr. Klausman has been
responsible for:

Rolling Hills Retirement Community, Topeka, KS
Lexington Park Retirement Community, Topeka, KS
Pioneer Ridge Retirement Community, Lawrence, KS
Stonybrook Retirement Community, Manhattan, KS

Twin Oaks Retirement Community, Lansing, KS

Homestead of Chariton Assisted Living, Chariton, 1A
Homestead of Albia Assisted Living, Albia IA

The Dibble Building-Office Remodel Downtown Topeka KS
2641 Wanamaker-Office Building, Topeka KS

Blue Moose Restaurant Topeka

{50009 / 66714; 621712. }
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Stroud’s Restaurant, Overland Park, KS
Stroud’s Restaurant, Independence, MO

Blue Moose Restaurant, Overland Park, KS

Developments in Progress

Arrowhead Retirement Community, Osage Beach, MO

Winghaven Retirement Community, O’Fallon, MO

Ranch House Retirement Community, Garden City, KS

Wheatfield Village, Mixed Use Retail/Office/Apartments, Topeka, KS
Topeka Public Market, Topeka, KS

Kansas Hotel, Topeka, KS

{50009 / 66714; 621712. }
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2025 AMENDMENT TO THE
ARROWHEAD CENTRE TAX INCREMENT FINANCING PLAN

CITY OF OSAGE BEACH, MISSOURI

Background: On June 24, 2015, the Tax Increment Financing Commission of the City of Osage
Beach, Missouri (the “TIF Commission”) held a public hearing regarding the
Arrowhead Centre Tax Increment Financing Plan (the “Original Redevelopment
Plan” and as amended herein, the “Redevelopment Plan”) and the
“Redevelopment Projects” described therein. The Redevelopment Plan applies to
an approximately 226-acre “Redevelopment Area” that includes the property of the
former Dogwood Hills Golf Course, as shown on the map attached hereto as
Exhibit A. As described in the Original Redevelopment Plan, the Redevelopment
Area was divided into eight “Redevelopment Project Areas” (each, an “RPA”) so
that tax increment financing (“TIF”) and the Redevelopment Projects could be
initiated on a phase-by-phase basis as development occurred in the
Redevelopment Area.

On July 16, 2025, the Board of Aldermen of the City of Osage Beach, Missouri (the
“City”) adopted Ordinance No. 15.56 approving the Original Redevelopment Plan.
Ordinances initiating tax increment financing in each RPA and approving the
Redevelopment Projects for each RPA were introduced at the July 16, 2015 Board
of Aldermen meeting and were tabled with the intent of being taken up for final
passage at a later date.

On February 18, 2016, the Board of Aldermen adopted Ordinance No. 15.57
initiating TIF in “RPA I” and approving the Redevelopment Project for RPA 1.
Arrowhead Senior Living was subsequently developed within RPA I. Accordingly,
the maximum term of TIF in RPA | is February 18, 2016 through February 17, 2039
(i.e., 23 years).

On June 17, 2025, the Board of Aldermen adopted Ordinance Nos. 15.58, 15.59,
15.60, 15.61, 15.62, 15.63 and 15.64 Iinitiating TIF in and approving
Redevelopment Projects for “RPA 11,” “RPA I, “RPA IV,” “RPA V,” “RPA VI,” “RPA
VII” and “RPA VIII,” respectively. Accordingly, the maximum term of TIF in RPAs
Il - VIl is June 17, 2025 through June 16, 2048.

The purposes of this amendment are:

1. Consolidate RPAs Il - Vil into a single “RPA II” as shown on Exhibit
B attached hereto. Because RPAs Il - VIII have the same term, consolidating
these RPAs into a single RPA will make administration of the TIF area more simple.
Moreover, given the limitations in Section 99.810, RSMo., there is no longer any
legal ability to initiate TIF on a phase-by-phase basis in RPAs Il - VIII.

2. Allow the Redevelopment Projects described in the Original

Redevelopment Plan for each of RPAs Il - VIl to be developed anywhere in the
newly consolidated RPA.
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Revisions to

Plan: 1. The references to “eight” Redevelopment Project Areas in the first
full paragraph on page 2 of the Original Redevelopment Plan are replaced with

“two.”
2. The definitions of the Redevelopment Projects Il — VIl on pages 11-

12 of the Original Redevelopment Plan are hereby amended to include all such
Redevelopment Projects in Redevelopment Project Il.

3. The definitions of the Redevelopment Project Areas Il — VIII on
pages 12-14 of the Original Redevelopment Plan are hereby amended to
consolidate such Redevelopment Project Areas into Redevelopment Project Area
Il.

4, The descriptions of the Redevelopment Projects Il — VIII on pages
25-26 of the Original Redevelopment Plan are hereby amended to include all such
Redevelopment Projects in Redevelopment Project Il. Furthermore, for purposes
of clarity, references to approximate numbers of units, square footages and
specific uses are intended for illustrative purposes. Specific uses, square footages
and unit counts of Redevelopment Project components will be subject to market
demand, zoning and other governmental approvals associated with the
development of real property. However, to qualify for tax increment financing
assistance under the Redevelopment Plan, such uses must be generally
consistent with the institutional, residential, recreational, retail and office uses
described on pages 2-3 of the Original Redevelopment Plan.

5. The Schedule of Development on pages 26-27 of the Original

Redevelopment Plan will be revised to reflect that development within the newly
consolidated RPA 1l is anticipated begin in 2026.
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EXHIBIT A

Map of Redevelopment Area

ARROWHEAD CENTER

Joes TR DATE: NOWEMBER 14, 2014

Map is for illustrative purposes only; legal descriptions in Original Redevelopment Plan control the boundaries.
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Exhibit B

Map of RPAs (Consolidated RPA 2)
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Map is for illustrative purposes only; legal descriptions in Original Redevelopment Plan control the boundaries.
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RESOLUTION 2025-25

RESOLUTION OF THE TAX INCREMENT FINANCING COMMISSION OF THE CITY OF
OSAGE BEACH, MISSOURI, APPROVING THE 2025 AMENDMENT TO THE ARROWHEAD
CENTRE TAX  INCREMENT  FINANCING PLAN AND EXPRESSING ITS
RECOMMENDATIONS TO THE BOARD OF ALDERMEN OF THE CITY OF OSAGE BEACH,
MISSOURI.

WHEREAS, the Board of Aldermen of the City of Osage Beach, Missouri (the “City”), has duly
created the Tax Increment Financing Commission of the City of Osage Beach, Missouri (the “TIF
Commission”); and

WHEREAS, the Real Property Tax Increment Allocation Redevelopment Act, Sections 99.800 to
99.865 of the Revised Statutes of Missouri, as amended (the “TIF Act”), authorizes the TIF Commission
to hold public hearings with respect to proposed redevelopment areas, redevelopment plans and
redevelopment projects (including amendments thereto) and to make recommendations thereon to the
Board of Aldermen; and

WHEREAS, following a duly-noticed public hearing and receipt of a recommendation from the
TIF Commission, the City adopted the following ordinances with respect to the Arrowhead Centre Tax
Increment Financing Redevelopment Plan (the “Original Redevelopment Plan™):

(a) Ordinance No. 15.56 approving the Original Redevelopment Plan;

(b) Ordinance No. 15.57 approving the redevelopment project for “RPA 1" as described in the
Original Redevelopment Plan;

() Ordinance No. 15.58 approving the redevelopment project for “RPA II” as described in the
Original Redevelopment Plan;

(d) Ordinance No. 15.59 approving the redevelopment project for “RPA III” as described in
the Original Redevelopment Plan;

(e) Ordinance No. 15.60 approving the redevelopment project for “RPA IV” as described in
the Original Redevelopment Plan;

€y} Ordinance No. 15.61 approving the redevelopment project for “RPA V” as described in the
Original Redevelopment Plan;

(2) Ordinance No. 15.62 approving the redevelopment project for “RPA VI” as described in
the Original Redevelopment Plan;

(h) Ordinance No. 15.63 approving the redevelopment project for “RPA VII” as described in
the Original Redevelopment Plan; and

(1) Ordinance No. 15.64 approving the redevelopment project for “RPA VIII” as described in
the Original Redevelopment Plan;

WHEREAS, an amendment to the Original Redevelopment Plan has been prepared and is attached
as Exhibit A hereto (the “2025 Amendment”); and
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WHEREAS, the 2025 Amendment consolidates RPA II through RPA VIII into a single
redevelopment project area and provides flexibility to undertake redevelopment project activities
designated for the original RPA II through RPA VIII anywhere in the newly consolidated redevelopment
project area; and

WHEREAS, after all proper notice was given, the TIF Commission held a public hearing in
conformance with the Act on August 14, 2025, and received comments from all interested persons and
taxing districts relative to the approval of the 2025 Amendment and the revisions to the redevelopment
projects described therein;

NOW, THEREFORE, BE IT RESOLVED BY THE TAX INCREMENT FINANCING
COMMISSION OF THE CITY OF OSAGE BEACH, MISSOURI, AS FOLLOWS:

1. The TIF Commission hereby ratifies and confirms the setting of the date of this public
hearing.

2. The 2025 Amendment and the revisions to the redevelopment projects described therein
are hereby adopted and approved. The TIF Commission hereby recommends that the Board of Aldermen
adopt an ordinance in the form required by the TIF Act to approve the 2025 Amendment and the revisions
to the redevelopment projects described therein.

3. The officers of the TIF Commission are hereby authorized and directed to execute all
documents and take such necessary steps as they deem necessary and advisable to carry out and perform
the purpose of this Resolution.

ADOPTED by the Tax Increment Financing Commission of the City of Osage Beach, Missouri,
this _ day of August, 2025.

Chairman

ATTEST:

Secretary
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EXHIBIT A
2025 AMENDMENT

[On file with the City Clerk]
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