We have concern over the financial viability of the current Eagle River Station proposal. As a result, we
are submitting information and questions related to the financial aspects of such a proposal (exhibits are
labeled and included). Please note we have not yet seen any specifics from the developer besides the
retail and housing studies and we have not yet seen the work staff has done on the project except for
the response that no TIF analysis was yet done as the date of the request.

But we are submitting this now (we did remove several reports because it is a lot of information) instead
of after seeing the financial presentation with the hope that some of this information can be
considered/discussed during the financial hearing. Also, note that we had consulted with a retail expert
and had hoped to have that person present directly to the Board. However, it was recommended by
them that we not pay for the study as it is nearly impossible to refute a gap analysis report. That is, the
developer only projected what is possible and did not use actual financial projections based on specific
tenant performance.

It should be pointed out that we do not dispute if this project starts to get built, it will create jobs and
revenue. Our concern is that the total revenue and jobs will not be enough to cover the expenses, staff
time, additional staff needed (such as police or maintenance) and enough to make up for those jobs lost
from other Eagle merchants. We also have concern that the Town will underestimate the timing of the
cash flow and will need to assist the developer to borrow the funds risking taxpayers. Plus, there are
many examples across the country where shopping centers have potholes, dead downtowns, buildings
that are empty or run down so it is obvious that building a run of the mill center does not guaranty a
financial windfall.

Please protect the future financial health of our community by asking hard questions of the developer.
If the staff or Board has any questions, we recommend hiring outside consultants to ensure that the
taxpayers are protected. If there are any costs of consultants now, that will be far less expensive than
possible future costs of an agreement written in the developer’s favor.

And since Red Development is touting their wonderful history in the retail business, we believe the
Board not only has a right but a fiduciary responsibilty to look at all aspects of their company. If they are
working with any other experts (such as for housing), we believe those projects should be reviewed as
well for things like occupancy rates and lease rates.

Eagle may not have been experiencing a boom during this recession but Eagle is certainly holding her
own for a Town of 6,500 citizens. Those below want to ensure that continues.

Markus Mueller Rita Boucher Graham Danzoll Scot Hunn Brandi Resa
70 Christian Court 37 Chelsea Court 39 Chelsea Court 95 Hockett 70 Christian Ct

Vince Emmer Teressa Danzoll Marc Barnwell Lori Salmone Chuck Weber
20 Christian Court 39 Chelsea Court 49 Chelsea 43 Chelsea 510 Brush Crk
Heather Fleming lulia Parker lenny Lorch Mike Salomane

82 Chelsea Court 510 Brush Creek Ter 0290 Greenhorn Ave 43 Chelsea

Anne Egan Willey Gray lohn Hannon Richard Parker
215 Howard Street 215 Howard Street 35 Christian 510 Brush Creek



The gutline of the items included in this packet is listed below.

the exhibits labeled in { ).

We have divided the information into several sections.
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Borrowings
We believe the information in this section is relevant to the consistent pattern of borrowing

which puts others at risk financially.

o Hillcrest Bank (c,d)
On Jan 11, 2010, Hillcrest Bank was noted as Red's principle lender in an article
regarding the request to the City of Blue Springs for help getting bond funding.

On Oct 22, 2010 (approx), Hillcrest bank, the area’s seventh largest with $1.65 billion in
assets and 25 local branches, failed. It was the biggest KC area bank failure since 1991
and stemmed from Hillcrest’s heavy exposure in real estate loans.

e Bankruptcy: Legends Outlet (b)
Although Mr. McMahon made this sound positive in a letter to the Eagle Valley
Enterprise, wouldn’t bank, investors, or others have lost money on their original
projections?

« Jackson County Advocate (v)
Red wants city to back bonds of this proposed project.

e« Vail Daily - Timber Ridge a no-go (af):
This shows the difficulty of financing housing. What happens if the housing is not built?
Will there just be a large gap between the retail and the western large gap which the
developer has not even sketched.

e AZ Central ly) — more loans needed

o Eagle Ranch Metro District...you can’t default on your bonds (ae)
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PENDENCE « BLUE SPRINGS » GRAIR VA

RED Development to ask Blue Springs for more help

By Jeff Martin - jefi.martin@examiner.net

r

. The Examiner
Bosied Jan 11, 2010 & 11:58 P
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Blue Springs, MO — Look for Ofive Gardenin Bluz Springs to opan in March.

And ok for RED Development to ask the city o jzsuz more bonds for the ambitious G4-acre ratail project caled Adams
Dairy Landing Mayor Carson Ross said Monday that the City Councll wi hear RED's request ned Monday, It would be
{ha develaper's second such request since Jung 2004.“Stafi is looking at it 1his week and will draw up some scanarios,”
Ross said: “Beyond that, I'm not even inio the weeds with this.”

in June 2008, RED received what thay falt was the crutial suppon they naeded fo confinge with the ratail project: Blus
Springs backing, as well as the city ggreeing (o issu a first safies of bands for $13.9 milion

The first issuance was used o reimburse RED for off-sita road improvement COS1S, which according io RED last Juna
ara crifical in keeping those tenants that have signad and others who planto.

By backing the bonds, undenwilers use the city’s cradit rating when they sell bonds, Tha partial bond issuance alioveed,
i fram iis principia | crast Bank, which indicated last summer it had reached is

hi f
_Erd'ln; fimit for ihs project.
The agrezmend aliowed the city to back the bonds and 1o apply its credil to enhance tham.
B it was uncisar Monday how much RED will be asking far naxd waek.

“City Cotncil is going to have to ask. What will we accomplish by doing this? What is the benafit? Ross sald, adding
that funding is still nesded for parking iots and exitfeniranca ramps on Interstate ¥0.

Last year's request by RED Develapment did pass, 4-2, though Gity Council Member Shalla Solon calied it a "bail out”
and voted against it — in part beceuse of the risk of putting the city's credit rating at risk. City Council Member Ron
Fawler also voled against it.

|n additicn, should tax increment financing, or TiFs, from Target and three existing transporiation development districls,
or TDDs, nat mest consultants’ estimatas, the city woud be responsible for making up the difference, most likaly from
the genaral fund.

TDDs are designed to initiate and fund public transporiation improvaments through & collection of taxes and bomowing
of funds.

Thoss businesses participating in the TODs include \Wal-Mart, which ptans to enact an additional half percent sales tax
soon; Home Depot, which enacted a half cart sales tax and plans to add anathar half parcent; and businasses within the
Coronads Place development and Meiner's Market, all of which have enacted fheir 1 percant sales tax.

The City Council understood last Juns thal RED might return for more bond issuance, and Eric Johnson, city
administration, said back then thers was na commitment,

I tha meantime, the retail center has seen a (ot of activity, with October 2000 being by far s busiest.

Target openad, as did Gap Outlst, Chipotie Miexizan Grill, Gamestop, Sally Beauty and Maurices. Openings this spring
incluse Staples, Lows's Home Improvement Warehouse, Books-A-Milion, Petoo, Gordman's, Famaous Footware, and

Arby's,
Seatt Allen community development director, said workers have begun the foundation for the building 1hat will be Books-
A-Milion and Gordmar's.

“It seams to be onfime, but the weathar had some affect, I'm sure,” Allen said.

o] 010 The Examiner, Some 1 d
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Top News. Latest headlines, World News & US News - Uipi.com http://www.upi com/Business_News/20 10/10/23/Kansas-City-area-bank-f...

Kansas City area bank fails with bad loans

Published: Oct. 23, 2010 at 1:21 PM

KANSAS CITY, Mo., Oct. 23 (UPI) - Hillcrest Bank, the seventh largest in the Kansas City, Mo., area with a heawy
exposure in real estate loans, has failed. et =
"-_“-_-___-_-________________-—————-.,

Hillcrest, based in Overland Park, Kansas, has $1.65 bilion in assets and 41 branches. It folded Friday and was set to
reopen Saturday with new owners, the Boston investment group NBH Holdings Corp., The Kansas City (Mo.) Star reported.

NBH Holdings is also buying the traditional banking operations of $4.2 billion Bark Midwest based in Kansas City, Mo., the
newspaper said. Once completed, the two deals will place NBH Holdings in the top ranks of Kansas City banking.

Al of Hillcrest's $1.54 billion in deposits remain with the bank and customers will still have access to their money, the
Federal Deposit Insurance Corp., FDIC, said.

The failure was the 138th in the nation this year and the 10th in the Kansas City area since the start of 2008. FDIC said it
expected to lose $329.7 million from the failure.
Hillerest is the largest area bank to fail since the $2.9 billion Home Savings Association went under in 1991,

@ 2010 United Press International, Inc. All Rights Reserved.

1ofl 1/23/2012 6:03 A



Legends Qutlets KC defaults on loan - Kansas City Business Journal hop://www.bizjournals.com kansascity/blog'morning_call/2011/11/1ege

From the Kansas City Business Journal:
http:”ww.bizjnurnals.cumi kansascity/blog/morning_call/ 2011/ 11/legends-outlets-

kc-defaults-on-loan.html

Legends Outlets KC defauits on joan

Kansas City Business Journal

Date: Monday, November 14, 2011, 8:03am CST

Legends Outlets Kansas City has defaulted on a loan for part of the massive shoppirig and
entertainment center in Kansas City, Kan., the Kansas City Business Journal reports.

An $137 million refinancing of a KeyBank construction loan was declared in monetary default last
week.

RED Asset Management Inc., which manages the property and whose parent — RED Development
LLC — has a five percent ownership stake in the development, indicated that it's negotiating with

the lender to restructure the debt.

“The world of commercial real estate has changed significantly in the past few years,” said Chuck
Oaleshy, general manager of Legends Outlets and regional manager for RED Development.
“Retailers and shopping centers across the country have retooled their operating costs and
restructured agreement terms to continue to operate successfully within the new environment

created by these past economic difficulties.”

b
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Thursday, December 15, 2011 ‘&3 Find ﬁ',_s'n_n
k Tale of Two TIFs: Redeveloping Truman Corners F
Facebook

LUPDATE: The Grandview TIF Commission met on
Dec, 14 and unanimously recommended RED's
redevelopment proposal for the Truman Corners
Shopping Center. For mora details on RED's
proposal, see below., ARMC's proposal was not
recommeanded by the TIF Commission. Howaeaver, the
Board of Aldermen will still consider both proposals
and is expectad to do so on Jan. 10.

In generzal, the commissioners said they felt RED's
proposal, while it could potentially put the city at
financial risk, _was closer to what Grandview's
citizens are demanding: more places to shop, and a
totally revamped shopping center. The commission
expressed frustration with ARMC, the current owner,
saying the company has had a long time to make a i
success of the center and has not done so, in = osres hCCnuncilhp;:miu ‘hlnpl

: ’ : PUBlIEGOES e e |
essence calling ARMC's proposal "too little, too fecdhackon Eei i
lata.” GRE Stadiam - : - e

Fraposal
For full coverage of the Commission's final 2

recommendation, see the Dec. 22 issue of the
Jacksan County Advocate,

Two developers are courting Grandview for the right to :
redevelop Truman Corners shopping center. : i

The city's TIF Commission on Dec. 7 and 8 heard : : -
proposals from RED Development and ARMC, the center’s ' ' £
current management company. Another developer, This web site features stories and \/

1of 17 a’ l+' @;-r \i/J 12/16/2011 7:43 |
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WestStar, also submitted & proposal but Iater pulled the
plan.

The commission postponad a recommendation for one
week, and met again on Dec. 14, after the Advocste press
deadline (see online for update). The Board of Aldermen
will make a final decision, but that vote has not yet been
schaduled.

RED's proposal would demolish the current center and
start from scratch. It calls for 2 new grocery store on a pad
site in front of the center, a decorative plaza for public
events, and potential retzilers such as T.). Maxx. No
retailers have been secured, however, since RED is not the
current developer. Their plan does assume that Sam’s Club
will be leaving Grandview in the near future, and suggests
that some of the shopping center's current retailers would
have to be relocated.

LRED seeks some $41.3 millian in public financing-almost
half the total ject costs. RED also wants the city to back
the bonds for the TIF, which could put the city at risk if the

project does not perform as expected.

he Terican Resurgence Management Company's
(ARMC) proposal is essentially an extensive face-lift of the
current centzr. It includes demolishing the wvacant
Montgomery Ward building to make way for a new Price
Chopper. They also have a letter of intent from Burlington
Coat Factory to move into a remodeled version of the
current Price Chopper building.

ARMC seeks about $8.56 million in public financing for a
$47.9 million project. ARMC did not ask the city to back
the bonds, and will bear the burden of any risk for the
project.

RED'S PROPOSAL:
TRUMAN'S LANDING

RED's proposal, Truman's Landing, would be a $91.3
million, 545,000-square-foot brand-new shopping center
with one large anchor tenant, an expanded grocery store
relocated to a pad site in front of the center, and new
ratail and pad users.

A public plaza or pavilion area would be a prominent
feature of the new development, RED would also realign
the 15th St. connection between Harry Truman Dr. and
Blue Ridge Blvd., and upgrade water, sewer and storm
water infrastructure.

The plan assumes that Sam's Club will relocate to
another city.

Aaron March, an attorney for RED, said the company
believes it can make a success of the aging shopping
center because Grandview's population is changing.

“IHOP is causing the city to burst at the seams,” March
said, referring to the influx of members of the
International House of Prayer into Grandview.

hiip:/jeadvocate. blogspot.cor

photos from our print edition. For full
coverage, subscribe to our print
edition. Click the "subscribe” link at
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¥> A boil order has been issued from
135th street to the city limit, Holmes
to State Ling Road. Check our FB
page for more info 24 davs 200

** Grandview bulldogs are up for ketvs
Hyvee team of the waek! Vots for
them at hitp:/ft coWRYUSISE or
check our facebook page for the
link. 45 davs ago

¥ Grandview staying close with Platte
County, down 15-14 at ths start of
the second half. 70 davs ann

#* GHS homecoming parade and
bonfire photos are now posted on
the Advocate's Facabook page.
Check them outl 70 dave s00

5% The Advocate won 14 awards at the
Missouri Press Cornvention [ast
waek. Chack out our wabsite at
jcadvocate.com for more details. 21
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Dan Lowe, s senior partner with RED, said he doesn't
understand why the current owners have failed to make
the center a8 suCCass.

*There has got to ba more for the properly than what
sits there today,” Lowe said. "We know the potential a
market like Grandview has, and it really csuses us 1o
seratch our heads, the shape Truman Corners isin.”

RED officials say there ars not any tenants under
contract, because they don't yet own the shopping centar,
but that it would focus on trying to bring in a retailer like
T.J. Maxx to anchor the development, and suggested
possible tenants such as Bed Bath & Beyond, Men's
Wearhouse, and Payless Shoes.

Lowe said not all the current businesses at Truman
Corners "mest the profile RED would like to attract,” and
that several existing businesses would have to be
relocated. He specifically mentioned Oil Plus as one that
would have to relocate.

RED's plan also assumes that Sam's Club is leaving
Grandview, but Mayor Steve Dennis said he's been in
contact with officials in Bentonville, Ark., where Sam’s is
headquartered. Dennis said he's been assured that the
store has no formal plans to move any time soon, and that
Grandview officials would be given plenty of advance
notice if it does.

But RED officisls presented Sam's departure as a
certainty.

“Eyarything we hear - and If you call Bentonville, they
won't admit it = but everything we hear is that Sam’'s Club
is leaving for Raymore or Lee's Summit,” said attorney
faron March, who represents RED.

March wouldn't say why RED is so certain Sam's is
leaving, saying he “cant get into that” due to attorney-
client privilege.

*all 1 can tell you is Sam's is currently negotiating leases
in other cities,” March said. "Our project will only go
forward if Sam's Is vacated. If we didn't believe that was
going to happen, we wouldn't be here.”

RED is requesting nearly every form of public incentive
Grandview can offer, including some $25.4 millien in tax
increment financing (TIF), $2.4 million in City
Supplemental TIF, a $7.7 million Transpartation
Development District, and a $5.8 million Community
Improvement District - all together, some 459% of the total
project costs.

March said “nothing will ever happen” at the shopping
center unless Grandview is willing to offer significant
incentives.

“We feesl the fundamentals of the Truman Corners
project are better than any other opportunity in the
southeast part of town,” March said. “But this is a very
difficult project. It's hugely complicated and we're using

hitp:/jeadvosate blogspot.com’
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avery arrow in our quiver In terms of state and city
incentives to make it happen.”

RED projects that if their proposal is approved, it would
generate some $2.2 million in znnual sales tax for the
city, &5 opposed to the %1.9 million it is currently
genersting. Over the 23-year life of the TIF, March said,
the city would generate some $35.1 million in sales tax
revenues, while the Hickman Mills School District would
receive some $11.3 million.

But Tom Kaleko, an independent financial consultant
hired by the city, said it's important to remambar those
are just projections, and that sctual numbers could vary.

Kaleko also cautioned that RED is requesting that the
city back bonds issued to pay for the project. That's a risk,
he said, bescauss |f the center doesnt generasts the
projected revenue to pay back the bonds, the city would
have to make those payments out of its General Fund or
ite credit rating could suffer. But for that to happen,
Kaleko said, the projected revenues would have to be off
by about 25%.

Kaleko pointed out that RED is requesting that the city
acquire properties by eminent domain If it fails to
negotiate a satisfactory sale price with current landowners,
and if that happens, it could throw off RED's projections.

ERMC'S PROPOSAL:

THE GRARD

ARMC's proposal, The Grand, would be a 375,400-
square-foot, $47.9 million redevelopment of the shopping
center. It calls for the old Montgomery ward building to be
demolished, and a new Price Chopper would be built on
that site. Potentially, & Burlington Coat Factory would
remodel and occupy the current Price Chopper site. The
plan envisions adding new parking lots, landscaping and
trees to the site, with a park-like pedestrian area for public
events and a retaining wall and new pad sites on the “back
side” of the center.

The proposal is more conservative than the RED plan, in
that it goes more slowly in five phases, with the Price
Chopper and Burlington site completed by 2014, but the
rest waiting until market demand calls for it. It costs less
than RED's plan because the developers already own the
property.

Sam's Club - which the company does nol own — was not
included in the proposal, but Bill Moore, an attorney for
the developers, said they would be willing to extend the
TIF later If Sam’s moves.

James McMahon, ARMC prasident, scknowledgad that the
company has been slow to bring tanants to the shopping
center and that its former TIF plan was revoked by the
Board of Aldermen last year when it failed to produce
results,

http:/jeadvocate.blogspot.com
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*Things are different now,” he said. "We're struggling to
stzy in this gama.”

He said the oravious plan anticipested Home Depot
moving to the site, but that they were outmaneuverad by
developers of the Bannister Mall arsza, Tha plan was
contingent on finding a 150,000-square-foot retailer,
which ARMC was unable to do.

Carl Lasalsz, lessing agent for the center, said a
revamped and renewsd look would improve the
developer’s chances of filling out the rest of the shopping
center, once the new Price Chopper is constructed.

“It won't be the same old Truman Corners,” Lasala said.
"You've got to sell some sizzle with the steak, and we've
got a whole lot more sizzle. We buy with our syes first.
When they ses it, they'll like it, and thay’ll buy it. I think
we'll make the bast of it once we get a2 new face on the old
girl.”

While RED produced a list of potential cliznts, McMahon
said ARMC chose not to produce a list of “maybes,”
choosing to rely instead on a solid commitment from Price
Chopper and its letter of intent from Burlington.

ARMC is requesting some $8.6 million in TIF, It
anticipates that the project would generate sbout $28.6
million in sales tax for the city over the 23-year life of the
TIF, and about $17.6 million for the Hickman Mills School
District.

Commissioner Mark Trosen asked why the project’s
raimbursable costs included $5.5 million for “soft costs”
not related to infrastructure, such as marketing the
facility. He guestioned whether that was legal.

Repressntatives for the developer said it was necessary
because an extensive re-branding campaign would
showease a new and improved Truman Corners to the
wider community.

Tom Kaleko, the city's independent financial consultant,
said it was legal to do so, even though most TIF plans
focus more on “hard costs” like infrastructure. He did
caution that 2 letter of intent - like the one ARMC has
with Burlington - is not a signed contract, and that “you
can back out of a letter of intent any time."

Kaleko said a strength of ARMC's plan was that unlike
the RED plan, it does not ask the city to assume
responsibility for making bond payments if the center
doesn't perform.

*“The developer is assuming all the risk here,” Kaleko
said.

Posted by Jackson County Advocate at 21:32 AM
g comments

Thursday, December §, 2011
KC Council Approves Map 1
By Seann McAnally
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Timber Ridge a no-go

Loan requirements
caused the demise of the
employee housing
redevelopment project

By Lauren Glendenning
LGLENDENNINGEVAILDALY COM

VAIL — Vail Town Manager Stan Zemler
announced Tuesday that negotiations for a
partial redevelopment of the ailing Timber
Ridge employee housing site have fallen
apart.

Zemler told the Vail Town Council the
proposed redevelopment wouldn't be
viable as proposed.

“I'm disappointed to announce tonight
that both parties have failed to come to
terms on an agreement with moving for-
ward and we are going to suspend this
process, mutually agreed to by both the
town of Vail and the Timber Ridge group,”
Zemler said. _

The town held out hope at its Nov. 1
meeting when Zemler asked the council 1o
approve continued negotiations with the
developer, Darren Woody of Texas-based
Vail Timber Ridge LLC. The previpus devel-
opment agreement expired Nov. 11, but the
council unanimously approved another 90

days of negotiations. 4
Woody got approval for a loan from the

U.S. Department of Housing and Urban
Development for $32 million earlier this
year, but there were conditions attached.
The conditions mainly dealt with a down-
sizing of the project by 80 units.

Zemler said in November he was happy
with the changes to the proposed project
because there would stll be more than 500

QTimber Ridge facts |

= Timber Ridge was built in 1981,

= The town of Vail bought Timber
Ridge, the town's largest employes
housing complex, in 2003 for $20 million
in arder to retzin the employee housing
deed restriction on the property.

» The currant redevelopment proposal
| had been under way since December

2008.

» The developer received town
approval for the project in April 2071, but
the project was stalled because of
financing problems. .

» Anamended application submitted |

i last maonth was not viable, the town of
| Vail announced Tuesday.
|

» Timber Ridge is 100 percent
occupied for the 2071-12 wintar season,

|
beds built on just one-half of the 10-acre
Timber Ridge site. There are currently 600
beds on the entire site.

Woody submitted a modified plan to the
town Nov. 14, and Zemler said at that ime
the time schedule was "tight” and the deal
was complicated, mainly because of the
financing.

Woody had said he was trying to get the
project done “in good faith” He said the
financing became such an obstacle
because he applied for it just as construc-
tion financing dried up due to the national
economic crisis.

Mayor Andy Daly said Tuesday the goal
was to redevelop the site and “more impor-
tantly reduce the amount of debt the town
had on the site!” He said the decision to sus-
pend negotiations was the best alternative
given the circumstances.

All contents ® Copyright 2011 Swift
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Hispanic organiza tr:m loan
brings CityScape hotel

by Emily Gersema - Jul. 27, 2011 12:00 A
The Arizona Republc

The developer of the downtown Phoenix
office and retail project CityScape has
received a $12 million loan from a Hispanic
organization's community development
agency for construction of the Hotel
Palomar.

A limited-liability corporation under

Chicanos Por La Causa's umbrella,
Prestamos CDFI, awarded the loan recently
to CityScapse's developer, RED Davelopment.

RED agread {o pay a $1 million exit fee as
part of the seven-year loan, said Rodie
Hernandez, director of Prestamaos.

That exit fze "would be utilized and put back
in CPLC's services," Harnandez said.

CPLC focuses its community development
efforts on assisting low-income and
minority residents, businesses and
communities, and Hernandez said the hotel
project is no exception,

"Our community is a Latino community and a
minority community in general. And those
permanent jobs (at the hotel) are going to be
filled by those individuals," she said.

RED applied and completed a screening
process with Prestamos officials in order to
get the loan, Hernandez said.

The latest loan is the second this year that
RED has received from a Phoenix community
development organization for construction

of tha about 580 million, 242-room
boutique hotel near First Street and
Washington Street.

It is yat another example of the extensive

officials have provided the downtown hotel,

financial support that community and city

office and retail project since it was

proposad in 2006.

Earlier this year, RED received a $34.3 million
loan for the hotel from the Phoenix
Community Development and Investmeant
Corp., a non-profit group overseen by the

city. The remaining $45 million cost of the
project has been covered by a loan by
Principal Life Insurance Co.

RED officials said that in the sluggish I

P

2conom i ruction
projects has been hard to obtain.

Before the recassion hit, borrowers could
get a loan with a loan-to-cost ratio of 80
percent, enabling them to borrow more
money to pay for the bulk of the project
while leveraging their equity for the
remaining 20 percent.

Jeff Moloznik, RED's development manager, ]

Protect Your Home
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said the typical ratio has fallen to a 50
percent loan-to-cost ratio, which many
investors find unappealing. This mzans the
remaining 50 percent would be coverad by
an investor deamed, in loan terms,
"subordinate.”

If the project fell apar, and the full loan
wasn't repaid, the subordinate might never
recover the investmeant.

In these tight-fisted times, RED has sought
help from agencies that handle federal
dollars for community development.

The PCDIC and Prestamos loans for the hotel
are a unique method of economic
development financing, the new markets tax
credit program.

The U.S. Departmeant of the Treasury
oversees this financing, which Congress
established in 2000 as an economic driver in
low-income communities. The program
reduces a company's project costs by
cutting its federal income tax.

To qualify for the tax credit, the company's
project must be in an area deemead low-
income and in need of development. Undear
federal standards, downtown Phoenix is
both.

The investor or developer is granted a
seven-year tax credit against its federal
income tax return. In exchange, the
developer invests equity in the community
development organization. The tax credit is
worth 39 percent of the company's equity
investment, according to Treasury rules.

The PCDIC and Prestamos are among a
dozen organizations in Arizona federally
certified to dole out the tax credits.

Since the program began, the Departmant of
Treasury has awarded $29.5 billion in tax
credits to 594 projects. Whether the new
market tax credits measurably improve the
economy in low-income areas remains to be
seen; no federal agency tracks the success
of the program, accerding to the
Government Accountability Office,
Congress' investigative arm.

Copyright & 2011 azcentral.com. All rights
resarved.

Users of this site agres to the Tarme of Servics,
Privacy Polizy™our Calfornis Privacy Rights
and Ad Choizes
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Eagle Ranch Metro District hikes mill levy
Increase from 28.7 mills to 38 mills comes with 33 percent drop in assessed valuation
DECEMBER, 7 2011

BANM BOYD
PEOYDEEAGLEVALLEYENTERPRISE

Eagle Ranch homeowners who hoped to see a big drop in property taxes for 2012 are going to be disappointed.

Last week, the Eagle Ranch Metropolitan District certified a 38 mill levy for the coming year, up from 28.7 mills in
2011, The reason why is the 33 percent drop in assessed valuation the area has seen since the last valuation period

two years ago.

in 2011, the Eagle Ranch Metro District’s assessed valuation was more than $79 million. With this year’s
reassessment, the total has dropped to 552 million. Last year, the 28.7 mill levy brought in nearly 52.3 million in
property tax revenue. Next year's 38 mills will bring in an estimated 52 million.

Kent Rose, member of the Eagle Ranch Metro District Board of Directors, said that debt payments and expenses for
the metro district required the mill levy increase. He noted that the actual dollars needed to meet financial
obligations have not plummeted like assessed values have. As a result, the district had to increase the mill levy to
keep revenues at the same level so it eould mest its financizl obligations.

ﬁ #You can't default on your bonds,” said Rose}{'It is our intention as the assessed valuation creeps back up, that we
can cut back the mill levies in the futurs.”

But even with the largs mill levy increase, Eagle Ranch property tax owners will likely see a small decrease in the
actual dollars they pay next year.

“Qur debt requires an automatic increase in the mill levy to bring in revenues sufficient to fund the annual
payments,” said Eric Weaver, CPA and vice president of Robertson and Marchetti. The Eagle Ranch Metro Board
employs the firm to develop the special district's annual budget.

“Luckily the mill levy did not have to increase by the same ratio as the decline in assessed values. By refinancing
bonds and paying off equipment leases in 2011, the district was able to reduce expenses,” Weaver said.

He predicted that, even with the mill levy increase, the average Eagle Ranch property taxpayer will pay 12 percent
|ess to the district than he ar she paid in 2011,

Weaver noted that the Eagle Ranch Metro District also avoided a looming spike in payments when it refinanced its
bonds.

“The refinance in 2011 bath lowered our interest rate and enabled us to equally spread the overall costs in each
year, which avoided sharp increases in payments over the next few years,” Weaver said.

Weaver said that the Eagle Ranch Metro board anticipates a small capital expense year in 2012, but a large capital
spending year in 2013. During 2012, the district plans to build up reserves in anticipation of those capital needs in
2013.

Wext year the Eagle Ranch Metro District anticipates expenditures of 51,598,623 and a reserve fund balance of
$1,128,925. The district forecasts total expenditures in 2011 to be 51,624,481,

[T ae /.2,
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Lawsuits
Although most companies experience some kind of litigation, the referenced information below
concern us greatly.

Unified Government Lawsuit (e)

As we understand this lawsuit, Red challenged the value of the property after (not
during construction or in obtaining approval) completion of the project to decrease their
property tax liability (ie the amount of funds going into the community).

We were are concerned Red could do the same here which will cost the County/The
Town thousands in taxes, professional fees, and staff time.

Victory Park Lawsuit (f)
Although the information states in the article, Red denies charges, we believe it is
worthy of discussion.

Traer Creek (z, aa)

If you live in Eagle County, the fight between Traer Creek and Avon is well known. From
the amount of litigation in 2010-2011 alone along with the amount of the project not
yet developed, it is clear that some worst case scenarious need to be included. Besides
the direct financial drain, serious consideration should be given to the time staff will
have to spend on disputed items from a vague PUD guide.
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Subject Opsn Records Reguest

From: Carpanter, Ryan (rearpenter@wysokchorg)
Ta: istandupeightBvehoo.com;
Co: dkhays@wycokck.org:

Date: Friday, February 11, 2011 10:33 AM

Dear Ms. Resa,

Attached is the settlement agreement between the Unified Government and RED relating to the dispute
over the Valuation over the Legends at Village West, At the time the settlement agreement was reached,
RED development had $3,856,597.50. 1 apologize for the delay, I was waiting on the tax information.

Please contact me should you have any further questions or concerns.

Ryan Carpenter

Assistant Counsel

Unified Government

701 N. 7th Street, Sth Floor
Kansas City KS 66101

(913) 573-5076

This e-mail (including any attachments) may contain material that (1) is confidential
and for the sole use of the intended recipient, and (2) may be protected by the
attorney-client privilege, attorney work product doctrine or other legal rules. Any
review, reliance or distribution by others or forwarding without express permission is
strictly prohibited. If you are not the intended recipient, please contact the sender and
delete all copies.

Pt €
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SETTLEMENT AND RELEASE AGREEMENT
This Settlement and Release Agresment ("Aprecment”) is made and entered into as of the
__th day of August, 2009, by and between RED EI’EEHWA?, INC., (“RED™), LEGENDS or

KC, LP, (“Legends™), and THE UNIFIED GOVERNMENT-WYANDOTTE COUNTY/
KANSAS CITY, KANSAS, (the “UG"). RED, Legends, and the UG are somstimes
collectively referred to as “the Pariies” in this Agrzement.

WHEREAS, RED and Legends are or have been owners of various pareels of land in
Wyandatic County, hanses mars commonly known as The Legends at Village West Shopping
Center (the "Shopping Center”);

WHEREAS, RED and Legends have filed appeals with the Kansas Court of Tax Appeals

{("COTA") regarding numeraus parcels of renl properly comprising the Shopping Center and the

surrounding area and such appeals address valostions of such parcels for 1ax years 2003 through
2009,

WHEREAS, to avoid further controversy and expense, and subject 1o the terms and
conditions set forth below, the Parties wish to fully and finally settle and compromise certain
dispules, claims, and causes of aetion thal exist between the Parties;

WEHEREAS, the parcels nddressed by this Agreement and the Parties' Seltiement are
those with the following PINs 285901, 285902, 285906, 285908, 285910, and 283911 {the
"Parcels")

. NOW, THEREFORE, in consideration of the mutual promises sef forth herein and other
good and valueble consideration, receipt of which is expressly acknowledged, the Parties agree

to the following as the setilsmznt of their disputes:

Page | of 4
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1. Agreemeni on Appraised Yalues for the Parcels, The Parlics agree that the

nppraised vahue Tor the Pareels gre as follows for the following tax years:
2008 $105,000.000
2000 574,200,000

2010 567,800,000
2 Puvment of Taxes/Interest, Legends' payment of Three Million Eight Hundred

Fifty-Six Thousand Five Hundred ]‘ﬁniy—éwm and 50/100ths Dollars ($3,856,597.50)

represents full payment of the property taxes, including imerest and penalty, associated with the

Parcels for the 2003 tax year.

3 Mutual General Releases. In consideration of the mutual promises set forth

herein and for other good, valuable and sufficient consideration, the Parties hereby {ully and
unconditionally forever release and discharpge cach another, their respective successors, assigns,
heirs, parent companies, subsidiaries, affiliated entities, parinerships, trustees, contractors,
insurers, attorneys, subcontractors or any olher related entitizs, and sl of the shareholders,
owners, officers, directors, employees, servants, insurers, attarneys and agents of each of the
foregoing, for any and all manner of action or actions, causes of action, whether in law or equity,
suits, debts, liens, condracls, rereements, promises, lisbilities, claims, demands, damages, loss,
costs or expenses of any nature whatsosver, known or unknown, fixed or contingant, which sach
of the Parties may have, or may hereafier have, arising from or relating (o the tax appsals
associated with the Porcels and the payment of laxes associated with the Parcels for tax years
prior to 2008,

5. Dismissal of Tax Appeals. Upon exccution of this Agreement and the entry and

approval of the Agreed Order of Stipulation and Dismissal required by COTA 1o document the

Page 2 of 4
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Partics' egreements sol ferth herein, RED and Legends shall dismiss with prejudiee any and all
appeals pending before COTA relating to the Parcels.

6. Grounds for Change fo 2010 Value. The Value essigned to the 2010 tax year
indicated above will be subject to change if the property’s n2t leasable arca (NLA) is changed
from the 592,747 sguare foot area used by the UG as of January 1, 2008. Increases in 2010 will
be based on a tax per squarz foot of $4.35 per sguare foo! using the tax year 2000 mill levy.

7. Attornevs’ Fees and Costs. The Parties shall bear their own atiomeys® fees and

costs arising out of or related to the appsals and shall not make a demand or reguest for payment

of costs and/or attorneys fees from the other.

8 Multiple Counterparis/Cogperation On Further Agreemenis. This

Agresment may be signed in one or more counlerparts, ezch of which will be deemed an
original. The Parties hereby agree o cooperale as necessary and appropriste 1o complete and file
any and all documents required by COTA in order lo finzlize the Pariies' ngreements st forth
herein,

IN WITNESS WHEREOT, the Parties hereto have approved and executed this

Agrecment on the dates indicated below.

APPROVED AND AGREEI:
RED SPEEDWAY, INC,,
Dated: 2-2-09 By: r(ﬁ? .

 Printed Name: sl Lowe
Tille: (ReEs T

Page 3 of 4
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Dated: 7-2-09

Dated:

DCBE2/3001343.0074/8433737,.2 CO04

APPROVED AND AGREED:

LEGENDSE OF KC, LP,

b (X

Printed Name: _Dan Lowe -
Title: ThEswpir 0f [ Cmotass forwie

APPROVED AND AGREED:
THE UNIFIED GOVERNMENT-

WYANDOTTE COUNTY/KANSAS CITY,
KAMNSAS

By:

Printed Name;

Tithe: ST

Pape 4 of 4
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Victory Park's German
Owners and KC-Based

Co. At Odds Over
Development That

Wasn't

By Robert Wilonsky
p'u_.:h]ished: Wed,, Oct. 5 2011 @ 11:40AM

i

An interesting case, originally filed a few weeks ago in Dallas County District Court, showed up at the
federal courthouse yesterday: Victory Park UST Joint Venture I, L.P., v RED Development, LLC,
which involves "the development of certain commercial property located near the American Airlines
Center." The plaintiffs are the German-and-Florida-based owners of Victory Park; the defendantisa
Kansas Citv-HQ'd developer of shopping centers. And the fight stems from a proposed development
at Victory that never happened and probably never will.

According to the initial complaint, filed in late August, RED Development and its Dallas offshoot told
Vietory Park UST back in July 2010 that it had the money lined up for the development -- around $1.5
million, which, says the suit, was to come from the Dallas Police and Fire Pension System via its
relationship with CDK Realty Advisors. According to the suit, after RED Dallas said the deal was good
to go in the summer of '10, Victory Park UST "agreed to contribute certain commercial real estate in
Victory Park to a newly formed partnership in exchange for RED Dallas's agreement to purchase an
interest in that new partnership, all for the general purpose of retail development in Victory Park."

But the plaintiffs insist RED Dallas never lived up to its end of the bargain. Attempts were made to
revive and/or rework the deal up till May of this year, when it was revealed RED didn't have approval
from the police and fire pension fund after all. RED Development and RED Dallas not only deny the
allegations, but it's the party that asked for the case to be removed to Dallas federal court. All the
relevant docs follow.

Victory Park Suit

10/7/2011 8:10°§
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Taxpayers lose in Avon’s Litigation

November 27, 2011 by gaglecountvtimas

by — we pay Attention

Some might think that last weeks bad financial news only comes from Europe, Solyndra,
Freddie/Fannie or the completely inept so called Congressional "Super Committee” charged with

reducing Federal Spending.
Radically bad Financial Decisions happen right here in Eagle County — Avon to be specific.

The majority of Avon’s Town Council is a disaster when it comes to making good decision with
Taxpayers money. Last week the ECT submitted an Open Records request to Avon’s Finance
Director — Scott Wright.

Scott was polite, professional and very timely with the ECT’s request. Thank you Scott!

The ECT's simple question: In 2010 and through 2011 (year to date) how much has the Town of
Avon been invoiced by all attorneys — in the matter of litigating with Avon Developer Traer Creek —
including ALL of Traer Creek’s different legal entities, involved in all lawsuits?

hﬂp:ﬁeagleceuntytjmcs.mmfzﬂl 1/1 1IE?f’taxpa}rers—lnsn:-{niavons~litigatium’ 11/28/2011
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Please be advised this includes other professional feesas weli as legal invoices
related to the litigation and/or settiament.

Scott C. Wright, CPA, CPFO

Finsnce Director
Town of Avon, Calorads
BT0.748.4055 (d) ||aF0T48.4022 ()

So there you have it — in a manner of speaking (when the litigation started) the ball was on the 50 yard
line.

Now =2+ years later — guess where the *legal football® is?

The Attorney’s for the Town of Avon have accomplished next to nothing — with the notable exception
of draining Avon's Town Treasury of — $1,339,377.25

The good news of course — is that the Avon taxpayer/voter refused to agree to the 2011 ballot question
(tax increase) that would have handed the Avon Council more money.

The bad news is — the Councilmembers responsible for a series of bad decisions are still in office —
and it won’t be till November 2012 before Avon voters get a chance to fire these incumbents.

What is desperatly needed in Avon (and else where for that matter) are Elected Officials that think of
the Taxpayers money “as their own personal money™ and act accordingly!

As for the ECT folks — we can’t wait to show some of the Avon Councilmembers the door in the
November 2012 election...

ADVERTIEEMENT
You need Flash player 9+ and JavaScript enabled to view this
video.

share

Like Us On Facebook
Share On Twitter

Send To Friend
Comment On Youtube
Share on LinkedIn
Copy to Clipboard
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Subject: Village At Avon Property

From: Jared Barnes (joarnes@avon.org)

To: allabouteagle@gmail.com;

Date: Tuesday, August 9. 2011 2:34 =1
Brandi,

Here are the approved and constructed residential units and commercial square footage.

Approved: 650,000 SF of Commercial Space; 2,400 Residential Dwelling Units (300 of which are to be deed
restricted)

Constructed: Traer Creek Plaza (52,937 sf); Wal-Mart (187.326); Home Depot (117,070 sf); 244 deed
restricted units.

The following amount of parking is provided for gach building:
Traer Creek Plaza (surface): 93 spaces

Traer Creek Plaza (structured): 171 spaces

Wal-Mart: 859 spaces

Home Depot: 546 spaces

Jared Barnes

Planner 1

Community Development
Town of Avon

PO Box 973

Avon, CO 81620

o70-748-4023

um
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Unanticipated Risks

We believe the information in this section illustrates that even if Red Development has had
some success in the past or if a retailer has a big name, it does not guaranty future sucess and
variations can greatly impact the risk to the taxpayers of Eagle. Plus it is clear from other
projects in the valley, that the full project approved does not normally come to fruition.

e KC Business Journal: Red Development abandoned project citing unanticipated risks (g)

e City of Sparks Financial Director ...and what has actually materialized so far is something
way below even the lowest projections... (n)

e Examiner.net: Red asked Blue Springs for more help (h)

¢ Rancho Mirage Project (i)

¢ McWhinney: Loveland (j, k)

e Denver Post: Cabela’s pulls out (ab)

e Denver Post: Lowes to close blow to Alameda Square (ac)

e Town of Gypsum: Costco (ad)

s Town of Avon (aa)



Kansas City committee endorses amending TIF for West Edge - Kansas City Business Jo... Pagelofl

From the Kansas City Business Journal:
http://www.bizjournals.com/kansascity/news/2010/11/17/com mittee-endorses-west-edge-tif-

changes.html

Kansas City committee endorses
amending TIF for West Edge

Kansas City Business Journal by Krista Klaus, Staff Writer
Date: Wednesday, November 17, 2010, 2:57pm CST
Related:

Commercial Real Estats, Bankrupicies

A Kansas City Council subcommittee on Wednesday voiced support for amended tax
breaks to halp revive redevelopment of the West Edge mixed-use project on the Country
Club Plaza.

On Thursday, the full council is expected to approve the resolution.

[y, VA West Properties, led by local auto magnate Cecil Van Tuvl, told the city that it will 12“5

<X
A

/\ciose on the bankruptcy sale only if it can shed a pre-existing tax increment financing

agreement. — —_—
VA West has offerad $9.5 million to purchase the stalled West Edge redevelopment.
According to the draft resolution approved by the Planning and Zoning Committee and
forwarded to the full council, “VA West Properties... will close on the project if it can be
assured that it will not be required to accept the obligations of the (TIF) plan.”

VA West became the top bidder after RED Development LLC abandoned the project, z’gr

citing “unanticipated risks.”

A Bankruptcy Court hearing about whether to dispense with the TIF plan is scheduled for
Friday. Recent court documents stipulate the bankruptcy sale to close on or before Nov.

22,

The partially finished West Edge was developed by advertising executive Bob Bernstein
and others, but the group, Trilogy Development Co. LLC, ran into financing problems
more than a year ago after a dispute with JE Dunn Construction.

Trileay has been in bankruptoy since May 2009.

2 A
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uiﬂ [ All About Eagle <allabouteagle@gmail.com>

FW: Project info?

2 messages

Cronk, Jeff <jcronk@cityofsparks.us> Tue, Nov 8, 2011 at 9:32 AM
To: "allabouteagle@gmail.com” <allabouteagle@gmail.com>

Hi Brandi,

Neil Krutz forwarded your question to me thinking | might be better suited to answer your

questions. Unfortunately, you're asking something that's rather difficult to answer — especially in this
sconomy. Nevada law currently does not require subsequant reporting on the initial promises or
intent of the development for which STAR bonds ars used to help finance. Besides, our situation is
a little unique in that our first STAR bonds were issuad in 2008 which was right whan the economy
began collapsing. What was initially plannad or intended to be developed is really not what we
sndad up with at all as numerous retailers halted their plans for expansion into the STAR bond area
(referred to in Nevada statutes as a Tourism Improvement District or TID).

What | can tell you is that the taxes being generatad within the TID have been suficient to pay the
Senior STAR bond debt service payments to date but not the Subordinate STAR bond debt service
payments. Even paying the Senior bond debt service has been rocky though as we had to pull from
our bond reserves last December to make the schaduled debt payment, but collections improved
so that we were able to replenish those reserves by the following June (currently, we expect to draw
again from our bond reserves to make our upcoming December payment, but by a significantly
smaller amount than last December).

From the City's perspective, the best part of the STAR bond legislation was that if sales tax
receipts are insufficient to pay the debt, the City is not on the hook to make up the difference.
Rather, it's an investment risk that the bond holders assumed when they purchased the debt, so that
if we're unable to pay for the debt from sales taxes generated from within the TID, the City is notin

default.

I'm sorry | don't have specifics for you, but | can say the Legends project that was partially funded
by STAR bonds in Sparks is significantly less in scope than what was originally plannsd or
intended. The economy here in Nevada changed so dramatically that it's rzally impossible to
compare ®At the time we had independent research companies prepare some projections and ,—g\
expectations of the development for us within a high, medium, and low economic range of possibl
. utcomes, and what has actually materialized so far is something way below even the lowest
rojections. Basically, nobody expscied the economy to dive to the extent it did, so inthe end, we
_..-"""'.'.'.--_
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have someathing much different than what was expecied or plannsd.

As you're considering a similar development projsct, my advice would be to ask the hard questions
and be as realistic as possible with what you know to be true and realistically possible about your
own local economy and how such a development would work for your community.

Best wishes to you in your endeavors.

Jeff Cronk, CPA
City of Sparks
Financial Services Direcior

(775) 353-2301

jcronk@cityofsparks. us

Hi Neil -

Thanks for the quick response. Our Town is considering a similar project from Rad
development. Some states, like Missouri, require any special bond/tax districts do
regular reporting of promised jobs/tax projections vs reality to see if the numbers come

in as hoped.

We are basically trying to compare projections to realities and the risks for our Town to
take on such a strategy with development.

| hope that makes sense. I'm happy to pull it off the website if there is any info
available.

Thanks for any infol

Brandi

On Mon, Nov 7, 2011 at 1:11 PM, Krutz, Neil <nkrutz@cityofsparks.us> wrots:

7 of 4 12/21/2011 6:05 A
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Good afternoon:

Our City Clerk has forwarded your question to me for assistance. Would you please be
more specific? What sort of taxes are you interested in?

Neil

Neil C. Krutz, P.E.
Director of Community Services

City of Sparks

From: All About Eagle [mailtu:allabomeauie@gmil_mm]
Sent: Thursday, November 03, 2011 5:28 PM

Ta: Patterson, Linda
Subject: Project info?

Hello -
| was wondering if Sparks has any information on the project Red Development did

related to tax projections vs reality of what has happened to date.

| am happy to pull it from the website if you can direct me.

Any information is appreciated!

Brandi

3of 12/21/2011 6:0¢
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RED Development to ask Blue Springs for more help

By Jeff Martin - jefl.martin@examiner.net
The Examiner
Posted Jan 11, 2000 & 11:56 TA
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Blue Springs. MO — Look for Olive Garden in Blue Springs to open in March.

And look for RED Develapment to ask the city to issue more bonds for the ambitious 64-acre retall project called Adams Dalry
Lending Mayor Casson Ross said Monday that the City Couneil will hear RED's request next Monday. It would be the
developar's second such request since June 2009."5:af is looking at it this week and will draw up some scenarios,” Ross said,

“Beyond that, I'm not even into the weeds with this."

In June 2609, BED received what they felt was the crocial support they needed to continue with the retail project: Blue Springs
backing, as well as the ity agresing to issue a fitst series of bonds for $13.9 million.

The first issuance was used to rafmburse RED for off-site road improvement costs, which assording to RED last June are eritical

in keeping those tenants that have signed and others whe plan to.

By backing the bands, underwriters use the eity’s eredit rating when they sell bonds. The partial bond issuance allowed RED o
contimue to borrow money from its principle lender, Hillerest Bank, which indicated last summer it had reached its lending limit

for this project.

The agreement allowed the city to back the bonds and to apply its credit to enhance them.

But it was unclear Mondsy how much RED will be asking for naxt wesk

funding is stll nesded for paridng lots and exit/entrance ramps on Interstate 7o.

“City Council i going te have to ek, What will we accomplish by doing this? What is the benefit?” Ross said, adding that

x

Last vear's reguest by RED Development did pass, 4-2, though Gity Council Member Shefla Sclon eslled it 2 “bail out® and woted
against it - in part because of the risk of putting the city's eredit rating ot rizk. City Council Member Ron Fowler also voted

against it

1n addithon, should tex increment financing, ar TIFs, from Target and thres existing transportation development districts, or
TDDs, nat mest consaltants’ estimates, the city would be responsible for making up the difference, most 1ikely from the general

fund.

TDDs are deslgned to inltiate and fund public transponiation improvements through a collection of taxes and barrowing of

funds.

Those businesses participating in the TDDs include Wal-Mar, which plans to ensct an additionzl half peccent sales tax soon;
Home Depot, which enacted a half cent sales tax and plans to sdd another half percent; and businesses within the Coronado
Place development and Meiner's Market, all of which have enacted their 1 percent sales tax.

‘The City Counicil understood last June that RED might return for more bond issuance, and Exic Johnson, ¢ty edministration,

sald back then there was no commitment.

In the meantime, the retsil center hes seen & lot of activity, with October 2009 being by far its busisst.

Target opened, as did Gap Outlet, Chipatle Mexican Grill, Gemestop, Selly Beauty and Maurices. Openings this spring include
Staples, Lowe's Home Improvement Warehouse, Bosks-A-Million, Peteo, Gordman's, Famous Footwere, and Arby's.

Seott Allen, commiinity development director, said workers have begun the foundstion for the building that will be Books-

A-Million and Gordman's,
“It seams to be on time, but the weathar had some affect, I'm sure,” Allen said.

Copyright 2010 The Examiner. Soms rights resseved
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Rancho Mirage will be a 100-acre regional shopping canter at the southwest corner of Ramon Road and Bob Hope

Drive, near the planned |-10 interchange. The 900,000-square-foot project will create a town center-like
atmosphere with abundant walkways, lush landscaping and unique architecture. Retall, restaurant and
entertainment tenants are proposed including department stores, fashion, electronics, home furnishings and

domestic products, sporting goods, full-service and fast-casual restaurants. These tenants will be supported by

junior anchaors, lifestyle tenants and traditional service providers.

Rancho Mirages is a partnership between RED Development and the Agua Caliente Band of Cahuilla indians.
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Project Inquiry

1 messags

Hooks, Todd (TRBL) <thooks@aguacaliente.net> Thu, Oct 27, 2011 at 12;,1:

To: "allabouteagle@gmail.com" <allabouteag le@gmail.com=>

Brandi,

Margaret Park forwarded an email you sent to her regarding a request for information
about the RED Development project. Please give me a call at the number below to

discuss.

Todd Hooks

Economic Developmant Director

Agua Calisnte Band of Cahuilla Indians
5401 Dinah Shore Drive

Palm Springs, CA 92284

(760) 883-1350

(760) 528-6823 fax

1ofl 12/21/2011 55335
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McWHINNEY

Press Releasas

MCWHINNEY AND RED DEVELOPMENT PARTHER TO DEVELOP ADDITIONAL RETAIL
THROUGHOUT CENTERRA

Gcighar 18, 2010

LOVELAND, CO -~ October 1B, 2010 = MeWhinney end RED Devalapment, LLC, today enncunced & peraership
o davelop significent emeounts of rotall opportunities in coming years throughout Centorma, the 3,080-ecra
mastar-planted community at 1-25 and US 34 in Lovelans, Cola.

HMewWninney ang RED officials eeoest future retmll gites At Centerra will range from single stafes ta lerge centers
with muitiple tenents. They indiceted the first retell covelspment moss Hikely will ooour on land immedistaly zast
of The Promensde Shoos ot Centerra. Because of strong interest froem retailers acrofs the country, the indtial
onwotppment is oxpocted [0 be @ mized-use dovelopment that includes retedl, office and some residential
proparties. They anticipate that furthar develapmen: thioughoa Cantermn will foliow.

Today, large ratail projects at Centarre Inzluge the 630.000-square-fast Pramenade Shops at Centerva and the
Z00,000-squane-faal Markerhiace at Centerra,

“We've Just somtchod the surface, a5 far as rotedl &t Cenierre goes,” seid Chad MoWhinney, McWhinney CED,
“iWe ses &R oppartunity to develap & significant emount of retail ower tha next 10 yesrs. Whils the inltial focus
will pe 2kt of The Promenass Shaps, cor goal & for development to oocur thoughout Contarma.

“RED Develaament has outstanding, ongoing contacts with nefional reteilers that we don't have,” he added
“Bacauge of those Impartant contssts end thaeir gxperikes, our partnership with RED will furtner sstablish
Centorra @6 tne cpicenter of retell shopping in Narthern Colomede.”

AED Denmlopment. with afMices in Kanses City and Fhoonix, dewelops, lesges and owns shopping Dentars
roughout the natian.

The surong likelinoad of » rengwed Norhers Colaraca EZOnOMy AnD e8dy BopUlation growih continpes 1o foal
significant intarest in Centarra amang retaflers acrcss the Sountry.

San Lows, Managing Partner of RE0 Dewelopment, xpisined, ™We maintain contects theoughout the natianal
fELRIl commMuRity and our s2uES (2l uE mere's an incredisle level of Interest for new retall 2t Centerma. People
see how well Centerre has westhersd the recession. There's huge potantial for MoWhinnay and RED
Development to grow togethar

Centarra is @ project McWhinney began in 1991, &t 5,000 scres, Centerra if one of the iargest master-plenned
communities |n Calsrede. In sdgitien o refall, the develcpmaent has brought housing and much-nesdss
infragtructura improvemenis to the aren. Projecs inglude the 303-unit Lake Viste luwysy Bpariments. recent
completion of the 7-35/Crossroads Boulavard interchange and the cument vpoate to the I-257U5 34 interchange,
whizh will serve 25 the gatewsy 1 Loveland when completed in early 2011,

Temtarra ambodias the Colomdo (fzstyle by integrating grean-bullt nelghborhosds with preserved natural ereas,
recreslicn CrERS, premiss Mopping End dining, top empiovers, highway access, medical  gervizes, and
ommunity-orianted evenis and activities. Centerre offess. Morthesn Caolotedo’s firgt iifestyle center, The
Promanase Shops At Centerre) s home to Medicel Center of The Rockies, 8 state-of-the-am 136 bed replanal
hogpital o9 track to be one of the pniy LEED Gobd-certiNen hospizals in the nation; and festures The Marketplnce
ar Centerra, Momhern Colorado’s leading lasge-focmat shopplng center,

For more Information plazse contact MoWninney at [270) SEZ-S080.
FER

£bout Me\Whinnay

Hepdguertered n Loveland, Coloreda, MoWhinney &5 a team of telented peopie who Bre pRisisnabe ebout
creating great placas for pecple and providing fables experisnces 15 our customers. Wa gevelsp innovative ard
sultainalle mester-plEnnad cammunities and awardwinning verticel commercial ang mixad-use projects. Since
1§91, McWhinngy has plannad and developad mose then £,000 ares in ceversd master-pisnned communities
and over 3.6 million squarne feet of vertical commarsial and mixed-use properiies throughout the Resiy Maunteln
ragian and on the West Copst. In ID0E, McWhinney moved up fram MNo. 13 to Mo, 11 on tha list of the 50 Sest
Small ang Medium Sire Compenies to Work for in America. Tn 2008, tha company was names Colarato's
“Oaveloper of the Yaa~ by tha National Asscciation of Industrial snd OfMce Propeties [NAIGP) for MoWhinney's
Eigrdficant real estate and developrment confributions in the state- For additional imformation, visit
. meAhlaney.com,

Abaut RED Develogment, LLT

RED Dewelcpmant, W, formaes in 1985, has c-nesdiuarmest in Weanses Clty, M., snd Phosniy, Anz. RED
develaps. |eases, MENAgEr AN ownd shoppifg centers throughout the netlon, RED has meore than 30 centers
agen, in dévalapment oF Under canftructisn, tefaling mors than 15 millon sguare feet. To learm mone abadt Ao

»
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MeWhinney seeks more public debt financing for Centerra hip: .-'Im-clan&pa]i'dcs.com-‘hic\\-".'ﬁmcycrisisﬁ4.hu-n1
LovelandPolitics.com BLOG - Post your comments here
ovRiRnd e
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Loveland - August 30, 2010

At pver $100 million in debt, Cemerra has more public bond deht now than most cities of Colorado but dossn't have
an office, telephans o even one smployse.

Evet since Centarre was constituted as 8 local government {on paper), it has besn described es a “private parinesship”
with the City of Loveland by its creators but is lintle undersiood by mast residents of Loveland. Even soms members
of Loveland's City Council have srronsously referred 1o Centerma 25 developsr McWhinney's “private invesiment” in
Loveland instead of recopnizmg Centarma as & locally constituted govarnment within Loveland funded by diveried tax
dollars and new public debt.

Centerra was organized in 2004 as & "quasi-munizipa] corporation” when the City of Loveland ceded caraim
governmentzl responsibilities and control within its own city boundaries to Centerra. Centera was creaied under the
authority of the Colorsdo Special District Act (Titie 32, Articls 1, Colorado Revised Stamtes) Like the Clry of
Lovaland, alsa & municipal corporation, Centema enjoys the sams governmental powsrs of most any Colorade Jozal
governiment or metro district when mssesting fess, imposing taxes and creating publiz indebi=dness.

Like any corporation, Centervn is a legal person with cenain rights and obligations under the law but unlike mast
corporations nobody works for it or owns it. Instead, Centerra aperations are conducted entirely by “contracied
services” armangsd by McWhinney, Not surprisingly, McWhinney is the provider of choize for most servizes and in
rezurn provides Centera with bills it cannot pay which ars comverted to interest eaming debt by Centera later 1o be
paid from procesds miesd through taxes or additionz] public debt. According to the 2009 audit, Ceaterma owss
MecWhinney more than $11 million (from advances and in-lrind contributions) that will be repaid from future revenus
not alrsady commirted to the plus 3100 million public bonds the distrizt will alsh nead to repay.

Finding the person who looks after Centerra's long-ierm interests fisst in the Centerra Enigma i3 a little like Dorothy’s
search for the all powesiu] Wizard of Oz Draw back the curtain and vou will not find enyone there for Centermra but
inst=ad McWhinney guistly contralling the Jevers. Self-described Centersa advocates will argue for McWhinnzy's
interests in the neme of Cemerma. Rich Shannon, & former VP of McWhinney, will often use the lofiy tithe “Centerma
District Maneges™ without disclosing to the public he isn't #ven employed by Centema but instead 2 contractor
cantrolled by McoWhinney.

Many small non-profit gencizs or ownships with few if any cmployess rely on an indzpendent board of directors to
provide eversight of their contracted servicss to ensure the mission end purposs of the organization is being ssrved
Centerra's board of dirsctors, however, is another McWhinney eppendage, 50 &gain you draw biack the curtain and
sa2 only McWhinney oparatives.

According to the 2009 annual audit of Centera, “The membets of the Board of Directoss are employess, 0wneTs of
are otherwise associzted with McWhinney (Developer).”  Year afier yzas, atdits of Canterra have concluded one
importent point, Centerra’s board is not &n independsnt board but instead controlled by MeWhinnay (Noig J page &
of Cenlera 2009 apdit). Among those piciured sbove conducting the Centerra board mesting are McWhinney semior
s1af members Kim Permy (MelPhinncy Community Design I'P), Jay Hardy (McWhinney FP and Gemeral Manager),
Doug Hill (MeHhinner Chiel Operaring Officer), Tom Hall (McWhimey Commercial Broker), Joshua Kane
(Melitnney Chief Finameial Cifficer) end Alan Pogue (Mcl¥Rinmey afteraer).

Colorado law reguires any board member of a not-for-profit entity 1o diselose to the boerd their material conilict of
interest In most cases, the boerd decides whether or not the conflicted party can vote on any pariculer maner befors
the board for which they heve = conflict of interest. In the cass of Centerre’s board, the majority of the board is
eonflicted so the imtent of that law would be oull end void &5 there is no objective majority to decide.

As & resilt of McWhinney's monopely of Centerra's board, tax revenuss end public debt generated through Centerm’
1 lzgnl staius as a local govemment is speat mostly 1o benefn McWhinnev's privete propailies Jocated wathin Centerra
instesd of the district 25 a whole, This process puis inte jeapardy the longer-120m prospecis for Canterre's financial
wiability and susizinability &5 well as cregting an snormous disadvantage for eny non-MeWhinney property owners

v
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McWhinney sesks more public debt financing for Centerra

within Centerss metro districts. t has also put stizains on McWhmney's relationship with the Ciry of Loveland s
Centerra atempted to divert monies obligated to build promised regional transponation projects (1-25/U538) rowards
subsidies for McWhinney commescial projecis insead

Becaus= Centerra b8 inssparable from McWhinney. even McWhinney panners heve found dealing with Centerra
difficult becavse Centerma dossn't really exist 25 an entity excapt on paper but scts a5 an nstrumem of MeWhinney

Geame Changers

The recent foresiosare of the Promenzde Shops Al Cemerm by Key Bank creaies s large swath of land in Centera

no longer controlled by McWhinney, This could give the new owser an oppamunity 1o vote-in an independent board
membsr when current tesms expirs in 2012, Even before the foreclosure, MeWhinnsy's double interest 2¢ both the
controlling hand of Centerra and pariner of the Promenade Shops created havoc i their business reletionshin with
the

managing partner of The Promsnede Shops lifestyle center; Poag & McEwsn.

McWhinney fougii their nmings's anempts 1o eppeal the eounty’s fsiessed vilus of the shopping conter which would
have reduced significantly the lifestyle center’s annual tax bill thus improving revenuss for the troubled projest.
Inst=ad of helping McWhmney opposed the reduction in tax assessment since the impact would hurt Centerra’s
revenuss flowing to McWhinney's projecte. When the dispute landed in court, the judge decided to wait until after
the foreclosere auction to determine whether to allow & dispute of the assessment by Poag & McEwen to go before 2
siate arbitrator

It is littie wonder why Poag & McEwen became so upsst when they found the beneficiary of their property tax
dollars, Centera, willing to subsidize & competing McWhinnzy proposed development, Grand Station, afier
McWhinney sold half of their interest in Promenade Shops to Poag & McEwen. Desperate for the intervention of
non-McWhinney controlled entiry, Poeg & McEwen appraled to Loveland's previous City Council to no avail.

Lezally, Centerra’s siated mission is to "provide construction, installation, finzncing and operation of public
improvemants, including strests, traffic safety conttols, landsceping, water, sanitary sewer, storm drainege, television
relay, and pack and recreation facilities™ within Centesma

In practice, McWhinney's governing board of Centerra stretches the definition of “public improvement™ 1o it the
short-1erm commercial ohjectives of the developer who employs the members of the board.  This has included
signage for @ McWhinney owned shopping center end auto dealer center, the McWhinney's unpopular African an
sculpture collection on public dispiey and even &n $80 million private parking garepe for the once proposed Grand
Sition project

In rare instances, the City of Loveland has stopped Centemre in siretching their use of public funds for private
purposss like the failed attempt by McWhinney to spend 51 million on a trolley system from the public funds in

2007
to further subsidize the now failed Grand Station projest. (see LovelandPolities storv on Cowncil Trollgy decision)

In 200% the Colorado Legislature passed raforms of Matro District and their finznces that may impast MeWhinney's
operation of Centerre. The legislation centers mostly on residential matro districts and was the product of reforms
proposed by the Colorade Springs group for Metre Distrigt Refwm

Please fee] free to comment on the blag if vou agres or disagree with this story content.

hitp://lovelandpolitics.com™cWhinneyerisis34.ha
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Cabela's pulls out
of Wheat Ridge
retail development

2y Andy Vuong
The Daenver Post

Posied; 0T/282011 090000 AK MDT

A long-delayad retall developmant In Wheat
Ridge lost its marquee tenant Thursday as
Cabela's announced that it is withdrawing from
the project.

The outdoor-goods chain said tha project, in the
warks sinca 2004, no longer fits with its revised
ratail strategy. Cabala's is reducing its
“involvement in the land davelopment businzss,”
said chisf exscutive Tommy Miliner in 2 praparsd
statement.

Cabela's owns 50 acres nzar Interstate 70 and
Colorado 58, whera it initially planned to build &
185,000- squara-foot retail destination
showroom. The company now wants to sell the
property and consider other Denver-area
locations.

"lt's an overall shift in retzil strategy,” said
Cabela's spokesman Joe Arterburn. "We're better
off concentrating on what we do best, which is
retailing outdoor goods.”

Tha Cabela's stors was slated 10 be part of the
210-acre Clear Cresk Crossing Development.

“Ne're disappointed,” said Patrick Goff, VWheat
Ridge city managsr. "We understand their
decision, but the city is going to continua moving
forward with a developer io develop the site.”

http:.I'hvwv.f.dcmrerpost.mmf'fdcp‘?uniqu¢=1 320368747698

Page 1 of 2

Cabela's was the unofficial namesake rataiier for
ihs developmeant, with the city's website noting
that the project is "also referred to 2s the
Cabela's Project.”

The development is expscted 10 feature about 1
million sguare fz2t of retail space, inciuding

thraa anchar tenants, Goff said. A Super Walmart
will serve as ong of those anchors, he said.

Cabela's openad its only Colorado store in Grand
Junction in 2010, Arterburn said the Mebrasks-
basad company hasn't nailed down another site
or sites in the Denver area for additional stores.

mrat wa understand is that Cabela's is planning
on building two other Cabela's, ona maybe as far
north 2s Fort Collins and one maybe in Colorado
Springs,” said Faye Griffin, chairwoman of the
Jefisrson County Board of Commissioners.

Jeffarson County officials are disappoint=d by
Cabela's decision but remain confident that
\Whaat Ridge can attract other husinassss toths
project, sha said.

“I'm hopsaful that we can g&l soms projects
completed and do away with all the bare ground
and the dirt that's thare,” Griffin said, "because it
is & prima location.”
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businass

Lowe's to close
store in blow to
Denver's Alameda
Square

By Howard Pankratz
The Denver Post

Posied; 10182011 01:00:00 Akf BALIT
Updated: 10M82011 01:0318 A DT

Lowe's Inc. said Monday that it is clesing its store
in Denver's Alamada Square Shopping Center,
stunning community leaders wha just 18 months
ago attended its grand opening and cslebrated it
as the linchpin of a sought-after redevelopment
effort.

The 103,000-squars-foot Lowe's home-
improvemant stors was the anchaor of an
ambitious redevelopmant project that had
previously suffered setbacks. Civic lzaders

fought for nearly two decadas to revive the
blighted center near South Federal Boulevard and
Wifest Alameada Avenue.

"It is going to leave a mark — a gaping hola in
the community,” Denver City Councilman Paul
Lopez said.

Lopez, whose district borders Alameda Square,
said the redevelopment ushered in an attractive
place to shop and eat while maintaining the
neighborhood's culturally diverse character. In
addition to Lowe's, Alameda Sguara has six Asian
restaurants and numerous other retailers,

The Alameda Squars Lowe's is among 20
“"underparforming" locations the company is

http:/fwww.denverpost.com/fdcp?unique=1321046762833

Page | of 3

closing nationwide. It is the only one in Colorado
slated for closure.

"Closing stores is never sasy, given the impact
on hard-working employees and local
communities,” Lowe's chairman, president and
chiaf executive Robert Niblock said in a
statement issuad by the company. "However, we
have an obligation to make tough decisions
when necessary to improve profitability and
strengthen our financial position.”

Alameda Square was daclared blighted in 1991
Efforts to ravive the center hit numearous
roadblocks, including vocal community resistance
to Wal- Mart's desire to build a store there.

The effort appaared to have had a happy ending
in 2010 whan Boise- basad Brighton
Development Corp. spant $28.6 million on the
radavelopment with Lowe’s anchoring the
project.

The project was backed by the Denver Urban
Renewal Authority, which agreed to reimburse
Brighton up to $7.3 million from sales and
property taxes generated at Alameda Square.

Tracy Huggins, executive director of the
authority, said its ability to reimburse Brighton
could be affected by the closure. Huggins ssid
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she also is concamed about th lost jobs and
oversll impact on Alameda Square.

“fny time you have a major tenant go dark, it
has a nagative impact on the rest of the center.”
Huggins said. "We are really disappointad after
all the years of work that it (the project) didn’
continue forward as hoped.”

John Wright, president of the Asian Chamber of
Commearce, said Alamada Square had become
the "crown jewsl of Asian businass shopping
cantars” in Colorado because of the
redavslopment.

"They (Lows's) wers very good corporate citizens
I'm disappointad,” said Wright, who said the
company reached out to tha Asian community
and "mads an ffort to hire Asian-spaaking
people.”

Lowe's said the store has 90 employees and wil
ramain opan about 2 month whils inventory is
liquidated. It is not moving employess to athar
stores.

“It's a total bummear,” said City Councilman Chris
Navitt whose district includes Alameda Square.

Howard Pankratz: 303-854-1933 or
hpankratz@denverpast.com

http://www.denverpo st.com/fdcp?unique=1321046762833
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RE: Costco Tuesday, August 16, 2011 5:53 PM

From: "Lana Gallegos” <lanz@TownafGypsum.com>
To: “All About Eagle® <allabouteagle@gmallcom™>

| thought that may have been what you maant so | includad some rough estimates in my original e-mail below.
Costco is just onz of the businessas/buildings within the Airport Gateway Subdivision which is zonzd Commercial
Professionzl. There is no sq. ft. limit so to spaak on these lots that remain to be developad, but they would naturally
be restricted by the size of the lot, the parking required for the use, 20% landscape area, height limitations, stc....
Therefore, | still think 50% Ieft to be built out in Airport Gateway is a pretty close number.

Since Airport Gateway is straight zoned and not PUD, there is no real total sq ft limitation. Unfortunately | do nat
have total sq ft numbers that have been built out thers so far and that would take quite 2 bit of work to gather.

Lat ma know if you have any other quastions.

Thark yoL.

From: All About Eagle [mailto: allabouteagle@gmail.com ]
Sent: Monday, August 15, 2011 12:19 PM

To: Lana Gallegos

Subject: Re: Costco

Hi Lana -

1 think 1 meant the other part of the subdivision, not specifically Costco. For example, Red is asking for
approval on 532000 sq feet with so much parking. If only one building was built for 100k, there would
still be another 432k available for building whenever they or someone wanted to build.

So when Costco was approved for their sq feet and parking, what was the other zoned approval for - I
assume there would have been more approved but not sure how Gypsum approves that. Eagle does it
with a PUD guide for an area/project.

If that doesn’t make sense, no worries. If so, any info is appreciated.
Brandi

On Mon, Aug 15, 2011 at §:49 AM, Lana Gallegos <[_ana/@townofzypsum.com> Wrote:
There are no more “phases” to the Costco buiiding. They will soon be adding additional underground storage tanks
at thair fusling station, but no more buildings of husinesses are being added to the Cosico site.

The remaining property within the Airport Gateway Subdivision (whare Costco is located) is already zonad,
approved, and has infrastructure in place so these remaining lots are basically ready to build on whzan a proparty
owner wants to building somathing so | wouldn't really dafine this as anothar scheduled “phase” yet to coma but
rather infill build out. | would estimate that about 50% of the subdivision has been constructed with 50% more
buildings and businesses yet to come in this area.

Hopafully this helps]

Erom: All About Eagle [malito:aliabouteagle@amail.co
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Sant: Sunday, August 14, 2011 10:50 PM
To: Lana Gallagos
Subject: Re: Cosico

HiLana -

Thanks again for the Costco info. Do you have any other info on the total project proposed and/or
approved vs what has been built? I'm trying to compare the Avon/Gypsum projects to Eagle's to ensure a
proper phasing plan. The phasing meeting isn't until Sept 6th so it is not an immediate issue but any info

would be appreciated!

Have a nice week,
Brandi

On Mon, Aug 1, 2011 at 9:12 AM, Lana Gallegos < ana@townofovpsum.com= Wrote:
Brandi... as you reguastsd:

Costco total building size including tire center and liquor store is 153,730 sq. ft. with a total of 772 parking stalls
including handicapped.

Let me know if you nzad anything elss. Thank you.

Lana Gallegos

Senior Planner

Town of Gypsum

Box 130

Gypsum , CO 81637
(970) 524-1729 office
(970) 904-1791 cell
lana@townofgypsum.com

B/16/2011 7:03 P
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Across the Country
We believe the information included here illustrates that towns/states are behind in

understanding the true net impacts of TIF financing. We believe that Red Development is far
more sophisticated than us (on such projects) in our small town and extra caution should be
taken with a risk of this magnitude which is 70% of the current commercial space in Eagle.

Reason Magazine: Giving away the store to get a store (m)

US PIRG — increased transparency (o)

US PIRG — recommends reform (p)

Reconnecting America — TIFs (q)

Voice for Liberty in Wichita (s)

New Rules Project: Economic Impact Review. Although this measure was defeated, the
history of why the bill was proposed, offers great validity for requiring a true economic
impact study. (1)
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Giving Away the Store to Geta Store
Tax inerement financing is no bargain for taxpayers.

Daniel McGraw from the January 2006 issue

If you're imagining an attraction that will draw 4.5 million out-of-town visitors a vear, the
first thing that jumps to mind probably isn't a store that sells guns and fishing rods and
those brown jackets President Bush wears to clear brush at his ranch in Crawford, Texas.
Yet last year Cabela's, a Nebraska-based hunting and fishing mega-store chain with annual
sales of $1.7 billion, persuaded the politicians of Fort Worth that bringing the chain to an
affluent and growing area north of the city was worth $30 million to $40 million in tax
breaks. They were told that the store, the centerpiece of a new retail area, would draw
more tourists than the Alamo in San Antonio or the annual State Fair of Texas in Dallas,
both of which attract 2.5 million visitors a year.

The decision was made easier by the financing plan that Fort Worth will use to
accommodate Cabela's. The site of the Fort Worth Cabela's has been designated a tax
increment financing (TIF) district, which means taxes on the property will be frozen for 20
to 30 years.

Largely because it promises something for nothing--an economic stimulus in exchange for
tax revenue that otherwise would not materialize--this tool is becoming increasingly
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popular across the country. Originally used to help revive blighted or depressed areas,
TIFs now appear in affluent neighborhoods, subsidizing high-end housing developments,
big-box retailers, and shopping malls. And since most cities are using TIFs, businesses
such as Cabela's can play them off against each other to boost the handouts they receive
simply to operate profit-making enterprises.

A Crummy Way to Treat Taxpaying Citizens

TIFs have been around for more than 50 years, but only recently have they assumed such
importance. At a time when local governments' efforts to foster development, from direct
subsidies to the use of eminent domain to seize property for private development, are
already out of control, TIFs only add to the problem: Although politicians portray TIFs as
a great way to boost the local economy, there are hidden costs they don't want taxpayers to
know about. Cities generally assume they are not really giving anything up because the
forgone tax revenue would not have been available in the absence of the development
generated by the TIF. That assumption is often wrong.

“There is always this expectation with TIFs that the economic growth is a way to create
jobs and grow the economy, but then push the costs across the public spectrum,” says Greg
LeRoy, author of The Great American Jobs Secam: Corporate Tax Dodging and the Myth

- of Job Creation. "But what is missing here is that the cost of developing private business
has some public costs. Road and sewers and schools are public costs that come from
growth." Unless spending is cut--and if a TIF really does generate economic growth,
spending is likely to rise, as the local population grows--the burden of paying for these
services will be shifted to other taxpayers. Adding insult to injury, those taxpayers may
include small businesses facing competition from well-connected chains that enjoy TIF-
related tax breaks. In effect, a TIF subsidizes big businesses at the expense of less
politically influential competitors and ordinary citizens.

“The original concept of TIFs was to help blighted areas come out of the doldrums and get
some economic development they wouldn't [otherwise] have a chance of getting," says
former Fort Worth City Councilman Clyde Picht, who voted against the Cabela's TIF.
"Everyone probably gets a big laugh out of their claim that they will draw more tourists
than the Alamo. But what is worse, and not talked about too much, is the shift of taxes
being paid from wealthy corporations to small businesses and regular people.

"If you own a mom-and-pop store that sells fishing rods and hunting gear in Fort Worth,
you're still paying all your taxes, and the city is giving tax breaks to Cabela's that could put

hrtp:ﬁreasun.cumfarchivesf.?.ﬁl}ﬁfﬂ 1/0 1Igiving-awa}r-the—smre-tn—gat-afprint 11/12/2011
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you out of business," Picht explains. "The rest of us pay taxes for normal services like
public safety, building inspections, and street maintenance, and those services come out of
the general fund. And as the cost of services goes up, and the money from the general fund
is given to these businesses through a TIF, the tax burden gets shifted to the regular slobs
who don't have the same political clout. It's a crummy way to treat your taxpaying, law-
abiding citizens." '

Almost every state has a TIF law, and the details vary from jurisdiction to jurisdiction. But
most TIFs share the same general characteristics. After a local government has designated
a TIF district, property taxes (and sometimes sales taxes) from the area are divided into
two streams. The first tax stream is based on the original assessed value of the property
before any redevelopment; the city, county, school district, or other taxing body still gets
that money. The second stream is the additional tax money generated after development
takes place and the property values are higher. Typically that revenue is used to pay off
municipal bonds that raise money for infrastructure improvements in the TIF district, for
land acquisition through eminent domain, or for direct payments to a private developer
for site preparation and construction. The length of time the taxes are diverted to pay for
the bonds can be anywhere from seven to 30 years.

- Local governments sell the TIF concept to the public by claiming they are using funds that

* would not have been generated without the TIF district. If the land was valued at $10

S mﬂﬂnn before TIF-associated development and is worth $50 million afterward, the
arglm‘le.nt goes, the $40 million increase in tax value can be used to retire the bonds. Local
governments also like to point out that the TIF district may increase nearby economic
activity, which will be taxed at full value.

So, in the case of Cabela's in Fort Worth, the TIF district was created to build roads and
sewers and water systems, to move streams and a lake to make the property habitable, and
to help defray construction costs for the company. Cabela's likes this deal because the
money comes upfront, without any interest. Their taxes are frozen, and the bonds are paid
off by what would have gone into city coffers. In effect, the city is trading future tax income
for a present benefit.

But even if the dedicated tax money from a TIF district suffices to pay off the bonds, that
doesn't mean the arrangement is cost-free. "TIFs are being pushed out there right now
based upon the 'but for' test," says Greg LeRoy. "What cities are saying is that no
development would take place but for the TIF....The average public official says this is free
money, because it wouldn't happen otherwise. But when you see how it plays out, the

http://reason.com/archives/2006/01/01/giving-away-the-store-to-get-a/print 11/12/2011
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whole premise of TIFs begins to crumble.” Rather than spurring development, LeRoy
argues, TIFs "move some economic development from one part of a city to another."

Development Would Have Occurred Anyway

Local officials usually do not consider how much growth might occur without a TIF. In
2002 the Neighborhood Capital Budget Group (NCBG), a coalition of 200 Chicago
organizations that studies local public investment, looked at 36 of the city's TIF districts
and found that property values were rising in all of them during the five years before they
were designated as TIFs. The NCBG projected that the city of Chicago would capture $1.6
billion in second-stream property tax revenue--used to pay off the bonds that subsidized
private businesses--over the 23-year life spans of these TIF districts. But it also found that
$1.3 billion of that revenue would have been raised anyway, assuming the areas continued
growing at their pre-TIF rates.

The experience in Chicago is important. The city invested $1.6 billion in TIFs, even though
$1.3 billion in economic development would have occurred anyway. So the bottom line is
that the city invested $1.6 billion for $300 million in revenue growth.

" The upshot is that TIFs are diverting tax money that otherwise would have been used for

- government services. The NCEG study found, for instance, that the 36 TIF districts would
cost Chicago public schools $632 million (based on development that would have occurred
anyway) in property tax revenue, because the property tax rates are frozen for schools as
well. This doesn't merely mean that the schools get more money. If the economic growth
oceurs with TIFs, that attracts people to the area and thereby raises enrollments. In that
case, the cost of teaching the new students will be borne by property owners outside the
TIF districts.

Such concerns have had little impact so far, in part because almost no one has examined
how TIFs succeed or fail over the long term. Local politicians are touting TIFs as a way to
promote development, promising no new taxes, and then setting them up without looking
at potential side effects. It's hard to discern exactly how many TIFs operate in this country,
since not every state requires their registration. But the number has expanded
exponentially, especially over the past decade. Illinois, which had one TIF district in 1970,
now has 874 (including one in the town of Wilmington, population 129). A moderate-sized
city like Janesville, Wisconsin--a town of 60,000 about an hour from Madison--has
accumulated 26 TIFs. Delaware and Arizona are the only states without TIF laws, and
most observers expect they will get on board soon.
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First used in California in the 1950s, TIFs were supposed to be another tool, like tax
abatement and enterprise zones, that could be used to promote urban renewal. But cities
found they were not very effective at drawing development into depressed areas. "They
had this tool, but didn't know what the tool was good for," says Art Lyons, an analyst for
the Chicago-based Center for Economic Policy Analysis, an economic think tank that
works with community groups. The cities realized, Lyons theorizes, that if they wanted to
use TIFs more, they had to get out of depressed neighborhoods and into areas with higher
property values, which generate more tax revenue to pay off development bonds.

The Entire Western World Could Be Blighted

Until the 1990s, most states reserved TIFs for areas that could be described as "blighted,”
based on criteria set forth by statute. But as with eminent domain, the definition of blight
for TIF purposes has been dramatically expanded. In 1999, for example, Baraboo,
Wisconsin, created a TIF for an industrial park and a Wal-Mart supercenter that were built
on farmland; the blight label was based on a single house in the district that was
uninhabited. In recent years 16 states have relaxed their TIF criteria to cover affluent
areas, "conservation areas" where blight might occur someday, or "economie development
areas," loosely defined as commercial or industrial properties.

The result is that a TIF can be put almost anywhere these days. Based on current eriteria,
says Jake Haulk, director of the Pittsburgh-based Allegheny Institute for Public Policy, you
could "declare the entire Western world blighted."

In the late 1990s, Pittsburgh decided to declare a commercial section of its downtown
blighted so it could create a TIF district for the Lazarus Department Store. The
construction of the new store and a nearby parking garage cost the city more than $70
million. But the property taxes on the new store were lower than expected, as the
downtown area surrounding Lazarus never took off the way the city thought it would.
Sales tax receipts were also unexpectedly low. Lazarus decided to close the store last year,
and the property is still on the block. Because other businesses were included in the TIF, it
is impossible to predict whether the city will be on the hook for the entire $70 million. But
given that the Lazarus store was the centerpiece of the development, it is safe to say this
TIF is not working very well, and Pittsburgh's taxpayers may have to pick up the tab.

If businesses like Lazarus cannot reliably predict their own success, urban planners can
hardly be expected to do a better job. Typically, big corporations come to small cities
towing consultants who trot out rosy numbers, and the politicians see a future that may
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not materialize in five or 10 years. "The big buzzwords are economic development,” says
Chris Slowik, organizational director for the South Cooperative Organization for Public
Education (SCOPE), which represents about 45 school districts in the southern suburbs of
Chicago, each of which includes at least one TIF. "The local governments see a vacant
space and see something they like that some company might bring in. But no one thinks
about what the costs might be....They are giving away the store to geta store." Big-box
retail chains such as Target and Wal-Mart seem to be the most frequent beneficiaries of
TIFs. (Neither company would comment for this story, and local politicians generally
shied away as well.)

Given the competition between cities eager to atiract new businesses, TIFs are not likely to
disappear anytime soon. "Has it gone overboard?" asks University of North Texas
economist Terry Clower. "Sure....But the problem is that if a city doesn't offer some tax
incentives, the company will just move down the road.” According to Clower, "In a utopian
world, there would be no government handouts, and every business would pay the same
tax rate. But if a city stands up and says they aren't doing [TIFs] anymore, they will lose
out."

Instead, it's the competitors of TIF-favored businesses that lose out. Academy Sports &
Outdoors, which employs 6,500 people, has about 80 sporting goods stores in eight

- gouthern states, including a store in Fort Worth. When the Fort Worth City Council was
considering the TIF for Cabela's, Academy Sports Chairman David Gochman spoke out
against the tax incentives, realizing that his company is a big business, but not big enough.
*This is not a nonprofit, not a library, not a school," he said. "They are a for-profit
business, a competitor of ours, along with Oshman's and Wal-Mart and others.”

TIFs Have Become the Standard Handout

Al Dalton, owner of Texas Outdoors, a 10,000-square-foot hunting and fishing shop in
Fort Worth, echoed the sentiment that the city was favoring one business over another.
"We don't have the buying power, and we don't have the advertising dollars," Dalton said.
"It doesn't make any difference even if we've got the best price in town if nobody knows
about it. The deep pockets, in every way, [make] a lot of difference.”

And that may be the key to understanding how TIFs are now applied: The companies with
the deep pockets are able to fill them with subsidies.

The Cabela's location in Fort Worth does not fit any of the blight criteria people had in
mind when TIFs were first created. The 225, 000-square-foot store, with its waterfalls,
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multitude of stuffed animals, and wild game cafC, sits on prime property just off Interstate
35. It is a few miles down the road from the Texas Motor Speedway (which has its own
TIF), and the 200,000 NASCAR and IRL fans who attend races there three times a year--
not to mention the fans who come to the speedway's concerts and other special events--
might want to shop at Cabela's.

The area around Cabela's is affluent and has been growing for years. A half-dozen
shopping centers nearby were on the drawing board well before the TIF was considered.
Within a five-mile radius of the hunting/fishing megastore, 10,000 new homes have been
built since 2000. That same area is expected to grow by 20,000 people in the next two
years.

But the argument against the "but for" assumption is not being heard. In 2004 a state
judge threw out a lawsuit against the Cabela's TIF by a Fort Worth citizens' group that
claimed blight was never proven, and that the city was misusing TIFs in a prosperous area
that needed no tax breaks for future development. The blight designation came from a
pond and stream on the property. It was an odd designation, given that the property isina
prime development area and ponds and streams are not what one would classify as

blighted.

_ The press releases and newspaper articles about the new Cabela's emphasize that the store
is going to draw more people to Texas than visit the Alamo (the studies were done by
Cabela's). The press release never mentions that a Bass Pro Shop store, part of a chain
almost identical to Cabela's, is just 10 miles down the road. While Cabela's was negotiating
its TIF with Fort Worth, it was also negotiating a TIF with the city of Buda, 120 miles
away, outside of Austin. Cabela's got about $20 million from Buda, and the same tourist
claims are being made there. If each Texas store is going to draw 4.5 million tourists, as
the chain claims, that means g million people will be coming to Texas every year just to
visit the two Cabela's stores.

"The notion that a hunting store would draw all these tourists is ridiculous,” says Greg
LeRoy. "But what is even more ridiculous is cities thinking that tax breaks are the primary
reason businesses relocate or expand in certain areas. There are so many other factors at
play--transportation costs, good employment available, housing costs and quality of life
for executives--that the tax breaks like TIFs aren't very high up on their priority list. But
these corporations are asking for them--and getting them--because everyone is giving
them out. TIFs have become the standard handout, and the businesses have learned how
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to play one city off the other. Businesses would be stupid for not asking for them every
time."

If TIFs continue to multiply at the present rate, we may see the day when every new 7-
Eleven and McDonald's has its own TIF. That prospect may seem farfetched, but it wasn't

too long ago that cities wouldn't even have considered giving up tens of millions of dollars
in exchange for vet another store selling guns and fishing rods.O

http://reason.com/archives/2006/01 /01/giving-away-the-store-to-get-a/ print 11/12/2011



Tax-Increment Financing: The Need for Increased Transparency and Accountability in Lo... Page ] ofl

Standimg Ua To Powsat i lEterests Sarw sl Ustins o B2
u‘sl PIRG WA Y SSNATE  ETFF  IEWE  REPOATS  REBRTE ABSUTUE PEG  UEFRSCOVEEEE RS LLFAS
ST Bl  EANEETUGSHTALD
ssuEs bz & Rppers & Ragert frotmen s Tis £ Busgsr Revem Foliow uy
CAMPAIGH FOR EAPE on Twitier ; E;;
ikl Tzx-Increment Financing: The Need for Increased
CONSUMER PROTECTIDN Transparency and Accountability in Local Economic nn‘ﬁi"r"f_b'

Development Subsidies
2011-10-11
EXEEIUTIVE SUMHARY

FinasCIal EECURITY
REFDRMIME HEALTH CARE
TOMECS E PUBLIC HEALTH

SEARCH THIS SITE

Taz-inzreman; financdng [T1F) nes been & widely used 120l far menicoalibes

TRANSPORTATION :
LTINS seeking pervate investment. TIF sliows cORS ard towng 0D EBorngw against an
#rea’s future 3 revenues @0 order ©0 Evest in immeciae projects or encounige [Floownisad the full
B ECTIONE & COVERNBENT aresent gevelpment When wied propery, TIF oan promate endunng prowin ——
AEFORK ENE ELronge” o s far blg Aeige Ay But TIF can #l5s and up
TLAK AND BUDGET POLICY WaSLing TRXpAYES nessUrces or chinaghng maney to politically favered special
SlErEFE

AFFORDAALE HIGHER
EFDUCATION Tax-increment financing can be west=d on projeds thai:

Fall to achieve public goals. Since, TIF drvert money from Sthasds, paris,
ansd piher Enportant servises, they wan't be jumifabls ¥ the prajedis
dupgarted 3l 1o pring hoped-for Investraent or harmd the communioy
in other ways.

Enrich special interests at the public’s expense, Foordy tesignes TIF
prag can give g At BATesinl & REad 15 R pUBTIONES On
favaned or wil-conngsies developers — repardiess of the project's

Encourage development in areas whaore It is least needed. TIF i3
interdes to sour redevelSpant of BreEE in dPTeUR Esanpmic strals;
bt the 100l has also been esed to fuel development of previsusly
undeveioped areRs.

Tha process of awarding tax-increment financing often thkes place
without safficient public awareness and input = creating the epportunity
Tor favoritism and corruiplian.

TIF often lacks transphrensy: The publis often lacks the tools to evaluate
whather a particular TIF groject makes sEnde.

TIF oftan lacks accountability: TIF brws do not adequately neguene fallow
up reporting Lhat would enabs tha public to cetarmine E the goals af
tne project were realized.

TIF can create "shush funds™ that lack public oversight and
sccountabllity:

- To prevent thase problems, s5ates snd municipaltee $550308 a3ppt Sirong rules
o poveming the use of TIF distrins and similar devedopment subsidees.  In shor,
rules should enswre that TIFs are targeted, transparent, accountable, and

democratically govarned.

[Frewinia] [Nasz]

Aesg U MR S Hap  Presy Poizy ConbeS Uw

LLE, PIRG: Tre Federation of State FIAGE « 44 Winter Sireet, 410 7L« Bapton, MA 02108
Frome: [517) 747-4370

Federal Asvocacy Office: 218 D Street 55, Lot AL « Washington, DC 206003

Pnone: [2062) S46-3707

http://www.uspirg.org/home/reports/report-archives/tax--budget-policy/1aX=-budget-policy-... 11/3/2011



New Report Shows Problems with Widely Used Local Economic Development Tool - U.... Page 1 of1

Standing Gp To Fowethe IRIETESis U B
UISI PIHE Tk =z wiff F saATE  BTRST MEVA REROETR RERGTY &ETUTLE MEE Ul FERG CoTiS HIER LT E
oUmATRM RYND  SD8E . BAVEETURENTAD

J——
1EEULE st o fupeet o Disat Riewrw » Ve L Susgat fekyy OOKATE b
L ]

i3

n
i

ca i FOR S&F
AMPLIGR TR SHEE TEK & BUDHET FOLICY NEWS

ENERGY EEARCH THIS SITE
CouSUIR PROTECTION | Serth + ASS Fend e >
FIN&NCIAL SECURITY Far Immedinte Relpase! Contast:
= 2013-10-22 PrinsEs Baxandall, (817) 747-4351
REFORMIHG HEALTH CARS Gare Kalrmas, Director, Fageral Legisintive Office, U/S.FiRS [2457439-7050 Washingtsn, D.C
TOKICS b PUBLIC HEALTH
TRANSFORTATION
SOLUTIONS
pap—————————— L Repart Shows Problems with Widely used Local Economic Development
REFOAR Tool
X AND BUDGET PORLICY Recommends Reforms for Tax-Insrement Financing in Argund the Nation
AFFORDABLE HIGHER & niaw FESERES Fesor relased foSay outlings problema with the growng trend amnang cties to barrow Bgainst
EDUCETION Futisry prowth 03 divert e Pevenues B 3 way 1o AM Bronoemic gevelopmant,

= g=glibs toa Shan Use Tax-increment finantieg 35 an all-purpcas sunpay for devesmpers rathes tnan B8 siginal
purpese 25 targeied tool 1o Feviice neighbarnoods with clrcumsiances thas cAmEPwiRE Cao0uRE EvestmEnL”
st Phinges Baxangall, P.D,, Senisr Analyst for Tax B Budge: Policy gt the U5, Pulihs intersst Fesedroh Groun

lwmm:ummmm-mhlmﬂ ceals o "TIEE,” with Asizona having lminaisd Iz% TIF law
B 2008, pcoording to the rapart These duals divest fujue growin in the tax ase fram & prepzried ared toward
spaial develspment prajests Cwer MARY yesTE, scmatimel huring schoal deparmments and Stner pulliz STUCures
ot st hee be faanced from 8 rarrower tax BASA.

[*We eppascd USRS for drawing SEEntion to tne fact that TIF has striyed from it grigingl pucpie of helsing
REighboB00as (et need reinvestment Most and In many s |8 Boually harming them knstead,” said Greg
LeSiey, Sxecutie Derector at Good Jobs First, which BEs canducted thair ows FeSearch on TIFS.

'Tlmeiwtmnl,hrtmnnhmmwlﬂm:wMMIﬂmm‘lﬂﬁwﬂlmm
Presidest and CED of Smart Growih America. *USFIRGE recommencationy far TIF refaren are @ key partof the
mgwnmummammmmmwwLﬂqnwﬂmnndm‘ .

Tha naw reporL Tan-inoEmens Fimaning: The Meed for Incressed TraRsparensy and Accountability in Lozl
Ezonomis Deywionmient Sunpdeet Mk 8 numbser of recommendations for stranger guidelings to engure TIF
Becamed mare targeted, rANSOATARL BCCOUNIAGSE, And demasraticaly governed. Far spmnce, TIF saals shauld bes

e saily 25 part of Advancing pars of & specific develaomant Erategy I Emited ehend-

. B5 temoorny &5 potiible, with unsoant fusds promptiy metmmed 1o the genaral puages o I LRIDe
+ aiter & CAFTHIN NIEMSET 0F YRATE.

Cazped by tha sate &3 & parcent of & municinabty’s and that can be placed under TIF sgresmants.

Eangustes theaugh 3 fully open And demacrslic DIDoeNs, WSR irdoematisn about TIF projects placed
psiling like other Dast practizes for gpending TrANSOATENDY.

Arcamapnind by SEkr, MERSUTE BENCNmArS for Dhe resacesininy of develapers.

<i-—{if IspparisEl->

'::'in-ntmmwmmwhrmw:allmsmﬁuuusum"’ of Zaah BNE dEvBIGDErE Wanl
eyt lozaETies nesd to ensune that Shesa tacls are clpaly targeted with iang-term neecs in ming,” sak Baxancall,

The rezart can be BITRESE AL G EniC netps /i umpirg, crgltifrenart

[Prewigus] [Hes)

i U5 PG Se it Sbeuny Ry e Lis

U5, PIRG: Tre Feseratian of STHE PIRGS « &4 Winter Stresl, 4th Fl, - Baston, KA 02108
Prose: [E17) T4T-4370

Fadaral kovossecy Office: 216 D Sireet 5E, 151 FL « Washingion, D 20003

Pnone: (262) 5465707

hrtp:fﬁnww,uspirg.crgfnews-rele;asf:sftax-and~budgen‘tax-ar1d—hudget-newsr’new—r&pon-shu... 11/3/2011



Tax-Increment Financing: The Need for Increased Transparency and Accountability in Lo... Page l ot 2

EbmreThs LY = Sttt tivl S
Browse Research - Sooks & Bepons ¢ Svant Calengar = Online Tools - Advances Seerch + Browse Tags - Federal Gran: Dpportundies -
-
Resource Center
= L A Tk s e e T g ey ey e e

Tax-Incremant Financing: The Need for Increased Transparency and

Accountability in Local Economic Development Subsidies
Ogtaber 13, 2011 L5, PIRG Educafion Fund

Mare Resources’ Economic Development And TOD, netional, Ressarch, TOD, TOD And Equity, TOD Finance

Exscutive Summsry
LocE BN RSP GOVEITITETAL SE VAU D518 10 EntautEgE
cevRioamant in esshcmcally chilienged areel. TEx-MIrEmant -1
Erancing (TIF) has been o leaSng 15l used for s pupase 717 ﬁ
EPos citess and towng I Bormow againg an aned’s fulure fax
FVENURS in orded o ireesl I mmediaie proeos 37 entoragR
presant davelopmant VWhen used prapeny and spadngly, TIF can
somale ardluting growtn end sbrangar cammanilies. VWhen wel
Iepropatiy. nosvevar, TIF €30 wasle Bosyer ro3ources of chanmal SEEI‘EE‘I ’ihE’ HEE‘DUFDE
maney i pallicaly mvoted SpEaiEl inlarests

Center

Relzted ltams

L

Tob & Squity

To probeci me subis et QovEnMmENtE Sl EMpose o

T T TSI e e safeguerds ) Sngune NEL T leSIRENd impalemented through 8
rEnTLEhEN, RSSOArTENE profess wnh Ziedr and compading pobls SERCHTID

Governments must use care in choosing when to use tax-increment financing Tre

pablic can benet from sussigies tha! bring lkeng #sanarms developmen io Selining o Bagnamn ankad.

vt TR L ITANCIND GO DA NS O UGS TS Browse the Resource Center

- Fall to achieve public goals. 5y cefinton, TIF diverts money f15m schadle, pares, Bnd siner
imporiant sepices. TIF profecls comtaink wan® be juaiSiasis ¥ (hey ane wsed i fup pon promszs el fal to

tring lhe heped-ior Pvestment or hirm M0 ESTMUTRY 0 olhar WEYS

Enrich special interasts at the public’s cxpenzse: Poxty gesignes TIF srograms can e

paverremen: afizials & tol 1o Bvish gubsicies on tavared o well-connecied develod sr—repardiaas of e Submit 2 Resource

pezecl's public benafils

Encourage development in areas whara it is lsast needad, TIF s mtenged 1o epr

redavesspmen of sread in dificudl soanomic strails, Dol the Lol ned KD Deeh vt io fwsl ceveinpment of Emall

ety undevelaped sress. Forl Wortn, Texes. for sxample, uied TIF 13 lure Ihe bip Do sponing aods

chan Cabsis's 1o B asl of prime, newly dewsioped tand thsl was dedpred “plighled” dus i the presence ol 8

Sir=Em End ke on e prapany,

"

Email Josin Hughes. Commmanizahiont Mamager

The procass of BwErding thx“naremant financng olen mkas place wilnout sullicien] pubic awareness and
enn—erealing the coponunily for [Bevonlism end camuplizn

+ TIF-often lacks transparnency: The pubic ches 18y ih (oo 1o evehe b wshner & paricular TIF

moiect makss SEnER. In somE sises, TE budgeie & nat putishad far public feview. guire the camiiedon

End pubkoatan of growih fonecesls el would snable he pubic o ovaluate the costs and beasdits of TIF

sUnEisay

TIF often lacks accountability TF ciopmant tand valve, ang lax revanue amoag hem, Kany TIF

B do nol howeves, reguns foloe-up TEEETung ke would snadie T pubic 1o Oalermae @ ire FEEE O N

peoiecl wers reaiized

+ TIF can create “slush funds™ that lack public oversight and accountabllity. in sama
jmlﬁm_ TIF revenue can be PET M T ﬁ!:{ﬂbﬁﬂ{t‘l‘.ﬂyb’! orather :&Jhl: pificals. _rase butgel
GPETEReN Dy thi mazar. ang nal evan shitned in Il with ihe city counsl, Funds may be alacalen is achlcs!
slies of pal projacts—od mEy condruE 1o D9 used 400 projects ingde @ TIF distrist oog aflar ihe orajasd
D!lpﬂﬂﬂy indennas lo reseive (he T funds was completes

T orevan ORae protiems, 310ded end muus2ail=s snduld 2oopt Sirong nadlos goveming 1ha ue o TIF disincis
and similar deveicpment subitiies. [ anorl rules ahould ensure InEl TIF'S are targeted, ransparant,

R F\mﬁ - %

http://www.reconnectingamerica.org/resource-center/browse-research/2011/tax-increment-... 11/3/2011




Tax-Increment Financing: The Need for Increased Transparency and Accountability in Lo... Page2of2

ST TIFOISINIC IS MOSIDE TRrgetsd 2NS ‘tEI‘prﬂﬁi’f"-n_rnm.’:""mI. T T EE OTE T
DRI T Gy B DY T SRAEE =TIRTe AN SRS s b sy 10 susceed, TIFS shourd rol £2 ) A Bk Peapord Poambadung Ao
EResmE N al-pa poe 1o o was Sevelanels TIF hou Criy D (TS 12Es 2ol T B0BoE el =
povelapment Tof phiyest T gre ol kady b oStur mihaus iz yimsvanian, B with & Selne2 1 fims
i Pl vl propetyy G revesiae il orice B8N Dp aed i pEeiE SUDEC Dursaiel
Suhsidy reciplents must be held sccounizble for meating goals. TIF sgreamant a2l
F=oss mag s nbie TEepals for sussess, wnd rEguiEr pEiatnance reviss SN MASRSR PopEls traEnas
s PeRcnUmETL WWhens passibie, monicoaliies Shauls rettin {Fia piley 1o deenend retu of somie o 88 e
[P mCnsy USRC 50 SLSEISER privhle SREDTEIn B EVEN i ORVEIDEMSNE RRITHRRS BTE iz e
. Infarmation on TIF must be transparent Seceuse TiF has Brglanm imipizatians for a
jusiszicticns Bnanzes anc aBAik o provTds pubis 3enices, thiy decition 1o Clexe 8 TIF eaf foval of
sanspanency ShE Sutls pRtESakIn e, prigdis bans harta supgRy Setsiled, argang ineareian
gheat tha linances and pertpsnante of TIF ool vig the e felawng Tremaarengy 247 sancurds =
pudpsl Bnd spunding Sasioun. (Se8 page 17)
- Citizens must have the tools to gvaluate the benofits and fradesiis of TIF.
(Gigvernmants ghould account lor thi oot of TIF onwicts 2x pani ot @ junsdistion’s moersl budgel-enasing
L] mmmw-mmzmmmmwmlww am e imaasls
of pinr pusiis SESINE

.

Downlond The Full Regort (POF ETE £S5

Costestifs | ShePoksias | S bap | 7SE | Fisw e

hrtp:ﬁwmv.recunnecﬁngameﬁca.urgﬁmuru-centerfbruwse-reseamwzﬂ1 1/tax-increment-... 11/3/2011



Tax increment financing: TIF has a cost Page | of 5

esddgiee For Liberty in Wichita

Individual liberty, limited government, and free markets in Wichita and Kansas

Tax increment financing: TIF has a cost

by Bob Weeks on February 2, 2011

Tax increment financing, or TIF districts, is slated to be used as one of the primary means to raise
money for the “public investment” portion of the costs of the revitalization of downtown Wichita.
Touted by its supporters as being without cost, or good for the entire city, or the only way to geta
project started, these arguments make sense only to those who see only the immediate effects of
_something and are unwilling — or unable — to see the secondary effects of this harmful form of
government intervention.

Cato Instimute Senior Fellow Randal O’ Toole has written extensively on the subject of urban
planning, development, and tax increment financing (TIF) distriets. The following article contains
many points that the Wichita Citv Couneil may wish to consider as it decides whether to rely on this
form of financing for downtown projects, or for projects anywhere in the city.

O'Toocle was in Wichita last year, Coverage of a lecture he delivered at that time is Randal 0" Toole
discusses urban plannine in Wichita. The author of The Best-Laid : How Govermnment Plannin

Hams Your Quality of Life. Your Pocketbook. and Your Future, O'Toole’s latest book is Gridlock:
Why We're Stuck in Traffic and What to Do About It

TIF is Not “Free Money”

By Randal O Toole

Originally created with good intentions, tax-increment financing (TIF) has become a way for city
officials to enhance their power by taking money from schools and other essential urban services
and giving it to politically connected developears. It is also often used to promote the social
engineering goals of urban planners.

TIF is based on the idea that public improvements to a neighborhood or district will lead developers
to invest in that district. To finance such public improvements, cities are allowed to kesp the
“increment” or increased property taxes collected from the area. Typically, planners estimate in
advance how much new property tax the city can collect and then sell bonds that will be repaid out
of those taxes. The revenues from the bonds are used to pay for the improvements.

TIF was invented in California in 1952 in response to a problem found in many cities after World
War II. At the beginning of and during the war, most urban residents lived in apartments. After the
war, huge numbers of people moved to single-family homes in the suburbs. This left inner-city
neighborhoods with high vacancy rates. Since few wanted to rent the crampad housing in such
neighborhoods, the landowners did not keep the housing in good condition, and the neighborhoods
became “blighted.”

So the California legislature allowed cities 1o create “redevelopment districts.” Typically, the cities
evicted the residents of the districts and tore down the housing, thus leaving bare land that
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izlonars could use to build whatever met market demand. It sometimes worked, but ofien did not,
and to this day some nzsighborhoods of New York City, New Jersey, and other urban areas remain
little more than gravel pits.

Eventually, every state but Arizona legalized TIFs — North Dakota doing so in 1975, (Arizona and
some other states use a similar scheme involving sales taxes.) Thousands of cities have establishad
TIF districts. But experience has proven that they don't work as well as hopad.

TIF is not “free money.” Studies have found that, at best, TIF is a zero-sum game, meaning for
every winner in the TIF game others lose an equal amount. In other words, TIF doss not increase the
total amount of development that takes place in a city or region; it merely transfers development
from one part of the region to another.

The new developments in the TIF districts consume fire, police, and other services, but since they
don’'t pay for those services, people in the rest of the city either have to pay higher taxes or accept a
lower level of services. This means people outside the district lose twice: first when developments
that might have enhanced their property values are enticed into the TIF district and second when
they pay more taxes or receive less services because of the TIF district.

Not only does TIF not stimulate urban growth, it may even slow it down. One studv found that
TIF is actually a negative-sum gamz because businesses that might have located or expandad in the
cities decide to move to another place that has lower taxes or higher levels of urban services.

TIF puts city officials on the verge of corruption, favoring some developers and property
owners over others. TIF creates what economists call a moral hazard for developers, If you are a
developer and your competitors are getting subsidies, you may simply fold your hands and wait until
someone offers you a subsidy before you maks any investments in new developmeant. In many cities,
TIF is a major source of government corruption, as city leaders hand tax dollars over to developers
who then make campaign contributions to re-elect those leaders.

TIF isn’t even necessary to promote redevelopment of declining neighborhoods. Eventually,
property values fall low enough that people start to buy and restore or replace buildings in those
districts. Rather than use TIF and eminent domain to redevelop a warehouse district, Anaheim
recently decided to merely get out of the way of developers of what became known as the Platinum
Triangle. Since then, developers have invested billions of dollars in the district.

TIF is no longer about blight. Today, the inner-city slums that TIF was created to replace are long
gone, yet TIF continues to grow. Bismarck wants to create a quiet rail zone. Fargo wants to
revitalize its downtown. Whensver any kind of development “need” arises, city officials are happy
to steal money from fire, police, schools and other services that rely on property taxes and use it to
fund that need.

Some states require cities to find that a neighborhood is blighted before they can use TIF. San Jose
planners once found that a third of their city was blighted, including one posh neighborhood that
was supposedly a slum because the residents had failed to rake the leaves from the private tennis
courts in their backyards. Some cities go so far as to declare prime farmland to be “blighted” so they
can maximize their share of the revenues when that land is developed.

TIF today is often part of a social engineering agenda that Americans should reject. With no
more slums to clear, urban planners see themselves as having a new mission: not to restore blighted
neighborhoods but to re-engineer society to fit their fantasies of how pzople should live.
Automobiles are evil, the planners think, and getting people to live in high-density housing will lead

http://wichitaliberty.org/economics/tax-increment-financing-tif-has-a-cost/ 11/3/2011
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sndrive less because they won't have s far to go to get anywhere. So cities like Denver,
Minneapolis. and Portland are using TIF to subsidize high-density developments.

Ironically, we seem to have come full circle. Once used to subsidize the removal of high-density
developments that few wantad to live in, TIF is now used to subsidize the construction of high-
density developments that few want to live in. Afier all, if there was tuly 2 demand for such high-
density housing, no subsidies would be needed.

While we like to think that government officials have our best interests at heart, TIF is just too much
of a temptation for many cities to resist. Two Democratic legislators in Colorado want to reform TIF

in that state so that cities can't declare farms to be blichted. A bill doing just that was proposed in,
but not passed by, North Dakota's 2003 legislature.

But that doesn’t go far enough. Legislators should recognize that TIF no longer has a reason to exist,
and it didn’t even work when it did. They should repeal the laws allowing cities to use TIF and
encourage cities to instead rely on developers who build things that people want, not things that
planners think they should have.

Related posts:

. Tax increment financing in Wichita benefits few

Wichita should reject the fads Portland has followed

Tax increment financine is not free monev

Urban plannine: Wichita should reject the fads Portland has followed
Randal O'Toole discusses urban planning in Wichita

Wichita TIF districts mean central sovernment planning

Wichita School District: Don't Give Up Your Tax and Revenue Base
Wichita Citv Council's misunderstandine of tax increment financin
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{ 9 comments... read them below or add one }
1 Ictator February 2, 2011 at 3:06 pm

Wichita's had a ot of TIFs for quite a while. Does anyone know how the finances on these
are working? Does anyone in the public sector keep an eye on these? [ look at the various
TIFs downtown, and I don't see whers making a TIF, has succeeded at any level. Look at the
East Bank TIF area just norih of Kellogg,
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On September 2, 2011, tha California Legisiature passed the following bill, which reguires
clties and countias to have an economic impact analysis prepared befora deciding
whether to approve an application to develop a largs superstora.

Governor Jerry Brown has until Octobar 8, 2011, to sign or veto tha bill.

The legislation defines a superstore 25 3 ratzil store of at least 20,000 square fest that
devotes 10 percent or more of its spaca to groceries. 1t will affect Walmart and Target,
bath of which operate large stores that include grocarias.

Undar the law, the city or county considering the superstora application must hire a
gualified consultant to conduct an 2conomic impact study. The cost of the study is paid
by a fes lavied on the applicant.

The study must assess a range of impacts enumeratad In the law, including:

« tha extent to which the proposed superstore retailer will capture 2 share of ratall sales In the market area.

« how the construction and operation of the proposed superstora will affect the supply and demand for retail space in the
market arsa,

« how the construction and oparation of the proposed superstors wlill affect emnploymant in the market area, including an
analysis of whather the proposad superstore will rasultin a net increase or decrezsa in employment in the market

araa.
s the sffect on wages and benefits of employees of other retail businesses, and community incoms levels in the market

arza,

s the costs of public services and public facilities resulting from tha construction and oparation of the proposed
superstore retailer and the incidence of those costs,

« tha sffect that the construction and oparation of the proposed superstors ratailer will have on retail oparations,
including grocery or retail shopping centers, in tha same market area.

« tha sffect that the construction and operation of the proposed superstors will have on average total vehicle miles
traveled by retail customers in the same market arsa,

¢ the potential for long-term vacancy of the property on which the suparstore is propased in the event that the businass
vacataes the premises

The “market ar=a" Is defined as an area around the store large enough to support its operation, but which may not axtend
further than 25 miles from the stors. & After the study Is complete, the city or county must invite public comment an the
study and the application at one of its mastings.

-ﬁ History

oo - spyiew Inmrryn sy PRoRct. ravisw sEn.dison-oa) requiring an

1n 2010, San Diego enacted a : -
sconomic iImpact review of superstores. The measura was repealed in early 2011, after Walmart threztensd to organize a
referandum campaign to overturn the law.

The repesl prompted San Diego Senator Juan Vargas Lo introduce the statewide bill, Vargas has said that the legisiation

doss not violate Iocal control; cities are still free to approve superstors applications, regardless of the study's findings.
"They will know what they are doing is wrong but at l=ast they will have the facts,” he sald, "Befors they were acting in
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not hearsay.” Walmart and other large ratailers often claim their stores will increase employment, but studies (rern
st udise- weylrait - ond- Hanos retat =5 indicate these stores often cause more job losses than gains.

By making the reguirement apply statewids, the naw law ansures that cities that would like to considar economic impacts
are not placed at & disadvantage, The preamble to the bill notes: "Currantly, local governments that desire 10 perform dus
diligence for their constituents by parforming an economic analysis are placed at & disadvantage because a neignboring
City or county may not parform an sconomic analysis. This a situation may result in the shifting of szlas tax and
dastruction of the Business community in & city or county that simply wants to study the impacts of the development
project before making a final approval.”

EILL NUMBER: SB 469 ENROLLED BILL TEXT

PASSED THE SENATE MAY 31, 2011

PASSED THE ASSEMBLY SEPTEMBER 1, 2011
INTRODUCED BY Sznator Vargas FEBRUARY 17, 2011

An act to amend Section 65930 of, and to add Section £5957.3 to, the Government Code, relating to land use,

LEGISLATIVE COUNSEL'S DIGEST
S8 469, Vargas. Land usa: development project review: superstores.

{1) The Permit Streamlining Act requires the lead agency that has the principal responsibility for approving a development
project, as defined, to approve or disapprove the project within 60 days from the date of adoption of a negative declaration
or the determination by the lead agency that the project is exempt from the California Environmental Quality Act, unless
the project proponent requests an extension of time.

This bill would, in addition, reguire a city, county, or city and county, Including & charter city, prior to approving or
disapproving a proposed development project that would permit the construction of a superstore retailer, as defined, to
cause an economic impact report to be prepared, as specified, to be paid for by the project applicant, and that includas
specified assessments and projections including, among other things, an assessmeant of the effect that the construction
and sperstion of the proposed suparstore retailer will have on retall operations and employment in the same market area.
The bill would alse require tha governing body to provide an opportunity for public comment on the economic impact
report. By increasing the duties of local public officials, the bill would impose a state-mandated local program.

The bill would also require the lead agency to approve or disapprove the project within 180 days from the date of
certification of an environmeantal impact report and approval of an economic impact report, or within 60 days from the date
of adoption of a negative declaration and approval of an economic impact report or the determination by the lead agency
that the project is exempt from the California Environmeantal Quality Act and approval of an economic impact report.

{2) The California Constitution requires the state to raimburse local agencies and school districts for certain costs
mandated by the state. Statutory provisions establish procedures for making that reimbursement.

This bill would provide that no reimbursameant is required by this act for a specified reason.
THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:

SECTION 1. It is the intent of the Legislaturs to promote economic developmeant in all communities of the state and to
address the impact on the state's small businesses from the superstore retall model. Therefors, the Legislature finds and

declares all of the following:

{a) It is in the interast of local governments to promote economic development in thair jurisdictions.

{b) Land use decisions are frequently linked to fiscal policy because local governments receive a share of
sales tax revenues generated within their borders. California cities thus often seek large sales tax revenue
sources, such as superstores, without taking into account all of the external economic effects that
superstores bring to communities.
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What Does the Research Sav About Redevelopment?

January 21, 2011

The debate over Governor Brown’s proposal to eliminate redevelopment agencies (RDAs) is heating up. To
help inform the debate, we pulled together a “quick and dirty” review of independent ressarch on
redevelopment - often referred to as “tax-increment financing” (TIF). This preliminary overview of the
research, which we will continue to add to over the next faw days, points to two general conclusions:

e First, it’s unclear whether TIF boosts property values and results in increased property tax revenues.
While the research finds mixed results, the most comprehensive independent study of Czlifornia’s
RDAs, conducted by the Public Policy Institute of California (PPIC), found that redevelopment
activities in most RDAs studied failed to generate enough growth in property values to account for the
tax increment revenues diverted to redevelopment. The PPIC study concluded that “the existing tax
increment system is not an effective way to finance redevelopment. Few projects generate enough
increase in assessed value to account for their share of these revenues.”

e Second, some academic research finds evidence that TIF projects simply shift economic activity within
municipalities rather than creating additional economic activity. For example, one studv suggests that
when employment increases in TIF project areas, it decreases in other parts of the city, which could
mean that TIF projects draw jobs from elsewhere in the city, rather than generating new jobs.

The findings of this body of research are echoed in the Legislative Analyst’s Office’s recent review of the
economic literature, which concludes, “there is no reliable evidence that redevelopment projects attract
businesses to the state or increase overall economic development in California. The presence of a
redevelopment area might shift development from one location to another, but does not significantly increase
economic activity statewide.™

W
— Alissa Anderson
Share this: Email Print Facebook Twittar

- Comments Off | ¥ State Budget | Tagged: redevelopment, redevelopment acencies, State Budeet,

tax-increment financing | @ Permalink
- Posted by cbporg

. California Budget Project

Visit the CBP's homepage
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Projections
We believe these reports should illustrate that although the projects do create some revenue

and jobs, the projections are below promises. As taxpayers, we ask that the Town review best
to worst case scenarios in both the revenue and expenditures expected including additional
police force, staff time, legal fees (since PUD guide is vague). We also ask the Town to do a true
economic impact study considering the loss of other jobs within Eagle if this project gets built.

® 5t Joseph North County Development (t)
e City of Blue Springs Report (fe)

Note — per Wikipedia, St Jo has a metro population of 127, 329 people, has a 4 year university,
and is the training camp location for the Kansas City Chiefs NFL team. Blue Springs has a
population of approximately 53,000 and is in the metro area of Kansas City which has a
population of 2.1 million.



St. Joseph
- North County Development - Project # 1 TIF

Contact Agency:  St. Joseph
Contact Phone: 816-271-4760

Developer(s): Bob Johnson / RED Development

Senate District: 34

House District: 27

Original Date Plan/Project Approved: 8/1/2003

Plan Description:
Construction of a new general retail shopping center of approximarely 646,000sf with all nessary parking,
utilities and other infrastructure.

Plan/Project Status: ~ Fully operational

Area Type:  Blight

But for Determination:

Unusual/extraordinary costs made the project unfeasible in the marker, required significant public

infrastructure investment to remedy existing inadequate conditions and capacity to support development and
required parcel ass'y and/or relocation costs.

Number of New Jobs:

Projected: 1640 Actual to Date: 1136
Number of Retained Jobs:

Projected: 0 Acmal to Date: 1108
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St. Joseph
North County Development - Project # I TIF

TIF Revenues
Current Amount of Revenue in Special Allocadon Fund: $5,727,770.16 Asof 6/30/2010
Payments in Lien of Taxes:
Total received since incepdon: §4423 20275 Amount on Hand: £0.00
Economic Acdvity Taxes:
Total received since inception: $10,673,584.28 Amount on Hand: $0.00
Andcipated TIF Reimbursable Costs:
Public Infrastrucrure/Site Development Costs: $33,957.345.00
Property Acquisidon znd Relocadon Costs: $0.00
Project Implementadon Costs: £1,800,619.00
Other: £1,139,035.00
Other: $746,581.00
Orther:
Other:
Othern
Orher:
Tortal Andeipzted TIF Reimbursable Project Costs: §37,643,581.00
Andcipated TOTAL Project Costs: $107,643,091.00
Financing Method: TIF Bond
Original estimated number of years to retirement: 23
23

Current anticipated estimated number of years to retirement:



Blue Springs
Adams Farm TIF Plan, Projects A, B & C

Contact Agency:  Blue Springs

Contact Phone: 816-228-0140

Developer(s): Blue Springs Development Three, Inc. RED, LLC
Senate District: 8

House District: 55

Original Date Plan/Project Approved: 2/20/2007

Plan Description:

Approximately 632,000sf retail development to include certain public infrastructure improvements, i.e.
widening and new traffic lanes on Adams Dairy Plkwy, Coronado Dr, R.D. Mize Rd & adjustments to the 1-70
off ramp.

Plan/Project Status:  Under construction
Area Type:  Blight
But for Determination:

Unusual/extraordinary costs made the project financially unfeasible in the market, required significant public
infrastructure investment to construct adequate capacity to support development and required parcel ass/y
and/or relo costs.

Number of New Jobs:

Projected: 1579 Actual to Date: 507
Number of Retained Jobs:

Projected: 0 Actual to Date: 3
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Blue Springs
Adams Farm TIF Plan, Projects A, B & C

TIF Revenues
Current Amount of Revenue in Special Allocation Fund: As of: 9/30/2010
Payments in Lieu of Taxes:
Total received since nception: $146,752.93 Amount on Hand: 514675293
Economic Activity Taxes:
Total received since inception: $376,798.65 Amount on Hand: $576,798.65
Antcipated TIF Reimbursable Costs:
Public Infrastructure/Site Development Costs: $13,764,243.00
Property Acquisition and Relocaton Costs: $1,383,933.00
Project Implementation Costs: §6,041,813.00
Other: $3.448.974.00
Other: §3,400,315.00
Other:
Orther:
Orther:
Other:
Total Anticipated TIF Reimbursable Project Costs: 8§28,039,478.00
Anticipated TOTAL Project Costs:
Financing Method: Other Bond
Original estimated number of vears to retirement: 23

Current anticipated estimated number of vears to retirement: 23



August 12, 2011

Honorable Mayor Ross
Blue Springs City Council Members

Re: Adams Farm Special Obligation Bonds — July 31, 2011 Update

The City has issued two series of Special Obligation Bonds for the Adams Dairy Landing
Project.

« 2009 Special Obligation Bonds - $14,500,000 were issued in September 2008
and will be retired in 2038.

« 2010 Special Obligation Bonds - $16,805,000 ware issuad in April 2010 and will
be retired in 2038.

We originally intended to produce this report on a quarterly basis to update you on the
progress of the shopping center and how it is performing compared to the projections
that were used when the bonds were issued. Numerous assumptions were built into the
projections to minimize the City's exposure, including a debt service coverage ratio of
1.5% and capitalizing the first interest payment. After working with the data and
becoming familiar with the tracking process, we decided to produce this report on a
semiannual basis.

Since the City backed these bonds with the full faith and credit of the City, close
monitoring is necessary because if actual collections fall short of the required debt
service payments, the City will have to make up the difference.

Bond procsads from the two bond issues were used to reimburse the developer, the City
and a contractor for TIF reimbursable project costs. Costs were reimbursed once the
City's audit firm issued cost certification reports that cerlified the costs were in
accordance with the budget and supported with adequate backup documentation.

This report includes a summary of the impact of Adams Dairy Landing on the City's
General and Capital Projects Funds, a summary of TIF reimbursable project costs paid,
a detailed analysis of each bond issue, and the status of the businesses included in
each bond issus.

e Springs, MO 62015 e (570} 655-0220 e www blusspringsgov.com
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Adams Dairy Landing Impact on the City's General Fund and Capital
Projects Fund

Fund | FY 2011 |Project to Date
General Fund
50% Sales Tax & 218413 § 362,980
Administration Fees 15,682 28,848

® 235095 S 391,828

Capital Projects
50% Sales Tax 5 109707 & 181,491

Total City Benefit 5 344802 5 573,319

* Amounts through July 31, 2011

City revenues are reported on a FY basis and debt
information is reported on a CY basis.

The table above details the revenues the City has recsivad from the Adams Farm TIF
District. Thase revenues consist of sales taxes and administration fees. The sales

taxes are equal to 50% of the 1% and 2% City sales taxes generated within the TIF
District as allowead in RSMO 99.845. The administration faes include 4% of total
revenuas as included in the City's TIF policy in effect at the time of the TIF approval and
as agreed to in the TIF Redevelopment Contract with the developer, and a 1% collection
and administration fee from the Adams Farm TDD, the Coronado Drive TDD (Wal-Mart),
and the Adams Dairy Landing CID. The City's %% Public Safety Sales tax will take effact
on October 1, 2011 be subject to TIF and will generate additional revenues within the
district to pay debt service on the bonds issued for Adams Farm.

These revenues are included in this report to monitor the impact the Adams Farm TIF
District has on the City's funds.

Summary of TIF Reimbursable Project Costs Paid

Total Project Budgst per Exhibit | of the First Ameandsd and
Restated Tax Incremeant Financing Contract for Adams Fam -
Ord. 4243 (08.01.08);

Total TIF/TDD/CID Project Budgst S  48,135988

Less: Reimbursable Project
Costs Paid to Date 5 (27.005,683)

Remaining Project Costs to be
Reimbursed as of 7/31/11 $ 22,130,338




Adams Farm - 2009 Special Obligation Bonds

Adams Farm 2003 Special Obligation Bonds
Analysis of Bond Revenue Projections & Projected Revenue
Projected
CY 2011 Bond | Revenue (basad
Revenus upon 7 mths
Revenus Source Projections actual) Difference %
PILOTs 5 176,708 $ 249,713 §$73,004 41%
EATs 3 378,334 3 280,874 (%97 .480) -28%
Homa Depot & Wal-ltart
TDD Sales Tax Revenuss E] 651,132 § 657,626 ($3,508) -1%
Adams Farm TDD Sales Tax
Revenus ] 438987 3 387,897 (852.080) -12%
Total 5 1,656,162 § 1,576,111  (S80,051) -5%

The revenues from the businesses included in the 2009 Special Obligation Bonds
generated are estimated to total $1,576,111 which is ($80,051) or 5% below projections.
This table compares the projected revenues for this bond issue to the projections that
were used to establish the debt service schedule. The Walman and Homa Depot 4%
TDDs are scheduled to last for 10 years or when thess revenues repay no more than

30% of the debt service.

Adams Farm 2009 Special Obligation Bonds
Debt Service Summary - CY 2011

Less Administrative Expenseas:
Debt Service Payments:
Interest - 06/01/11

Interast - 12/01/11

Principal - 12/01/11

Total Debt Service & Expensas

Debt Service Coverage

Revanuas Availablz for Debt Service:

Debt Service Reserve Fund Balance:

S 1576111
(5,107)
(298,103.13)
(298,103.13)
(475,000.00)
S (1,076,313)

Revenuss in Excess of Debt Service Avail. For Future DS Pmis

$ 499,798
148 44%
S 1,023,225

The table above provides a debt service recap for the 2009 Special Obligation Bonds.



Adams Farm - 2010 Special Obligation Bonds

Adams Farm 2010 Special Obligation Bonds
Analysis of Bond Revenue Projections & Projected Revenue
Projected
CY 2011 Bond | Revenus (based
Revenus upon 7 mths

Ravenue Source Projections aciual) Diffarence %
PILOTs 5 41040 5 142,536 $101.488 247%
EATs ] SB34B1 8 452 187 (8131,284) -23%
Adams Farm TDD Sales Tax
Ravenue 3 521,337 § 347 385 ($173,842) -33%
Total ] 1,145,858 § 842,129 (5203,728) -18%

The revenues from the businesses included in the 2010 Special Obligation Bonds
generated totaled $842,129 which is ($203,728) or 18% below projsctions. The majority
of this shortfall can be attributed to several businesses that were projected to open on a
specified date that were either delayed in opening or still haven't opened. Those
businesses include, Arby's, M&| Bank and Books-A-Million (subssquently replaced by
Ulta Beauty — opening date not specified.) This table comparas the projecied revenuss
for this bond issue to the projections that were used fo establish the dsbt service
schedule.

Adams Farm 2010 Special Obligation Bonds
Debt Service Summary - CY 2011

Revenuss Availablz for Dabt Sarvice: S 942129.01

Less Administrative Expenses: $ (8,907.93)

Debt Servics Payments:

Interest - 08/01/11 (362,220.00)

Intzrast - 12/01/11 (362,220.00)

Principal - 12/01/11 (60,000.00)

Total Debt Service & Expanses $  (793,343)

Revenues in Excess of Debt Sarvice Avail. For Future DS Pmits $ 148,781.08
_———

Debt Service Coverage 118.75%

Debt Service Reserve Fund Balance: $ 1145258

The table above provides a debt service recap for the 2010 Special Obligation Bonds.



Status of Businesses Included in Bond [ssue Projections

Business Name

| Adams Farm TDD (1% - 30 years — 01-01-09) |

Date

2008 Special Obligation Bonds - $14,500,000
Opening/Opened Jobs

| Target Only businessalsoin TIF) | 132498 | 100808 120
MeinersMarket e N/A
Coronado Place Shopping Center* | LT
_ Adams Dairy Bank - Small Shops | 4550 - _NiA
| AT&T-SmaliShops | 4280 . NIA
Vintage Stock - Small Shops | 3,700 NI&
Panera Bread Co. - Small Shops 3.829 ) _ MNIA
National Tire & Battery - Out Parcal 7554 MIA
Panda Express - Out Parcal 2741 ] NI
Taco Bell - Out Parcsl 2,780 NiA
_ Sonic - Out Parcsl = = 1,728 . MIA
Texas Roadhouses - Qut Parcal 11,358 < 3 MNiA it
Total 178,799
Wal-Mart TDD (.5% - 10 vears- 08-01-09) MIA
Wal-Mart Supercentar 171,000
Home Depot TOD (.5% - 10 years- 08-01-09) NiA
The Home Depot 118,227

Business Name

Opening/Opened
- Date

" Additional businesses located in the Adams Farm TDD that were not
original projections include Planet Sub, Wingstop, and Smoothie Facto

| Mauricas 5,010 11/5/02 &
Sally Beauty 1,623 11/18/09 3
Gap Outlet 7.500 11/20/09 23
Gamestop 2,180 1123008 | 5 |
IMattress Firm 3,745 11/27/09 3
Chipatla 2,500 12/04/09 25
Peten 13,500 03/01/10 15
Dlive Garden 7.441 0311510 120
Famous Footwesr 5,842 03/M15/10 | 5
Gordmans ' 47,500 05/04/20 50
Staples | 18,303 11/20/10 13
Kohl's I 53,764 09/28/10 112
Arby's | 3,000 N/A |
Books-a-Million 12,500 /A
M&I Bank 4,240 NiA
IMichasls | 21,380 02711

included in the
ry.




REPORTS



Reports

As taxpayers, we are confused still if this is a new project or if this is the same project defeated
by the majority of voters in January 2010. In reviewing several sources, we would like to
understand why there are different numbers related to Red’s own website vs their expert retail
study vs their expert housing study. Note these were all as of Dec 24th, 2011,

* Red’s website states it is a 625,000 square foot lifestyle center

* The retail study from Jeff Green’s study states there is 759,000 square feet of
commercial recommended (page 7)

¢ The housing study from Rees Consulting states it is a project of 520,000 square feet

* The Town is reviewing 732,000 square feet in two phases of 582,000 square feet and
150,000 square feet

Retail Feasibilty Study — Jeff Green Partners

* The numbers are based on recommendation of 759,000 square feet which is not the
square footage of the proposed project.

* Under assumptions on page 4, they stated that , Whole Foods will like NOT open...in
Basalt”. On page 27, they state it appears to be inline to be built this year. Is this
considered a competitor or not in their projections?

* Under assumptions on page 4, they stated that the Tower Center in Gypsum is not
considered in the analysis of competitors. This seems to be against common sense and
we believe it should be included in the analysis.

* Under assumptions on page 4, they stated The Village of Avon is in early phases of
litigation and therefore has not been included in the analysis. Given the recent
developments in Avon, this should be reconsidered.

* Thereis no reference to the proposed Wolcott development even though the Eagle
Town Manager referenced it as a concern in the Vail Daily on August 31, 2011. (wp)

¢ Page 1: references main street. We understood the main street concept was no longer
valid.

* Onpage 7, there is 110,000 square feet for a home improvement store. We guestion
the reality of this projection given Lowe’s and Home Depot are located within a short
distance of Eagle.

* On page 13 for the primary trade area it references Steamboat Springs to be 27 miles
away but mapquest shows it is 84 miles away.

* On page 13, it references it is 20 miles to Basalt but mapqguest shows it to be 55 miles
away.

* Onpage 13, it shows Silverthorne to be 50 miles away but mapquest shows it tc be 61
miles away.



On page 13, it shows Aspen to be 45 miles away but mapquest shows it to be 73 miles
away,

The numbers on page 7 do not match the numbers used for the housing study on page
6. For example, there is 35,000 listed for a speciality grocer vs 55,000 listed on the
housing study.

Page 1: references risk. We did not see any risks identified,

Did the study take into account the two new stores opened in Eagle Ranch?

Page 7: It notes that the primary trade area will make up 60-65% of sales for the center.
Is there a breakdown of dollars for this and an estimate of how often someone would
need to come from Steamboat to make this happen?

Page 26 says there is no shopping mall in the region. How will this center be different
than what is in Avon if only the interchange and big boxes are built? It then references
Glenwood Springs. Is this considered region or not?

Employee Housing Study

The numbers are based on 520,000 square feet which is not even the proposed project
in Phase |.

Any housing impact study should be done and included on the whole project, not simply
a portion of the project.

On page 2, it references that a proposed water park has been eliminated on this
proposal. We do not recall a water park being voted on in ERS 1.0.

The numbers on page 7 of the retail feasibility study do not match the numbers used for
the housing study on page 6. For example, there is 35,000 listed for a speciality grocer
in the retail study vs 55,000 listed on the housing study.

Under methodology on page 2, it says the study does not analyze the availability of free-
market housing that might address some of the demand for housing generated by the
development. This seems to be an important consideration that we recommend be
looked at by an outside expert.

Page 8 projects 1,739 jobs will be created. However, this seems ambitious when
compared to other Red projects as illustrated on documents x (St Joseph project has
created 1,100 jobs since 2003 (9 years later and over 500 less than projected and at full
build out) Note — per Wikipedia, St Jo has a metro population of 127, 329 people, has a
4 year university, and is the training camp location for the Kansas City Chiefs NFL team.
This project of 1,739 also assumes the full build out of 520,000 square feet (again, this
doesn’t match proposal) which seems unreasonable given the difficulty financing
housing, commercial projects, and comparables in the valley.
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Eagle River Station

Currently in development, Eagle River Station will combine shopping, dining, entertainment,
hospitality and residential in a unique Colorado destination. The center will bring together
junior anchors, fashion, home furnishings, fast-casual eateries, sit-down restaurants and
entertainment venues in a pedestrian-friendly atmosphere. The 625,000-square-foot lifestyle
center will include vehicular access to a "main street," providing convenience for shoppers and
visitors.

Eagle River Station is located along Interstate 70/Highway 6, about halfway between Vail and
Glenwood Springs. The center is located within an hour's drive of Vail, Beaver Creek and Copper
Mountain ski resorts, and Eagle is surrounded by White River National Forest. Eagle River
Station will serve the growing population of Eagle County, as well as visitors to the town of
Eagle and these neighboring attractions year-round.

For leasing information, contact:
Sharon Wilkins, Senior Leasing Associate at 425.222.4157

'daviﬂ@reddeuelugment.cnm
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The Wolcott proposal from CI'.:H'In-munlty Concepis Colorado calls for a reafigned U5, Highway & that would be pushed south to intersact with Intersiate 70
at a naw roundabout. Residential and commercial devebspment b proposed south of the Ezgle River and north of the new ULS. & route and residsntizl
development is proposed north of -70.

Eagle voices concerns with Wolcott plan

Proposal includes 689 residential units and 175,000 square feet of commercial space
SEPTEMBER, 1 2011

PAM BOYD

EAGLE VALLEY ENTERPRISE

VAIL, COLORADD

EAGLE, Colorado — Leaders of one of the oldest communities in the county have sxpressed concerns with plans for
the valley's newest community.

A proposzl to create the newest community center in the Eagle Valley at Wolcott has caught the attention of
leaders at the town of Eagle. The Wolcott plan submitted by Community Concepts Colorada calls for 689 homes and
175,000 square feet of commercial space along a re-aligned U.S. Highway 6in a valley floor area that has historically
been pasture land. According to Rick Hermes of the Wolcott development group, the plan actually reprasents “infill
on a relatively level site well suited to a master-planned community.”

8But as the county contemplates development in Wolcott, Eagle is in the midst of two large land use review
processes of its own — Phase | of the revised Eagle River Station project on the east end of town south of I-70
proposes 382,000 square feet of commercial space and up to 550 residential rental units, while the Haymeadow
development located in the Brush Creek Valley features plans for 979 residential units, including entry level
apartments, townhomes and single family homes. The Eagle Planning and Zoning Commission has launched its
review of both Eagle River Station and Haymeadow this summer.

Hermes said the revised Wolcott plan responds to a changed marketplace resulting from the recent national
recession and addresses evolving consumer demands and taste,

But in its written response to the Wolcott proposal, the town of Eagle voiced several concerns with the plan,
particularly with the commercial component.

Commercial concern
Wolcott Village, the highest density part of the plan, features 234 units at the center of the development parcel,

south of the Eagle River and north of the new highway alignment. A Main Street Promenade is proposad as the
commercial core in the village section.

While the plan calls for 175,000 square feet of commercial space, Hermes stressed that the commercial s intended

for the community use, not as regional shopping.
exhil 4 WP
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. "There are no big boxes here. It's not the intent we have at all," he said.

But the town of Eagle is skeptical of that claim.

"The layout of the commercial component in a linear form with buildings and parking lots facing the Interstate
appears to be a shopping center that attracts business from the Interstate rather than a commercial component
incorporated into a village concept that primarily serves the needs of Wolcott residents as is mentioned in the
Wolcott Area Community Plan,” noted Eagle Town Manager Willy Powell in the town's written response to the plan.

"There is serious concern that the proposed amount of commercial development goes far beyond serving the
proposed Wolcott community,” continued Powell's letter. "With commercial development located a short distance
away in Eagle and Edwards, is there a demonstrated community need for the 175,000 square feet proposed in
Wolcott? Is the commercial development intended to be a regional draw or only serving the local community?"

Town of Wolcott?
In looking at the plan, Eagle leaders also expressed concerns that the development would be in unincorporated

Eagle County,

It's been a long-standing complaint of various municipal governments in Eagle County that unincorporated, urban
areas in the valley get a break on county services. For example, towns must contract with the county to provide
animal control services and typically do so because the contract amount is far lower than the cost of running a
municipal animal control department. However, unincorporated areas are not charged an additional fee for animal

control services,

“There is a concern that this will develop in a manner similar to Edwards with significant residential and
commercial development in unincorporated Eagle county without a sales tax typically associated with town
government,” said Powell's letter, “Should ‘Wolcott' be an incorporated municipality, so that the county doss not
assume additional burdens?™

The concerns raised by Eagle are only one of the referral agency issues that the county planning commission will
look at as part of its Wolcott review. That review is slated to extend through the remainder of 2011, The developers
of the proposed Wolcott project have agreed to a schedule that includes at least five hearings before the county
planning commission between now and mid-October to hash out details. At those sesstons, issues including
transportation, phasing, parks and open space, roads, affordable housing, utilities and more will be discussed in

detail.

The next session for the proposal is planned for Sept. 7.

http:f fwww . vaildaily. com/apps fpbes.dll/ article?slD=/20110831 {REWS/110909996& param profile=searchEtemplatesprintart
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QUESTIONS



We would like the Town and/or the developer to address these questions.

10.

11.

12.

13.

We understand Hillcrest Bank was a huge supporter/lender for Red’s projects. It was
seized by the fed because of their heavy investment in commercial projects. What was
Red’s part in the bank's failure?

We understand that during ERS 1.0, Red was at the absolute minimum for return (if our
memory is correct, that was 9.5%). What is the current return %? If a large portion of
the project is not built, how does that impact the return?

During 1.0, the Town was supposed to receive a large portion of funds from the for sale
units of the housing. Now that the housing is for rent only, how is the development
making up those lost funds for the Town?

If you require the Town to add their name and credit rating to the bonds, does the Town
get to share in the return? If so, what % do they share?

Is it possible to finance this project in the bond market if the Town does not give up
their 4% sales tax?

Does this agreement with the town require any conditional or other approval from the
County? If so, what is the nature of that approval?

Whao pays for the bonds if the sales tax does not meet projections?

Has making up of the Town of Gypsum’s 5485,000 been calculated in the project
financial windfall? That is, if the Town decides not to continue the $485,000 because
ERS would be considered a direct competitor, has that been considered?

Why are you only using GAP analysis instead of projecting financials based on specific
tenants which have a known performance? (Again — what was have seen as of the date
of this submission).

Will there be debt limits on the TIF bonds and if no, do the citizens have any say before
debt is granted and/or the Town is needed to fund additional debt?

Assuming a fairly short life span of a shopping mall, how does Red plan for replacment
and repairs? (ie where does that money come from?)

If the Town does not give up the 4% sales tax, does that change what the metro district
pays for? If so, what is the difference?

We understand that Red does not own 5 of its projects. There are no limits to when and
if this project can be sold —is that correct?



14,

15,

16.

17.

18.

15,

20.

What is the average lifespan of lifestyle centers?

Does Red do a cash flow schedule of the project to help the Town understand the true
cash impact from day 1 through opening day of the first store?

Is it possible to receiving bond financing before there is a dedicated revenue source (ie
until the store opens)?

Has Red ever developed a project like this in a high risk area (ie the mountains)?

How much of the 732,000 commercial square feet will generate sales tax? That is, will
there be some businesses that do not generate sales tax and if so, has that been
considered in the financial projections?

If TIF is proposed, can you illustrate how the funds on our property tax bill will be
allocated? That is, will the monies go to the funds as listed or are these items frozen in
the development for the development until paid off? This is very confusing and a detail
explanation would be appreciated so that we as taxpayers understand the impact on
our community.

Red Development’s website said the center will be comprised of Junior anchors. Why
doesn't this project have major anchors?
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