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Short Pump Development Proposal

Forest City Enterprises and Pruitt Associates

Component I

Component I1

Financing Vehicle

$18.7 Million CDA Financing

$10.3 Million Private Financing

Tax Status Tax-Exempt/Taxable Combination Taxable
Use of Proceeds Roads, Ulilities, Infrastructure Department Stores
Amortization 15 Years 5 Years
Security Assessments Paid By Property Owners Private Agreement
Economic Reimbursement of Principal & Interest From Reimbursement of Principal & Interest From
Incentive Incremental Tax Revenue Incremental Tax Revenue
Other
Considerations No Pledge of Tax Revenue to Secure Debt ‘No Pledge of Tax Revenue to Secure Debt

BOS01761




veelt

Financial Impact Analysis
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Cost/Benefit Analysis
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Tax Revenue in SMillions
C e WwE MO NBOE T WS A

Cost/Benefit Analysis Summary

Financial Impact Analysis

Short Pump Town Center

Case 1 Case 2 Case 3 Case 4 Case 5

| Developer Proposal

Incen(t:i)v:s:; ‘:13; (:;lgnAftcr S Years 15 Years 3 Years 15 Years S5/15 Years

Present Value of
Economic Incentive $29,447,000 $29,447,000 $19,157,000 $19,157,000 $29,000,000
County Project Capacity: .

2000-2016 $43,753,194 | $41,650,874 | $54,332,845 | $52,665,183 | $43,323,933
) 2000-2026 $70,714,373 | $68,612,053 | $81,294,025 | $79,626,363 | $69,712,342

Note: County Project Capacity represents the present value of the Net Benefit to the County over the period indicated using a 6.00% discount rate.

Annual Return - Case 1

Annual Return - Case 3

Annual Return - Case §

. Adjustments

1 I Public Tnvestment

I B Net Beneflt

2008

2004 2012 e

Tax Revenue in SMillions

2020 M

15
1M Adjusiments 1 HME AdJustments
"I B Public Investment 13 {198 Public Investment
“| B Net Denefit 12 1 Net Beneft
g 11
= 10
§ 9
g 8
)
26
&
= 4
3
2
[}
1]
2 2004 i k(H &) e 020 2004 2000 2004 o008 2012 016 2020 2024
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Case 1

Financial Impact Analysis

Case Description

Maximum Incentive = Net Cash Flow throngh 5 Years of Operations

Accelerated Repayment of Debt @ 8.00% Rate

5-Year CDA Financing $18,675,000
Private Financing 8,645,000
Revenue Contr. During Construction 2,127.000
PV of Incentive: $29,447,000
Results
After 15 Years
Total Revenue $126,038.816
Adjustments (See Below) $40,828,536
County Benefit $85,210,281
PV of County Benefit $43,753,194
6.00% Discount Rate
Public Investment
Reimbursement of Costs $12,953,271
CDA Dcbt Service $21,586,200
Adjustments
Current Tax Revenue $4,199,065
Alternative Use N/A
Off-Site Impact N/A
Additional County Expenses £90,000

Tax Revenue in SMillions

Tax Revenue in SMillions

Incentive = 5 Years Net Revenue; Repayment = § Years

160
150
140
130
120
1Y
100
90
80
70
60
o
40
K}
2
10
0

Short Pump Town Center

Annual Return

-----------------------------

Adjustments
M Public Investment [* =~~~ "-------------ssesoooy
B Net Benefit

2000 2002 2004 2006 2008 2000 2012 2014 2016

Total Return

B i I R I SR

1@ Adjustments
1 W Public lavestment [~ ===~ =" -=---=--------ess---oo T
1 M Net Benefit

R L A R R I

P A e Ll e i T T I -

- > e e e o e e = B S E .-

. . I I I LY

L L I N R L L L)

-----------------------
____________________
-----------------
------------

PSR WD YR TR N SHNNE SHNNS WUNN SN NN N |

-»—————

2M2 2014 2016

2000 200 2004 2006 2008 2010
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Case 2

Financial Impact Analysis

Case Description

Maximum Incentive = Net Cash Flow through 5 Years of Operations

15-Ycar Repayment of Debt @ 8.00% Rate

CDA Financing $18,675,000
Private Financing 8,645,000
Revenue Contr. During Construction 2,127,000
PV of Incentive: $29,447,000
Results
After 1S Years
Total Revenue $126,038,816
Adjustments (See Below) $54,460.917
County Benefit $71,577,899
PV of County Benefit $41,650,874
6.00% Discount Rate
Public Investment
Reimbursement of Costs $17,274.871
CDA Decbt Service $32,725,800
Adjustments
Current Tax Revenue $4,199,065
Altemmative Use N/A
Off-Site Impact N/A
Additional County Expcnses $261,181

Tax Revenuce in SMillions

Tax Revenue in SMillions

160
150
140
130
120
110
100
1
80
70
6
50
40
w
0
n

Incentive = 5 Years Net Revenue; Repayment = 15 Years
Short Pump Town Center

Annual Return

! | Adjustments
| B Public tavesiment |-~~~ ==---=-=-----=--=cc--n-o b
M Net Benefit

Cld Rk S WU

2000 2002 2004

2006 2008 2010 2012 2014 2016

Total Return

(B Adjustments
M Public Investment
M Net Beneflt

el e T T S S,

el e T A P R NG

2000 2002 2004

206 2008 2010 2012 2014 2006
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Case 3

Financial Impact Analysis

Case Description

Maximum Incentive = Net Cash Flow through 3 Years of Opcerations

Accclerated Repayment of Debt @ 8.00% Raie

3-Ycar CDA Financing $17,030,000
Private Financing 0
Revenue Contr. During Construction 2.127.000
PV of Incentive: $19,157,000
Results
After 15 Years
Total Revenue $126,038.816
Adjustments (See Below) $26,250,536
County Benefit $99,788,281
PV of County Benefit $54,332,845
6.00% Discount Rate
Public Investment
Reimbursement of Costs $2,127.471
CDA Dcbt Service $19,864,000
Adjustments
Current Tax Revenue $4,199,065
Alicrnative Use N/A
Off-Site Impact N/A
Additional County Expcnses $60,000

Tax Revenuc in $Millions

Tax Revenue in SMillions

Incentive = 3 Years Net Revenue; Repayment = 3 Years
Short Pump Town Center

Annual Return

B it T

14 || @ Adjustments
1 B Public Investment [~~~ ~----------==ceecc-------4
12 M Net Benefit

I A R e ek

000 2002 2004 2006 2008 2010 2012 2014 2016
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160
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130 |1 M Net Dencit
120
110
100

80
70
60)
50
0
n
n
10

00 2002 204 2006 2008 2010 2002 2004 2016

BOS01766



6E27

L = R e ]

Case 4

Financial Impact Analysis

Case Description

15-Year Repayment of Debt @ 8.00% Rate

Maximum Incentive = Net Cash Flow through 3 Years of Operations

! CDA Financing $17,030,000
Private Financing 0
Revenue Contr, During Construction 2.127.000
PV of Incentive: $19,157,000

Results

After 15 Years
Total Revenue $126,038,816
* | Adjustments (See Below) 36,432,117
County Benefit $89,606,699
PV of County Benefit $52,665,183
6.00% Discount Rate
Public Investment

, |Reimbursement of Costs $2,127,471
CDA Debt Scrvice $29,844,400

Adjustments
Current Tax Revenue $4,199,065
Alternative Use N/A
Off-Site Impact N/A
Additional County Expenscs $261,181

Tax Revenue in $Millions

Tax Revenue in $Millions

160
150
140
130
120
110
100

9%

80

70

50
40
0
20
10

Incentive = 3 Years Net Revenue;. Repayment = 15 Years

Short Pump Town Center
Annual Return
| Adjustments Rttt .
| B Public Investment | ==~ --=~=-==-=-=c-=c-ceuoo-__.
L B NetBenefit =~ [---=---=-m-----emeeo oo

0 2002 2004 2006 2008 2010 2012 2014 2016

Total Return

1 @ Adjustments
1 W Public Investment r‘ ----------------------
B Net Benefit

- e e e e e e e e e e

B I L . ey

LR R L

F O B TS N N T N S B B Y |

— s

000 2002 2004 2006 2008 2010 2012 2014 2016
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Financial Impact Analysis

Forest City Proposal
Short Pump Town Center

oveYy

Annual Return

Case Description s
) . 14 l T | Adjustments """ T T TS o oTsomsmSecssesosoensd
15-Ycar CDA Financing @ 7.00% i3 1M Public tnvestment |-~ === =======-====s-czeemac-
5-Year Private Funding @10.00% 12 1B Net Denefit =~ f------e-mceemmmmm e e
CDA Financing $18,675.000 ';-‘ i
Private Financing 10,325,000 E 0
Revenue Contr. During Construction 0 e :
3 &
PV of Incentive: $29,000,000 g 7
z 6
&
= 4
Results :
After 15 Years !
0 &
Totﬂ] Revenue $ I 26.038.8 i 6 A0 2002 2004 2006 2008 2010 2012 2014 2016
Adjustments (See Below) $48.832.946
Total Return
. 160
County Benefit $77,205,870 el T I
140 |1 B Puldic Investment |- - === ------=-----c--emoco-o oo
s 130 |18 NetBenefit  [m----=----emmssm-emo-ceooooo—d
PV of County Benefit $43,323,933 A ;
6.00% Discount Rate ;—‘ ::,:: ................................... i
L -
e 0 fmmmTooemmocmsocosmecmomomooomoo g .
Public Investment g 80 f-ommomemmmommesmmeeoooooomoo j
E |- m e
Reimbursement of Costs $13,618,500 5. Pl R .
CDA Debt Service $30,754,200 x S0 f"TcorcTmssoomoomee- ‘
= -
Adjustments iy l-ee-mm-—--- :1
Current Tax Revenue $4,199,065 f:: el J
Alternative Use N/A 0k :
Off-Site Impact N/A 000 2002 2004 2006 2008 2000 2012 2014 2016
Additional County Expenscs 3261181
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Financial Impact Analysis

Short Pump Town Center
Henrico County, Virginia
December 21, 1999

Debt Capacity/Credit Impact
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Criteria For Economic Development Incentives

Henrico County, Virginia

'1. Performance Based - Incennvce should be performance based and funded only with actual incremental County revenue generated
by the project.

2. Project Size - Projects which will increase the tax base significantly (including those which represent at least one percent of the
tax base) are appropriate for consideration.

3. Revenue Allocation - More revenue should flow to the County over time than to funding incentives. The project will then

generate funding capacity for other County projects in an equal or greater amount using resources which otherwise may have been
unavailable.

, 4. Incentive Limits - Incentives generally should not exceed the incremental County revenue expected to be generated in the five
years following completion of the project, or the long-term equivalent thereof.

5. Debt Limits - Incentive-related debt (whether direct debt or over-lapping debt), if any, should not exceed 10% of the value of the
project. It is desirable to avoid any direct debt of the County amortized over more than § years. Overlapping debt should not
amortize more slowly than a 15-year level debt service structure.

3 8?'/\ - \ Cl . ) ,(‘ RIS -'.-..(',‘)-.-/ T (1:)1 L("‘.'_ (Vt~'r.!;', ,.c - 0( M) |I '10
‘b !

BSoe ?CL‘I L l( ‘lu ( } l):’“\ ':4""‘(1‘
M 5'-sw ém ,/7 St

((“l [ -UP(\'/ (W
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Debt Capacity Assumptions

Financial Impact Analysis Short Pump Town Center

The following pages compare the County's Debt Ratios to the averages of its Virginia and National peer groups under various capital
(spending scenarios. The following assumptions have been incorporated into the analysis:

¢ Debt is defined as all tax-supported debt of the County, including General Obligations, Virginia Public School
Authority Debt, Literary Loans and Capital Leases. Debt and Debt Service have been adjusted to be net of the
estimated reimbursement from the Commonwealth for the Henrico County Regional Jail.

¢ Expenditures include all General Fund, Debt Service Fund and Component Unit School Board Expenditures. The
growth rate of expenditures is estimated based on the County’s Budget Forecast to equal approximately 7.0% in
1999 and 2000, and approximately 4.0% thereafter.

¢ New Debt is amortized over 20 years with a level principal structure at an interest rate of 6.00%. Debt is issued
according to the schedule contained in the County’s Capital Improvement Program where indicated, or is issued in
equal amounts over the next five years.

¢ Annual Growth Rates for economic and demographic factors are based on historical five-year averages, and are as

follows:
- Population: 1.5%
' - Assessed Value of Taxable Property 5.7%
- Per Capita Income 3.5%

g0OS01771
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Debt Ratios - $200MM New Debt & $18.7 Million Overlapping Debt

Financial Impact Analysis Short Pump Town Center
2,000 Debht Per Capita BO% Debt vs. Total Personal Income
(RN b 70%
L0 FO O O 0 0 0 0 0 0 o o

O AL 6.0%
' I ' 5.0%
4.0%

- Rk ARRARE

‘ - 2.0% - o n s A
B Henrico County O Nat'l "AAA" Average ] Henrico County Nat'l "AAA” Average { .
B Project Det VA "AA” Average 1.0% [P B Project Dety VA "AA" Average
«lfie VA "AAA" Average W | =N VA "AAA" Avcmgc
().0% IO BTN RIS T CIT RITMII R O I NI BT R ITY LT

1994 1996 1998 2000 2102 2004 1994 1996 1998 2000 2002 2004

Debt vs. Taxable Property Debt Service as a % of Expenditures

3.5% 14.0%
3.0% } ‘.‘.:.:".3’.‘2“1'1".';'; L e L Ll e el 12.0%
2.5% F—"—-' -------- S 10.0%
0:0.0 06 0 0 0 06 0 0 o ' N .
T BO% =i : P
1.5% | yeosms 6.0% i I r I l | i | i
4.0%

S8 ticnrico County O Nat'l "AAA” Average
Bl Project Det VA "AA" Average

1.0%

IR icnrico County ] Na! 1"AAA" Average [

0.5% 20% | B&# project Dett VA “AA" Average

¢ «ike VA "AAA" Average 1535 o= VA"AAA" Average
0.0% 'H TRRLAPTO R N TTA S LrPT LTI G B R B AR R PR B PR lh".l.l ().()% }’?N SIYTTE RSLITE H OB § O B TOM BT A L A B SWTET BET O KT L
1994 1996 1998 2000 2002 2004 1994 1996 1998 2000 2002 2004

The issuance of $18,675,000 CDA Debt does not have a material impict on any of the County’s Debt Ratios. Debt Service as a
percentage of Expenditures is not affected by the issuance of overlapping debt.
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Financial Impact Analysis

Short Pump Town Center
Henrico County, Virginia
December 21, 1999

Financial Analysis Detail
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Financial Impact Analysis

Case 1 Incentive = 5 Years Net Revenue; Repayment =5 Years 1271499
{$ Thausaruls)
Construction Operations Summary
Financial Impact Yro Yro Yri Yr2 Vel Yrd Yrs Yr0-$ Yr 610 Yr11-15 Total
2000 20m 2002 2003 2004 2005 2006 Subtotals

Tax Revenue
Real Property 820 1,106 1.393 §.429 1,466 1,504 1,543 9.260 8339 9,481 27,079
Personal Property ] i 1,421 1421 1,421 1.421 1421 7.816 7.105 7.105 22,027
BPOL 0 0 619 645 682 719 757 3.412 4,216 4,787 12,415
Sales Tax 0 0 3207 1389 1523 L7260 1949 12.877 20893 24748 64518

Total 820 1,817 6,629 6,883 7,142 7,404 7,671 38,366 41,553 46,120 126,039
Adjustments
Direct Project Costs 0 0 0 0 0 0 0 0 0 0 0
Reimbursement of Costs N 1,555 2,167 2,164 2,166 2,164 2,165 12,953 0 0 12,953
CDA Debt Service Payments 0 0 4,199 4,458 4.713 4,973 5,243 23,586 0 0 23,586
CDA Expenses 0 15 15 15 15 15 15 20 0 0 90
Current Tax Base Revenue 247 247 247 2497 247 247 247 1,729 1,235 1,235 4,199
Off-Site Revenue Impact 0 0 0 0 0 0 0 0 0 0 0
Aljernative Use Impact Q 0 0 0 ] ] ] 1] 0 Q 0

Total 820 1,817 6,628 6,883 7,142 7,399 7,671 38,358 1,235 1,238 40,829
Net Benefit 0 0 2 0 0 5 (0} 7 40,318 44,885 85,210
Present Value @ 6.00% 0 | 0 0 (0] 6 23,869 19,879 43,753
Assumptions «Annual Growth Kates-
Property Valuation
Land 26277 26,277 6,277 26960 22,661 23,381 1,118 2.60% 2.60%
Improvements 55933 83,900 111,866 14,775 117759 120,820 123962 260% 2.60%
Outlot Construction 5,000 7.500 300 10,260 10.527 10,800 11,081 2.60% 2.60%
Fumiture, Fixtures & Exuipment ] 20301 40,601 dineud 40603 40,603 J0.603 0.00% 0.00%

Total 81,210 137978 188,746 192,597 196,549 200,604 204,764

' .

Tax Rates .
Real Propenty $0.94 $0.94 S0.94 S094 094 sn94 $0.94 $1.94 $0.94
Personal Propesty $3.50 $i.50 S150 sisn $1.50 $3.50 $3.50 $3.50 $3.50
BPOL (100K Exempt) 0.2000% 0.200% 0.200% €.200% 0.200% 0.200% 0.200% 0.200% 0.200%
Sales Tax (County Portion) 1.000°%. LOOS. LG LK 1.000% 1.00% LI 1.000. 1.000%
Reiall Sales
Sq. Fontage - GLA, Dept Stares & Theater 0 o 1,124,600 1L124.6000 1,124,600 1,124,600 1124600 1,129,000 1,129,000

Sales Per Square Foo so s $26} $2718 $294 suw $12§ 1393 1L.3%
Outlots - Combined Sales 0 0 $25.000 S26.00 S2T.09 $24.122 $29,246 4.00% 4.00%

Short Pump Tawn Center

' BOS01774

Prepared By: Davenport & Company L.LC
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Financial Impact Analysis

Case 2 Incentive = § Years Net Revenue; Repayﬁlent =15 Years 123499
{$ Thousands)
Construction Operations Summary
Financial Impact Yro Yro ¥ri Yr2 Yrl Yrd Yrs Yro-§ Yré-10 Yrit-15 Total
2000 20m 2002 2003 2004 2005 2006 Subtotals
Tax Revenue
Real Property 820 1,106 1.393 1.429 1.466 1,504 1,543 9,260 8339 9,481 27,079
Pegsonal Property 0 71 1,421 1,421 1.421 1.42] 1,421 7.816 7,105 7105 22,027
BPOL 0 0 609 645 682 719 757 3412 4,216 4,787 12,415
Sales Tax (] 0 20 1389 1573 760 3949 12877 21.893 24748 64.518
Total 820 1,817 6,629 6,883 7,142 7,404 7,671 38,366 41,553 46,120 126,039
Adjustments
Direct Project Costs 0 0 0 0 0 0 0 0 0 0 0
Reimbursement of Costs 573 1,558 1.012 1.011 1,008 1,000 1,012 7,179 5,049 5,047 17,275
CDA Debt Service Payments 0 0 2,184 2,184 2479 2,180 2,181 10,908 10,910 10,907 32,726
CDA Expenses 0 15 15 15 15 15 15 a0 81 90 261
Current Tax Base Revenue 247 247 247 247 247 247 247 1,729 1,235 1,235 4,199
Off-Site Revenue Impact 0 0 0 ] 0 0 0 0 0 0 0
Aligrnative Use Impact ] tH 0 0 0 /] 0 )] 0 0 0
Total 820 1,817 1,458 3,457 2,450 3,451 3,455 19,907 17,276 17,279 54,461
Net Benefit 0 0 3172 3,427 3,692 3,953 4,216 18,459 24,277 28,842 71,578
Present Value @ 6.00% 0 0 2,823 2,877 2,925 2,954 2,972 14,550 14,342 12,758 41,651
Assumplions -Annuat Growth Rates-
Property Valuation
Land 26277 262717 26,277 26950 27,661 23,380 29,118 2.60% 2.60%
Improvements 55933 83,900 111,866 114,778 [ RY AL 120,820 123,962 2.60% 2.60%
Outlot Consiruction 5,000 7.5030 10,000 10,260 10,527 10,80 11,081 2.60r% 2.60%
Fumiture, Fixtures & Equipment 1] 301 40,603 40,603 J0.601 4603 40.603 Q.00% 0.00%
Total 87,210 137978 188,746 192,597 196,549 200,604 204,764
Ta¥ Rotes ‘
Real Property $0.94 S0.94 0.4 Sn9d SiLyd S0.94 snys $01.94 $0.94
Personal Property $3.50 $1.50 $150 Sysn si.so S1.50 S50 $3.50 $3.50
BPOL ($100K Excmpt) 0.2000%. 0.20% 14.200% 0.200% 0.200% 0.200% 0.2000% 0.200% 0.200%
Sales Tax (Coumiy Portion) 1.000% LK% LO0% 10004 LINRY4 1 000% 1.4000% 1.000% 1.000%
Retall Sales
Sq. Foolage - GLA, Dept Stoves & Theater 0 0 1,124,600 1,124,600 1,124,600 L124,600 1,124,600 1,129,000 1,129,000
Sales Per Square Foot 0 o $263 sam $294 s s128 3.39% 1.3%
Oulots - Combined Sales $0 $0 $25.44x) $26.000) $27.0400 $28,122 . $29,246 4.00%. 4.00%

Shor? Pump Town Center

BOS01775

Prepared By: Davenport & Company L.I.C
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Financial Impact Analysis

Cnse 3 Incentive = 3 Years Net Revenue; Repayment =3 Years 121459
{$ Thousands)
Construction Operations Summary
Financial Impact Ye0 Yro vl vr2 Yra Yrd Yrs Yr 0.5 Yr 6-10 Yri1-1§ Total
2000 2001 2002 2003 2004 2005 2006 Subtotals

Tax Revenue
Real Property 820 1106 1,393 1429 1,466 1,504 1,543 9,260 8,339 9,481 27,079
P?rsnnal Property 0 711 1,421 1.421 1,421 1,421 1,421 7.816 7.105 7,105 22,027
BPOL 0 0 & 645 62 719 757 3412 4,216 4,787 12,415
Sales Tax i) 0 07 3389 1373 1260 3949 128717 21893 24748 64.518

Total 820 1,817 6,629 6,883 7,142 7,404 7,671 38,366 41,553 46,120 126,039
Adjustments
Direct Project Costs 0 0 0 0 ) 0 0 0 0 0 0
Reimbursement of Costs LYk} 1,555 0 0 0 0 0 2,127 0 0 2,127
CDA Debt Service Payments 0 0 6.367 6,617 6,880 0 0 19,864 0 0 19,864
CDA Expenses 0 15 I5 15 15 0 0 60 0 0 60
Current Tax Base Revenue 247 247 247 247 247 247 247 1,729 1,235 1,235 4,199
Off-Site Revenue Impact 0 0 ] 0 0 ] 0 0 0 0 0
Alternative Use Impact 0 0 0 0 R | i} 0 0 0 0 0

Total 820 1,817 6,629 6,879 7,142 247 247 23,780 1,235 1,235 26,251
Net Benefit 0 {1} 0 7,157 7,424 14,585 40,318 44,885 99,788
Present Value @ 6.00% 0 0 5,348 5,233 10,585 23,869 19,879 54,333
Assumptions «Annus| Growth Rates.
Pruperty Vatuation
Land 26,277 26,217 26,277 26,960 27661 28,380 29,118 260% 2.60%
Improvements 5590 81910 111,866 114,778 117,789 120,820 123,962 2.60% 2.60%
Outlon Construction 5400 2,500 10,000 10,260 10,527 10,800 11081 2.60% 2.60%
Fumiture, Fixtures & Equipmem [{] 200] Ju.60Y 40,603 40,603 40,603 40,603 0.00% 0.00%

Total 87,210 137974 188,746 192,597 196,549 200,604 204,764
Tax Rates
Real Propeny $094 $0.94 s Y4 $094 Snyd SHnyd Shyd $0.94 $0.94
Personal Property $3.50 sLSn Sisn $1sn Sisn S3.50 s1.50 $3.50 $3.50
BPOL (SI00K Exempi) 0.2X01%. 0.200%. 0.20¢%4 0.200% 0 20004 0 2000% 0.200% 0.300% 0.200%
Sales Tax (County Pontinn) 1.OOr%. )AXNYR [RELTY 1.O00% | O00% 1.ANXK% 1O00% LOMY% 1.000%
Retail Sales
$q. Footage - GLA, Dept Stores & Theater 0 1124600 1,124,600 1.124,600 1L124.610 1,124,600 1,129,000 1,129,000

Sales Per Square Foot 0 1] $263 S $294 SHw $125 139% 1.13%
Quilots - Combined Sales $0 $0 $25.000 $264%0 $2.4130 $24.122 $29.246 4.00% 4.00%

Short Pump Town Center P'repared By: Davenport & Company L.1.C

BOS01776
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Financial Impact Analysis

Case 4 Incentive = 3 Years Net Revenue; Repayment = 15 Yesars 121499
($ Thuusands)
Construction Operations Summary
Financial Impact Yro Yro Yel ve2 Yrl Yrd Yrs Yro.s Yr 6-10 Yri1.18 Total
2000 2001 2002 2003 2004 2005 2006 Subtotals
Tax Revenue
Real Propérly 820 1.106 1.393 1,429 1,466 1,504 1,543 9,260 8,339 9,481 27,079
Pegsonal Property 0 711 1.421 1.421 1,421 1.421 1,421 71816 71,105 7,105 22,027
BPOL 0 0 60y 645 682 719 757 3412 4,216 4,787 12,415
Sales Tax 0 0 07 3389 5713 1760 3949 12871 21893 24748 64,518
Total 820 1,817 6,629 6,883 7,142 7,404 7,671 38,366 41,553 46,120 126,039
Adjustments
Direct Project Costs 0 0 0 0 0 0 0 0 0 0 0
Reimbursement of Costs 5713 1,555 0 0 0 0 0 2,127 0 0 2,127
CDA Debt Service Payments 0 0 1,987 1,992 1,88 1,990 1.991 9,949 9,947 9,949 29,844
CDA Expenses 0 15 15 15 15 I5 15 90 81 90 261
Current Tax Base Revenue 247 247 247 247 247 247 247 1,729 1,235 1,235 4,199
Off-Site Revenue Impact 0 0 0 0 0 0 0 0 0 0 (1]
Aligrnative Use Impact 0 0 0 ] ] 1] 0 0 0 Q ]
Total 820 1,817 2,249 2,254 2,250 2,252 2,254 13,896 11,263 11,273 36,432 |
Net Benefit 0 4,380 4,629 4,892 5,153 5417 24,470 30,289 34,847 89,607
Present Value @ 6.00% 0 598 3,887 1875 3,850 3,819 19,329 17,913 15,423 52,665
Assumptions ~Annusl Growth Rales-
Property Valuation
Land 2621 26,277 26,277 26,960 27.661 28,380 29.118 2.60% 2.60%
Impeovements 55933 #3,900 111,866 114,778 117759 120820 123,962 2.60r%. 2.60%
Outlot Coasirction S.000 7.500 10,000 10,268 10,527 HLEN0 11,081 260% 260%
Fumiture, Fixiures & Equipment 0 0301 4060 40,603 0,608 W60 40,603 0.00%. 0.00%
Total 87,210 137978 188,746 192,597 196549 200,604 204,764
Tay Rates
Real Propeny $0.94 $0.94 Suud 94 Sy S0y So.y4 $0.94 $0.94
Personal Propeny $1.50 $1.50 $1.50 S150 S350 S50 S50 $3.50 $3.50
BPOL (S100K Exempi) 0.200%. 0.2001% 0.200% 0 200% 0. 20004 0.2 0.200% 0.2000%. 0.200%
Sales Tax (County Portion) LO0O% 1.000%. 10004 1ANXPA 1.AXN¥% 1.000% X837 1O 1.000%
Retall Sales
Sq. Footage - GLA, Depd Stores & Theater 0 0 10 24.600 1,124,600 1124600 1124600 1,124,600 1,129,0XX) 1,129,000
Sates Per Square Foor b 1] $a2 £34;.) $294 Suw $325 19% 1.7%%
Outlots - Combined Sales 50 L] $25400 S26,400 $27.040 $28.122 $29.246 4.00% 4.00%
Shaort Pump Town Center Prepared By: Davenpart & Compsny LL.C

BOS01777
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‘Financ’ ~ Impact Analysis

Case § Forest City'  osnl 1499
t» Thousonds)
Construction Operations Summary
Finnnclal lmpact Yro Yro Yrit Yr2 Yr3 Yrd Yrs Yr 0-8 Yr 6-10 Ye 1115 Total
2000 2001 2002 2003 2004 2005 2006 Subtotals
Tax Revenue
Real Property 820 1,106 1,393 1,429 1.466 1,504 1,543 9,260 8,319 9,481 27,079
Personal Property 0 711 1,421 1,421 1.42) 1,421 1,421 7.816 7105 1,105 22,027
BPOL ] 0 609 645 682 719 57 3412 4,216 4,787 12,415
Salgs Tax 0 0 1207 1389 513 760 1949 12872 21893 24748 64.518
Total 820 1,817 6,629 6,883 7,142 7,404 - 7,671 38,366 41,553 46,120 126,039
Adjustments
Direct Project Costs 0 0 0 ] n 0 0 0 0 0 0
Reimbursement of Costs 0 0 2,723 2,724 2,728 2,723 2,723 13,619 O 0 13,619
CDA Debt Service Payments 0 0 2,052 2,050 2,049 2,050 2,051 10,253 10,252 10,250 30,754
CDA Expenses 0 15 15 15 15 15 15 90 81 90 261
Current Tax Base Revenue 247 247 247 247 247 247 247 1,729 1,235 1,235 4,199
Off-Site Revenue Impact 0 0 0 0 0 0 0 0 0 0 0
Alternative Use Impact 0 1] ] 0 0 0 0 0 0 ] 0
Total 247 262 5,037 5,016 5,039 5,034 5,036 25,691 11,568 11,574 48,833
Ne't Benefit 573 1,555 1,592 1,848 2,103 2,370 2,635 12.675 29,985 34,546 77,206
Present Value @ 6.00% 573 1,467 1,417 1,552 1,666 1,771 1,857 10,302 17,732 15,290 43,324
Assumptions -Annua] Growth Rates-
Praperty Valuation
Land 26277 26277 26,277 26,961 27.661 28,380 29,818 2.60% 2.60%
Improvements $5.933 83,900 111,866 114,728 117,759 120,820 123,962 2.60% 2.60%
Ouilol Constmiction 5000 7.500 L0 100,260 10,527 111,80 1081 260% 2.60%
Fumitre, Fixtures & Equipment [} 20,810 40,603 40608 th,603 40.603 40.603 0.00% 0.00%
Total 87,210 137978 188,746 192,597 194,549 200,604 204,764
Tax Rates
Real Property $0.94 $0.94 $0.94 sn.94 Sn.94 sn.94 5094 $0.94 $0.94
Personal Propeny $1.50 $1.50 $3.50 S350 S3.50 $1.50 Si.s0 $3.50 $3.50
BPAL (S100K Exempt) 0.200% 0.200% 0.200% 0.200% 0.200% 1.200% 0.200% 0.200% 0.200%
Sales Tax (County Postion) LN LOOKR 1. 0FE L% Loou% £.000F 1.000% 1.000% 1.000F
Retall Sales
Square Footage - Office Space 1} D 1,124,600 1,124,600 1,124,600 1,124,600 1,124,600 1,129,000 1,129,000
Sales Per Square Foot p 1] $0 $263 21 $294 sSum s$328 3.39% L.1%
Outlots - Combinad Sales s0 (] $25,x0 $26,M0 $27.tH0 S28,122 $29,246 A.00% 4.00%.

Short Pump Tewn Center

BOS01778

Prepared By: Davenport & Company LLC
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Summary of Comparable Projects

Short Pump Town Center
Henrico County, Virginia
December 22, 1999

_ . Project

Arundel Mills

Eastland Mall

Von Maur Dept. Store

River City Galleria

Grapevine Mills

Katy Mills Mall

Location

Anne Arundel County, MD

Bloomington, IL

Village of Lombard, 1L

Peoria, IL

City of Grapevine, TX

City of Katy/Harris Co, TX

Incentive

$28,000,000

$3,000,000

$4,000,000

$29,500,000

$27,500,000

$35,955,000

Vehicle

Tax Increment District

Rebate of 50% of
Incremental Sales Taxes for
10 years

Rebate of 100% of
Incremental Sales Taxes {or
10 years

Special Tax Area - 66.6% of
Pledged Revenue (Property,
Transfer, Sales, Utility
Taxes) from Area

Tax Increment District

Tax Increment District &
County Sales Tax

Discussion

Road improvements and Utilities;
Mills Corp.;

Rebate to owners of Mall to help
finance expansion

New Tenant for Vacant Store -
Payment Directly to Department
Store

Parking, Utilities, Roads, Plaza,
Landscaping

Roads, Utilities, Parking; Dallas
suburb

Roads, Utilities, Landscaping;
Houston Suburb

BOS01779



Financial Impact Analysis
Short Pump Town Center

Henrico County, Virginia

N

October, 1999

Prepared by:

DAVENPORT & COMPANY LLC
901 East Cary Street
Richmond, Virginia 23219

(804) 697-2900 BOS01701
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Financial Impact Analysis

ys2t

Short Pump Town Center
Henrico County, Virginia
October 6, 1999
Contents
SeCtion A .......ccoevvvneevnnnnns Creerees reerrreeniee Project Description
) Development Proposal
j Financing Plan/Alternatives
Section B ......... tereeececncncesncncasncnsgananansanns Cost/Benefit Analysis
SeCtion C .....cocvvviiiiiiiiiniiiiniisineionenioanoces Debt Capacity/Credit Impact
Section D ...... e eeeteeetetaseteatterteserctentetaatnens Key Issues
N1 11] 13 AN Financial Analysis Detail
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Financial Impact Analysis

Short Pump Town Center
Henrico County, Virginia
October 6, 1999

"‘ Project Description
Development Proposal
Financing Plan/Alternatives

BOS01705
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Project Description

Financial Impact Analysis

Short Pump Town Center

Facility

Upscale Shopping Mall with Four Department Store Anchors: Nordstrom’s, Lord &
Taylor’s, Dillard’s and Hecht's

Investment

$198 Million — Land, Construction, Furnishings

Benefits

Taxes, Jobs, Development Profile

Location

West Broad & Lauderdale

Owner/Developer

Forest City Enterprises/Pruitt Associates LLC

Owner Profile

Forest City is a Cleveland based real estate development company with $696 million in
annual revenue and more than $3 billion in assets. The company is listed on the New
York Stock Exchange and owns shopping centers, apartments, office buildings and
hotels throughout the United States including Tobacco Row in Richmond. Pruitt
Associates is a Richmond firm which assembled the land and is developing the project.

Other Considerations

Taubman, a nationally recognized real estate firm which owns Regency Square is
developing a mall at Stoney Point in the City of Richmond which is competing for the

same anchor tenants. County sales tax revenue will be affected by the location of the
successful mall and its impact on Regency.

BOS01706
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Development Proposal

Short Pump Town Center

Financial Impact Analysis
: ¢ Land $ 19,925,000
Private Investment $168,314,000 | ¢ Improvements $ 88,218,000
¢ Furniture & Fixtures $ 60,171,000
- ¢ Roads $ 2,349,000
Public Investment $ 30,000,000 | ¢ Uniities $ 3,201,936
’ ’ , ¢ Parking & Miscellaneous % 24,449,064
. Alternative I ¢ Funding: Private Sources
Reimbursement Approach | ¢ Security: Developer
T ¢ Reimbursement: From Tax Revenue Generated By
the Project Over Time
¢ Funding: CDA or IDA Borrowing
) ) Alternative II ¢ Security: Special Assessments/Developer
Financing Plan Private Borrowing ¢ Reimbursement: From Tax Revenue Generated By
the Project Over Time
Alternative III ¢ Funding: IDA Borrowing
Public Borrowing ¢ Security: Annual Appropriation
¢ Reimbursement: From Tax Revenue Generated By

the Project Over Time

BOS01707




Alternative I — Relmbursement Approach

Financial Impact Analysis Short Pump Town Center

Advantages

" Short Pump Town Center

¢ Developer Funds All Costs

No Debt Issued By County

¢ Reimbursement for Public Cost
Limited to Project Tax Revenue

¢ No County Impact if Project
Fails @ Proceeds

L 4

Reimbursement
Jor Public Cost

Disadvantages _- . Private | ©
Funding

652V

¢ Lack of Tax-Exempt Financing
Increases Developer’s Costs




Alternative Ila — Private Borrowing — I.D.A.

Financial Impact Analysis Short Pump Town Center

Advantages

¢ Debt Issued is Obligation of
- Developer
¢ Reimbursement for Public Cost
. Limited to Project Tax Revenue
‘¢ No County Impact If Project

Fails '
. Proceeds

. ..4.
Disadvantages :
'!3 . I.D.A.Bonds B @ Reimbursement
@ | ¢ Cost of Borrowing May be i for Public Cost
Q Higher than C.D.A.

@ Debt Payments

ssenne
‘ICI.II'....II..."....IIII.

BOS01709




Alternative IIb — Private Borrowmg C.D.A.

Financial Impact Analysis

Advantages

¢ Debt Issued is Obligation of
Developer/District Taxpayers

¢ Reimbursement for Public Cost
Limited to Project Tax Revenue

¢ No Direct County Impact If
Project Fails

Disadvantages

Debt Treated as Overlapping
Debt of the County

1927

Short Pump Town Center

" Short Pump Town Center |

oject Cost, | - Fax Revenue

@ Proceeds
I

-D.A. B @ Reimbursement
¢ onds for Public Cost

@ Debt Payments

~ Developer

BOS01710
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Alternative III - Publlc Borrowing

Financial Impact Analysis Short Pump Town Center
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