
 
 
 
 

             
 
 

COST/BENEFIT ANALYSIS  
 
 

FOR  
 
 

REGENCY HOTEL 
REDEVELOPMENT AREA  

 
 

             
 
 
 

COLUMBIA. MISSOURI  
 

October 29, 2010 
 Revised: December 23, 2010 

 
 

PREPARED FOR  
 
 

Broadway Lodging, LLC  
 
 
 
 

 
DEVELOPMENT DYNAMICS, LLC  

1001 Boardwalk Springs Place, Suite #50 • O’Fallon, Missouri 63368 • (636) 561-8602 

 



Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
 
 
 
 
 
 
 
 
TABLE OF CONTENTS 
 
 
Introduction  ................................................................................................ 1  
 
Interpreting the Tables ................................................................................. 1  
 
Baseline Table Description............................................................................ 2  
 
No-Build Alternative Table Description.......................................................... 2  
 
Build Alternative Table Description............................................................... 3 
 
Financial Feasibility of Project as Proposed.................................................... 4 
 
General Assumptions and Conditions  ..........................................................  6  
 

 



Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
INTRODUCTION  
 
The purpose of this report is to satisfy statutory requirements for the preparation of a cost 
benefit analysis under RSMo. Section 99.810 of the Real Property Tax Increment Allocation 
Redevelopment Act (the “TIF Act”) requiring the preparation of a cost/benefit analysis for a 
redevelopment area under consideration for establishment.  This report and the 
accompanying tables comprise the cost/benefit analysis, as submitted by Broadway Lodging, 
LLC (the “Developer”), for the Regency Hotel Redevelopment Area (the “Area”) under 
consideration by the City of Columbia, Missouri.   

The Area encompasses a single parcel of land (Parcel Locator Number 17-117-00-17-010.00 
01), located at 1111 East Broadway in the City of Columbia, Boone County, Missouri.  
Property within the Area is owned by E & O Hospitality Corp., but under contract to the 
Developer. 

The Redevelopment Plan is intended to facilitate the demolition of the existing 100-room 
Regency Hotel and reconstruction a seven story hotel on the site. The new hotel would be 
approximately 81,312 sq. ft. and contain 112 guest rooms, a street level restaurant and 
rooftop patio lounge, meeting space, and an indoor pool.  
 
INTERPRETING THE TABLES  
 
The tables contained herein comprise the cost/benefit analysis of the proposed 
Redevelopment Plan.   
 
Upon formation of the TIF district, the assessed value of real property and economic activity 
taxes within the Area are frozen at their current level (base taxes).  During the up-to-23-year 
period in which the incremental revenue is dedicated to the purposes specified in the Plan, 
all taxing districts that levy ad valorem taxes in the redevelopment area continue to receive 
the taxes based upon the property values and tax rates which existed prior to the new 
development and adoption of TIF.  The local jurisdictions that levy economic activity taxes 
(e.g. sales and utility taxes) also continue to collect the amount of these taxes that existed 
prior to the implementation of a TIF district, in addition to 50% of the new economic activity 
taxes generated by the project.  Local jurisdictions also receive 100% of the new revenues 
generated by new personal property taxes and 100% of commercial surcharge taxes.   
 
Tables 1-4 identify much of the baseline data and information utilized throughout this 
analysis as contemplated in the Redevelopment Plan.   
 
Tables 5-9 depict estimates of real, personal, and economic activity tax revenues, by taxing 
district, if the redevelopment envisioned in the Redevelopment Plan does not occur and the 
subject property remains in essentially the same condition as it currently stands (the “No-
Build Alternative”). 
 
Tables 10-19 depicts future assessed values within the Redevelopment Area and estimates of 
real, personal, and economic activity tax revenues, by taxing district, in the event the 
property is redeveloped as envisioned in the Redevelopment Plan (the “Build Alternative”).  
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The primary sources of revenue to retire TIF financial obligations include payments in lieu of 
taxes attributable to the increase in the current equalized assessed valuation in the 
Redevelopment Area over and above the initial equalized assessed value of the 
Redevelopment Area.  And, 50% of the total additional revenue from taxes, penalties, and 
interest imposed by the municipality or other taxing districts which are generated by 
economic activities within the Redevelopment Area over the amount of such taxes generated 
by economic activities within the Redevelopment Area in the calendar year prior to the 
adoption of the redevelopment project by ordinance, excluding personal property taxes, taxes 
imposed on sales or charges for sleeping rooms paid by transient guests of hotels, taxes 
levied for the purpose of public transportation pursuant to Section 94.660 RSMo., fees, or 
special assessments.   

Taxes currently levied in the Area and not captured under the TIF Act include: 
 

1. The frozen base taxes derived from the real property and economic activity taxes, 
2. The real property surtax and the State tax on commercial property, 
3. Personal property taxes,  
4. Fifty percent (50%) of the incremental economic activity taxes. 

 
Taxes levied in the Redevelopment Area and allowed to be captured under the TIF Act 
include: 
 

1. One-hundred percent (100%) of the real property tax incremental revenues, and 
2. Fifty percent (50%) of the economic activity tax incremental revenues.1 

 
BASELINE TABLE DESCRIPTION 

 
Table 1: Depicts general project data. 
 
Table 2: Depicts Redevelopment Area parcel information including current market value, 
assess value, and real estate taxes. 
 
Table 3:   Depicts the 2010 real and personal property tax rates on commercial property 
and the total real property tax rate applicable to tax increment financing.  Personal property 
taxes are not captured by TIF and will continue to be distributed to affected tax jurisdictions. 

 
Table 4:   Depicts the 2010 general sales tax rate and the sales tax rate applicable to TIF.  
 
NO-BUILD ALTERNATIVE TABLE DESCRIPTION 

 
Table 5:   Depicts the No-Build Alternative estimates of real property taxes, the Base Real 
Property Tax, and the distribution of taxes to the affected taxing districts over the 23-year life 
of the TIF District if conditions at the site were to essentially remain the same as they are 
today.   

 

                                                 
1 For the purposes of this analysis, only sales taxes are included as economic activity taxes.  The City owns the 
municipal electric and water utilities, which, accordingly are not subject to a utility gross receipts tax.  Remaining 
utilities subject to taxes will be difficult to predict and not likely to generate a significant amount of TIF revenues. 
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Table 6:  Depicts the No-Build Alternative personal property tax estimates and the 
distribution of taxes to the affected taxing districts over the 23-year life of the TIF District if 
conditions at the site were to essentially remain the same as they are today.   
 
Table 7:   Depicts the Base Gross Sales Taxes and distribution by tax.  
 
Table 8:  Depicts retail sales and taxes in the No-Build Alternative and the distribution of 
taxes to the affected taxing districts over the 23-year life of the TIF District if sales at the site 
were to essentially remain the same as they are today.  
 
Table 9:   Depicts the fiscal impact of the No-Build Alternative on real, personal, and 
economic activity taxes by tax district.   
 
BUILD ALTERNATIVE TABLE DESCRIPTION 
 
TABLE 10:   Depicts the Build Alternative of the Base Real Property Tax, estimated Assessed 
Valuations, estimated new Assessed Valuation, and the real property tax calculations and 
the distribution of taxes to the affected taxing districts over the 23-year life of the TIF District 
resulting from the adoption of tax increment financing and implementation of the 
Redevelopment Project.  
 
TABLE 11:   Depicts the Build Alternative personal property tax estimates and the distribution 
of taxes to the affected taxing districts over the 23-year life of the TIF District resulting from 
the adoption of tax increment financing and implementation of the Redevelopment Project  

 
TABLE 12:   Depicts the Build Alternative anticipated gross sales, resulting from the adoption 
of tax increment financing and implementation of the Redevelopment Project.  
 
TABLE 13: Depicts the Build Alternative sales tax revenue by tax resulting from 
implementation of the Redevelopment Project. 
 
TABLE 14: Depicts the Build Alternative anticipated sales tax EATS resulting from the 
adoption of tax increment financing and implementation of the Redevelopment Project.  
 
TABLE 15: Depicts the fiscal impact of the No-Build Alternative on real, personal, and 
economic activity taxes by tax district resulting from the implementation of the 
Redevelopment Project. 
 
TABLE 16:   Depicts a TIF revenue summary derived from the previous tables. 
 
TABLE 17:   Depicts a chart comparing tax revenues between the Build and No-Build 
Alternatives. 
 
TABLE 18:   Depicts a summary of projected new tax revenue for the Build Alternative 
resulting from the adoption of tax increment financing and implementation of the 
Redevelopment Project 
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FINANCIAL FEASIBILITY OF THE PROJECT AS PROPOSED 
 
TABLE 19:  The TIF Act requires the Cost-Benefit Analysis include sufficient information from 
the Developer so the TIF Commission can evaluate whether or not the Redevelopment Project, 
as proposed, is financially feasible.  The tables included in this analysis provide information 
regarding the development budget for the Regency Hotel Redevelopment and related analysis 
of the financial feasibility of the project. 
 
As identified in the Redevelopment Plan, the total development budget consists of the 
following cost elements: (1) property acquisition reflecting amounts paid or to be paid by the 
Developer in purchasing the property as described in the TIF Application and other related 
costs paid prior to or as part of the redevelopment, (2) building demolition/construction as 
estimated by LLW Architects, Inc. based on their experience and today’s construction 
material costs, (3) interior construction improvements were estimated by LLW Architects, Inc. 
based on their experience and of today’s interior material costs, (4) permitting, signage, and 
franchise fees as estimated by the Developer, (5) professional service fees including legal, 
architectural, engineering, and other professional services, necessary to complete the 
reconstruction and redevelopment of the Regency Hotel, and (6) interest cost/carry, 
insurance, and pre-opening expenses.  The resulting total development budget for prior to 
the receipt of any municipal assistance is approximately $17,500,000.00.  
 
The Developer has requested municipal assistance in the form of tax increment financing in 
an amount not to exceed $3,200,000.00.  The extraordinary costs of land acquisition, 
demolition, and property development in the central business district have resulted in the 
need for municipal assistance. The amount requested is the principal amount of municipal 
assistance.  In addition, any temporary notes prior to the issuance of bonds will bear interest 
at varying interest rates as provided for in the redevelopment agreement, and any bonds will 
also necessarily bear interest at varying rates as established by the market.  The attached 
tables indicate that there are sufficient projected TIF revenues to support this level of 
assistance.  The Developer’s net development budget following the receipt of the principal 
amount of municipal assistance is estimated at $14,300,000.00. 
 
The development budget assumes 112 rooms with a 65% occupancy rate in the first full year 
of stabilization following construction.  For purposes of this analysis, it is projected that the 
average rental rate for a hotel room will be $122.00 per night during the first full year 
following construction.  Additionally the annual revenue figure takes into account revenues 
from other ancillary activities of the hotel including food, beverage, and catering.  The 
projected room rates have been analyzed and compared to rates currently derived from 
existing hotels within the market and are believed to be reasonable. 
 
Projected annual operating expenses include departmental expenses; a property management 
fee to the hotel operator and certain other fixed expenses.  Notably, one expense not included 
is any debt service or cost of borrowing the Developer might incur due to the uncertainty of 
actual costs due to market conditions. 
 
The financial feasibility analysis is based upon an internal rate of return (“IRR”) analysis 
comparing projected annual revenue to projected costs.  The projected IRR without municipal 
assistance is 6.736%. The projected IRR with municipal assistance is 9.368%. 
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The IRR without municipal assistance (6.736%) results in this project not being feasible.  As 
noted above, the costs utilized to calculate this IRR do not take into account debt service or 
borrowing costs.  At present the Developer estimates he will borrow a portion of the 
development costs and incur a cost of capital at a rate of approximately 7.00% resulting in a 
cost of funds insufficient to justify the risk, time, and monetary outlay that will be required 
to complete the project. 
 
The IRR with municipal assistance of 9.368%, while not a great return, results in better 
economic feasibility for the project.  This return – even when taking into account the debt 
service or borrowing costs – is feasible. The Developer would accept this IRR when 
considering the risk exposure and in order to assist in the revitalization of downtown 
Columbia. 
 
Table 19 details a finding that the Redevelopment Project is financially feasible, including an 
internal rate of return calculation illustration of the Developer’s projected return on 
investment both if the requested TIF assistance is granted and if it is not granted. 
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GENERAL ASSUMPTIONS AND CONDITIONS - A series of assumptions were used to prepare this analysis.  
The projections were based on the most currently available information and intended to be interpreted 
with an awareness of assumptions used in their preparation.  The report’s conclusions and the 
financial projections are based upon analysis of project data and information obtained from the 
Developer, government tables, and other sources considered reliable.  There is an inherent assumption 
this information is correct, complete, and reliable.  Limited steps were taken to verify their accuracy; 
nevertheless, D2 believes they constitute a reasonable basis for this report’s preparation.  The 
projections represent prospective estimates regarding a project yet to be built and actual results will 
vary from the projections contained herein.  D2 assumes no risk for events or uncertainties that occur.  
This report was prepared in an effort to provide timely and relevant information for the use of the City 
and other taxing jurisdictions to which the report is sent pursuant to the TIF Act. 
 
1. Size and Components of Redevelopment Project - Actual redevelopment activity will impact the 

revenue projections. 
2. Build-out Schedule – It is assumed demolition and re-construction will be complete by the end of 

the 1st quarter of 2013 and the 23-year TIF District term will run through 2033.   During 
demolition and construction, it is assumed that only the land and existing improvements will 
generate real property taxes. 

3. Projected Assessed Value – Upon project completion, the County Assessor will evaluate the actual 
site.   The TIF real property revenue projections are based upon multiple data sources including a 
discussion with the County Assessor’s office regarding an appraisal approach and Project 
investment data.   Assumptions should be used only to provide an indication of how the Project 
might perform. 

4. The projections represent revenues accrued by year-end, not time of receipt and allocation to the 
Special Allocation Fund. 

5. Assumes real property assessed value of land and improvements of $3,600,000 in 2013. 
6. Assumes equalized assessed valuation for real property will have a growth rate of 2% in 

reassessment years (odd numbered years).  
7. 2010 Base Assessed Value from County records ($251,904) for the Redevelopment Area.  The Base 

Real Estate Tax from County records is $18,087.46.  
8. Real Property Taxes (PILOTS) – At the time the Redevelopment Area is adopted by the City, the 

Assessor will certify the Base EAV.  Each year thereafter, the real property assessed value must 
exceed the Base EAV in order generate payments in lieu of taxes (i.e.; incremental real property 
taxes). 

9. Based on 2010 property tax rate of $7.1803 minus the State levy of .030 and the Commercial 
Surcharge of $.61 for a total rate applicable to TIF of $6.5403.  Since future tax rates are unknown 
and tax rates are subject to roll-back, the 2010 tax rate is used throughout the projections. 

10. Sales Tax Increment is composed of 50% of: (City General Sales Tax of 1.00%, Capital 
Improvements Sales tax of 0.25%, Transportation Sales tax of 0.5%, Park Tax of 0.25%, Boone 
County Sales Tax of 1.125 %.)  TIF sales tax capture rate: 1.5625%.  The total sales tax rate 7.35% 
excludes the 4% CVB Hotel Lodging Tax.  Since future tax rates are unknown and tax rates are 
subject to change, the 2010 tax rate is used throughout the projections.  (Sales Tax Economic 
Activity Taxes “EATS”) – Economic Activity Base Taxes assumed to be $32,671.19 consisting of 
$1,045,478.05 in retail sales from room charges, restaurant sales, and Developer estimates.  Sales 
Tax Increment excludes sales taxes attributable to hotel room sales because sales taxes imposed 
on sales charges for sleeping rooms paid by transient guests of hotels are not captured by TIF. 

11. Hotel, food, and beverage sales estimates were obtained from information provided by the 
Developer and comparative market hotel data prepared by Smith Travel Research, Inc.  Annual 
sales were taken from projected hotel budgets for years 1-6.  Hotel revenue growth was assumed at 
2% each year thereafter; meeting/food/beverage sales were projected to grow at 3% each year 
thereafter. 
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TABLE 1: REDEVELOPMENT AREA PROJECT SUMMARY 
 

1,048,478$           6.736% 9.368%
11.35% Net Cash PV Cash Flow PV

1.5250% Year Flow Factor PV with TIF Factor
32,671$                2010 1.00000        3,200,000      1.00000             

3% 2011 (9,225,000)   0.93689        (8,642,836)   (9,225,000)     0.91434             
2-3% 2012 (7,602,000)   0.87777        (6,672,793)   (7,602,000)     0.83602             

15,300,120$         2013 (939,693)      0.82237        (772,780)      (939,693)        0.76441             
1,750,285$           2014 1,504,889    0.77048        1,159,482    1,504,889      0.69893             

2015 1,751,921    0.72185        1,264,632    1,751,921      0.63906             
2016 1,831,714    0.67630        1,238,789    1,831,714      0.58432             
2017 1,921,570    0.63362        1,217,547    1,921,570      0.53427             
2018 1,972,374    0.59363        1,170,870    1,972,374      0.48851             
2019 1,956,555    0.55617        1,088,181    1,956,555      0.44666             
2020 1,939,511    0.52107        1,010,628    1,939,511      0.40840             
2021 1,921,198    0.48819        937,910       1,921,198      0.37342             

3,600,000             2022 1,901,571    0.45738        869,744       1,901,571      0.34143             
7.1803 2023 1,880,583    0.42852        805,863       1,880,583      0.31219             
18,087$                2024 1,858,184    0.40148        746,015       1,858,184      0.28545             

Total Real Estate Taxes (23 years) 6,123,236$           2025 1,834,326    0.37614        689,962       1,834,326      0.26100             
5,136,056$           2026 1,808,955    0.35240        637,480       1,808,955      0.23864             

Reassessment Schedule Bi-annually 2027 1,782,020    0.33016        588,357       1,782,020      0.21820             
Bi-annual EAV Escalation Rate 2% 2028 1,753,464    0.30933        542,394       1,753,464      0.19951             

2029 1,723,232    0.28981        499,404       1,723,232      0.18242             
2030 1,691,264    0.27152        459,208       1,691,264      0.16679             
2031 1,657,500    0.25438        421,640       1,657,500      0.15251             

Local Sales Tax 50% 2032 1,621,879    0.23833        386,542       1,621,879      0.13944             

Incremental RP Tax 100% 2033 1,584,336    0.22329        353,765       1,584,336      0.12750             

Total $3,206,317 18,130,352  (0)                21,330,352    (0)                       

 $                                                       17,500,000 

6,913,341$                    

Sales Revenue Escalation Rate (Years 1-8)
Sales Revenue Escalation Rate (Years 9-23)

Adjusted FMV of the Project

 $                                      251,904 

Estimated Sales Tax Increment (23 Years)

17,500,000$                                  

Total Base Assessed Value
Base Real Estate Tax

Interior Construction Improvements

Professional fees, engineering, 
architecture, planning, legal, etc..

Property Investment

 $                                                         3,050,000 

                                                          10,175,000 

                                                            2,192,000 

Property Acquisition 

Building Demolition/Construciton

2013

Permiting, signage, etc..

Interest cost/carry, contingency, 
preopenging, etc.

Total

Estimated Real Estate Taxes (2010)

Equalized Assessed Value

Local Sales Tax Rate
TIF Capturable Sales Tax Rate

Total Investment

Estimated Total Sales Tax Revenue (23 Years)

NPV @ 6.5%

Increment Tax Summary

 $                                        18,087 

IRR Analysis

Total Incremental Real Estate Taxes (23 Years)

Estimated Base Sales Taxes 

11,250,000$                                  
Assessed Percentage

2010 Real Estate Tax Rate

32%

Real Estate Tax Summary

County

City

                                                               625,000 

                                                               193,000 

                                                            1,265,000 

Base Gross Taxable Sales 

Total Bldg Square Footage

First Stablized Year

Boone

Redevelopment Area Data

Total Size of Site

Sales Tax Summary

2011/2012

 21,788 sq. ft. 

 81,312 sq. ft. 

2013Opening Year

Year of Construction

Columbia

 $                   5,163,056 

Sources for Public 
Assistance

TIF 
Percentage

23-Year Cumulative 
Amount

 $                   1,750,285 
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TABLE 2: REDEVELOPMENT AREA PARCEL INFORMATION 

 

Address Parcel Identification 
Number  Area1 Assessment 

Rate
2010 (Base)  

Assessed Value ($)
2010 (Base)         

Real Estate Taxes ($)

1111 East Broadway 17-117-00-17-010.00 01   21,788 32.00%  $           251,904.00  $                18,087.46 
Totals 21,788  $         251,904.00  $              18,087.46 

REGENCY HOTEL REDEVELOPMENT AREA
COLUMBIA, MISSOURI

 $    787,200.00 
1 Size represents square footage of land area.
2 Based upon data from Boone County Assessor's Office, 2010.

Current Market 
Value2

 $     787,200.00 
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TABLE 3: REDEVELOPMENT AREA 2010 PROPERTY TAX RATES PER $100 OF ASSESSED VALUATION  

 
Taxing District Commercial  

Property
Boone County 
     General Fund 0.1200
     Hospital Maintenance Fund 0.0000
     Bridge Bond Fund 0.0000
     Hospital Debt Service Fund 0.0000
     Road and Bridge Fund 0.0475
     Boone Retirement 0.0000
     Group Homes 0.1127
Special Business District 0.4788
City of Columbia
     General Fund 0.4100
     Library General Fund 0.2971
     Library Debt Service 0.2250
Columbia Public Schools
     Incidental Fund 1.4392
     Teachers Fund 2.5581
     Debt Service 0.8019
     Capital Projects 0.0500

Total Tax Rates Available for TIF4  $         6.5403 
County Surtax on Subclass III Property1 0.6100
State of Missouri 2 0.0300 

Total Tax Rates4 $7.1803 

Personal Property3

0.1200

0.0475
0.0000

0.0000
0.0000
0.0000

0.0000

0.2971

0.1127

0.4100

0.0500
 none 

0.0000

0.2250

1.4392
2.5581

3 Personal Property Tax is excluded from TIF, per the TIF Act
4 Actual tax rates will vary from year to year due to changes in adopted tax rates.  
Source:  Boone County Collectors Office, 2010

0.0300
$6.0915 

1 Boone County Surtax is excluded from TIF, per the TIF Act.
2 State of Missouri blind pension fund tax is excluded from TIF, per the TIF Act

0.8019
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TABLE 4: REDEVELOPMENT AREA 2010 SALES TAX RATES 

 

Sales Tax Rates TIF Capturable Sales Tax Rates 1,2

City General Sales Tax 1.0000% 0.5000%
City Transportation Sales Tax 0.5000% 0.2500%
City Capitol Improvements Tax 0.2500% 0.1250%
Parks Sales Tax 0.2500% 0.1250%
County General Revenue Sales Tax 0.5000% 0.2500%
County Road Sales Tax 0.5000% 0.2500%
County Law Enforcement Sales Tax 0.1250% 0.0625%
State of Missouri Sales Tax 4.2250% 0.0000%

Total Sales Tax Rate3
7.3500% 1.5625%

Convention and Visitors Bureau Hotel Lodging Tax 4.0000% 0.0000%
Sales Tax Rate with Lodging Taxes3

11.3500%

1 Sales taxes imposed on charges for sleeping rooms paid by transient guests of hotels are excluded from TIF.  
2 TIF capture applies to food service and planned future lounge/bar.  
3 Actual tax rates may vary from year to year due to changes in adopted tax rates.   
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TABLE 5: REAL ESTATE PROPERTY TAXES OF NO-BUILD ALTERNATIVE 
 
2010 BASE REAL PROPERTY EAV: $251,904 1 
    

 Boone 
County 

General Fund 

 Boone 
County      
Road & 
Bridge 

 Boone 
County      

Group Homes 

 Special 
Business 
Distirct 

 City      
General 
Fund 

 Library    
General 
Fund 

 Library     
Debt Service 

 Columbia 
Schools 

Incidental Fund 

 Columbia 
Schools 

Teachers Fund 

 Columbia 
Schools      

Debt Service 

 Columbia 
Schools      

Capital Projects 

 Boone 
County      

Commercial 
Surtax 

 State of 
Missouri TOTALS

Tax Rates 0.1200 0.0475 0.1127 0.4788 0.4100 0.2971 0.2250 1.4392 2.5581 0.8019 0.0500 0.6100 0.0300 7.1803

(Base Year) 302            120             284            1,206      1,033      748          567           3,625            6,444           2,020         126                1,537         76           18,087$      
Year 1 302             120              284             1,206       1,033       748           567            3,625             6,444            2,020           126                  1,537          76            18,087        

Year 2 302             120              284             1,206       1,033       748           567            3,625             6,444            2,020           126                  1,537          76            18,087        

Year 3 304             120              286             1,214       1,039       753           570            3,648             6,485            2,033           127                  1,546          76            18,202        

Year 4 304             120              286             1,214       1,039       753           570            3,648             6,485            2,033           127                  1,546          76            18,202        

Year 5 306             121              288             1,222       1,046       758           574            3,672             6,527            2,046           128                  1,556          77            18,320        

Year 6 306             121              288             1,222       1,046       758           574            3,672             6,527            2,046           128                  1,556          77            18,320        

Year 7 308             122              289             1,230       1,053       763           578            3,696             6,569            2,059           128                  1,566          77            18,439        

Year 8 308             122              289             1,230       1,053       763           578            3,696             6,569            2,059           128                  1,566          77            18,439        

Year 9 310             123              291             1,238       1,060       768           582            3,720             6,613            2,073           129                  1,577          78            18,561        

Year 10 310             123              291             1,238       1,060       768           582            3,720             6,613            2,073           129                  1,577          78            18,561        

Year 11 312             124              293             1,246       1,067       773           586            3,745             6,657            2,087           130                  1,587          78            18,686        

Year 12 312             124              293             1,246       1,067       773           586            3,745             6,657            2,087           130                  1,587          78            18,686        

Year 13 314             124              295             1,254       1,074       778           590            3,771             6,702            2,101           131                  1,598          79            18,812        

Year 14 314             124              295             1,254       1,074       778           590            3,771             6,702            2,101           131                  1,598          79            18,812        

Year 15 317             125              297             1,263       1,082       784           594            3,797             6,748            2,115           132                  1,609          79            18,942        

Year 16 317             125              297             1,263       1,082       784           594            3,797             6,748            2,115           132                  1,609          79            18,942        

Year 17 319             126              299             1,272       1,089       789           598            3,823             6,795            2,130           133                  1,620          80            19,074        

Year 18 319             126              299             1,272       1,089       789           598            3,823             6,795            2,130           133                  1,620          80            19,074        

Year 19 321             127              301             1,281       1,097       795           602            3,850             6,843            2,145           134                  1,632          80            19,209        

Year 20 321             127              301             1,281       1,097       795           602            3,850             6,843            2,145           134                  1,632          80            19,209        

Year 21 323             128              304             1,290       1,105       800           606            3,878             6,892            2,161           135                  1,644          81            19,346        

Year 22 323             128              304             1,290       1,105       800           606            3,878             6,892            2,161           135                  1,644          81            19,346        

Year 23 326             129              306             1,299       1,113       806           611            3,906             6,942            2,176           136                  1,655          81            19,486        

Totals 7,503$       2,970$        7,046$       29,936$  25,634$  18,575$   14,068$    89,982$        159,939$     50,137$     3,126$           38,139$     1,876$    430,842$    

Real Property EAV - Base ($)  $                      251,904 

 
1Despite recent flat EAV, the table anticipates the land value of the Redevelopment Area to increase at 2% biannually and the remainder to remain essentially the same as 
they are today.  Numbers rounded to nearest dollar. 
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

TABLE 6: PERSONAL PROPERTY TAXES OF NO-BUILD ALTERNATIVE 1 
 
BASE PERSONAL PROPERTY EAV: $59,701  

 Boone 
County 

General Fund 

 Boone 
County      
Road & 
Bridge 

 Boone 
County      

Group Homes 

 City      
General 
Fund 

 Library    
General 
Fund 

 Library     
Debt Service 

 Columbia 
Schools 

Incidental Fund 

 Columbia 
Schools 

Teachers Fund 

 Columbia 
Schools      

Debt Service 

 Columbia 
Schools      

Capital Projects 
 State of 
Missouri TOTALS

Tax Rates 0.1200 0.0475 0.1127 0.4100 0.2971 0.2250 1.4392 2.5581 0.8019 0.0500 0.0300 6.0915

(Base Year) 72              28               67              245         177          134           859               1,527           479            30                  18           3,637$        
Year 1 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 2 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 3 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 4 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 5 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 6 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 7 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 8 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 9 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 10 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 11 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 12 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 13 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 14 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 15 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 16 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 17 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 18 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 19 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 20 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 21 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 22 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Year 23 72               28                67               245          177           134            859                1,527            479             30                   18            3,637          

Totals 1,719$       681$           1,615$       5,875$    4,257$     3,224$      20,621$        36,653$       11,490$     716$              430$       83,644$       
 
1 Records of personal property tax values were unavailable as part of this analysis, therefore this table was compiled to represent an estimate of personal property taxes 

for the project utilizing a 10-year average of personal property assessed valuation compared to real estate assessed valuation for the city as a whole.  This table does 
not reflect or anticipate any new investment in personal property. 
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
 
 
 
 
 
 
 
 
 
TABLE 7: BASE GROSS TAXABLE SALES BY TAX 1,2,3,4 

 
 $               1,045,478.05 

Tax Rates Base Taxes ($)
City General Sales Tax 1.0000% 10,454.78                       
City Transportation Sales Tax 0.5000% 5,227.39                         
City Capitol Improvements Tax 0.2500% 2,613.70                         
Parks Sales Tax 0.2500% 2,613.70                         
County General Revenue Sales Tax 0.5000% 5,227.39                         
County Road Sales Tax 0.5000% 5,227.39                         
County Law Enforcement Sales Tax 0.1250% 1,306.85                         

Total Base Sales Taxes 3.1250% 32,671.19                    

Base Gross Taxable Sales 

2 Gross sales obtained from current hotel operator and estimate of current food sales.  

4 Actual tax rates may vary from year to year due to changes in adopted tax rates.  

1 Sales taxes imposed on sales charges for sleeping rooms paid by transient guests of hotels are not captured by TIF.  

3 TIF excludes lodging tax and is based on planned restaruant with additonal lounge/bar.  
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
 
TABLE 8:   SALES TAX REVENUE OF NO-BUILD ALTERNATIVE BY TAX 1 

 

YEAR
Retail Sales 
Estimates

City General   
Sales Tax

City Transportation  
Sales Tax

City Capital Improvements  
Sales Tax

Parks        
Sales Tax

County General Revenue  
Sales Tax

County Road    
Sales Tax

County Law Enforcement   
Sales Tax

State       
Sales Tax

Hotel Lodging 
Tax           

(Lodging Only)
1.000% 0.500% 0.250% 0.250% 0.500% 0.500% 0.125% 4.225% 4.000%

1 1,045,478$       10,455$           5,227$                      2,614$                                  2,614$            5,227$                               5,227$                1,307$                                 44,171$       31,819$             

2 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

3 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

4 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

5 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

6 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

7 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

8 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

9 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

10 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

11 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

12 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

13 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

14 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

15 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

16 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

17 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

18 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

19 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

20 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

21 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

22 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

23 1,045,478         10,455             5,227                       2,614                                    2,614              5,227                                 5,227                  1,307                                   44,171         31,819               

Totals 24,045,995$      240,460$            120,230$                      60,115$                                       60,115$             120,230$                                  120,230$                30,057$                                      1,015,943$     731,840$               
 
 

1 Despite declining sales, the table anticipates sales to remain essentially the same as they are today.  Numbers rounded to nearest dollar.  
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
TABLE 9:    FISCAL IMPACT SUMMARY OF NO-BUILD ALTERNATIVE  

 Year 1 2 3 4 5 6 7 8 9 10 11 12
Tax District 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Boone County 

     General Fund 6,908      6,908      6,910      6,910      6,912      6,912      6,914      6,914      6,916      6,916      6,918      6,918             

     Road and Bridge Fund 5,375      5,375      5,376      5,376      5,377      5,377      5,378      5,378      5,379      5,379      5,379      5,379             

     Group Homes 351         351         353         353         355         355         357         357         359         359         361         361                

Special Business District 1,206      1,206      1,214      1,214      1,222      1,222      1,230      1,230      1,238      1,238      1,246      1,246             

City of Columbia
     General Fund 22,187     22,187     22,194     22,194     22,200     22,200     22,207     22,207     22,214     22,214     22,221     22,221           
     Library General Fund 926         926         931         931         935         935         940         940         945         945         951         951                

     Library Debt Service 701         701         705         705         708         708         712         712         716         716         720         720                

     Hotel/Tourism 31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819           

Columbia Public Schools

     Incidental Fund 4,485      4,485      4,508      4,508      4,531      4,531      4,555      4,555      4,580      4,580      4,605      4,605             

     Teachers Fund 7,971      7,971      8,012      8,012      8,054      8,054      8,096      8,096      8,140      8,140      8,184      8,184             

     Debt Service 2,499      2,499      2,512      2,512      2,525      2,525      2,538      2,538      2,552      2,552      2,566      2,566             

     Capital Projects 156         156         157         157         157         157         158         158         159         159         160         160                

Commercial Surtax 1,537      1,537      1,546      1,546      1,556      1,556      1,566      1,566      1,577      1,577      1,587      1,587             

State of Missouri 44,265     44,265     44,265     44,265     44,266     44,266     44,266     44,266     44,267     44,267     44,267     44,267           
Totals 130,386   130,386   130,501   130,501   130,618   130,618   130,738   130,738   130,860   130,860   130,984   130,984          

 Year 13 14 15 16 17 18 19 20 21 22 23
Tax District 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Totals
Boone County 
     General Fund 6,920      6,920      6,922      6,922      6,925      6,925      6,927      6,927      6,929      6,929      6,932      159,136        
     Road and Bridge Fund 5,380      5,380      5,381      5,381      5,382      5,382      5,383      5,383      5,384      5,384      5,385      123,732        
     Group Homes 363         363         365         365         367         367         369         369         371         371         373         8,310           
Special Business District 1,254      1,254      1,263      1,263      1,272      1,272      1,281      1,281      1,290      1,290      1,299      28,730         
City of Columbia
     General Fund 22,229     22,229     22,236     22,236     22,243     22,243     22,251     22,251     22,259     22,259     22,267     511,151        
     Library General Fund 956         956         961         961         967         967         972         972         978         978         984         21,907         
     Library Debt Service 724         724         728         728         732         732         736         736         741         741         745         16,590         
     Hotel/Tourism 31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     31,819     731,840        
Columbia Public Schools
     Incidental Fund 4,630      4,630      4,656      4,656      4,682      4,682      4,709      4,709      4,737      4,737      4,765      106,119        
     Teachers Fund 8,229      8,229      8,276      8,276      8,323      8,323      8,371      8,371      8,420      8,420      8,469      188,621        
     Debt Service 2,580      2,580      2,594      2,594      2,609      2,609      2,624      2,624      2,639      2,639      2,655      59,128         
     Capital Projects 161         161         162         162         163         163         164         164         165         165         166         3,687           
Commercial Surtax 1,598      1,598      1,609      1,609      1,620      1,620      1,632      1,632      1,644      1,644      1,655      36,602         
State of Missouri 44,268     44,268     44,268     44,268     44,269     44,269     44,270     44,270     44,270     44,270     44,271     1,018,155     

Totals 131,111 131,111 131,240 131,240 131,372 131,372 131,507 131,507 131,644 131,644 131,784 3,013,707$    
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

TABLE 10: BUILD ALTERNATIVE REAL ESTATE PROPERTY TAXES  
 

Estimated 
Real Property 

EAV

Base         
Real Property 

Tax

Estimated 
Incremental 

Real Property 
EAV

 Boone 
County 

General Fund 

 Boone 
County    
Road & 
Bridge 

 Boone 
County     
Group 
Homes 

 Special 
Business 
Distirct 

 City        
General Fund 

 Library     
General 
Fund 

 Library     
Debt Service 

 Columbia 
Schools 

Incidental Fund 

 Columbia 
Schools 

Teachers Fund 

 Columbia 
Schools      

Debt Service 

 Columbia 
Schools     
Capital 
Projects 

 Boone 
County      

Commercial 
Surtax 

 State of 
Missouri TOTALS

Tax Rates 0.1200 0.0475 0.1127 0.4788 0.4100 0.2971 0.2250 1.4392 2.5581 0.8019 0.0500 0.6100 0.0300  $     7.1803 
(Base Year) 251,904$       18,087$         -$               302$          120$       284$        1,206$      1,033$       748$         567$         3,625$          6,444$         2,020$       126$         1,537$        76$         18,087$      

Year 1 251,904              18,087                -                     302             120          284           1,206         1,033          748            567            3,625             6,444            2,020           126            1,537           76            18,087        

Year 2 1,800,000           18,087                1,548,096           2,160           855          2,029        8,618         7,380          5,348         4,050         25,906           46,046          14,434         900            10,980         540          129,245      

Year 3 3,600,000           18,087                3,348,096           4,320           1,710       4,057        17,237       14,760        10,696       8,100         51,811           92,092          28,868         1,800         21,960         1,080       258,491      

Year 4 3,600,000           18,087                3,348,096           4,320           1,710       4,057        17,237       14,760        10,696       8,100         51,811           92,092          28,868         1,800         21,960         1,080       258,491      

Year 5 3,672,000           18,087                3,420,096           4,406           1,744       4,138        17,582       15,055        10,910       8,262         52,847           93,933          29,446         1,836         22,399         1,102       263,661      

Year 6 3,672,000           18,087                3,420,096           4,406           1,744       4,138        17,582       15,055        10,910       8,262         52,847           93,933          29,446         1,836         22,399         1,102       263,661      

Year 7 3,745,440           18,087                3,493,536           4,495           1,779       4,221        17,933       15,356        11,128       8,427         53,904           95,812          30,035         1,873         22,847         1,124       268,934      

Year 8 3,745,440           18,087                3,493,536           4,495           1,779       4,221        17,933       15,356        11,128       8,427         53,904           95,812          30,035         1,873         22,847         1,124       268,934      

Year 9 3,820,349           18,087                3,568,445           4,584           1,815       4,306        18,292       15,663        11,350       8,596         54,982           97,728          30,635         1,910         23,304         1,146       274,313      

Year 10 3,820,349           18,087                3,568,445           4,584           1,815       4,306        18,292       15,663        11,350       8,596         54,982           97,728          30,635         1,910         23,304         1,146       274,313      

Year 11 3,896,756           18,087                3,644,852           4,676           1,851       4,392        18,658       15,977        11,577       8,768         56,082           99,683          31,248         1,948         23,770         1,169       279,799      

Year 12 3,896,756           18,087                3,644,852           4,676           1,851       4,392        18,658       15,977        11,577       8,768         56,082           99,683          31,248         1,948         23,770         1,169       279,799      

Year 13 3,974,691           18,087                3,722,787           4,770           1,888       4,479        19,031       16,296        11,809       8,943         57,204           101,677        31,873         1,987         24,246         1,192       285,395      

Year 14 3,974,691           18,087                3,722,787           4,770           1,888       4,479        19,031       16,296        11,809       8,943         57,204           101,677        31,873         1,987         24,246         1,192       285,395      

Year 15 4,054,185           18,087                3,802,281           4,865           1,926       4,569        19,411       16,622        12,045       9,122         58,348           103,710        32,511         2,027         24,731         1,216       291,103      

Year 16 4,054,185           18,087                3,802,281           4,865           1,926       4,569        19,411       16,622        12,045       9,122         58,348           103,710        32,511         2,027         24,731         1,216       291,103      

Year 17 4,135,268           18,087                3,883,364           4,962           1,964       4,660        19,800       16,955        12,286       9,304         59,515           105,784        33,161         2,068         25,225         1,241       296,925      

Year 18 4,135,268           18,087                3,883,364           4,962           1,964       4,660        19,800       16,955        12,286       9,304         59,515           105,784        33,161         2,068         25,225         1,241       296,925      

Year 19 4,217,974           18,087                3,966,070           5,062           2,004       4,754        20,196       17,294        12,532       9,490         60,705           107,900        33,824         2,109         25,730         1,265       302,863      

Year 20 4,217,974           18,087                3,966,070           5,062           2,004       4,754        20,196       17,294        12,532       9,490         60,705           107,900        33,824         2,109         25,730         1,265       302,863      

Year 21 4,302,333           18,087                4,050,429           5,163           2,044       4,849        20,600       17,640        12,782       9,680         61,919           110,058        34,500         2,151         26,244         1,291       308,920      

Year 22 4,302,333           18,087                4,050,429           5,163           2,044       4,849        20,600       17,640        12,782       9,680         61,919           110,058        34,500         2,151         26,244         1,291       308,920      

Year 23 4,388,380           18,087                4,136,476           5,266           2,084       4,946        21,012       17,992        13,038       9,874         63,158           112,259        35,190         2,194         26,769         1,317       315,099      

Totals 85,530,179$  434,099$       79,484,483$  102,636$   40,627$  96,393$   409,518$  350,674$   254,110$  192,443$  1,230,950$   2,187,948$  685,867$   42,765$    521,734$    25,659$  6,123,236$  
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Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

 
TABLE 11: BUILD ALTERNATIVE PERSONAL PROPERTY TAXES 1 
 

Estimated   
Personal 
Property 

EAV

 Boone 
County 

General Fund 

 Boone 
County      
Road & 
Bridge 

 Boone 
County      

Group Homes 

 City      
General 
Fund 

 Library    
General 
Fund 

 Library     
Debt Service 

 Columbia 
Schools 

Incidental Fund 

 Columbia 
Schools 

Teachers Fund 

 Columbia 
Schools      

Debt Service 

 Columbia 
Schools      

Capital Projects 
 State of 
Missouri TOTALS

Tax Rates 0.1200 0.0475 0.1127 0.4100 0.2971 0.2250 1.4392 2.5581 0.8019 0.0500 0.0300 6.0915

(Base Year) 0 -             -             -             -          -           -            -                -               -             -                 -          -$            
Year 1          125,000 150             59                141             513          371           281            1,799             3,198            1,002           63                   38            7,614          

Year 2          112,500 135             53                127             461          334           253            1,619             2,878            902             56                   34            6,853          

Year 3          101,250 122             48                114             415          301           228            1,457             2,590            812             51                   30            6,168          

Year 4            91,125 109             43                103             374          271           205            1,311             2,331            731             46                   27            5,551          

Year 5            82,013 98               39                92               336          244           185            1,180             2,098            658             41                   25            4,996          

Year 6            73,811 89               35                83               303          219           166            1,062             1,888            592             37                   22            4,496          

Year 7            66,430 80               32                75               272          197           149            956                1,699            533             33                   20            4,047          

Year 8            59,787 72               28                67               245          178           135            860                1,529            479             30                   18            3,642          

Year 9            53,808 65               26                61               221          160           121            774                1,376            431             27                   16            3,278          

Year 10            48,428 58               23                55               199          144           109            697                1,239            388             24                   15            2,950          

Year 11          125,000 150             59                141             513          371           281            1,799             3,198            1,002           63                   38            7,614          

Year 12          112,500 135             53                127             461          334           253            1,619             2,878            902             56                   34            6,853          

Year 13          101,250 122             48                114             415          301           228            1,457             2,590            812             51                   30            6,168          

Year 14            91,125 109             43                103             374          271           205            1,311             2,331            731             46                   27            5,551          

Year 15            82,013 98               39                92               336          244           185            1,180             2,098            658             41                   25            4,996          

Year 16            73,811 89               35                83               303          219           166            1,062             1,888            592             37                   22            4,496          

Year 17            66,430 80               32                75               272          197           149            956                1,699            533             33                   20            4,047          

Year 18            59,787 72               28                67               245          178           135            860                1,529            479             30                   18            3,642          

Year 19            53,808 65               26                61               221          160           121            774                1,376            431             27                   16            3,278          

Year 20            48,428 58               23                55               199          144           109            697                1,239            388             24                   15            2,950          

Year 21          125,000 150             59                141             513          371           281            1,799             3,198            1,002           63                   38            7,614          

Year 22          112,500 135             53                127             461          334           253            1,619             2,878            902             56                   34            6,853          

Year 23          101,250 122             48                114             415          301           228            1,457             2,590            812             51                   30            6,168          

Totals 2,360$       934$           2,217$       8,065$    5,844$     4,426$      28,310$        50,319$       15,774$     984$              590$       119,823$    

  
1 Anticipates reinvestment in personal property items every 10 years. 
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TABLE 12:  BUILD ALTERNATIVE GROSS SALES PROJECTIONS  

 

Year 1 2 3 4 5 6 7

Hotel - 112 rooms                                  
Year 1 - 6 months operation under 
current conditions                                 
Year 2 - no anticipated sales                  
Year 3 - ($122 ADR at 65% occupancy 
stabalizing at $129 ADR at 75% 
occupancy in Year 5 )

500,000$         -$                  3,245,770$        3,522,797$        3,852,188$        3,969,857$      4,060,304$        

Meeting/Food and Beverage Catering 150,000           -                    1,308,268          1,435,065          1,484,420          1,508,573        1,534,364          
TOTAL 650,000$        -$                4,554,038$       4,957,862$      5,336,608$      5,478,430$     5,594,668$      

Year 8 9 10 11 12 13 14

Hotel - 112 rooms (75% occupancy ) 4,118,251$      4,200,616$       4,284,629$        4,370,321$        4,457,728$        4,546,882$      4,637,820$        

Meeting/Food and Beverage Catering 1,561,251        1,608,089         1,656,331          1,706,021          1,757,202          1,809,918        1,864,215          
TOTAL 5,679,502$     5,808,705$      5,940,960$       6,076,342$      6,214,929$      6,356,800$     6,502,035$      

Year 15 16 17 18 19 20 21
Hotel - 112 rooms (75% occupancy ) 4,730,576$      4,825,188$       4,921,691$        5,020,125$        5,120,528$        5,222,938$      5,327,397$        

Meeting/Food and Beverage Catering 1,920,142        1,977,746         2,037,078          2,098,191          2,161,137          2,225,971        2,292,750          
TOTAL 6,650,718$     6,802,934$      6,958,770$       7,118,316$      7,281,664$      7,448,909$     7,620,147$      

Year 22 23
Hotel - 112 rooms (75% occupancy ) 5,433,945$      5,542,624$       

Meeting/Food and Beverage Catering 2,361,532        2,432,378         
TOTAL 7,795,477$     7,975,002$      

Redevelopment Area Gross Projections
Years 1- 7

Redevelopment Area Gross  Sales Projections
Years 8 - 14

Redevelopment Area Gross Sales Projections
Years 22 - 23 

Redevelopment Area Gross Sales Projections
Years 15 - 21
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TABLE 13: BUILD ALTERNATIVE SALES TAX SUMMARY BY TYPE OF TAX 
  

YEAR
Gross Sales 
Estimates

City General   
Sales Tax

City Transportation  
Sales Tax

City Capital Improvements  
Sales Tax

Parks        
Sales Tax

County General Revenue  
Sales Tax

County Road    
Sales Tax

County Law Enforcement  
Sales Tax

State       
Sales Tax

Hotel Lodging 
Tax

1.000% 0.500% 0.250% 0.250% 0.500% 0.500% 0.125% 4.225% 4.000%

1 650,000$               6,500$             3,250$                      1,625$                                  1,625$            3,250$                               3,250$                813$                                  27,463$       26,000$             

2 -                         -                  -                           -                                        -                 -                                     -                      -                                     -               -                    

3 4,554,038              45,540             22,770                      11,385                                  11,385            22,770                               22,770                5,693                                 192,408       182,162             

4 4,957,862              49,579             24,789                      12,395                                  12,395            24,789                               24,789                6,197                                 209,470       198,314             

5 5,336,608              53,366             26,683                      13,342                                  13,342            26,683                               26,683                6,671                                 225,472       213,464             

6 5,478,430              54,784             27,392                      13,696                                  13,696            27,392                               27,392                6,848                                 231,464       219,137             

7 5,594,668              55,947             27,973                      13,987                                  13,987            27,973                               27,973                6,993                                 236,375       223,787             

8 5,679,502              56,795             28,398                      14,199                                  14,199            28,398                               28,398                7,099                                 239,959       227,180             

9 5,808,705              58,087             29,044                      14,522                                  14,522            29,044                               29,044                7,261                                 245,418       232,348             

10 5,940,960              59,410             29,705                      14,852                                  14,852            29,705                               29,705                7,426                                 251,006       237,638             

11 6,076,342              60,763             30,382                      15,191                                  15,191            30,382                               30,382                7,595                                 256,725       243,054             

12 6,214,929              62,149             31,075                      15,537                                  15,537            31,075                               31,075                7,769                                 262,581       248,597             

13 6,356,800              63,568             31,784                      15,892                                  15,892            31,784                               31,784                7,946                                 268,575       254,272             

14 6,502,035              65,020             32,510                      16,255                                  16,255            32,510                               32,510                8,128                                 274,711       260,081             

15 6,650,718              66,507             33,254                      16,627                                  16,627            33,254                               33,254                8,313                                 280,993       266,029             

16 6,802,934              68,029             34,015                      17,007                                  17,007            34,015                               34,015                8,504                                 287,424       272,117             

17 6,958,770              69,588             34,794                      17,397                                  17,397            34,794                               34,794                8,698                                 294,008       278,351             

18 7,118,316              71,183             35,592                      17,796                                  17,796            35,592                               35,592                8,898                                 300,749       284,733             

19 7,281,664              72,817             36,408                      18,204                                  18,204            36,408                               36,408                9,102                                 307,650       291,267             

20 7,448,909              74,489             37,245                      18,622                                  18,622            37,245                               37,245                9,311                                 314,716       297,956             

21 7,620,147              76,201             38,101                      19,050                                  19,050            38,101                               38,101                9,525                                 321,951       304,806             

22 7,795,477              77,955             38,977                      19,489                                  19,489            38,977                               38,977                9,744                                 329,359       311,819             

23 7,975,002              79,750             39,875                      19,938                                  19,938            39,875                               39,875                9,969                                 336,944       319,000             

Totals 134,802,815$        1,348,028$         674,014$                      337,007$                                     337,007$           674,014$                                  674,014$                168,504$                                  5,695,419$     5,392,113$            
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TABLE 14: SALES TAX EATS OF BUILD ALTERNATIVE  

Year 1 2 3 4 5 6 7

Hotel - 112 rooms                               
Year 1 - 6 months operation under 
current conditions                              
Year 2 - no anticipated sales               
Year 3 - ($122 ADR at 65% 
occupancy stabalizing at $129 ADR 
at 75% occupancy in Year 5 ) 56,750$         -$                  368,395$       399,837$          437,223$       450,579$       460,844$       
Food/Beveage/Catering 11,025           -                    96,158           105,477            109,105         110,880         112,776         

Sales Tax Rate 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500%
Hotel Sales Tax Rate 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500%

Subtotal 67,775$         -$                  464,553$       505,315$          546,328$       561,459$       573,620$       
Base Sales Taxes 32,671           32,671               32,671           32,671              32,671           32,671           32,671           
Captured by TIF                   -                         -              54,821               61,131            67,049            69,265            71,081 

Not Captured by TIF 96,759           32,671               517,653         561,317            607,365         624,192         637,544         

Year 8 9 10 11 12 13 14
Hotel (75% occupancy ) 467,422$       476,770$           486,305$       496,031$          505,952$       516,071$       526,393$       
Food/Beveage/Catering 114,752         118,195             121,740         125,393            129,154         133,029         137,020         

Retail Sales Tax Rate 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500%
Hotel Sales Tax Rate 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500%

Subtotal 582,173$       594,964$           608,046$       621,424$          635,106$       649,100$       663,412$       
 Base Sales Taxes 32,671           32,671               32,671           32,671              32,671           32,671           32,671           
Captured by TIF            72,407               74,425            76,492               78,607            80,773            82,989            85,259 

 Not Captured by TIF 646,699         660,210             674,018         688,130            702,553         717,295         732,361         

Year 15 16 17 18 19 20 21
Hotel (75% occupancy ) 536,920$       547,659$           558,612$       569,784$          581,180$       592,803$       604,660$       
Food/Beveage/Catering 141,130         145,364             149,725         154,217            158,844         163,609         168,517         

Retail Sales Tax Rate 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500% 7.3500%
Hotel Sales Tax Rate 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500% 11.3500%

Subtotal 678,051$       693,023$           708,337$       724,001$          740,023$       756,412$       773,177$       
Base Sales Taxes 32,671           32,671               32,671           32,671              32,671           32,671           32,671           
Captured by TIF            87,582               89,960            92,395               94,888            97,440          100,054          102,729 

Not Captured by TIF 747,761         763,500             779,588         796,032            812,841         830,021         847,583         

Year 22 23 Totals
Hotel  (75% occupancy ) 616,753$       629,088$           -                 -                   -                 -                 10,886,032    
Food/Beveage/Catering 173,573         178,780             -                 -                   -                 -                 2,858,462      

Retail Sales Tax Rate 7.3500% 7.3500%
Hotel Sales Tax Rate 11.3500% 11.3500%

Subtotal 790,325$       807,868$           -                 -                   -                 -                 13,744,494    
Base Sales Taxes 32,671           32,671               -                 -                   -                 -                 751,437         
Captured by TIF          105,469             108,274 -                 -                   -                 -                 1,753,090      

Not Captured by TIF 865,535         883,886             -                 -                   -                 -                 15,225,513    

Redevelopment Area Sales Tax Collection Projections
Years 22 - 23

Redevelopment Area Sales Tax Collection Projections
Years 1 - 7

Redevelopment Area Sales Tax Collection Projections
Years 8 - 14

Redevelopment Area Sales Tax Collection Projections
Years 15 - 21
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TABLE 15: FISCAL IMPACT SUMMARY OF BUILD ALTERNATIVE (BASE AND INCREMENT)  
 

 Year 1 2 3 4 5 6 7 8 9 10 11 12
Tax District 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Boone County 

     General Fund 4,365         2,310         32,918       35,428       37,870       38,745       39,550       40,071       40,961       41,780       42,803       43,654              

     Road and Bridge Fund 3,370         914            24,534       26,547       28,471       29,175       29,787       30,208       30,887       31,545       32,292       32,979              

     Group Homes 284            2,169         4,184         4,171         4,241         4,231         4,304         4,296         4,373         4,366         4,533         4,518                

Special Business District 1,206         8,618         17,237       17,237       17,582       17,582       17,933       17,933       18,292       18,292       18,658       18,658              

City of Columbia

     General Fund 14,033       7,893         106,302     114,332     122,161     124,960     127,552     129,219     132,083     134,703     138,016     140,737            
     Library General Fund 748            5,719         11,030       10,996       11,180       11,153       11,347       11,325       11,528       11,510       11,949       11,911              

     Library Debt Service 567            4,331         8,353         8,328         8,467         8,447         8,593         8,577         8,730         8,717         9,049         9,021                

     Hotel/Tourism 27,463       -            192,408     209,470     225,472     231,464     236,375     239,959     245,418     251,006     256,725     262,581            

Columbia Public Schools

     Incidental Fund 3,625         27,705       53,430       53,268       54,159       54,028       54,967       54,860       55,843       55,757       57,881       57,701              

     Teachers Fund 6,444         49,243       94,969       94,682       96,265       96,031       97,700       97,511       99,258       99,105       102,881     102,561            

     Debt Service 2,020         15,437       29,771       29,680       30,176       30,103       30,627       30,567       31,115       31,067       32,250       32,150              

     Capital Projects 126            900            1,856         1,851         1,882         1,877         1,910         1,906         1,940         1,937         2,011         2,005                

Commercial Surtax 1,537         10,980       21,960       21,960       22,399       22,399       22,847       22,847       23,304       23,304       23,770       23,770              

State of Missouri 27,538       578            193,522     210,580     226,601     232,590     237,520     241,103     246,582     252,168     257,932     263,784            
Totals 93,325        136,797      792,474      838,531      886,924      902,785      921,013      930,383      950,312      965,256      990,750      1,006,030           

13 14 15 16 17 18 19 20 21 22 23
Tax District 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Totals
Boone County 
     General Fund 44,621       45,517       46,530       47,472       48,534       49,524       50,637       51,675       52,939       54,020       55,231       947,154           
     Road and Bridge Fund 33,720       34,441       35,218       35,975       36,790       37,584       38,437       39,271       40,204       41,074       42,008       715,433           
     Group Homes 4,594         4,582         4,661         4,652         4,735         4,728         4,814         4,808         4,990         4,976         5,060         98,271             
Special Business District 19,031       19,031       19,411       19,411       19,800       19,800       20,196       20,196       20,600       20,600       21,012       408,312           
City of Columbia
     General Fund 143,847     146,711     149,973     152,983     156,402     159,566     163,148     166,470     170,555     174,010     177,908     3,053,564        
     Library General Fund 12,110       12,080       12,289       12,264       12,483       12,464       12,691       12,675       13,154       13,116       13,339       259,062           
     Library Debt Service 9,171         9,148         9,306         9,288         9,454         9,439         9,612         9,599         9,961         9,933         10,102       196,193           
     Hotel/Tourism 268,575     274,711     280,993     287,424     294,008     300,749     307,650     314,716     321,951     329,359     336,944     5,695,419        
Columbia Public Schools
     Incidental Fund 58,661       58,515       59,528       59,410       60,471       60,375       61,479       61,402       63,718       63,538       64,615       1,254,938        
     Teachers Fund 104,267     104,008     105,808     105,598     107,484     107,314     109,276     109,139     113,256     112,936     114,849     2,230,584        
     Debt Service 32,685       32,604       33,168       33,102       33,693       33,640       34,255       34,212       35,503       35,403       36,002       699,232           
     Capital Projects 2,038         2,033         2,068         2,064         2,101         2,098         2,136         2,133         2,214         2,207         2,245         43,536             
Commercial Surtax 24,246       24,246       24,731       24,731       25,225       25,225       25,730       25,730       26,244       26,244       26,769       520,197           
State of Missouri 269,798     275,931     282,234     288,662     295,269     302,007     308,932     315,996     323,279     330,683     323,298     5,706,585        

Totals 1,027,362 1,043,556 1,065,919 1,083,038 1,106,449 1,124,512 1,148,994 1,168,024 1,198,567 1,218,100 1,229,380 21,828,480$     

Page 21 of 25 



Cost Benefit Analysis 
Regency Hotel Redevelopment Area 

TABLE 16: TAX INCREMENT REVENUE SUMMARY 
 

  

1 - -                                       -$                               
2 99,638                                 -                                       99,638$                      
3 217,363                               54,821                                 272,185$                    
4 217,363                               61,131                                 278,494$                    
5 222,072                               67,049                                 289,121$                    
6 222,072                               69,265                                 291,337$                    
7 226,876                               71,081                                 297,957$                    
8 226,876                               72,407                                 299,282$                    
9 231,775                               74,425                                 306,200$                    
10 231,775                               76,492                                 308,267$                    
11 236,772                               78,607                                 315,379$                    
12 236,772                               80,773                                 317,545$                    
13 241,869                               82,989                                 324,859$                    
14 241,869                               85,259                                 327,128$                    
15 247,068                               87,582                                 334,650$                    
16 247,068                               89,960                                 337,029$                    
17 252,371                               92,395                                 344,767$                    
18 252,371                               94,888                                 347,260$                    
19 257,781                               97,440                                 355,221$                    
20 257,781                               100,054                               357,834$                    
21 263,298                               102,729                               366,027$                    
22 263,298                               105,469                               368,767$                    
23 268,926                               105,469                               374,394$                    

Totals 5,163,056$                        1,750,285$                        6,913,341$               

$3,206,316 

Regency Hotel Redevelopment Area
Estimated TIF Projections

Year Estimated                
Real Property Tax  Increment

Estimated                
Sales Tax Increment (50%)

Estimated Available    
TIF Funds

Net Present Value at 6.5% discount.  
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TABLE 17:  REVENUE COMPARISON OF NO-BUILD AND BUILD ALTERNATIVES 
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TABLE 18:  BUILD ALTERNATIVE NEW TAX REVENUES RESULTING FROM IMPLEMENTATION OF TIF 
 

 Year 1 2 3 4 5 6 7 8 9 10 11 12
Tax District 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
Boone County 

     General Fund (2,241)        (4,496)        27,625       30,272       32,856       33,784       34,628       35,178       36,108       36,970       38,035       38,932              

     Road and Bridge Fund (1,764)        (4,379)        20,452       22,575       24,612       25,359       26,004       26,447       27,159       27,851       28,633       29,356              

     Group Homes -            1,886         3,900         3,887         3,957         3,947         4,020         4,012         4,089         4,082         4,249         4,235                

Special Business District -            7,412         16,031       16,031       16,375       16,375       16,727       16,727       17,086       17,086       17,452       17,452              

City of Columbia

     General Fund (7,187)        (13,968)      89,285       97,752       106,034     109,002     111,721     113,478     116,471     119,229     122,676     125,541            
     Library General Fund -            4,971         10,281       10,248       10,432       10,405       10,599       10,577       10,779       10,762       11,200       11,163              

     Library Debt Service -            3,764         7,786         7,761         7,900         8,447         8,027         8,010         8,164         8,150         8,482         8,454                

     Hotel/Tourism (5,819)        (31,819)      150,342     166,495     181,645     187,318     191,968     195,361     200,529     205,819     211,235     216,778            

Columbia Public Schools

     Incidental Fund -            24,079       49,805       49,643       50,533       50,402       51,341       51,235       52,218       52,131       54,256       54,076              

     Teachers Fund -            42,799       94,969       94,682       96,265       96,031       91,256       91,067       92,814       92,661       96,437       96,117              

     Debt Service -            13,417       27,751       27,660       28,156       28,083       28,607       28,547       29,095       29,047       30,230       30,130              

     Capital Projects -            774           1,730         1,725         1,756         1,751         1,784         1,780         1,814         1,811         1,885         1,879                

Commercial Surtax -            9,443         20,423       20,423       20,863       20,863       21,311       21,311       21,768       21,768       22,234       22,234              

State of Missouri (16,709)      (44,171)      148,237     165,298     181,300     187,292     192,203     195,788     201,246     206,834     212,554     218,409            
Totals (33,720)       9,712          668,618      714,452      762,684      779,059      790,194      799,518      819,338      834,201      859,557      874,754             

13 14 15 16 17 18 19 20 21 22 23
Tax District 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Totals
Boone County 
     General Fund 39,942       40,885       41,945       42,935       44,046       45,086       46,250       47,342       48,658       49,795       51,062       835,598           
     Road and Bridge Fund 30,133       30,892       31,707       32,503       33,357       34,192       35,087       35,963       36,939       37,855       38,833       629,763           
     Group Homes 4,310         4,298         4,378         4,368         4,451         4,444         4,530         4,524         4,706         4,692         4,776         91,741             
Special Business District 17,825       18,747       19,128       19,128       19,516       19,516       19,912       19,912       20,316       20,316       20,728       389,794           
City of Columbia
     General Fund 128,792     131,806     135,214     138,383     141,955     145,283     149,025     152,519     156,772     160,407     164,479     2,694,668        
     Library General Fund 11,361       11,331       11,540       11,516       11,735       11,715       11,943       11,927       12,405       12,368       12,590       241,849           
     Library Debt Service 8,604         8,581         8,740         8,721         8,887         8,872         9,045         9,033         9,395         9,367         9,535         183,724           
     Hotel/Tourism 222,453     228,262     234,210     240,298     246,532     252,914     259,447     266,137     272,987     280,000     287,181     4,660,273        
Columbia Public Schools
     Incidental Fund 55,036       54,890       55,903       55,785       56,845       56,750       57,854       57,777       60,093       59,913       60,989       1,171,554        
     Teachers Fund 97,823       97,564       99,364       99,154       101,040     100,870     102,833     102,695     106,812     106,492     108,405     2,108,149        
     Debt Service 30,665       30,584       31,148       31,082       31,673       31,620       32,235       32,192       33,483       33,383       33,982       652,772           
     Capital Projects 1,912         1,907         1,942         1,938         1,975         1,972         2,010         2,007         2,088         2,081         2,119         40,639             
Commercial Surtax 22,709       22,709       23,194       23,194       23,689       23,689       24,193       24,193       24,708       24,708       25,233       484,855           
State of Missouri 224,403     230,540     236,821     243,253     249,837     256,577     263,479     270,545     277,780     285,187     292,772     4,679,476        

Totals 895,967    912,995    935,233    952,258    975,537    993,499    1,017,843 1,036,767 1,067,139 1,086,562 1,112,684 18,864,853$     
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6.736% 9.368%
Net Cash PV Cash Flow PV

Year Flow Factor PV with TIF Factor PV
2010 1.00000     3,200,000      1.00000     3,200,000       
2011 (9,225,000)     0.93689     (8,642,836) (9,225,000)     0.91434     (8,434,809)      
2012 (7,602,000)     0.87777     (6,672,793) (7,602,000)     0.83602     (6,355,440)      
2013 (939,693)        0.82237     (772,780)    (939,693)        0.76441     (718,311)         
2014 1,504,889      0.77048     1,159,482  1,504,889      0.69893     1,051,816       
2015 1,751,921      0.72185     1,264,632  1,751,921      0.63906     1,119,590       
2016 1,831,714      0.67630     1,238,789  1,831,714      0.58432     1,070,313       
2017 1,921,570      0.63362     1,217,547  1,921,570      0.53427     1,026,640       
2018 1,972,374      0.59363     1,170,870  1,972,374      0.48851     963,519          
2019 1,956,555      0.55617     1,088,181  1,956,555      0.44666     873,920          
2020 1,939,511      0.52107     1,010,628  1,939,511      0.40840     792,102          
2021 1,921,198      0.48819     937,910     1,921,198      0.37342     717,414          
2022 1,901,571      0.45738     869,744     1,901,571      0.34143     649,261          
2023 1,880,583      0.42852     805,863     1,880,583      0.31219     587,094          
2024 1,858,184      0.40148     746,015     1,858,184      0.28545     530,412          
2025 1,834,326      0.37614     689,962     1,834,326      0.26100     478,751          
2026 1,808,955      0.35240     637,480     1,808,955      0.23864     431,688          
2027 1,782,020      0.33016     588,357     1,782,020      0.21820     388,833          
2028 1,753,464      0.30933     542,394     1,753,464      0.19951     349,830          
2029 1,723,232      0.28981     499,404     1,723,232      0.18242     314,349          
2030 1,691,264      0.27152     459,208     1,691,264      0.16679     282,091          
2031 1,657,500      0.25438     421,640     1,657,500      0.15251     252,778          
2032 1,621,879      0.23833     386,542     1,621,879      0.13944     226,159          
2033 1,584,336      0.22329     353,765     1,584,336      0.12750     202,000          

18,130,352    (0)               21,330,352    (0)                     

TABLE 19:  IRR CALCULATION WITH AND WITHOUT TIF 

 
 
 
 

 
 

 


