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. INTRODUCTION

Attached hereto is a Cost-Benefit Analysis submitted in conjunction with the Northeast
Hampton/Berthold TIF Redevelopment Plan (the “Plan”), pertaining to the proposed redevelopment of
certain real property in the City of St. Louis, as more particularly described in the Plan (the “Northeast
Hampton/Berthold Redevelopment Area” or “Redevelopment Area”). The attached Cost-Benefit
Analysis is submitted pursuant to Section 99.810 Mo. Rev. Stat. (2000), and profiles the economic
impacts of the redevelopment project proposed in the Plan (the “Redevelopment Project” or “Project”),
as well as a study showing the fiscal impact on the Project upon each taxing district. This analysis,
together with the information provided in the Plan, profiles the anticipated economic impact and
financial feasibility of the Project. The Developer has acknowledged the financial feasibility of the
Project assuming the funding support from tax increment financing, a community improvement district
and a transportation development district (see Exhibit A to the Cost Benefit Analysis).

Because these calculations are based on uses that are not yet built and tenants that have not yet executed
binding lease commitments, the projected tax revenue to be generated by the Project is based on a series
of assumptions that must be considered when interpreting the results of this analysis. The user of this
analysis is cautioned to study the assumptions noted on each of the attached spreadsheets, in addition to
the assumptions stated in the following paragraphs. The proposed Redevelopment Project may or may
not perform according to these assumptions.

Il. GENERAL ASSUMPTIONS AND CONDITIONS

This Memorandum and the financial information contained herein are based on projections,
assumptions, and information provided by the proposed Developer, TriStar Imports, Inc., as well as
information or assumptions provided or previously endorsed by the City of St. Louis and various other
sources considered reliable. The preparer has neither verified nor audited the information that was
provided by any source. Information provided by others is assumed to be reliable, but the preparer
assumes no responsibility for its accuracy or certainty. These projections are intended to be interpreted
and used based on the assumptions set forth herein. Furthermore, with respect to assessed values of
property, the attached projections are based upon information and methodologies provided by the City
of St. Louis Assessor’s Office; ultimately, however, these assessments are left to the discretion of the
City Assessor.

“Build Scenario” Projections formulated in this document are based on currently available information; the
assumptions as stated; and are predicated on the following market assumptions:

® That the Project’s components are as described herein; that TriStar Imports Inc. will open and
operate a new Mercedes-Benz auto dealership at this location; and that a strong market exists for
the proposed development and goods and services that are to be provided by TriStar.

" It is assumed that construction will begin in the second quarter of 2013 and the Project is 100%
operational by Year 2014; and

® That no changes or modifications caused by economic, environmental, legislative, or physical
events or conditions occur that could affect the availability of tax increment financing revenues.

The “No Build” scenario assumptions were requested by the TIF Commission staff and legal counsel. “No
Build Scenario” Projections formulated in this document are based on currently available information;
the assumptions as stated; and are predicated on the following market assumptions:

2|Page



Northeast Hampton/Berthold Redevelopment Area Cost-Benefit Analysis

® That the existing property will be rehabilitated into a commercial/office use;
® Itisassumed that the rehabilitation of the building will take place by 2017; and
® The “No Build” project will employ 50 positions at an average salary of $35,000.

These projections presented in this document are forward-looking and involve certain assumptions, as
noted above, and judgments regarding uncertainties including, without limitation:

®  Changesin the real estate market;
® The timing of project start and completion; and
® Changes in the retail market competition and economic conditions.

Because this analysis assumes that there will be no significant change in market conditions and the
schedule requested by the Developer will be followed, the preparer assumes no liability should market
conditions change or the schedule not be met.

The ability to achieve the results described herein depends on the timing and probability of a complex
series of future events and conditions, both internal and external to the proposed development project.
Any event or action that that alters an assumed event, assumption, or conditions used to achieve the
projections contained herein shall be considered a cause to void all projections contained herein.

The tax revenue projections contained in this report represent prospective information, opinions, and
estimates regarding a development project that is not yet constructed. These projections are not
provided as predictions or assurances that a certain level of performance will be achieved or that certain
events will occur. The actual results may vary materially from the projections described herein, and the
variations may be material. Because the future is uncertain, there is risk associated with achieving the
results projected. The preparer assumes no responsibility for any degree of risk involved.

Neither this document nor its contents may be referred to or quoted, in whole or in part, for any
purpose including, but not limited to, any official statement for a bond issue and consummation of a
bond sale, any registration statement, prospectus, loan, or other agreement or document, without
proper review and written approval by the preparer regarding any representation therein.

Ill.  AVAILABILITY OF INCREMENTAL TAX REVENUES

The availability of the projected incremental tax revenues for both the affected taxing districts and for
deposit into the Special Allocation Fund is impacted by several events. Specifically, the attached
calculations assume the prompt payment and collection of all taxes, and the distribution of these
monies to the Special Allocation Fund by the City of St. Louis.

There is a time lag between the taxable event and payment and administrative processing of the tax
payments to the various taxing districts and to the Special Allocation Fund. This time lag is greatest for
real property taxes that are typically paid in full by the end of the tax year and are available for deposit
in the Special Allocation Fund typically three to four months after the first of the following year.
Payment due dates for EATS (Economic Activity Taxes) taxes vary depending on the tax, and, in some
cases, the size of the business. Typically, EATS are available for deposit in the Special Allocation Fund
three to four months after the time they are generated.
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IV. TAX REVENUE PROJECTION TABLES

The attached revenue tables comprise the substance of the analysis.

Table 1, entitled “Project Assumptions” profiles the basic “Build Scenario” project assumptions used to
calculate the figures profiled in the Cost-Benefit analysis, including the applicable rates for property
taxes, as well as the methodologies for determining future PILOTS and EATS, including the assumed
growth rates.

Table 2, entitled “Projected TIF Revenues” profiles all the potential revenues that may be generated by
the Project for distribution to the Special Allocation Fund by the Project.

Table 3, entitled “Real Property Tax Impacts” profiles the comparison of the real property taxes, by
affected taxing district, for the “Build” versus “No Build” (or without TIF) scenarios.

Table 4, entitled “Commercial Surcharge Impacts” profiles the comparison of the commercial surcharge
(the Merchant’s and Manufacturer’s Replacement tax), by affected taxing district, for the “Build” versus
“No Build” scenarios.

Table 5, entitled “Sales and Utility Tax Impacts” profiles the comparison of the sales and utility taxes,
by affected taxing district, for the “Build” versus “No Build” scenarios.

Table 6, entitled “Payroll and Earnings Tax Impacts” profiles the comparison of the payroll and earnings
taxes for the “Build” versus “No Build” scenarios.

Table 7, entitled “Personal Property Tax Impacts” profiles the comparison of the personal property
taxes, by affected taxing district, for the “Build” versus “No Build” scenarios.

Table 8, entitled “Tax Impact Summary” summarizes the taxes displayed on Tables 3-7 into a total
cumulative comparison between the “Build” versus “No Build scenarios.

Table 9, entitled “Sources and Uses” displays the Redevelopment Project Costs and the Sources of
funding.

Exhibit A — Financial Feasibility Letter.

V. ADDITIONAL COST-BENEFIT ASSUMPTIONS

Additional assumptions not specifically identified on Tables 1-8 follow:

®  Without TIF or the No Build scenario, it is assumed that the assessed value of real property
within the Redevelopment Area will grow at a rate of 1% biannually except for a one-time 5%
valuation increase in 2017 due to the property rehabilitation;

"  For the No Build Scenario, growth rates for payroll and sales are the same rates applied to the
Build Scenario; and

® The Personal and Real Property tax rates are based upon the 2012 rates for each scenario.
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VI. CONCLUSION

The information attached hereto is-based on a series of complex assumptions which are described
herein. This information is submitted for the purposes of analysis provided in Section 99.810 of the TIF
Act, and contains no warranty therewith. The information contained herein provides an analysis of the
impact of the Project as well as that information sufficient to determine the financial feasibility of the
Project.
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Tables for Redevelopment Project Area
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Mercedes-Benz
Tri-Star Imports, Inc.

Qctober 20, 2012

Tax Increment Financing Commission
of the City of St. Louis, Missouri

1520 Market Street, Suite 2000

St. Louis, Missouri 63103

Re:  Northeast Hampton/Berthold Redevelopment Area TIF Redevelopment Plan

Dear Commissioners:

The purpose of this letter is to provide information related to the financial feasibility of the
Redevelopment Project described in the above-referenced Redevelopment Plan. As you may know,
TriStar Imports, Inc. intends to own and operate the Redevelopment Project as a Mercedes-Benz
automobile dealership. TriStar Imports has evaluated several location options for this dealership,
including, but not limited to, constructing a new dealership facility in the Redevelopment Area described
in the Redevelopment Plan and remodeling its existing facilities in Ellisville, Missouri.

When evaluating potential locations, TriStar Imports analyzed, among other factors, (1) the cost
of developing at a specific location, (2) the availability of financing (including private and public sources)
and (3) the estimated net operating income expected to be generated from that location. Based on this
analysis, a potential location in the Redevelopment Area compares favorably to the other location options
TriStar Imports has explored. Accordingly, based on this analysis and the information shown in “Table 9
— Sources and Uses” of the Cost-Benefit Analysis prepared in association with the Redevelopment Plan,
TriStar Imports believes the Redevelopment Project is financially feasible.

w

| G~enr—
Tom Hennekes
President, TriStar Imports, Inc.

16360 Truman Road Telephone: (636) 458-5222
Eifisville, Missouri 63011 Fax: (636) 458-6065 www.tristarimports.com




