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HIGHLAND COMMONS
TAX INCREMENT FINANCING PLAN
PICAYUNE, MISSISSIPPI
2015

ARTICLE I. PURPOSE AND INTENT
Section 1.01 Preamble.

(&) The administration and implementation of tfldighland Commons Tax
Increment Financing Plan Picayune, Mississippi 20{the “TIF Plan”.) will:be a joint
undertaking of the City of Picayune (tt@ity” ) and Pearl River County (ti€ounty” ).
The City and County will enter into an inter-locajjreement or a regional economic
development alliance agreementAdreement”’) under the Regional Economic
Development Act (théREDA Act” as defined below) or as applicable and as amended,
that will designate the City as the primary partyriterest in carrying forward a proposed
mixed-use multi-phased project on 276.94+ acresisting of a Wal-Mart Neighborhood
Market, and other planned commercial, professiorghil, including medical-related
commercial space, and additional commercial resigledevelopments pursuant to this
TIF Plan (the Project”). Bonds, notes, or other similar debt obligaidthe TIF Debt
Obligations”) will be issued, in one or more series to provide necessary funds to
finance the construction of various related publnérastructure and related site
improvements in connection with the Project. ThE Plan shall be a joint undertaking of
the City and County whereby the City will issueoime or more series all of the TIF Debt
Obligations as authorized herein to finance theeget@s more fully described herein.

(b) The funds received from the TIF Debt Obligationd ather funds as identified
herein will be used to defray the cost of constamctind installation of various public
infrastructure improvements in connection with freject and other activities to serve the
“Highland Commons Tax/Increment Financing Plan YRic&, Mississippi 2015” and the
community as a whole.

(c) The total cost of the infrastructure, site impmmenmts, and other activities
making up the Project in tHe st Phase as defined below, is estimated to be at least ONE
MILLION, NINE HUNDRED THOUSAND DOLLARS ($1,900,000and it is estimated
thatfuture Phases will include an additional cost of infrastructusite improvements, and
other activities making up the Project of up to FOWIILLION, SIX HUNDRED
THOUSAND DOLLARS ($4,600,000) in new constructigart of which will be funded
through Tax Increment Financing Revenue Bonds snhoteother similar debt instruments
issued in one or more series in an amount not ¢teexk a total of SIX MILLION, FIVE
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HUNDRED THOUSAND DOLLARS ($6,500,000) by the Citygsuant to the TIF Plan
and Section 21-45-Et seq. Mississippi Code of 1972, as amendtxe (‘TIF Act” ) and
the Regional Economic Development Act funding athazed by Section 57-64-1, et
seq., Mississippi Code of 1972 as amendtte (REDA Act” ) and as applicable.

(d) The Project will be a multi-phased development tedaon 276.94+ acres
fronting on Highway 11 and located near Highwayat3he exit immediately west of
Interstate 59 in the City of Picayune, Mississipfie Project will include a Wal-Mart
Neighborhood Market store, a skilled nursing honaeility, planned commercial,
professional, retail, and medical-related commérspace with. additional commercial
residential developments planned in later PhaséseoProject.

The Project will consist d?hase| with the development of 6.98% acres to be a new
Wal-Mart Neighborhood Market store. This new Wal-Mart development will encongas
approximately 32,000 square feet and employ 75fuB%nd part-time worker$hase |
will represent a private investment of $11,000,600ew construction plus $2,400,000 for
inventory and will provide for $1,900,000 of inftascture and related cost, including
engineering, surveying, utilities, fire protectioggnitary sewer, drainage, underground
power, the development of a signalized intersectionHighway 11, and related street
improvements and is estimated at a total privatestment directly from the developer of
over FIFTEEN MILLION, THREE-HUNDRED THOUSAND DOLLAR ($15,300,000.)

Currently under construction in the proposed TI&xing District is a new
development known aBedford Care Center - Picayundhis planned skill nursing
home facility is located on Cooper Road and inetudn estimated private investment of
$4,700,000, which will also contribute significgnto the proposed TIF Taxing District
economic growth and provide for increase in adnah taxes.

Phase || of the Project as reflected in the master plathefProject includes a
mixed-use development and is expected to includail rand commercial facilities,
professional offices, along with medical servickattcompliment the existing hospital
development, and other planned medical-related cential space, and additional
commercial residential developments. Plans alsoidiecvarious community green spaces
for public leisure opportunities. The master plaevpusly adopted by the City, also
provides for an additional 250,000 square feetnbérior space to be developed at a
construction cost estimate of approximately $25,800 including the necessary public
infrastructure necessary to support this Phaskeoflevelopment.

(e) The descriptions of the Project and the tax reggmojections were provided

by COOPER COMPANY, INC.“the Developer”), the City of Picayune, and the Pearl
River County Tax Assessor’s office.
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Section 1.02 Statement of Intent. As provided in the Preamble of this TIF Plan, the
City, acting on behalf of itself and the Countypjposes to issue Tax Increment Financing
Revenue Bonds, notes or other similar debt instnisn@ one or more series, pursuant to
the authority outlined hereinabove, in an amourtt tooexceed SIX MILLION, FIVE
HUNDRED THOUSAND DOLLARS ($6,500,000), which willebsecured solely by the
City’s pledge of up to one hundred percent (100%0)he increased real and personal
property ad valorem taxes, along with a pledgepofaufifty percent (50%) of the rebated
sales taxes paid to the City from the State of Mdsgspi as a result of the retail sales
generated by the Project and generated in the T8&i@ (‘TIF District” ), and a pledge
by Pearl River County of up to fifty percent (50%f)the increased real and personal
property ad valorem taxes generated by the congiruand development of the Project
within the TIF District proposed herein.

The TIF funds will be used to pay the cost of camging and installing various
infrastructure improvements and site improvemeritdhe Project including, but not
limited to, installation of utilities such as wateanitary sewer, fire protection and natural
gas lines; relocation of utilities; installationdarelocation of electrical services; installation
of storm drainage; construction of roadways withbcand gutter, parking, sidewalks;
installation of traffic signalization and signagecluding a signalized traffic intersection
on Highway 11, additional related public roads,dgng; lighting and landscaping of the
rights-of-way; purchase of rights-of-way and otpesperty necessary for the installation
of the infrastructure and ‘other improvements dbescrihereinabove; capitalized interest;
and other related expenses such as engineeringxp#inses in connection with the
authorization, sale and issuance of bonds; or tedeless; TIF plan preparation fees and
other incidental related costs; and related pradess$ fees. If deemed necessary and
appropriate, the City and County may require addél security from the Developer of the
Project. The construction of the aforementionedroupments will be undertaken to
provide for the public convenience, health and arelfand serve the best interests of the
City of Picayune, and Pearl River Countj. more detailed scope of work, along with
budgets, will be identifiedin a security and reurdement agreement with the Developer.

Section 1.03 Public Convenience and Necessifyhe public convenience and necessity
requires participation by the City and County irstRroject. The public interest will be
served by the City and County’s participation ia flublic infrastructure and other public
improvement and facilities costs of the Projecte Pinoject will accomplish the following,
which will provide for the public convenience anecessity and serve the best interests of
the citizens of the City of Picayune, and PearleRi@ounty.
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@) Private Investment. The project and its multiple phases of developmepitesent

a total private investment of up to $45,800,000 arelseparated between the Wal-Mart
Neighborhood Market ($15,300,000), ($4,700,000)tier Bedford Care Center a skilled

nursing home facility development and approxima(&®5,800,000) in Phase 2 for the

retail and commercial development, including arceffpark for professional services

development, and a commercial residential developme

(b) Increase in City Ad Valorem Taxes.Increased City real and personal property
taxes generated from the “Highland Commaons Taxelment Financing Plan Picayune,
Mississippi 2015” are projected to be as follows:

Taxes After
Entity Current Tax Improvements Total Increase
City (38.66 mils)
Real and
Personal Property $4,518.45 $225,755.07 $221,236.62

(c) Increase in County Ad Valorem Taxes.Increased County real property taxes
generated from the “Highland Commons Tax IncremEmancing Plan Picayune,
Mississippi 2015” are estimated to be as follows:

Taxes After
Entity Current Tax Improvements Total Increase
County (54.82 mils)
Real.and
Personal Property $6,420.89 $320,121.39 $313,700.5

(d) The Project will' generate the following estimatexhl property taxes for the
School District:
Taxes After

Entity Current Tax Improvements Total Increase

School Dist. (65.67 mils)

Real and

Personal Property $10,120.73 $383,479.97 $373,359.24
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(e) Summary of Benefits

» The project will result in the development of appneately 276.94+ vacant acres into a well-
designed, high-quality property that will enhartoe Highland Commons Parkway community
area stature as a new regional-shopping areaahatraw traffic and.commerce from the larger
perimeter trade areas.

* The development will include the construction eieav Wal-Mart Neighborhood Market Store
with a private investment of $15,300,000

¢ The development will include up to $25,800,000 dditonal private investment in the
construction of up to 250,000 square feet in consiagrprofessional, retail and commercial
residential growth for the community

» The development will act as a catalyst for adddlatevelopment in the immediate vicinity
and will serve to keep Picayune, and Pearl RivamBodollars at home.

» The development will result in the creation of hreu$ of construction jobs with payroll in the
millions of dollars, creating a positive economigiact during the development process.

» The development is expected to create hundredsroignent full-time and part-time jobs
* The project is expected to represent a total priviatestment of up to $45,800,000 and will
convert approximately 276.94+ acres of vacant ualbged land into an economic generator

consisting of multiple high profile mixed-use dey@inents.

* The project could generate retail sales totalingxoess of $60,100,000 with 50% to 75% of
those anticipated to be net new sales in Picayume the project.

» The Project is expected to generate sales taxa®latthe city range between $389,147 to
$583,721 annually for the city’s treasury. Curhetite property generates no sales tax.

* The Wal-Mart Neighborhood Market development iseetpd to increase real and personal
property ad valorem taxes to the city, and couoigling $159,710 annually.

e The Wal-Mart development will also generate amesteéd $12,197.2cannually in increased
property taxes to the school district.
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e The project will also include a new ($4,700,000)lls# nursing home facility, and
professional, commercial office and retail spacéctviwill give Picayune an opportunity to
attract a new population base to further supparhemic growth in the market trade area.

 The Wal-Mart Neighborhood Market development wapresent a private investment of
$15,300,000 and will generate 75 to 95 full and-pare jobs, with $16,000,000 in annual
retail sales.
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ARTICLE II. PROJECT AND DEVELOPER INFORMATION

Section 2.01 Project Description.

The Project will be a multi-phased developmenttedan 276.94+ acres fronting
on Highway 11 and located near Highway 43 at theiexnediately west of Interstate 59
in the City of Picayune, Mississippi. The Projecillwnclude a new Wal-Mart
Neighborhood Market store, a new skilled nursingnbofacility and other planned
commercial, professional, retail, medical-relatedmmercial space, and additional
commercial residential developments.

The project will consist dPhase | with the development of 6.98+ acres to become
a new Wal-Mart Neighborhood Market store. This néval-Mart development will
encompass approximately 32,000 square feet andogmja to 95 full and part-time
workers.Phase | will represent a private investment of $11,000,p0% $2,400,000 for
inventory and will provide for $1,900,000 of inftagcture including utilities, fire
protection, sanitary sewer, drainage, undergrowvdep, the development of a signalized
intersection on Highway 11, and related street owpments and is estimated at a total
private investment directly from the developer oo FIFTEEN MILLION, THREE
HUNDRED THOUSAND DOLLARS ($15,300,000).

Currently under construction in the proposed TIKifg District is a new skilled
nursing home facility development known as BedfGade Center — Picayune located on
Cooper-Road. This initial complex includes an eated private investment of $4,700,000,
which, will also contribute significantly to.the gposed TIF Taxing District economic
growth and increase in ad valorem taxes.

The project, through additional planned phases] Wwdcome a mixed-use
development and is expected to include retail amchroercial facilities, professional
offices, and medical services that compliment tbepital development, and additional
luxury apartments and/or townhomes. Plans alsaidlecl/arious community green spaces
for public leisure opportunities. The master plaomes for an additional 250,000 square
feet of interior space to be developed at a coostmu cost estimate of approximately
$25,800,000.

Attached hereto as Exhibit 1 are a survey map, ipteltparcels and legal
descriptions of the proposed TIF District from whtbe tax revenues will be generated to
service the TIF Debt Obligations.
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Section 2.02 Developer Information.

(a) Name of Developer:
COOPER COMPANY, INC.
Attn: Andy Cooper

Address of Company:
Post Office box 816
Picayune, MS 39466

Local Contractors or Agents:
To be determined by the Developer using compettiids/proposals processes

URBANDEVELOPMENT 259

tax increment financing plans - economic development strategies - urban planning - code
enforcement

7600 Joe Fountain Road - Ocean Springs, Mississippi 39564 - (601) 301-8500 - E-Mail:

laurence@toolboxmail.com




ARTICLE Ill. ECONOMIC DEVELOPMENT IMPACT DESCRIPT ION

Section 3.01 Job Creation.

(a) Part-Time Construction Jobs.It is expected that the construction of the Proyeitt
create hundreds of construction jobs that will gatee estimated construction payrolls in the
millions of dollars much of which will likely be sat locally and have an additional positive
impact on the economy of Picayune, and Pearl Rbamty. The builders will likely use local
contractors and labor and will purchase materrathé Picayune market trade area. Construction
will likely have a significant short-term positieEonomic impact on the local economy through
purchases of gas, food, and lodging in the Picayetad trade area.

(b) Permanent Full and Part-Time Jobs Upon.completion of the total Project, it is
expected that Highland Commons will employ an estad 300-500 full time and part-time jobs.
The Wal-Mart Neighborhood Market store alone ing$gha is anticipated to employ seventy-five
(75) to ninety-five (95) full and part-time workers

Section 3.02 _Financial Benefit To The CommunityThe Project will be a multi-phased
development located on 276.94+ acres fronting aghtday 11 and located near Highway 43 at
the exit immediately west of Interstate 59 in they©f Picayune, Mississippi. This Project is
expected to enhance an area of Picayune, and Rearl County that is currently assessed as
unused agricultural acreage.

@) Private Investment. As planned, construction of the Project could espnt a
private investment of approximately FORTY-FIVE MIIQN, EIGHT HUNDRED THOUSAND
DOLLARS ($45,800,000) with an impact of those fuimite the local economy.

(b) ~ Ad.Valorem Property Tax Increases. Currently, property taxes generated by the
276.94+ acre site are approximately TWENTY-ONE TH&AND, SIXTY DOLLARS and
07/100’s ($21,060.07) annually.

As a result of the total Project, real and persqmaperty ad valorem taxes could reach
approximately NINE HUNDRED TWENTY-NINE THOUSAND, TREE HUNDRED FIFTY-
SIX DOLLARS and 43/100's ($929,356.43). The foliog table illustrates the estimated ad
valorem taxes before and after construction ofRtwgect:
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Estimated AD VALOREM TAXES - Phase 1 (Wal-Marteut)j

Taxes After
Entity Current Tax* Improvements* Total Increase*

City (38.66 mils)
Real and Personal $1,045.45 $66,050.61 $65,005.16
Property

County (54.82

mils)

Real and Personal $1,482.44 $93,659.97 $92,177.53
Property

School District
(65.67 mils)

Real and Personal
Property

$1,775.85 $112,197.20 $110,421.35

Total $4,303.74 $2 717978 $267,604.04

* The estimated taxes provided in the foregoindgetaloe based on data provided by the DevelopeEityeof Picayune, and the Pearl River County
Tax Assessor. These estimated real and personall@aem tax values are reflecting a single 69.di2parcel of the total 276.94 acres defined
in the TIF District.

Estimated AD VALOREM TAXES — All Phases estimated

Taxes After
Entity Current Tax* Improvements* Total Increase*

City (38.66 mils)
Real and
Personal Property $4,518.45 $225,755.07 $2216236.

County (54.82 mils)
Real and
Personal Property $6,420.89 $320,121.39 313%00.50

School Dist. (65.67 mils)

Real and
Personal Property $10,120.73 $383,479.97 $3733859

Total $21,060.07 $929,356.43 $908,296.36
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* The estimated taxes provided in the foregoindgetale based on data provided by the DevelopeEitlyeof Picayune, and the Pearl River County
Tax Assessor. These estimated real and personvalaem taxes include multiple parcels of approxaye276.94 acres as defined in Exhibit 1.

(c) New Retail Sales Taxeslt is expected that retail sales from the depelent inPhase
| with the Wal-Mart Neighborhood Market store andhwthe additional long-term retail build out
of future phases over the next three to seven yeailsl reach $60,100,000 annually at the desired
build out. The project is expected to help kee@frioe dollars in Picayune. It is estimated of the
anticipated retail sales that 50-75% of projecetdil sales will be net new sales for the City of
Picayune. The following table reflects expecte@salnd sets forth the estimated sales tax rebates
to the city from the State of Mississippi.

Total Projected Gross SalegWal-Mart Neighborhood Market ProjecPhase|)

Total Projected Gross Sales $16,000,000
State Sales Tax $1,120,000
Sales Tax Rebated to Picayune $207,200

Net New Sales Tax Rebates @ 50% value $103,600 @ahdé $155,400

Total Projected Gross SalegAll Phases estimated)

Total Projected Gross Sales $60,100,000
State Sales Tax $4,207,000
Sales Tax Rebated to Picayune $778,295

Net New Sales Tax Rebates @ 50% value $389,147.50b%@value $583,721.25
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ARTICLE IV. A STATEMENT OF THE OBJECTIVE OF THE TAX INCREMENT
FINANCING PLAN

Section 4.01 _Primary Obijective. The primary objective of the TIF Plan is to serue t
public convenience and necessity by participatimghie “Highland Commons Tax Increment
Financing Plan Picayune, Mississippi 2015.” The HRn will provide financing to acquire
property, construct public infrastructure, and otmeprovements to serve the development as
described in the preamble to this TIF Plan. Thelipubfrastructure improvements will be
constructed in accordance with standards, codésp@inances of the City.

The improvements will provide for the health andfer@ of the public by providing for
safe and adequate streets, traffic signalizatimmtihg, drainage improvements, parking and
public access, and adequate utilities, which ma&jude electrical, water, gas, sanitary sewer
systems, fire protection and drainage systems. ifitpgovements will also include areas of
landscaped green space.
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ARTICLE V. A STATEMENT INDICATING THE NEED AND PROP OSED USE
OF THE TAX INCREMENT FINANCING PLAN IN
RELATIONSHIP TO THE REDEVELOPMENT PLAN

Section 5.01 Property Description The proposed use of the Tax Increment Financing
Plan is to provide a financing mechanism for thastaction of “Highland Commons Tax
Increment Financing Plan Picayune, Mississippi Z0aBd other improvements necessary to
serve the public and that will utilize the induatelvelopment.. This TIF Plan is consistent with
the goals and objectives of th@x Increment Redevelopment Plan of 1995, City ichyune,
Mississippi, April 1995.

The legal descriptions, listing of various includeakcels and a survey map is attached as
Exhibit 1.
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ARTICLE VI. A STATEMENT CONTAINING THE COST ESTIMAT E OF THE
REDEVELOPMENT PROJECT, PROJECTED SOURCES OF
REVENUE TO MEET THE COSTS AND TOTAL AMOUNT OF
INDEBTEDNESS TO BE INCURRED

Section 6.01 Cost Estimate of Development Projedthe development of the
Project could represent a private investment inegegcof FORTY FIVE MILLION, EIGHT
HUNDRED THOUSAND DOLLARS ($45,800,000). As set tloiin the Preamble of this TIF
Plan, this TIF Plan will be a joint undertakingtbe City of Picayune, and Pearl River County,
whereby the City and County will enter into an Atecal agreement, which will designate the
City as the primary party in interest in carryihg tProject forward. The City and County propose
that the City is to issue bonds, notes, or otheilar debt instruments as authorized in the Preambl
of this TIF Plan, in one or more series, in. an amounot to exceed
SIX MILLION, FIVE HUNDRED THOUSAND DOLLARS ($6,50@00). The TIF funds will
be used to pay the cost of constructing and imsgglarious infrastructure improvements and site
improvements of the Project including, but not tiedi to, installation of utilities such as water,
sanitary sewer, fire protection and natural gagslinrelocation of utilities, installation and
relocation of electrical services, installatiorstdrm drainage, construction of roadways with curb
and gutter, parking, sidewalks, installation offtcasignalization and signage, grading, lighting
and landscaping of rights-of-way, purchase of gghftway and other property necessary for the
installation of the infrastructure and other impEments described hereinabove, capitalized
interest and other related expenses such as engmesl expenses in connection with the
authorization, sale-and issuance of bonds, or iedeless TIF plan preparation fees and other
incidental related costs and related professioses.f If deemed necessary and appropriate, the
City and County may require additional securitynirahe Developer of the Project. The
construction of the aforementioned improvements kel undertaken to provide for the public
convenience, health, and welfare. A more detaslsape of work, along with budgets, will be
identified in a security and reimbursement agree¢mh the Developer, COOPER COMPANY,
INC.

Proceeds of the bonds or'notes may also be udeddaapitalized interest and/or a debt
service reserve fund as may be permitted underddezi-45-1 et seq. Mississippi Code of 1972,
as amended.

Section 6.02 _Projected Sources of Revenue to Meebsts. COOPER COMPANY,
INC., will secure financing for the private invesnt in the Project. The City of Picayune will
pledge up to one hundred percent (100%) of theabmtem tax increases from the real and personal
property within the TIF District to finance the TBebt Obligations and up to fifty percent (50%)
of the rebated sales tax paid to the City by theteSof Mississippi as a result of retail sales
generated in the TIF District as a result of thejéut.
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The County will also pledge up to fifty percent $ppof the ad valorem tax increases of
the real and personal property generated in theDI$Fict. If deemed necessary and appropriate,
the City of Picayune, and Pearl River County mayune additional security from the Developer
of the Project.

Section 6.03 _Total Amount of Indebtedness to be Incred. As provided in the
Preamble of this TIF Plan, the City of Picayund wgue up to SIX MILLION, FIVE HUNDRED
THOUSAND DOLLARS ($6,500,000) in TIF Debt Obligatis, in one or-more series, which will
be secured by the City of Picayune with the pledigep to one hundred percent (100%) of the
incremental increases in ad valorem real and patgoaperty taxes generated by development in
the TIF District, and up to fifty percent (50%) thfe rebated sales taxes paid to the City by the
State of Mississippi that are generated from retiés that originate in the TIF District as a lesu
of the Project to finance the TIF Debt ObligatioRgarl River County will pledge up to fifty
percent (50%) of the incremental increases in ddrem real and personal property taxes
generated by development in the TIF District. leae®d necessary and appropriate, the City of
Picayune and Pearl River County may require aduiticecurity from the Developer of the
Project.

The Tax Increment Financing Redevelopment PlarBeb1Picayune, Mississippi April
1995 and Highland Commons Tax Increment Financilag Picayune, Mississippi 2015 and the
Tax Increment Financing Redevelopment Project &2004, Pearl River County, Mississippi
and Highland Commorigax Increment Financing Plan Pearl River Countyssisippi 2015hall
be a joint undertaking by the City of Picayune, &adrl River County including, but not limited
to, the issuance of the TIF Debt Obligations tovme funds to defray the cost of the
improvements.

Section 6.04 _Description of Interest Rate and Redned Payments on the TIF Debt
Obligations. Itis expected that the TIF Debt Obligations foe fAroject can be obtained at an
annual interest rate of not more than seven pe(éétfor up to fifteen (15) years of tax increment
debt obligations. Assuming that the TIF Debt Odtigns for the Project are SIX MILLION, FIVE
HUNDRED THOUSAND DOLLARS ($6,500,000), and furthassuming that 100% of the
incremental City tax increase-is pledged toward@sTh Bond Issue payments, and up to fifty
percent 50% of the rebated sales taxes paid tCitlygfrom The State of Mississippi from retail
sales generated in the TIF District as a resuthefProject and up to fifty percent 50% of the
incremental County tax‘increase is being pledgaditds the TIF Bond Issue payments, annual
principal and interest payments less a debt reseitve of 1.20% on the TIF Bonds Issue are
estimated to be approximately SIX HUNDRED NINETEENOUSAND, NINE HUNDRED
SEVENTY DOLLARS ($619,970) (this example also assigra current rate of 5% interest rate
and tax increment obligations and repayment scleeolgr a period of up to fifteen (15) years).
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Section 6.05 _Pledge of Taxes to Service the TIF DeBbligations. The annual
increase in ad valorem real and personal propestyrévenues and rebated sales taxes to be
generated for the City of Picayune by the Projeeestimated to be NINE HUNDRED NINETY-
NINE THOUSAND, FIVE HUNDRED THIRTY ONE DOLLARS ($99,531).

The increase in ad valorem real and personal pippex revenues to be generated for
Pearl River County resulting from construction atelelopment of ‘Highland Commons Tax
Increment Financing Plan Picayune, Mississippi 28fé estimated to be THREE HUNDRED
THIRTEEN THOUSAND, SEVEN HUNDRED DOLLARS ($313,700)

It is requested that up to one-hundred percent%@@d the increased ad valorem real and
personal property taxes generated by the ProjetttenTIF District of the City of Picayune be
pledged to the payment of the TIF Debt Obligatiand up to fifty percent (50%) of the rebated
sales taxes paid to the City from the State of Msgpi that are generated from retail sales in the
TIF District as a result of the Project be ledggdtie City.

The only obligations of the City with respect to tle payment of the debt obligations
will be the pledge of the increased ad valorem re@nd personal property tax revenues and
rebated sales taxes of the City generated within éhTIF District as a result of the Project.

The only obligation of the County with respect to he payment of the TIF Debt
Obligations will be a pledge of up to fifty percen{50%) of the increased ad valorem real and
personal property tax revenues of the County genetad within the TIF District. If deemed
necessary and appropriate, the City of Picayune,Paarl River County may require additional
security from the Developer of the Project withue {TIF District.

Section 6.06 _Excess Taxes to be Added to Generalnég. Of the total estimated
principal and interest payments of SIX HUNDRED NINEEN THOUSAND, NINE HUNDRED
SEVENTY DOLLARS ($619,970), the City of Picayunellvwgledge up to one hundred percent
(100%) of the added increments of ad valorem tarain the real and personal property generated
by the construction and development of the Prajéittin the TIF District to service the TIF Debt
Obligations and up to fifty percent (50%) of théated sales tax received by the City from the
State of Mississippi collected from retail salesstagenerated in the TIF District as a result ef th
Project. Any surplus of ad valorem real and peat@moperty tax, and or rebated sales taxes
received by the City of Picayune that is not useche@eded for the repayment of TIF Debt
Obligations will be deposited in the general funtithe City of Picayune to be used for any lawful
purpose.
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In addition, Pearl River County will pledge up tityf percent (50%) of the added
increments of ad valorem tax of the real and peisproperty generated by the development the
Project within the TIF District to service the Tebt Obligations. Any surplus of ad valorem
real and personal property taxation that is notduseneeded for the repayment of TIF Debt
Obligations will be deposited in the general funfi®earl River County to be used for any lawful
purpose.

Section 6.07 _TIF Debt Obligations to be Issued i@an Amount that is Commensurate
with Pledged Tax Revenue.The TIF Debt Obligations will be issued in onermore series
proportionate with the level of pledged ad valoterxes and pledged rebated sales taxes received
from the State of Mississippi and generated withia TIF District as a result of the Project in
amounts and percentages to be defined in the dawelat agreements and/or the security and
reimbursement agreements between the Developer REBGCOMPANY/, INC., and the City of
Picayune. If deemed necessary and appropriateCitiyeof Picayune may require additional
security from the Developer of the Project.

The amount of bonds, notes or similar debt instnisyeghe timing of the issuance and the
percentage of debt service to be repaid by the @iBicayune, and Pearl River County shall be
determined pursuant to further proceedings of ting &hd the County.
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ARTICLE VII. LIST OF ALL REAL PROPERTY TO BE INCLUD ED IN TAX
INCREMENT FINANCING PLAN

The real property to be included in this TIF Plaoni which the ad valorem real and
personal property tax revenues and rebated sates feom the State of Mississippi that are
generated from TIF District to finance the TIF Débbligations will be approximately a two
hundred seventy-six and ninety-four tenths (276)9dere tract consisting of the Highland
Commons Tax Increment Financing Plan Picayune,ib&iggpi 2015 property. (see Exhibit 1 for
legal descriptions, reference to multiple parceld a survey map of the TIF District).
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ARTICLE VIII. DURATION OF THE TAX INCREMENT FINANCI NG PLAN'S
EXISTENCE

The duration oHighland Commons Tax Increment Financing Plan Ricey Mississippi 2015
will not exceed twenty-five (25) years.
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ARTICLE IX. ESTIMATED IMPACT OF TAX INCREMENT FINAN  CING PLAN
UPON THE REVENUES OF ALL TAXING JURISDICTIONS IN
WHICH A REDEVELOPMENT PROJECT IS LOCATED

Section 9.01 _Ad Valorem Tax Increase3he construction and development of the
Project will generate significant increases in atbkem tax revenues for the City of Picayune,
Pearl River County and the School District. Thédf@ing are estimates of the new ad valorem tax
revenues expected to be generated by the Project:

Estimated AD VALOREM TAXES (Wal-Mart Project — Phase 1)

Current Taxes After Total

Entity Tax* Improvements* Increase*
City (38.66 mils)
Real and Personal Property $1,045.45 $66,050..61 65,085.16
County (54.82 mils)
Real and Personal Property $1,482.44 $93,659.97 2,1%9.53
School District (65.67 mils)
Real and Personal Property  $1,775.85 $112,197.20 $110,421.35
Total $4,303.74 $271,907.78 3504.04

* The estimated taxes provided in the foregoindgetale based on data provided by the DevelopeCityeof Picayune, and the Pearl River County
Tax AssessoiThese estimated real and personal ad valorem tagssare reflecting a single 69.12-acre parceheftvtal 276.94 acres defined in
the TIF District as defined in Exhibit 1 attached.

Estimated AD VALOREM TAXES (All Phases estimated)
Taxes After
Entity Current Tax* Improvements* Total Increase*

City (38.66 mils)
Real and Personal Property $4,518.45 $225,755.07 221,%36.62

County (54.82 mils)
Real and Personal Property $6,420.89 322039 $313,700.50

School Dist. (65.67 mils)
Real and Personal Property $10,120.73 $383,479.97 $373,359.24

Total $21,060.07 $929,356.43 $908,296.36
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* The estimated taxes provided in the foregoindgetale based on data provided by the DevelopeEitlyeof Picayune, and the Pearl River County
Tax Assessor. These estimated real and personvalaem taxes include multiple parcels of approxatye276.94 acres as defined in Exhibit 1.

Section 9.02 _New Retail Sales Taxedt is expected that retail sales from all phasies
the development could reach $60,100,000 annuatheadesired build out. The project is expected
to help keep Picayune dollars in Picayune. lkgeeted of the projected retail sales that 50-75%
will be new sales for Picayune. The following tabéflects estimated sales and sets forth the
estimated sales tax rebates to the city from theeStf Mississippi.

Total Projected Gross Sales $60,100,000
State Sales Tax $4,207,000
Sales Tax Rebated to Picayune $778,295

Net New Sales Tax Rebates @ 50% value $389,147.50%@value $583,721.25

Total Projected Gross Sal@d/al-Mart Neighborhood Market Project - Phase Iynl

Total Projected Gross Sales $16,000,000
State Sales Tax $1,120,000
Sales Tax Rebated to Picayune $207,200

Net New.Sales Tax Rebates @ 50% value $103,600 %@akie $155,400
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ARTICLE X. A STATEMENT REQUIRING THAT A SEPARATE FU ND BE
ESTABLISHED TO RECEIVE THE ADDED INCREMENTS OF AD
VALOREM TAXES AND THE PROCEEDS OF ANY OTHER
FINANCING ASSISTANCE

A separate fund entitledThe Highland Commons Tax Increment Financing Plan
Picayune, Mississippi, 201%hall be established by the City of Picayune, agmtifRRiver County
to receive pledged real and personal property &mrera taxes, and pledged rebated sales taxes
received from the State of Mississippi that areegated from retail sales generated in the TIF
District as defined in Exhibit 1 attached heretd #me proceeds of any other financial assistance
received in connection with this Tax Increment Riciag Plan.
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ARTICLE XI. THE GOVERNING BODY SHALL BY RESOLUTION, FROM
TIME TO TIME, DETERMINE (i) THE DIVISION OF AD
VALOREM TAX RECEIPTS, AND OR REBATED SALES TAXES
THAT MAY BE USED TO PAY FOR THE COST OF ALL OR ANY
PART OF A REDEVELOPMENT PROJECT; (ii) THE DURATION
OF TIME IN WHICH SUCH TAXES MAY BE USED FOR SUCH
PURPOSES; (iii) IF THE GOVERNING BODY SHALL ISSUE
BONDS FOR SUCH REDEVELOPMENT PROJECT; AND (iv)
SUCH OTHER RESTRICTIONS, RULES AND REGULATIONS AS
IN THE SOLE DISCRETION OF THE GOVERNING BODY OF
THE CITY SHALL BE NECESSARY IN'ORDER TO PROMOTE
AND PROTECT THE PUBLIC INTEREST

Through the adoption dthe Highland Commons Tax Increment Financing Plaayine,
Mississippi 2015the Governing Body the City of Picayune acknowlexdtiee above and shall
adopt the necessary resolutions when deemed-negasshappropriate.
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ARTICLE XII. PLAN OF FINANCING

Section 12.01_Pledge of Increases in_TaxeBhe TIF Plan provides for the City of
Picayune, acting on behalf of itself and Pearl Ri@eunty, to issue the TIF Debt Obligations in
one or more series, which will be secured by thg G Picayune with the pledge of up to one-
hundred percent (100%) of the incremental increasesal and personal property ad valorem
taxes, generated by the Project and with a plefige to fifty percent (50%) of the rebated sales
taxes received from the State of Mississippi amad #ne generated as a result of retail sales by the
Project and located in the TIF District as defimedExhibit 1 attached. Pearl River County will
also pledge up to fifty percent (50%) of increméimareases in ad valorem taxes lying in the
approximately of two hundred seventy-six and niffety tenths (276.94+) acre tract of land,
which comprises the TIF District established b thiF Plan as defined in multiple parcels with
legal descriptions and a survey map as indicaté&kmbit 1 attached.

If deemed necessary and appropriate, the City ady®ine, and Pearl River County may
require additional security from the Developertod Project.

Section 12.02 _Funding Through Issuance of TIF Delbligations. Such decision on
the most advantageous method for the City of Picayand Pearl River County to incur the debt
will be made pursuant to further proceedings ofGitg of Picayune, and Pearl River County.

Section 12.03_Amount, Timing, and other Terms of [F Debt Obligations. The Project
may be funded in-whole or in‘part through the failog source: Tax Increment Financing
Revenue Bonds, notes or other similar debt instrisigsued in one or more series in an amount
not to exceed SIX MILLION, FIVE HUNDRED THOUSAND DIQARS ($6,500,000) by the
City of Picayune issued pursuant to the TIF PlattiSn 21-45-1¢et seq. Mississippi Code of
1972, as amended (the “TIF Act”).

The amount of bonds, the timing of the issuancethagercentage of debt service to be repaid by
the City of Picayune; and Pearl River County shaltletermined pursuant to further proceedings
of the City and the County.

The City of Picayune and Pearl River County will s a separate TIF fund account to deposit
pledged Ad Valorem Taxes, and pledged rebated tates to pay the TIF bond debt service.
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Exhibit 1

Legal Descriptions, Parcel Numbers of the
Highland Commons Tax | ncrement
Financing Plan Picayune, Mississippi 2015
and Survey Map of the Geographic
L ocation of the Project
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