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As a preliminary matter, the PAI report contains 83 end notes which purportedly document 
the source and authority of statements and assertions contained within the report.  The 
authors state that the report “does the long overdue work of investigating Bass Pro’s claims 
by piecing together information from interviews, newspaper articles and public records on 
Bass Pro projects across the Country.”  An analysis of each of the 83 citations that serve as 
the basis of the PAI report reveals significant mischaracterizations of the source materials, 
selective highlighting of criticisms and negative developments and many factual 
inaccuracies. 

Although the authors claim to piece together information from interviews, there is only one 
documented interview noted in the report (Mayor Carlos Mayans, Wichita, Kansas) and there 
are no direct quotations attributed to the interview with Mayor Mayans7.  More importantly, 
however, the authors appear to have relied almost entirely on critics of Bass Pro and often 
cite criticism as fact.  Thus, cited sources are often editorials critical of Bass Pro projects 
and even comments from bloggers.  For example, the description of the Cincinnati Mall 
project as “positively post-apocalyptic” was taken from a blog commentator.  Additionally, 
in some sections of the PAI report, particularly the section on Rossford, Ohio, no sources are 
cited.   

The PAI report has been subject to scrutiny in various other cities engaged in development 
projects involving Bass Pro as an anchor.  For instance, the City of Peoria, Illinois recently 
approved a Bass Pro development.  A telephone interview with East Peoria City Attorney 
Dennis Triggs confirmed his statements that appeared in The Journal Star on July 8, 2010.  
In that article, he concluded, “Somebody, for whatever reason, wanted an outcome—it 
certainly spurred me to make a lot of inquiries, which I did.”8  Triggs concluded that the PAI 
report was inconsistent and laced with quotes taken out of context.9  Triggs advised that he 
had contacted ten of the sites directly and the comments on the development projects with 
Bass Pro were all positive.  He reiterated how the cities advised him how Bass Pro helped 
them cushion the recession and without the magnet for shoppers “they would have been in a 
world of hurt without Bass Pro.”10 

In an effort to conduct a review of specific claims made in the PAI report, interviews were 
conducted with various parties that participated directly in Bass Pro development projects.  
The following are some examples of clear mischaracterizations and inaccuracies that appear in 
the PAI report. 

                                                 
7 Interestingly, Mayor Mayans’ opposition to a Bass Pro in Wichita is cited by newspaper reports as one of 

the main reasons the Mayor was defeated for re-election in 2007. 
8 Leslie Williams, Study Claims Bass Pro Shops Fall Short on Jobs, Tax Revenue,   JOURNAL STAR, July 8, 2010. 
9 Id. 
10 Interview with Dennis Triggs, July 2010. 
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ASSERTION IN PAI REPORT: Bass Pro proposed opening a store as the anchor tenant of 
the Venetian-themed Grand Canal, a planned mix-used development adjacent to a 
derelict canal.  A ground breaking ceremony was held in 1999, but the development 
fizzled . . . the site, including a waterless ditch that was supposed to serve as the retail 
destination’s canal, sat vacant for 10 years after the initial Bass Pro proposal. 

 
These statements are highly misleading.  Although there was a groundbreaking ceremony in 
March of 1999, Bass Pro was not part of the original development.  In fact, Bass Pro did not 
propose opening a store in the area until 2007.  This information was confirmed by the 
Planning Office in Bakersfield, California.  Therefore, the ten-year-old vacant site was 
abandoned long before Bass Pro even conceived of locating a store in Bakersfield.  The 
Planning Office further confirmed that, now that the work has been completed on a long-
delayed new highway interchange, they anticipate that the more recently proposed Bass Pro 
project will resume.  Apparently, the completion of the interchange was needed to any 
proposed development in the area. 

ASSERTION IN PAI REPORT: The Arizona Republic recently editorialized that “critics were 
right when they said that Riverview would cannibalize retail from the struggling Fiesta 
Mall area.”  This process created blighted areas of Mesa where businesses left their 
previous locations in favor of Riverview’s incentives.  (Photo of the former site of Scott 
Toyota after it moved to the Mesa Riverview.) 

 
The suggestion that Scott Toyota abandoned its previous location due to the development of a 
Bass Pro is misleading.  The source of the photograph in the PAI report was from an article in 
the Phoenix Business Journal that discussed the financial upheaval of the nation’s auto industry.  
The article states, “As the nation’s auto industry undergoes financial upheaval, so does the 
Valley’s car dealership landscape.  Some face closure, while others are relocating to suburban 
areas along major highway quarters.”11  The article further states that during Congressional 
hearings to secure federal assistance, executives at General Motors Corporation and Ford 
Motor Co. told lawmakers “they plan to reduce their number of dealers by 15% to 25% as part 
of their restructuring.”12  Although the article acknowledges that many dealerships see major 
transportation corridors and destination shopping venues as desirable areas to move to, the 
article never mentions Bass Pro. 

ASSERTION IN PAI REPORT: $7 million of State money was used to attract Bass Pro to the 
Harrisburg Mall which was supposed to create hundreds of jobs and draw visitors from 
five states.  However, the publicly-subsidized addition of Bass Pro failed to ensure the 
Mall’s success, and continuing difficulty in attracting tenants led to lawsuits against the 
developer, stalled renovations, and an unfinished streetscape that have stigmatized the 
Mall.   

 
Again, the PAI authors appear to be deliberately misleading readers by suggesting that Bass 
Pro is responsible for problems at the Harrisburg Mall.  In fact, newspaper reports suggest that 
the Mall has struggled for many years having been renamed three times since its original 
                                                 

11 Lynn Ducey, Some Local Car Dealers Shifting Gears, PHOENIX BUSINESS JOURNAL, December 12, 2008. 
12 Id. 
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opening in 1969.  In addition, interviews with Jeff Haste, the Dauphin County Commissioner 
and Skip Menni of the Harrisburg Department of Community and Economic Development 
indicate that Bass Pro is the sole reason that the Harrisburg Mall remains open for business.  
As stated by Commissioner Haste, “I am convinced that without Bass Pro’s presence, the Mall 
would be bankrupt and completely off the tax roll.”13  Skip Menni also stated, “If not for Bass 
Pro, the Harrisburg Mall would probably have been leveled by now.”14  In fact, both agree that 
Bass Pro is not the reason the Mall is in trouble but in fact is the reason why the Mall is still 
open.  As to the number of jobs the project was to create, Mr. Menni indicated that Bass Pro 
had only fallen short by 100 employees and demonstrated to the satisfaction of the City 
Council that the spin-off jobs did more than meet the City’s expectation.  Mr. Menni was of the 
opinion that there has been “substantial growth in the vicinity of Bass Pro.”  He also indicated 
that Bass Pro has been the catalyst for the infrastructure improvements in the area.15 

ASSERTION IN PAI REPORT: The company’s hometown reputation has been damaged 
by the struggles of the adjacent Wonders of Wildlife, a large non-profit museum, zoo and 
aquarium that has struggled despite receiving millions of dollars from citywide hotel tax 
revenue, as well as from Bass Pro CEO Johnny Morris.  Wonders of Wildlife closed in 2007 
citing  low attendance, and as of 2010 had begun a renovation that will include 
connecting the museum directly to the Bass Pro store in a second effort to draw some of 
the store’s visitors to the adjacent publicly-funded attraction.   

According to Greg Williams of the Chamber of Commerce, “Bass Pro remains a tremendous 
attractor” in Springfield, Missouri.16  In addition, the Springfield Economic Development 
Advisor, Michael McPherson also considered “Bass Pro a great asset to his community” and 
the “number one draw to the City.”17  With respect to the new renovations at the Wonders 
of Wildlife, Greg Williams of the Chamber of Commerce indicated that these renovations 
were the result of private funding and not public funds.18  In fact, over the past five years, 
the museum had received private donations totaling over $19 million in cash plus an 
additional $2.5 million in pledges.  The $25 million expansion project is funded almost 
entirely by private cash.  These private dollars include funds directly from Bass Pro.  It is 
apparent from these interviews, that the PAI report is disingenuous in characterizing the 
project as a publicly funded/failed attraction.   

ASSERTION IN PAI REPORT: Bass Pro’s plans for the arena seem reminiscent of those 
proposed for Buffalo’s Memorial Auditorium, which was eventually demolished.  As in 
that case, Bass Pro has expressed some concerns regarding the feasibility of renovating 
the Pyramid…  [After a meeting between the City and Bass Pro] it was revealed that 
communications between the City and Bass Pro had broken down…a lease has not been 
signed. 

 

                                                 
13 Interview with Dauphin County Economic Commissioner, July 2010. 
14 Interview with Skip Menni, July 2010. 
15 Id. 
16 Interview with Greg Williams, July 2010. 
17 Interview with Springfield Economic Development Advisor, Michael McPherson, July 2010. 
18 Interview with Greg Williams, July 2010. 
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These statements grossly mischaracterize the situation relating to a proposed Bass Pro store 
in the former Pyramid Arena in Memphis, Tennessee.  PAI’s comparison between the Buffalo 
Memorial Auditorium and the Pyramid is based on alleged concerns by Bass Pro about 
redeveloping the Pyramid for a Bass Pro store.  A close look at the basis for this statement as 
cited in the report reveals that the Housing and Community Development Director, Robert 
Lipscomb had one concern with respect to the Pyramid’s earthquake resistance qualities.  
The article reaffirms that City officials were close to finalizing negotiations but needed to 
address the one issue remaining – seismic.   
 
Perhaps an even greater mischaracterization of the negotiations between Bass Pro and 
Memphis is to characterize communications in April of 2010 as “broken down.”  In the actual 
article entitled “Bass Pro Talks Go To Blackout,” there is no statement by anyone of talks 
breaking down.  Rather, the article quotes Memphis Mayor A. C. Wharton, Jr. advising 
reporters that “Usually when you get to these stages in negotiations – you’ve heard of a 
communications black out.”  Wharton said “I will simply say that I am just as optimistic 
today as I always have been.”19  To suggest a break down in communications from this 
article is misleading at best.  As recent events since the PAI report was issued reveal, 
Memphis is excited about the opportunity to have Bass Pro open in the community and the 
deal to put a Bass Pro in the Pyramid was finalized last month.  On June 30, a lease was 
signed between the City of Memphis and Bass Pro.   
 

ASSERTION IN PAI REPORT: Bass Pro proposed opening a store as the anchor tenant of 
the Water Walk Waterfront Redevelopment Project in Downtown Wichita…Carlos Mayans 
[the Mayor], resisted Bass Pro and the developers demands, and turned down Bass Pro’s 
offer to fly him to their headquarters in Springfield, Missouri. 

 
In the entirety of the PAI report, an interview with Carlos Mayans is the only cited interview.  
Although the report does indicate that the Bass Pro and Water Walk development issue was 
politically contentious, PAI failed to present all of the facts.  Mayor Mayans was a strong 
opponent of a Bass Pro development.  The mayor was defeated in a re-election bid by Carl 
Brewer in a landslide election – 61% to 36%, with the primary reason suggested in press 
reports being Mayan’s refusal to work with Bass Pro.  “He’s the main reason we didn’t get 
Bass Pro Shops.”   Wichita City Councilwoman Sharon Fearey stated, “I think that 
disappointed a lot of people.”20   
 

ASSERTION IN PAI REPORT: In justifying the construction of the Broken Arrow store, Bass 
Pro advocates argued explicitly that the store would attract business away from the 
Oklahoma City store, the same store that just a few years before they had trumpeted as 
a state-wide attraction.  The store is outside of the 75 mile no-competing-store radius 
required by Oklahoma City, but still less than two hours away. 

 
The PAI report appears to improperly conclude that Bass Pro’s are not a significant draw 
because of the proliferation of Bass Pro stores across the country.  According to an interview 
conducted with Retail Specialist, Tammy Fate, who serves the City of Broken Arrow, the 

                                                 
19 Bill Dries, Bass Pro Talks Go to Blackout, THE MEMPHIS DAILY NEWS, April 30, 2010. 
20 Chris Noon, Brewer’s Win Lauded by Downtown Leaders, WICHITA BUSINESS JOURNAL, April 6, 2007. 
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proximity between Oklahoma City and Broken Arrow (115 miles) has not created an issue for 
either Bass Pro store.  Ms. Fate indicated that Broken Arrow is “absolutely happy with Bass 
Pro and the business and people it continues to draw to the community.”21  She 
characterized the store as “a big anchor that is unique” and “a really great community 
player.”  She suggested that the recent addition of two restaurants, two hotels and a new 
convention center was a direct result of the Bass Pro anchor.  She specifically stated when 
asked about the proximity to the Oklahoma City Bass Pro that there is  “no problem with 
proximity.”22  Thus, contrary to PAI’s assertions, proximity to other Bass Pro stores does not 
appear to adversely impact Bass Pro’s draw. 
 

ASSERTION IN PAI REPORT: The Dallas area suburb of Garland took on $25 million of debt to 
secure Bass Pro as the anchor tenant of its mixed use Harbor Point Waterfront Development 
Project.  The development was built, but several lots remain vacant, and the planned hotel 
was delayed.  Additionally, the sales tax revenue generated by the development is less than 
the debt payments owed on the Bonds issued to construct the project, threatening the 
Municipality’s fiscal situation. 

 
When interviewing Deputy City Manager, Martin Glenn, on two separate occasions, he was 
quick to correct PAI’s inaccuracies.  Mr. Glenn made very clear that the project was not 
“threatening the Municipality’s fiscal situation.”  In fact, the Garland, Texas’s credit rating 
remains at AAA.  Mr. Glenn indicated that Garland was “very happy” with the project so far, 
and that problems have been the result of “external factors” such as the economy, and “not 
the fault of Bass Pro.”   He considered the development to “overall [be a] very positive 
project.”23  Although research had indicated mixed returns on this development project, 
when asked whether he would do the project again, Mr. Glenn stated that he considered the 
project to be a “shot in the arm” to the I-30 corridor, most of which was effected by the 
1980’s savings and loans collapse.24  He indicated a new marina was under construction and 
a toll way road was also being extended into the area.  Although not mentioned in the PAI 
report, in the same article that PAI cites as a basis for its contention that the Bass Pro 
project has threatened the City’s fiscal situation, the article also states that “City officials 
say the development is good for the City” and representatives of the School District and 
County aren’t complaining over the loss of tax revenue either.25  “We feel the reason the 
City went into this agreement was to create growth in the tax base along the I-30 corridor,” 
said Martin Glenn, Assistant City Manager.  “That growth is happening, and that would not 
have happened without some incentive to spur the growth.”26  The article further attributes 
the decreasing tax revenue to the economic downturn.  The article states “the news comes 
as Garland, like most cities, is experiencing a budget crunch because of the economic 
downturn.”27   

                                                 
21 Interview with Tammy Fate, July 2010. 

22 Id. 
23 Interview with Deputy City Manager, Martin Glenn, July 2010. 
24 Id. 
25 Frank Trejo, Bass Pro Tax Rebates Are Slow to Pay Off for Garland, DALLAS MORNING NEWS, July 10, 2008. 
26 Id. 
27 Id. 
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III. PRELIMINARY ANALYSIS OF BASS PRO STORES 

Despite the clear misrepresentations and inaccuracies in the PAI report, ECHDC felt it 
appropriate to perform an evaluation of existing Bass Pro-anchored developments to 
determine whether there is any factual basis to PAI finding that Bass Pro “frequently fails to 
deliver on promises of economic benefits.”  ECHDC conducted a preliminary analysis of 
twenty-five Bass Pro-anchored developments across the country and in Canada.  ECHDC 
analyzed most of the existing Bass Pro-anchored developments discussed in the PAI Report, 
including Bass Pro-anchored developments in the following locations:  

• Birmingham, AL  
• Prattville, AL 
• Spanish Fort, AL  
• Mesa, AZ  
• Manteca, CA  
• Altoona, IA  
• Council Bluffs, IA 
• Bossier City, LA  
• Denham Springs, LA 
• Independence, MO 
• Pearl, MS 
• Cincinnati, OH 
• Rossford, OH  
• Broken Arrow, OK 
• Oklahoma City, OK 
• Harrisburg, PA 
• Garland, TX 
• Hampton Roads, VA  
• Hanover County, VA 

 
These locations were chosen not only because they were highlighted in the PAI Report, but 
also because they are established Bass Pro stores that are currently operating, rather than 
proposed developments.  Many of these Bass Pro stores anchor a larger development, and 
some are adjacent to sports complexes and other attractions, which are conditions similar to 
Canal Side.  Moreover, some of the stores in these locations opened in 2007/2008, in the 
midst of the economic recession, so they provide an indication of how Bass Pro-anchored 
developments perform under difficult economic conditions.   
 
This initial high-level view of established Bass Pro stores provides a general context for 
identifying factors to judge the “success” of particular Bass Pro-anchored developments 
studied at a more detailed level (described in Section IV).   In order to ensure a 
comprehensive review, several Bass Pro-anchored developments which were not discussed in 
the PAI Report were included in the preliminary analysis including Bass Pro-anchored 
developments in the following locations: 
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• Ft. Lauderdale, FL 
• Orlando, FL 
• Atlanta, GA 
• Detroit, MI 
• Auburn, NY 
• Toronto, ON. Canada 

 
These additional locations represent some of the Bass Pro stores nearest to Buffalo, New 
York (Detroit, Auburn and Toronto).  The Florida and Atlanta locations were also reviewed 
because these Bass Pro stores are components of larger developments, a main criteria for 
further analysis.  They are also older, about a decade, so they are indicative of the 
performance of Bass Pro-anchored developments over the long term.   

Initial analyses included basic research into the development of each of the stores including 
a review of the larger development of which the Bass Pro store was a part (if any) and 
research into government financing and incentives offered to project developers and/or Bass 
Pro in conjunction with the development.  The following section summarizes information 
gathered during the preliminary analysis. 

1. Birmingham, Alabama (technically located in Leeds, Alabama)  
 
Opened on November 20, 2008, this Bass Pro had a special preview for 3500 guests to 
generate enthusiasm before the official grand opening.  Local officials were hopeful that 3 
million visitors from as far away as 100 miles would visit the “family destination store.”    
Like other Bass Pro stores, the 140,000 square foot Birmingham location houses a large 
18,500 gallon aquarium and 11,000 square-foot boat showroom.  It also has a NASCAR 
simulator.   
 
The development was funded through both public and private funds.  The bulk came from a 
$32 million municipal bond sale, and Bass Pro pledged its development would add $40 
million in property value assessment to the site.  At opening, the store employed 400 to 450 
workers.  
 
This store is unique because the site is a full 120 acres, twice the size of the next biggest 
Bass Pro at the time of its opening.  Designers created 1.7 miles of roads on the site, 
including a mile-long entrance that winds through a nature park.  Along the road are three 
bridges and a four-acre lake.  Most of the site remains in its natural forest state.   
In April 2010, a planned community called “Grand River” chose Birmingham as its future 
home, citing Bass Pro as an attractive nearby amenity.  Additionally, “The Shops of Grand 
River,” a sister outlet mall development project projected to cost $127 million to build, will 
be located just down the road from Bass Pro and is supposed to bring 650 jobs and millions 
of dollars to the local economy. 
 



 

 
 

 Page 11 

2. Prattville, Alabama  
 
Opened on April 15, 2006, the Prattville Chamber of Commerce heralded Bass Pro’s project 
not as a strip mall or shopping destination, but a bona fide “tourist attraction.”  The 130,000 
square foot store anchors the High Point Town Center, a 900,000 square foot shopping 
center.  Located immediately off the highway (I-65), the Bass Pro has reportedly attracted 
the development of another mall nearby.  However, according to the Prattville Area 
Chamber of Commerce, “Bass Pro Shops did not come to Prattville cheaply. The agreement 
is costing Prattville $25 million and with issuance charges and interest the deal will total $29 
million for a City with an annual operating budget of about $22.5 million.” Officials 
expected gross revenue to amount to $9.4 million a year minus annual bond costs of $3.8 
million for a total net annual revenue of $5.6 million.  The City estimated that 1300 new 
jobs would be created – directly and indirectly – as a result of Bass Pro coming to town.  
Because of the small size of the town, Bass Pro was expected to bring about a 26% increase 
in the City’s budget as a result of increased sales tax revenue.   The store’s target audience 
comes from a 75-mile radius, and the Mayor was hopeful customers would spend “three [to] 
five hours” in the store on a given trip.  
 
3. Spanish Fort, Alabama 
 
This Bass Pro-anchored development has faced some extremely challenging problems.  
Located on the Gulf Coast, initial construction began in 2004 but was immediately delayed in 
the aftermath of Hurricane Katrina.  Construction on the site resumed in March 2007 and a 
grand opening was held in August 2008, approximately 3 months before the country slipped 
into a deep economic recession.  Upon opening, the 140,000 square-foot store was likened 
to bringing a Disney World to the area by local newspapers.  
 
Spanish Fort approved a $30 million bond issue to pay for roads and bridges inside the 
Spanish Fort Town Center.  However, the economic downturn, the financial problems of 
another major tenant, Circuit City, and now the Gulf oil spill seem to have taken its toll on 
the site.  This store – not to mention the entire region – does not appear to be performing 
well. 
 
4. Mesa, Arizona  
 
Mesa’s incentive package to allure stores like Bass Pro to a new development totaled $80 
million.  The figure was first reported at $42 million but did not include up to $25 million the 
project’s developer could earn from interest on the sales, tax rebates, and uncapped sales 
tax rebates from the auto mall also at the project site.  Of the $80 million, an estimated $30 
million went to Bass Pro.  After 20 years, Mesa is to receive 100% of the sales tax from the 
project.  An Ernst & Young market analysis prepared for Mesa in 2004 estimated that Bass 
Pro would generate $54 million in sales for the City each year.  As of 2008, Mesa had a City 
sales tax of 1.5% (which was scheduled to drop to 1.25% sometime thereafter, but it is 
currently unknown if it did so), meaning that Bass Pro would generate $810,000 per year in 
sales tax revenue for Mesa. 
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5. Manteca, California 
 
Bass Pro is an anchor tenant to the Promenade Shops at Orchard Valley, an upscale retail 
complex in Manteca since 2008.  The City of Manteca committed $61 million  for road and 
facilities improvements and also provided Bass Pro with a sales tax sharing plan.  Despite 
prior public criticism against the local government providing such incentives to private 
developers, Bass Pro has been credited for the increase in taxable sales in Manteca when 
neighboring cities suffered a steep decline in the same category.  Rather, the City of 
Manteca is planning to transform this retail complex into an upscale outlet mall, “Lifestyle  
Outlet.”  Reportedly, one of the key factors to this expansion is the drawing power of Bass 
Pro with more than 2 million customers visiting in 2009 from up to a 100-mile radius.  
 
6. Altoona, Iowa 
 
Bass Pro is the anchor tenant for a large proposed retail development center in Altoona 
named “The Shoppes at Prairie Crossing.”  The City of Altoona has issued bonds which will 
generate $56.47 million to subsidize the development of the Bass Pro Shop building and 
surrounding infrastructure.  City officials expect some of their biggest developments to take 
place at “the Shoppes at Prairie Crossing.”  Meanwhile additional development plans for the 
vicinity are also underway, such as the expansion of Adventureland, an amusement park, 
and the construction of a Hilton Garden Inn. 
After some delay, “The Shoppes at Prairie Crossing” is set to open late 2010 or early 2011.   
 
7. Council Bluffs, Iowa 
 
The Bass Pro Shop is adjacent to the Mid-America Center, a 7500-seat arena and convention 
complex, “The Plaza,” a 72,520 square foot retail facility and Horseshoe Casino.  So far “The 
Plaza” does not seem to be a successful development.  According to its website, “The Plaza” 
is 23% leased.  According to published reports, the City Council approved a development 
agreement for the Bass Pro Shop, and the City, along with Pottawattamie County and several 
local foundations, provided the land and financing for the construction of the store, worth 
about $20 million.  Preliminary research revealed little information about the performance 
of the project and/or Bass Pro. 
 
8. Bossier City, Louisiana 
 
Bass Pro is the anchor tenant of the Louisiana Boardwalk, a 550,000-square-foot retail outlet 
development that opened in May 2005.  The outlet features nearly 60 shops and restaurants.  
According to published reports, despite the economic downturn, the outlet seems to have 
performed well.  Holiday sales reported in 2008 for Bass Pro and Regal Cinema (another 
anchor tenant) increased by approximately 20% and total sales for 2008 were up 5% 
compared to 2007.  Preliminary research revealed little additional information about the 
development. 
 



 

 
 

 Page 13 

9. Denham Springs, Louisiana  
 
Opened in February 2008, about 65,000 customers attended this Bass Pro store’s grand 
opening, more than Bass Pro expected.  According to newspaper articles, the area off the 
highway where the store is located used to be a forest, but is now an economic district.  
There are retail shops, restaurants, and Denham Springs now has eight operating hotels.  The 
City sold $50 million in public bonds to finance the Bass Pro project, which were 
subsequently refinanced in August 2009 to save about $1 million per year.   The Mayor of 
Livingston Parish was hopeful that Bass Pro would generate $2 million in sales tax for the 
City.   Subsequent newspaper articles indicated that only 11 months later, the store had 
generated $50 million dollars in economic activity within Denham Springs.  One year after 
opening, the Mayor was hopeful that gross sales would reach some $80 to $100 million 
dollars, 70% of which will pay back the bonds use to seed the project.  Similarly, City and 
state leaders thought Bass Pro would bring in $61 million dollars a year, which translates to 
about $6 million in taxes.  
 
10. Independence, Missouri  
 
Located in the same state as Bass Pro’s national headquarters, this 180,00 square foot store 
outside of Kansas City was first announced on June 16, 2004 and opened in February 2008.  
The Falls at Independence, which is anchored by Bass Pro, is in a “tax-increment financing 
district, which will allow the newly generated sales tax to support [the public] bonds” used 
to fund the site.  At the time of the deal, Bass Pro agreed to pay the City “rent” in the form 
of 2% of gross sales, with a minimum payment of $1 million per year.  Initial plans called for 
Bass Pro’s physical building to be owned by the City.  The total tax-increment funding was 
reported at $73.6 million, including $38.8 million to develop the site.  The site’s total 
project cost was $174 million.  Bass Pro occupies about 21 acres of the development’s total 
150 acres.   
 
11. Pearl, Mississippi 
 
The Bloomfield Mall has become a big draw in Central Mississippi.  Bloomfield, which is 
located just 5 minutes away from the state capital, has benefited from key attractions such 
as Bass Pro and the Mississippi Braves (a double A baseball team affiliated to the Atlanta 
Braves).  It is reported that over 2.3 million people visited Bass Pro and the baseball stadium 
at Bloomfield in 2007.  Building upon this, the second phase of the project includes a retail 
outlet that is planned to open next year.  Nonetheless, Bass Pro appears to be a successful 
alternative within the Mall and reports indicate that the current Mall owner is working hard 
to keep Bass Pro as a tenant. 
 
12. Cincinnati, Ohio 
 
The Cincinnati Mall (formerly Cincinnati Mills and Forest Fair Mall before that), appears to 
have struggled since it opened in 1989.  Newspaper articles suggest that this is both because 
of its large size and proximity to other major retail centers.  Bass Pro joined the Mall in 
2000.  The local government has undertaken major efforts to breathe life into the Mall, and 
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in 2004 the Port of Greater Cincinnati Development Authority issued bonds for road 
improvements and to finance a parking garage.  However, according to published reports, 
the tax-increment financing structure, under which the bond debt was supposed to be paid 
from property tax on the increased value of real estate, did not deliver the needed revenue 
and now the Mall yet again faces the threat of foreclosure.   
 
13. Rossford, Ohio 
 
This Bass Pro opened in June 2008, at a cost of $52 million to construct.  Before opening, 
City officials said they were hopeful the store would bring in $50,000 a year in taxes.  
Original plans called for the hiring of 300 full and part time employees, although subsequent 
newspaper reports placed the number at 200 to 250.  Bass Pro planned to open in July 2008, 
but made excellent progress in construction and hence was able to open up ahead of 
schedule.  As with other stores, a “soft opening” was held for about a month before a grand 
opening so that “any kinks” could be worked out.  According to a newspaper report, 
customers from as far away as Canada and South Dakota came to the store’s grand opening.  
Ohio’s state legislature passed an incentive deal which reimburses Bass Pro 75 cents for 
every 1 dollar the store pays in county sales tax.   The incentive’s lifespan is either 10 years 
or until Bass Pro recoups its investment, whichever comes first.  According to newspaper 
reports, Bass Pro actually bought 250 acres of woodland, but planned to use only 50 or so 
acres and sell the remainder.  
 
14. Broken Arrow, Oklahoma 
 
For decades, the City of Broken Arrow had been dormant in terms of commercial and retail 
development.  However, the 65-acre Stone Wood Hills Development, which is anchored by 
Bass Pro, has been the primary retail development since 2005.  Stone Wood Hills has 
reportedly had a spill over effect to other suburbs along the Broken Arrow Expressway, with 
the Target-anchored “The Shops” at Stone Ridge and Lowe’s-anchored “The Park” at Adams 
Creek continuing the area’s retail expansion.  Strong demographics and a growing 
population, with 100,000 living in Broken Arrow and 900,000 living in the entire Tulsa area, 
appear to be considered the true driving force of the commercial success of the area’s retail 
development. 
 
15. Oklahoma City, Oklahoma 
 
Bass Pro is one of the many attractions in the Bricktown Entertainment District in Oklahoma 
City.  Formerly a warehouse district, the Bricktown Entertainment District has now become 
“the face of Oklahoma City.” The district has numerous restaurants, bars and retail stores, 
and includes Bricktown Canal, Harkins Cinema and the AT&T Bricktown Ballpark (Triple A).  
The Ford Center, home to the NBA Oklahoma City Thunder is also close by.  The PAI reports 
that Bass Pro sales fell far behind its projection.  However, figures in the report were from 
2005 and more recent articles indicate that sales have improved.  Canal Side and the 
Bricktown Redevelopment Project have similar aspects because both are downtown canal-
oriented redevelopment plans subsidized by public funds.  They both have major sports 
facilities nearby as well.    
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16. Harrisburg, Pennsylvania 
 
The Harrisburg Mall is a regional mall located just outside Harrisburg in Swatara Township 
Pennsylvania, which opened more than 40 years ago in 1969.  Bass Pro joined the mall in 
2004.  According to newspaper reports, major plans to revitalize the mall were underway 
when the recession caused potential tenants (Panera Bread and Sega Sports Grill) to abandon 
their plans.  Part of the revitalization plan also included a $13 million streetscape addition 
that would attract Barnes & Noble, but the construction was never finished and Barnes & 
Noble withdrew its plans. Newspaper reports suggest that the primary reason the Harrisburg 
Mall has been struggling is the recession and bad timing of renovation plans.  Nevertheless, 
Bass Pro’s continued presence seems to be one of only a few bright spots in the Mall.  
 
17. Garland, Texas 
 
Bass Pro is the anchor tenant to the Harbor Point Development project located on the 
western shore of Lake Ray Hubbard.  The development includes nine restaurants, a small 
amount of retail shop space and a future hotel.  The City provided half ($23.7 million) of the 
total project cost ($47.4 million) by issuing bonds which were utilized to acquire land and 
make improvements at Harbor Point.  Various incentives including rebate on sales tax and 
property tax were also provided.   
 
18. Hanover County, Virginia 
 
Bass Pro is the anchor tenant in the 185-acre Winding Brook retail development project.  
The Bass Pro Shop opened in October, 2008, generating 400 new jobs.  The retail outlet, 
“the Shoppes of Richmond” is planned to open in 2010.  Hanover County has taken out bonds 
for $37 million which will be used for sewer and road improvements.   Although Bass Pro has 
been operating for sometime, the remainder of the development project appears to be still 
underway and preliminary research revealed limited additional information. 
 
19. Hampton Roads, Virginia 
 
The Power Plant of Hampton Roads was developed as a lifestyle, retail entertainment 
center.  Bass Pro is the anchor tenant.  According to published reports, local sales tax 
revenue had been decreasing as older malls in the area declined and eventually closed.  
However the opening of “the Power Plant” has improved local sales tax revenues and led to 
redevelopment of a neighboring shopping center.  Preliminary research revealed limited 
additional information about this development. 
 
20. Ft. Lauderdale, Florida 
 
Opened in November 1998, this Bass Pro Shop located in Sportsman’s Park is very active in 
the Florida fishing community, sponsoring dozens of local events a year.  Because of the 
store’s age, it appears that the City of St. Lauderdale only needed to offer Bass Pro less than 
a million dollars to come to Sportsman’s Park (one newspaper article stated that the City 
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offered $2,000 for each of the 250 jobs Bass Pro claimed it would create, or about 
$500,000).   
 
This Bass Pro is located immediately adjacent to the International Game Fish Association 
(“IFGA”) headquarters, which includes a museum and shop.  It appears that IGFA and Bass 
Pro were constructed at around the same time, suggesting  that the two negotiated with the 
City concurrently.  Both stores appear to be thriving.  In 2004, the local newspaper opined 
that as recently as 1998, the 53 acre plot of land where Bass Pro and IGFA is located was a 
“litter-filled wasteland” but now is a “mecca for water sports enthusiasts.”   Since the 
original development was constructed additional development has occurred at Sportsman’s 
Park including additional retail, and a 118-room Courtyard by Marriot Hotel.  There is also a 
Light Rail Station and a park and ride ramp. 
 
21. Orlando, Florida 
 
This 162,000 square foot store located in the Festival Bay mall in south Orlando opened in 
May 2000.  The total mall space is more than 1 million square feet.  Bass Pro and junior 
anchor tenant Cinemark USA actually opened shortly before the rest of the mall, which had 
its official opening in the fourth quarter of 2002.  The Mall was 75% pre-leased.   
 
It does not appear that Bass Pro received any substantial public funding for the site.  A 
database search of major Florida newspapers from 1990 to the present provided little 
additional information. 
 
22. Atlanta, Georgia (technically located in Lawrenceville, Georgia)  
 
This Bass Pro Shop is located in the Discover Mills mall complex (originally named the 
Sugarloaf Mills before Discover Card bought naming rights), home to more than 200 retail 
stores including other big-name anchors like Off 5th Saks 5th Avenue and Neiman Marcus.  
The mall was announced as far back as 1993 and it appears Bass Pro came into discussions 
around the same time.  The entire complex occupies 1.2+ million square feet of retail space, 
of which more than 100,000+ square feet is allocated to Bass Pro.  The store opened in 2001, 
after the Gwinnett County Commission rezoned the area for retail superstores.  Bass Pro 
expected to hire 200 employees.  Preliminary research failed to determine what subsidies, if 
any, Bass Pro or the Discover (Sugarloaf) Mills complex received for establishing a presence 
in Atlanta.   
 
23. Detroit, Michigan (technically in Auburn Hills, Michigan) 
 
Located in the Great Lakes Crossing mall complex, this store was – and remains – the only 
Bass Pro Shop in Michigan.  With a total retail floor area of 1.4 million square feet, the mall 
is one of the largest shopping/entertainment districts in the state, and is host to some 10 
million visitors per year.  As an original anchor tenant, the store opened with the mall in 
November of 1998.  Currently, the mall has 200 outlet and clearance stores open for 
business.  Around 2004, a Medieval Times restaurant opened up in the complex.  Both the 
mall and Bass Pro seem to be doing well; every year, newspapers run articles about how 
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crowded the place gets during the November, December, and January holiday shopping 
season. Preliminary research failed to determine what subsidies, if any, Bass Pro received in 
exchange for placing a storefront in Auburn Hills.   
 
24. Auburn, New York 
  
Bass Pro expected some sixty thousand people during this site’s grand opening weekend on 
June 10, 2004.  Located in the Finger Lakes Mall, according to newspapers the area was 
“close to collapse” before the Bass Pro project.  Over opening weekend, shoppers noted that 
the mall had looked “dull and depressing” in the past, but that renovations to the mall as a 
direct consequence of the Bass Pro project were “the best thing to happen in this area in a 
long time.”  Newspapers reported that the store expected to bring in nearly three million 
people to the Auburn area each year.  Bass Pro announced plans to hire one hundred eighty 
people for the store by opening day, and had plans to add another thirty to fifty positions 
once the store opened.  About 2600 people applied for the initial 180 openings.  Bass Pro 
invested $12.5 million in its own money to fund the site, according to local newspapers, but 
preliminary research failed to identify what incentives local governments may have supplied.  
 
The Finger Lakes Mall general manager stated that before the Bass Pro Shop the mall was at 
fifty percent occupancy, but by the time Bass Pro opened, occupancy was near eighty 
percent.  New stores followed Bass Pro, including Olympia Sports, Maurice’s, and Nancy’s 
Coffee Shop.   
 
25. Toronto, Ontario, Canada  
 
Located in the 1.2 million square foot Vaughn Mills complex, this Bass Pro occupies 130,000 
square feet.  The Vaughn Mills’ developers are Ivanhoe Cambridge Ltd. and The Mills 
Corporation.  The Vaughn Mills complex is a massive enclosed shopping mall shaped in an 
ovular racetrack with different “neighborhoods” for foot-traffic navigation.  The Bass Pro 
store expected 80,000 visitors on the day it opened in October 2004.  The project dates back 
as far as 1999, but was hit by a series of economic-related delays, as some anchor tenants 
pulled out of the mall.  Since the Bass Pro store’s opening, however, the mall appears to 
have been a success.  2009’s Toronto Sun Readers’ Choice Awards awarded the gold medal 
to Bass Pro in two categories: best boat sales and best outdoor store.  It also won a bronze in 
best sporting goods store.  This Bass Pro was the first in Canada, and appears to be doing 
well, much like the Vaughn Mills complex itself.   Preliminary research failed to identify any 
information about public financing for the Bass Pro store.   
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Based on the above preliminary research, the initial list of 25 locations was narrowed down 
to developments in the following ten locations for a more detailed, in-depth analysis: 

• Prattville, AL 
• Mesa, AZ 
• Manteca, CA 
• Ft. Lauderdale, FL  
• Denham Springs, LA 
• Independence, MO 
• Auburn, NY 
• Broken Arrow, OK 
• Oklahoma City, OK 
• Garland, TX 

 
Criteria utilized to narrow down the list included the following: 

1. Similarity of Bass Pro-anchored developments to the proposed Canal Side project.  
The Canal Side project is a mixed-use development adjacent to sporting facilities 
and other cultural attractions.  Bass Pro locations were selected based on whether 
sporting facilities, additional retail, office and residential space were adjacent to 
or nearby the Bass Pro store.  Lastly, locations were selected based on whether 
the Bass Pro-anchored development was within a drivable distance from other Bass 
Pro stores, similar to Canal Side, which is a drivable distance from Bass Pro stores 
in Auburn, New York and Toronto, Ontario.  Accordingly, the analysis considers 
performance of Bass Pro stores facing such competition.     

 
2. Age of development and how long the Bass Pro store has been open.  Locations 

were chosen to represent both new and mature developments for a picture.  
Several of the Bass Pro stores in these locations opened in 2007 and 2008, during 
or immediately prior to the economic recession, giving an indication of how Bass 
Pro-anchored developments perform during challenging economic times.  Older 
developments give an indication of how Bass Pro performs over a longer time 
frame.   

 
3. Role of Bass Pro in the larger developments.  Bass Pro stores were selected for 

further analysis based on whether they were the main driver behind development 
projects and whether any growth or lack of growth in a development could be 
attributed, at least in part, to the Bass Pro store at that location.  In addition, a 
few sites were selected where Bass Pro was a later edition.  Thus, the analysis 
considers how the Bass Pro stores affected other businesses within the 
development or nearby.  Analysis of development performance before and after 
the Bass Pro store was opened helps determine whether the Bass Pro store was a 
stabilizing presence to the development, in terms of spurring economic activity, or 
if the Bass Pro store negatively impacted the development.   
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4. Information presented in the PAI report.  The PAI report focused on a number of 
Bass Pro-anchored developments, and most of the ten locations were chosen in 
part because they were discussed in the PAI report.  Moreover, the preliminary 
analysis uncovered information that conflicted with what was presented in the PAI 
Report about certain Bass Pro stores, so it was important to present as complete 
and accurate a picture as possible and to consider all factors that may have 
impacted Bass Pro-anchored developments.   

 
5. Availability and accessibility of information about the development and financial 

incentives and performance.  Not all information about municipal incentives, 
revenues, employment or performance of Bass Pro-anchored developments is 
publicly available.  So to adequately analyze the “success” of the Bass Pro store, 
enough information was needed to determine trends in economic growth or 
employment, particularly in terms of meeting goals set by a municipality providing 
incentives.  In particular, some Bass Pro stores were not included in the in-depth 
analysis because so little information was uncovered during preliminary research. 
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IV. DETAILED ANALYSIS OF DEVELOPMENT 
PROJECTS ANCHORED BY A BASS PRO 

 

A detailed analysis was prepared for each of the ten selected developments.  First, a 
comprehensive description of each development was prepared.  Next, a thorough analysis 
was prepared of publicly available information on any financial incentives offered to either 
Bass Pro or the developer.   Finally, the performance of the Bass Pro store and the 
development which it anchors were examined relative to driving economic development, 
sales tax revenues, and employment opportunities.  In determining whether a particular Bass 
Pro was deemed “a success,” the detailed review analyzed such factors as:  (1) size and 
components at the development; (2) overview of the incentive package offered; (3) method 
in which incentive package was provided; (4) the project that was ultimately constructed; 
(5) other retailers/development that were attracted; (6) future plans for more 
development; (7) number of visitors/tourists; (8) proximity to closest Bass Pro; (9) number 
of new jobs created at the development; and (10) the amount of tax revenue generated.  
Conclusions were then drawn as to the impact the Bass Pro had on the development and its 
surrounding community.   

1. Mesa, Arizona 

A. Overview of the Development 

A project by Kimco Developers and De Rito Partners Development, the Mesa Bass Pro store is 
located in the Mesa Riverview shopping plaza.  Mesa Riverview is 250 acres and opened in 
2006.   Mesa Riverview is comprised of approximately 1.3 million square feet of retail space 
with approximately 450,000 square feet of office space.28  There is also an auto mall with 
three dealerships on 33 acres, an 8 acre Hyatt Hotel, and a 16-screen stadium seating movie 
theatre.  In March 2008, one writer opined that Mesa Riverview was still in growth mode, 
with 50 businesses open and more opening all the time.29  According to the Silicon 
Valley/San Jose Business Journal, Mesa Riverview had an occupancy rate of 92% in February 
2009, the most recent data available.30  Leasing opportunities are available, but there do 
not appear to be plans for future construction.   The Mesa Riverview competes with the 
Tempe Marketplace, a 1.3 million square foot shopping plaza located 2 miles away.31   

                                                 
28 Mesa Riverview, Fact Sheet, available at 

http://www.mesariverview.com/webdocuments/MesaRiverviewFact Sheet.pdf (last visited July 22, 2010). 
29 Judy Hedding, Mesa Riverview, ABOUT.COM:PHOENIX, 

http://phoenix.about.com/od/malls/p/mesariverview.htm (last visited July 22, 2010). 
30 Jan Buchholz, Mesa Riverview Signs Several New Tenants, PHOENIX BUSINESS JOURNAL, Feb. 20, 2009, 

available at http://phoenix.bizjournals.com/phoenix/stories/2009/02/23/story10.html 
31 Tempe Marketplace Home, available at http://www.tempemarketplace.com (last visited July 22, 

2010).  
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B. Overview of the Incentive Package 

Mesa’s incentive package for Mesa Riverview totaled approximately $80 million.32  This 
includes up to $25 million that the project’s developer can earn from tax rebates.   Also, 
after 20 years, Mesa is to receive 100% of the sales tax from the project.  Of the $80 million, 
an estimated $30 million was designated for Bass Pro.33  Kimco agreed to pay the $30 million 
for Bass Pro upfront if the City would pay them back with 7% interest. However, Kimco 
Developers President Jerry Friedman stressed “that no money will be paid out by Mesa until 
revenue is flowing into the City, a projected $170 million over the next 30 years.”34   
Accordingly, although opponents of Bass Pro expressed concerns about public financing of 
the project, Kimco emphasized that tax dollars would be paid only when the City saw a 
return on its investment.  All reimbursement of the $30 million would come from sales tax 
revenue generated by Bass Pro. 

An Ernst & Young market analysis prepared for Mesa in 2004 estimated that Bass Pro would 
generate $54 million in sales each year.35   Also, the developers expected Mesa Riverview to 
generate – directly and indirectly - $ 73 million over 20 years and $ 170 million over 30 
years.  As of 2008, Mesa had a City sales tax of 1.5% (which was scheduled to drop to 1.25% 
sometime thereafter), meaning that Bass Pro would generate about $810,000 per year in 
sales tax revenue for Mesa.36 

The $30 million investment into Bass Pro came under considerable public scrutiny, however 
it was approved by taxpayer referendum with 56% in favor and 44% against, a “comfortable 
margin” considering it was one of the “most contentious elections in recent memory.”37  
This contentiousness was in part fueled by a group called the “Valley Business Owners (And 
Concerned Citizens)” group.  While not against the project per se, the Valley Business 
Owners insisted on public disclosure via a referendum, which, once passed, the group 
supported.38  Another “No on Riverview” campaign spent $ 300,000 in an unsuccessful bid to 
sway the electorate, but in the end respected the decision of the people.39   

C. Results 

Mesa Riverview appears to be highly successful in terms of attracting tenants.  In addition to 
the Bass Pro store, which was the first tenant to open its doors, the Mesa Riverview has the 

                                                 
32 Tax Incentives Define Debate, EAST VALLEY TRIBUNE, Mar. 20, 2005, available at 

http://www.eastvalleytribune.com (accessed by searching for “tax incentives define debate”). 
33 Bass Pro Gets $30 Million for Coming, EAST VALLEY TRIBUNE, Apr. 5, 2005, available at 

http://www.eastvalleytribune.com (accessed by searching for Bass Pro gets $30). 
34 Tax Incentives Define Debate, supra note 33.  
35 Bass Pro Gets $30 Million for Coming, supra note 34.  
36 Id.  
37 Voters OK Riverview Tax Deals, EAST VALLEY TRIBUNE, May 18, 2005, available at 

http://www.eastvalleytribune.com/article_b91e4289-6c64-5b43-ba4a-458ff02c32a0.html (last visited July 26, 
2010). 

38 Id. 
39 Riverview Factions Reveal Finances, EAST VALLEY TRIBUNE, May 6, 2005, available at 

http://www.eastvalleytribune.com/article_73e21242-612a-5311-8dfc-2f5f48790e24.html (last visited July 26, 
2010). 
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following tenants (according to the Mesa Riverview fact sheet ):  Home Depot, Cinemark 
Theatres, PETCO, Bed Bath & Beyond, Jo-Ann Fabrics, Blame it on the Wine, Boy Scouts of 
America, Big Sticks Fine Cigars, GNC, Sheplers Western Wear, Kirklands, Marshall’s, 
Catherine’s, Famous Footwear, Party City, Radio Shack, Wal-Mart Supercenter, Himalayas 
Salt Lamps & More, Comerica Bank, American Dental Clinic, Chick-fil-A, Logan’s Roadhouse, 
Cracker Barrel, Chili’s, Rubio’s, Quizno’s, Panda Express, McDonald’s,  Islamorada Fish 
Company (inside Bass Pro Shops), Arby’s, Taco Bell, Red Brick Pizza, Famous Dave’s 
Barbeque, Subway, Rinaldi’s Italian Deli, Himalayas Salt Lamps & More, Comerica Bank, 
Office Max, Sally Beauty, Wingstop,  Play N Trade, Gentleman Joe’s,  Signals, Hubbard Swim 
School (retail store only), and Rich Aroma Coffee.   Mesa Riverview appears to have some 
turnover as a result of the recession, but according to local media reports, the nearby – and 
oftentimes competing – Tempe Marketplace appears to have much larger tenancy concerns 
as two of its major tenants, Linens ‘N Things and Shoe Pavilion, have closed nationally.  
Also, according to a February 20, 2009, Silicon Valley/San Jose Business Journal article, 
while nationwide “the retail market is stalled or in full-out contraction .  .  .  Mesa 
Riverview is gaining momentum.”40 

Moreover, the City’s finances have also seen considerable growth, for the fiscal year ending 
June 30, 2006, which coincides with the time Bass Pro opened in the area, the City’s total 
net assets were $1.68 billion, of which $354 million were unrestricted.41  Sales and 
occupancy taxes were $130,562,000, up from $114,386,000 in 2005.42  For the fiscal year 
ended June 30, 2009, the City’s net assets had risen to $1.75 billion (though that figure was 
down $67.6 million from 2008).43  Additionally, sales and occupancy taxes have remained 
stable, at $126,520,000 in 2009(though that figure was down from $147,763,000 in 2008).44  
Total revenue for the City was down 9.48% from 2008 in 2009.45  Overall, therefore, the City 
has seen significant gains in its financial strength since the opening of Bass Pro, though these 
numbers have been tempered of late due to the economic downturn.   

D. Conclusions 

Contrary to fairly negative reports in the PAI report, Mesa Riverview appears to be highly 
successful particularly considering the timing of the opening of the development relative to 
the recession.  Bass Pro was the first tenant to open its doors in Mesa Riverview in 2006.  
Since then, approximately 1.3 million square feet of retail space with approximately 450,000 
square feet of office space have been constructed.  There is also an auto mall with three 
dealerships on 33 acres, an 8 acre Hyatt Hotel, and a 16-screen stadium seating movie 
theatre.  Despite the economic downturn, Mesa Riverview’s sales-tax revenue has increased 
each year since the stores started opening, although the numbers have fallen short of the 

                                                 
40 Jan Buchholz, supra note 31. 
41 City of Mesa, 2006 Comprehensive Annual Financial Report, available at 

http://www.mesaaz.gov/finance/cafr/pdf/2006_ AFR_FINAL.pdf (last visited July 26, 2010). 
42 Id. 
43 City of Mesa, 2009 Comprehensive Annual Financial Report, available at 

http://www.mesaaz.gov/finance/cafr/pdf/2009/2009_CAFR_FINAL.pdf (last visited July 26, 2010). 
44 Id. 
45 Id. 
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numbers officials predicted before the financial crisis began.46  These development-specific 
gains are particularly noteworthy considering the City as a whole has seen 30 straight 
months of declining tax revenue.47  But as of May 2010, Riverview is 92% leased, and has not 
lost a tenant, including Bass Pro, because of the economic downturn.48    

2. Manteca, California 

A. Overview of the Development 

Since 2008, Bass Pro has been an anchor tenant at the Promenade Shops at Orchard Valley, a 
721,000-square feet retail complex in Manteca.49  The project was led by a public-private 
partnership between the City of Manteca and developer Poag & McEwen.50  Other tenants 
include JCPenney, Best Buy and a 16-screen Kerasotes Showplace Theaters, Hampton Inn and 
Red Robin51.  In addition, the Promenade Shops is adjacent to Big League Dreams, a sports 
complex consisting of six replicas of classic major league ball parks.52  There are other major 
retail complexes nearby such as Weberstown Mall in Stockton (850,000-square feet with 80 
stores), Sherwood Mall (700,000-square feet), and the West Valley Mall in Tracy ( 880,000-
square feet).53   

 

                                                 
46 Jim Walsh, Mesa Riverview Still a Work in Progress, Developers Say, THE ARIZONA REPUBLIC, May 25, 

2010, available at http://www.azcentral.com/business/articles/2010/05/24/20100524biz-mr-
riverview0525.html (last visited July 26, 2010). 

47 Id. 
48 Id. 
49 The Promenade Shops at Orchard Valley, 

http://www.thepromenadeshopsatorchardvalley.com/info/aboutUs.cfm; Dennis Wyatt, Orchard Valley: Initial 
sales $26.7M, THE MANTECA BULLETIN, Jan. 13, 2010. 

50 Dennis Wyatt, Match Made in Heaven, THE MANTECA BULLETIN, Feb. 4, 2009. 
51 Harley Becker, Promenade Changes Gears to Outlet Center, The Record, Feb. 4, 2009, available at 

http://www.istockanalyst.com/article/viewiStockNews/articleid/ 3010346 (last visited, July 28, 2010). 
52 Manteca Economic Development Corporation, 

http://www.ci.manteca.ca.us/econdev/SportsMecca.htm (last visited July 27, 2010). 
53 Harley Becker, supra note 52. 
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Promenade Shops lies at the crossroads of three major freeways, Interstate 5, Highway 99 
and with a 1/2 mile of frontage on Highway 120, giving it excellent regional access. 54 The 
surrounding demographics makes Manteca an ideal place for a major retail development 
with over 150,000 people living within a 10-mile radius, and over 1.3 million living within a 
30-mile radius.55  Average household income is estimated to be over $66,000.56  
Furthermore, Manteca is at the heart of the nation’s third largest (behind Los Angeles and 
New York) 100-mile radius retail market with 17 million consumers, encompassing San 
Francisco, San Jose and Sacramento.57  Naturally, most of the sales from the retail complex 
are generated by customers from out of town, which also fits into Manteca’s strategy to get 
non-residents to pay for City services through sales tax.58 

Bass Pro projected its 118,000-square feet store to create between 185 to 250 jobs (not 
including construction).59  It drew 2.7 million visitors in 2009 from the Bay Area to 
Sacramento and south to Fresno.60 

B. Financial Incentive Package 

The City Council of Manteca and Poag & McEwen agreed to a financial incentive plan 
pursuant to which 55% of the sales tax generated from the Promenade Shops would go to 
Poag & McEwen for 35 years.61  However, the developer could not receive more than $1.1 
million in any given year.62  If after 35 years the payments to Poag & McEwen do not reach 
$18.5 million, any remaining amount due by the City is forgiven.63  The City would also still 
receive 100% of the “Measure M” sales tax – a half cent voter approved levy for public 
safety.64  The first sales tax split resulted in $110,375 going to the developer and $133,790 
for the City.65  The City also invested $61 million for road and facilities improvements and 
developed 1,900 parking spaces which it leased back to the developer for 35 years.66  This 
investment was funded by the Manteca Redevelopment Agency, although it is unclear 
whether it was in the form of a grant or a loan to the City.67 

                                                 
54 Press Release, Craig Realty Group, Life Style Center and Upscale Factory Outlets Come Together to 

Create Unique Shopping and Entertainment Experience (Feb. 3, 2009) available at http://www.pm-
lifestyle.com/media_center/index.html (last visited July 27, 2010). 

55 Craig Realty Group, http://www.craigrealtygroup.com/info/ourCentersManteca.htm (click 
“Download Leasing brochure”) (last viewed, July 27, 2010). 

56 Id. 
57 Dennis Wyatt, supra note 51. 
58 Dennis Wyatt, Full Spead Ahead on Outlets, THE MANTECA BULLETIN, Jan. 4, 2010. 
59 Anna Kaplan, Ground Broken for Huge Outdoor Mall in Manteca, THE RECORD, Jan. 11, 2008. 
60 Dennis Wyatt, Bass Pro Shops Deal Helps Keep Manteca Afloat, THE MANTECA BULLETIN, Apr. 28, 2010. 
61 Dennis Wyatt, supra note 59. 
62 Dennis Wyatt, supra note 50. 
63 Id. 
64 Id. 
65 Id. 
66 Anna Kaplan, supra note 60. 
67 Jason Campbell, RDA Key to Major Retail,  Employment Growth, THE MANTECA BULLETIN, June 23, 

2010. 
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C. Results 

Retail sales at The Promenade Shops at Orchard Valley reached $26,758,000 in the initial 
seven months after the first store opened its doors.68  The time period – which stretches 
from late October 2008 to the start of May 2009 – reflected the sales of three stores: Bass 
Pro Shop (open for the entire period), JCPenney (opened for two months), and Best Buy 
(opened six weeks).69  Accordingly, the majority of sales appear to have been generated by 
Bass Pro.  For the third quarter of 2009, taxable sales in Manteca increased 7.6% compared 
to the same period in 2008, whereas other neighboring cities suffered a decrease in the 
same category (Stockton -18.6%, Tracy -9.8%, Lodi -11.1%, Escalon -20.1%, Lathrop -29.7%, 
Ripon -35.6%).70  Manteca’s 7.6% increase of taxable sales also contrasts with California as a 
whole, which experienced a 14.8 percent drop during the same period.71  Manteca’s sales 
tax after six months of 2009 was $3,810,985 compared to $3,856,595 for the previous year, a 
2.1 percent drop, but this was significantly better than the statewide drop of 17.8 percent.72   

Manteca’s economic success is especially significant, compared to Stockton and Tracy which 
have competing retail complexes nearby.  Despite prior public criticism against the local 
government providing such incentives to private developers, Bass Pro has been credited for 
the increase in taxable sales in Manteca.73  Manteca’s store performance and appeal to 
retailers has attracted further retail development.  The City of Manteca has partnered again 
with Poag & McEwen and now Craig Realty Group, which specializes in upscale outlet 
centers, and is planning to transform the Prominade Shops into an upscale outlet Mall 
“Lifestyle  Outlet.”74  The “Lifestyle Outlet” will add a second phase of 225,000-square feet 
of retail space involving 60 to 65 more stores.75  The Lifestyle Outlet is planned to open in 
October 2010.76 When completed, the Manteca facility will be the largest outlet center 
between Sacramento and Tulare.77   Also, a 50-acre retail development project just west of 
Orchard Valley is being planned for those who cannot locate within Orchard Valley but want 
to be as close as possible to the center.78  One of the key factors to this expansion is the 
drawing power of the 118,000-square feet Bass Pro store with more than 2 million customers 
visiting in 2009 from up to a 100-mile radius.79  Developers expect 2.5 to 3 million customers 
to visit the Manteca Outlet Mall annually.80   

                                                 
68 Dennis Wyatt, supra note 50. 
69 Id. 
70 Dennis Wyatt, Manteca Retail Thriving, THE MANTECA BULLETIN, Dec. 11, 2009. 
71 Id. 
72 Id. 
73 Id. 
74 Dennis Wyatt, supra note 51. 
75 Harley Becker, supra note 52. 
76 Dennis Wyatt, supra note 59. 
77 Harley Becker, supra note 52. 
78 Dennis Wyatt, Manteca’s Retail Future: City Makes Its own Luck, THE MANTECA BULLETIN, Jan. 17, 

2010. 
79 Dennis Wyatt, supra note 59. 
80 Harley Becker, supra note 52. 
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D. Conclusions 

The Promenade Shops at Orchard Valley appears very successful.  Although the development 
opened during the height of the economic recession, the developer has been quite successful 
at attracting other tenants and the development appears to be a major visitor draw.   
Moreover, the City has experienced financial gains, even amidst the poor performance of its 
neighbors, some with competing retail complexes.  In particular, Bass Pro has generated 
significant visitation, which appears to have contributed to the City’s revenues.  These 
successes have led to plans for a significant expansion in 2012. 

3. Dania Beach, Florida (Ft. Lauderdale) 

A. Overview of the Development 

Opened in November 1998, this 150,000 square foot Bass Pro store is located in Sportsman’s 
Park, which is described as between 45 to 53 acres total.81  Also located on the site is the 
International Game and Fishing Association headquarters and museum, whose five acre tract 
of land was donated by Bass Pro when it originally developed its store.82  According to Bass 
Pro Shops President John L. Morris, “[the Bass Pro land] was an environmental disaster and 
we wanted to turn it into an environmental showcase.”83  Indeed, this sentiment was 
reiterated in 2004 by a Miami Herald reporter, who bluntly stated that before Bass Pro, the 
land was “a litter-filled wasteland.”84  In fact, the land, located just off of Route 95, was 
once a Superfund site.   

 

                                                 
81 See, e.g., Dale K. DuPont, Bass Pro Hooks the Locals, THE MIAMI HERALD, Oct. 13, 1995, at C1 (45 

acres); William T. McGee, Broward Emporium Reels in Shoppers, THE MIAMI HERALD, Nov. 20, 1998, at B2 (50 
acres); Eileen Soler, Once Blighted Area a Sporting Mecca, THE MIAMI HERALD, Apr. 4, 2004, at 
Hollywood/Hallandale Section (53 acres). 

82 Dale K. Dupont, supra note 82.  
83 Connie Prater, Broward Reels in Bass Pro Megastore, THE MIAMI HERALD, Nov. 17, 1995, at BRWD N.  
84 Eileen Soler, supra note 82.  
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The Sportman’s Complex caters to sports activities and is known as a sporting mecca.85  The 
nearby lake can be used for sailing and wind-surfing, and an exotic car rental on-site 
specializes in renting luxury sports cars.86   Sportman’s Complex also houses Broward 
Community College’s Tigertail Lake Center, where students and local residents may enroll in 
sailing and wind-surfing classes.  Additional development at Sportsmans’ Park include 
additional retail, a Courtyard Marriott and a light rail transit station with a park and ride.  In 
addition, the Dania Beach area continues to grow.87  

 

 

B. Overview of the Incentive Package 

According to the Miami Herald, Broward County approved spending $1.9 million in road-
improvement impact fees to widen and realign Ravenswood Road88, a major thoroughfare to 
the development.  The road money had been earmarked for Ravenswood Road before the 
Bass Pro project; officials simply moved the construction date up. The County also agreed to 
provide two acres in a land swap with Dania that allowed the City to renovate the entrance 
to Tigertail Park – just west of the Bass Pro site.89  In addition, Dania agreed to waive 
$242,000 in building and impact fees and to dredge Tigertail Lake and use the fill to help 
build an access road into the Bass Pro complex.90 

Incidentally, Dania had to outbid nearby Palm Beach County for the Bass Pro.  Palm Beach 
County’s Boynton Beach offered $2,000 cash for each of the 250 jobs Bass Pro was expected 
to create, plus other (undisclosed) cash incentives, and a waiver of $300,000 in building 
                                                 

85 Id. 
86 Id. 
87 See, e.g., Dania Beach Executive Business Council, http://daniabeachebc.com (last visited July 22, 

2010).  
88 Connie Prater, Broward Wins Fight to Reel in Fishing Store, THE MIAMI HERALD, Nov. 17, 1995, at B2.  
89 Id. 
90 Id. 
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fees.  Additionally, the County offered to subsidize water and sewer connection charges and 
offered dock space on the Intracoastal Waterway, which connects to the Atlantic Ocean.  
Bass Pro refused this offer.91 

Newspapers reported that “300 jobs, several million visitors a year and an estimated $40,000 
in tax revenue” would flow to Dania as a result of the Bass Pro project.  

C. Results 

The Dania Beach Bass Pro is considered highly successful.  By all indications, this area of the 
development was a blighted, underdeveloped, industrial area adjacent to the Ft. Lauderdale 
airport.   The opening of the Bass Pro store provided a much needed injection of economic 
activity.   In the mid-1990s, the City voted to change its name from “Dania” to “Dania 
Beach” to highlight its coastal location.   Moreover, Bass Pro is clearly an important asset to 
the community, being the only business specifically mentioned in the City’s yearly financial 
report as a “major attraction” for drawing visitors to Dania Beach.92   

According to the Miami Herald, the Bass Pro store not only occupied a formerly blighted 
tract of land, it jump-started a new wave of development along the Interstate 95 corridor 
between Stirling and Griffin roads including the following: 

• A 130,000-square-foot outlet Mall across from the Bass Pro store.  Tanger 
Outlet Centers of Greensboro, N.C., announced this summer [2009] that it 
is planning to attract high-end outlet stores like Mikasa, Nike and The Gap 
to the site. 

• The Design Center of the Americas is expanding its showrooms by 225,000 
square feet. DCOTA, which is the City’s most lucrative business, will 
increase its value from $39 million to $56 million once the expansion is 
complete. 

• Michael Thomas, a Miami developer who built the new SpringHill Suites 
Marriott hotel on the northeast corner of Stirling Road and I-95, is also 
building a Courtyard Marriott, a Cracker Barrel restaurant and a 47,000-
square-foot conference center on the corner of I-95 and Stirling.   

• The City also has been talking with a South Florida development group that 
is interested in building a second Hilton hotel, also on the corner of Stirling 
Road and I-95.93 

 
Bass Pro is currently the second largest employer in the City, with 285 employees on its 
payroll.  Only Publix Supermarkets employs more people, with 341 employees.  Those 285 
employees constitute 1.814% of the total City employment.94  Prior to the economic 
recession, Bass Pro exceeded its original employment projections having 364 employees in 
2006, making it the largest employer in the City that year, for a total of 2.278% of the 
                                                 

91 Id. 
92 City of Dania Beach, Comprehensive Annual Financial Report Fiscal Year Ended September 30, 2009, 

http://www.ci.dania-beach.fl.us/index.aspx?NID=756. 
93 Id. 
94 City of Dania Beach, supra note 93.  
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workforce.95  Thus, it appears Bass Pro has remained a stable source of employment for the 
City, even during poor economic conditions. 

When Bass Pro opened, the ripple effects were felt by other businesses.  Nearby Tropical 
Acres Restaurant, which has been located in Dania Beach for more than 50 years, “is serving 
new faces, people who say they have come to shop at Bass Pro. Its owners estimate that big 
shows at the store - like a hunting show in early August [1999] - have increased their 
business by as much as 20 percent.”96  Throughout Dania Beach’s renaissance, businesses 
flocked to the City, pumping tax revenue into City Hall.97  In fact, the area surrounding Bass 
Pro has been doing so well that the City turned down developments like gas stations, fast 
food markets, and truck stops because they knew higher-value projects like hotels would 
come in their stead.98  Accordingly, Bass Pro appears to encourage higher quality and 
revenue-generating development. 

As a result, Dania Beach appears to be experiencing growth in property tax revenue.  In 
2006, Dania Beach had property tax revenues of $15,731,757, which increased to 
$17,691,570 in 2007.  In 2008, that figure was slightly reduced, to $17,452,748.99  These 
figures are in contrast to data from 2003, the oldest currently available, which shows that 
Dania Beach’s property taxes were only  $10,722,255.100  Total City revenue remains about 
$40,000,000 per year, while expenses constitute roughly $36,000,000.  Bass Pro contributes 
considerably to these figures, as the City’s second largest taxpayer.101 

D. Conclusions 

The Dania Beach Bass Pro appears to have been highly successful not only in helping to 
attract visitors and other businesses to the area, but also in bringing about a renaissance 
within the Dania Beach community.102  This particular Bass Pro was not referenced in the PAI 
Report, overlooking that in about a decade, Dania Beach has effectively doubled its property 
tax revenues while incurring no long-term debt from bonds or other incentives to bring in 
businesses. 

                                                 
95 City of Dania Beach, Comprehensive Annual Financial Report Fiscal Year Ended September 30, 2007, 

http://www.ci.dania-beach.fl.us/index.aspx?nid=247. 
96 Steve Harrison, Dania Beach Gets Busy, MIAMI HERALD, Oct. 10, 1999 available at 1999 WLNR 

3335737. 
97 Id. 
98 Id. 
99 City of Dania Beach, supra note 93. 
100 Id. 
101 Steve Harrison, supra note 97.  
102 For example, the International Game and Fishing Association headquarters and museum, located on 

donated Bass Pro land, receives some 70,000 annual visitors and nationwide membership continues to grow.  
See International Game and Fish Association, 2008 Annual Report, at 3, 
http://www.igfa.org/PDF/2008AnnualReport_IGFA.pdf. 
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4. Denham Springs, Louisiana 

A. Overview of the Development 

The Bass Pro store in Denham Springs, Louisiana, one of the eastern suburbs of Baton Rouge, 
is located on a 75 acre site.  It appears that the project was planned initially as a stand 
alone Bass Pro store with the potential for an additional 200,000 square feet of restaurants 
and retail shopping, and a possible hotel.  In an undated news article published immediately 
prior to the store’s grand opening, the developers disclosed that they had purchased an 
additional 24 acres for future development.103  The 165,000 square foot Bass Pro store is 
located immediately off of Interstate 12 and includes an affiliated Islamorada Restaurant 
occupying an additional 25,000 square feet.  Bass Pro had its Grand Opening over the 
weekend of February 9, 2008.   

B. Overview of the Incentive Package 

Six public taxing districts – the City of Denham Springs, the Parish of Livingston, the State of 
Louisiana, the Denham Springs Economic Development Corporation (“DSEDC”), the School 
Board of Livingston Parish, and the Sheriff’s Office of Livingston Parish - combined to sell 
$50 million in public bonds to finance the Bass Pro store.104  The bonds were secured by a 
pledge of local government sales tax in accordance with Louisiana law. 105  By law, voters 
had to approve the tax dedications, and they did so overwhelmingly:  88% of Denham Springs 
residents who voted in the spring 2005 supported the tax proposition.106  Among the first 
things the DSEDC spent money on for Bass Pro was a $2.9 million road and a $3.4 million 
parking lot.107   After payment of the revenue bonds in full, Bass Pro has the option of 
purchasing the retail facility for a nominal fee.  The DSEDC bonds were subsequently 
refinanced by converting the bonds from taxable to tax exempt in August 2009 to save about 
$1 million per year in interest.108     

The Livingston Economic Development Council’s 2006 Annual Report stated that the Bass Pro 
project was expected to bring in 300-350 permanent jobs, $7 million in annual wages, $60-
65 million in annual sales, and 2 million visitors per year to the Parish.109  There was also a 
contentious legal battle over the bonds and the use of taxpayer money for retail 
development.  At issue was whether a taxing authority (the DSEDC) may use dedicated 
funds, previously dedicated to a specific purpose (e.g. street and sewer improvements, a 

                                                 
103 Tyana Williams, Livingston Parish Development Continues, WAFB 9NEWS, 

http://www.wafb.com/Global/story.asp?S=6261824. 
104 Julie Baxter, Supreme Court Rules on Bass Pro Issue, WAFB 9NEWS, available at 

http://www.wafb.com/Global/story.asp?S=5551447 (last visited July 26, 2010). 
105 Bob Anderson, Refinancing Saves Cash, THE ADVOCATE, Aug. 1, 2009, available at 

http://www.allbusiness.com/legal/tax-law-sales-tax/12602050-1.html (last visited July 26, 2010). 
106 Outdoor Business, Retail News, Apr. 29, 2005, available at http://www.allbusiness.com/retail-

trade/miscellaneous-retail-miscellaneous/4449118-1.html (last visited July 26, 2010). 
107 Road to Bass Pro to Cost $2.9 Million, WAFB 9NEWS, available at 

http://www.wafb.com/Global/story.asp?S=6675998 (last visited July 26, 2010). 
108 Bob Anderson, supra note 109.  
109 Livingston Economic Development Council, Annual Report on Economic Development, Jan. 25, 2007, 

available at http://www.ledc.net/pdf/2006%20Annual%20Report.pdf (last visited July 26, 2010). 
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Sheriff’s office, teacher salaries and school facility improvement) by a vote of the people, 
for a purpose other than their dedicated use, to fund a new economic development project.  
The Louisiana Supreme Court held the issuance of the bonds and the actions and proceedings 
taken and contemplated by the DSEDC in connection with the bond issuance were valid.110 

C. Results 

In the short time that the Bass Pro store has been open, the store’s presence appears to 
have been highly successful.   A July 2009 article indicates that though the construction took 
longer than expected, the results have been worthwhile as the store has been “booming.”111  
According to newspaper reports, IHOP built a restaurant about a mile north of the Bass Pro 
as a result of the increased traffic in the area.112  Hampton Inn also built a 4-story hotel at 
the Bass Pro highway exit immediately after Bass Pro opened.  Office Depot also moved in 
off the same exit.  Other nearby retailers that moved in after and as a direct result of Bass 
Pro include Yogun Fruz (a frozen yogurt shop), Jambalaya Shoppe, Hooters, Longhorn 
Steakhouse, Holiday Inn, and a small strip Mall.113  An adjacent Sam’s Club is slated to open 
in 2012.114  Finally, Circuit City was rumored to have plans to move into the area, but the 
chain’s national financial problems prevented such a maneuver. Therefore, Bass Pro appears 
to have generated development nearby and along major transportation corridors. 

Bass Pro also appears to have met its employment projections at this site with newspaper 
articles stating that Bass Pro employs about 300 to 350 people.  This Bass Pro is also a 
successful visitor draw.  The store attracted 65,000 visitors over opening weekend, a number 
that surpassed the company’s projections.115  Some 7000 of those visitors camped out in 
order to attend the official grand opening, which is impressive considering Louisiana also has 
another Bass Pro in Bossier City, a suburb of Shreveport, located about 250 miles from 
Denham Springs.  Another Bass Pro is located in Spanish Fort, Alabama, located just east of 
Mobile, Alabama, and is about 200 miles away from Denham Springs.  Accordingly, Bass Pro 
appears able to generate visitation even with other Bass Pro stores within a drivable 
distance. 

From a municipal revenue perspective, in 2006 Denham Springs reported that it had earned 
$6,271,458 in sales taxes, and had total revenues of $9,914,138.116  Both figures increased in 

                                                 
110 Denham Springs Economic Development District v. All Taxpayers, 894 So. 2d 235 (La. 2005).  
111 Tyana Williams, Is Livingston’s Bass Pro Bringing in More Business?, WAFB 9 NEWS, June 26, 2009, 

available at http://www.wafb.com/Global/story.asp?S=10603330 (last visited July 26, 2010). 
112 Avery Davidson, Bass Pro Project Expected to ‘Open the Floodgates’ for Denham Development, 

WAFB 9NEWS, available at http://www.wafb.com/Global/story.asp?S=5565032 (last visited July 26, 2010). 
113 Bass Pro Popularity Bringing Other Stores to Livingston Parish, WAFB 9NEWS, available at http:// 

www.wafb.com/Global/story.asp?S=8217925 (last visited July 26, 2010). 
114 Tyana Williams, Business in Denham Springs is Growing, WAFB 9NEWS, Apr. 2, 2010, available at 

http://www.wafb.com/Global/story.asp?S=12250491 (last visited July 26, 2010). 
115 65,000 Visit Bass Pro in Opening Weekend, WAFB 9 NEWS, Feb. 11, 2008, 

http://www.wafb.com/global/story.asp?s=7856807. 
116 City of Denham Springs, 2006 Comprehensive Annual Financial Report of the City of Denham 

Springs, available at http://app1.lla.state.la.us/PublicReports.nsf (search “2006 Comprehensive Annual 
Financial Report of the City of Denham Springs”) (last visited July 26, 2010). 
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2007, to $6,557,726 and $11,832,617, respectively.117  While expenses also increased, the 
City still realized an increase in net assets of $647,310.  This occurred despite the lingering 
effects of Hurricane Katrina.  In 2008, the year of Bass Pro’s opening in Denham Springs, the 
City collected $6,856,653 in sales tax and an additional $2,032,427 in other taxes.118  In 
2009, these numbers increased to $6,921,858 and $2,057,568, respectively, and while 
expenses also rose, the City nevertheless increased its net assets by $480,935 during the first 
fiscal year of Bass Pro’s opening, to total of $12,482,635 in net governmental assets.  
Property taxes also increased in 2009, up $17,494 despite the fact that the City Council 
reduced the tax rate.119  
 
According to the City’s official Comprehensive Financial Report for 2009, city-wide sales tax 
increased by $65,205 representing 1% of the City’s total sales tax during the fiscal year.  Of 
that $65,205, $58, 676 was from an increase in retail sales other than from the Bass Pro 
store.  Hence, Bass Pro was directly responsible for about 10% of the City’s sales tax increase 
from 2008 to 2009. 

Newspaper articles indicated that only eleven months after opening, the Bass Pro store had 
generated $50 million dollars in economic activity to Denham Springs.  One year after 
opening, the Mayor was hopeful that yearly gross sales would reach some $80 to $100 million 
dollars, 70% of which will pay back the bonds use to seed the project.120   

D. Conclusions 

The Bass Pro in Denham Springs has been open for only two years, but appears quite 
successful despite opening during a severe economic recession.  In April 2008, Livingston 
Parish President Mike Grimmer stated that the store was the second or third highest-selling 
Bass Pro store in the nation.121  Although this particular Bass Pro is not part of a larger 
development, Bass Pro has helped to attract other retailers and restaurants to the area 
including a Sam’s Club set to open in 2012.  Bass Pro also appears to have met employment 
projections and is a large visitor draw despite other Bass Pro locations in Louisiana and 
neighboring Alabama.   Moreover, Bass Pro is on track relative to financial projections and 
revenue to pay back bonds used to finance the project.  An April 2010 news report stated 
that Denham Springs is living the adage “if you build it, they will come,” because the area 
has seen a resurgence in economic growth after the Bass Pro Shops moved in, evidenced by 
the generation of $ 50 million in economic activity after only eleven months of doing 
business. 122   

                                                 
117 Id.  (search “2007 Comprehensive Annual Financial Report of the City of Denham Springs”). 
118 Id. (search “2008 Comprehensive Annual Financial Report of the City of Denham Springs”). 
119 Id. (search “2009 Comprehensive Annual Financial Report of the City of Denham Springs”). 
120 Tyana Williams, supra note 112. 
121 WAFB 9NEWS, supra note 114. 
122 Tyana Williams, supra note 115. 
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5. Auburn, New York 

A. Overview of the Development 

 

 

This Bass Pro is located in the Fingerlakes Mall, an enclosed Mall housing about 70 retail 
stores.  The 427,447 square foot Mall was developed by the Pyramid Companies and opened 
in 1980.  It is anchored by Bass Pro, JCPenney, and Sears.  According to newspaper reports, 
the Fingerlakes Mall was “close to collapse”123 before the Bass Pro store opened on June 10, 
2004.  This Bass Pro is comparatively small, at 85,500 square feet.  In addition to retail 
shops, the Mall also has a movie theatre and a food court. 

 

                                                 
123 Bill Carey, Destiny Backers Encouraged by Bass Pro Shop, YNN, June 10, 2004, 

http://centralny.ynn.com/content/5684/destiny-backers-encouraged-by-bass-pro-shop. 
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B. Overview of the Incentive Package 

A 2004 Grant Disbursement Agreement between Bass Pro and the Empire State Development 
Corporation (“ESDC”) stated that the Bass Pro project in Auburn was expected to cost 
$16,171,221.  Funding came from several sources.  ESDC gave Bass Pro a $450,000 (or 3% of 
$16 million) capital grant in the fall of 2004 contingent upon Bass Pro meeting certain 
employment goals.   Also, the Cayuga County Industrial Development Agency contributed 
$100,000 (or approximately 1%) from a legislatively appropriated item from State Senator 
Michael F. Nozzolio.  Private financing accounted for the bulk of the project.  Bass Pro 
received $10,700,000 in builder’s allowance, provided by the Mall’s owners and developers 
which Bass Pro will repay via rental agreements.  Finally, Bass Pro spent $4,921,221 of its 
own cash to fund the remaining portion of the project.  

The $450,000 grant from ESDC contained employment goals which Bass Pro had to meet by 
certain deadlines.  If it failed to meet these objectives, Bass Pro was bound by recapture 
terms and would have to pay back specified portions of the grant.   

The original 2004 ESDC agreement with Bass Pro specified the following employment goals: 

Initial Number of Full-time Permanent Employees 0 

A B C D 
 

Date 
 

Total New 
Jobs 

 
Employment 

Goals 

Percentage of 
disbursed Grant 
Amount to be 

repaid 
February 1, 2005 0 0 NA 
February 1, 2006 0 0 NA 
February 1, 2007 185 185 100% 
February 1, 2008 185 185 80% 
February 1, 2009 185 185 60% 

 
On September 17, 2009, the parties amended the schedule accordingly: 
 

Initial Number of Full-time Permanent Employees 0 

A B C D 
 

Date 
 

Total New 
Jobs 

 
Employment 

Goals 

Percentage of 
disbursed Grant 
Amount to be 

repaid 
February 1, 2007 185 185 100% 
February 1, 2008 185 185 100% 
February 1, 2009 120 120 80% 
February 1, 2010 120 120 80% 
February 1, 2011 120 120 60% 
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C. Results 

The Bass Pro store was an immediate improvement to the vitality of the entire Mall.  Over 
opening weekend, shoppers noted that the Mall had looked “dull and depressing”124 in the 
past, but that renovations to the Mall as a direct consequence of the Bass Pro project were 
“the best thing to happen in this area in a long time.”  The Fingerlakes Mall general manager 
stated that before the Bass Pro store, the Mall was at fifty percent occupancy, but by the 
time Bass Pro opened, occupancy was near eighty percent.125   

According to one magazine, “[T]hirty new retailers and eateries have joined the mix [at the 
Fingerlakes Mall], including national retailers PacSun and Aeropostale and overall sales are 
up 20 percent, with some areas enjoying even higher jumps. Food court sales, for example, 
have spiked between 50 and 60 percent, while some national chains are up roughly 40 
percent. Mall officials estimate that foot traffic has doubled to 2 million a year.”126  While 
the Mall’s rent per square foot averaged just $187 before Bass Pro arrived, as a result of the 
general increase in sales, by December 2005 it had risen to $230.127  According to one real 
estate industry insider, “I’ve been involved in other renovations or redevelopments — adding 
an anchor or something like that.  But nothing that has seen this kind of revitalization in 
sales and occupancy and rent.”128  In short, Bass Pro was able to generate visits to the Mall 
that resulted in economic gains to other businesses.  The Fingerlakes Crossing development, 
which was developed after Bass Pro opened, across the road from the Fingerlakes Mall, is at 
400,000 square feet and growing.  This information was confirmed during interview with Jim 
Tull, the Fingerlakes Mall Manager who stated “without Bass Pro, we probably wouldn’t be 
here now, this place would likely not exist.  Virtually every tenant is here because they 
wanted to be where Bass Pro is.”129 

Bass Pro announced plans to hire one hundred eighty people for the store by opening day, 
and had plans to add another thirty to fifty positions once the store opened.  At the time of 
the Grant Disbursement Agreement with ESDC, Bass Pro employed 163 full-time employees.  
Per the terms of that agreement (as amended), Bass Pro was to employ no less than 185 by 
February 1, 2009 in order to prevent recapture of a portion of its original grant.  The 
agreement was amended to reduce employment requirements to 120 full-time permanent 
employees.  

According to news reports, Cayuga County sales tax revenues increased by $1.4 million the 
full fiscal year after Bass Pro’s opening.  In 2007, the County budgeted for $36,200,000 in 
sales tax revenues.  In fact, the actual amount collected was $39,399,255.33, some $3 

                                                 
124 Id. 
125 Bass Pro Shop Gives Finger Lakes Mall a Boost, YNN, May 23, 2004, available at 

http://centralny.ynn.com/content/5301/bass-pro-shop-gives-finger-lakes-mall-a-boost (last visited July 26, 
2010). 

126 Fran LeFort, On the Waterfront, SHOPPING CENTERS TODAY, Dec. 2005, available at 
http://www.icsc.org/srch/sct/sct1205/Bass_pro_buffalo.php (last visited July 26, 2010). 

127 Id.  
128 Id. 
129 Interview with Fingerlakes Mall General Manager, Jim Tull, July, 2010. 
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million more than official expectations.130  When the recession hit in 2008, the County 
collected slightly less, or $38,220,818.81, in sales tax and in 2009 the county estimated that 
figure would rise by about $250,000 to $38,500,000.131  However, due to the economy, the 
county conservatively budgeted $38,000,000 in 2010.132 

D. Conclusions 

The Bass Pro at the Fingerlakes Mall appears to have revived and stabilized a previously 
struggling Mall.  Vacancy rates at the Mall are significantly lower since Bass Pro moved in 
and rental rates appear significantly higher.  While Bass Pro has not met original 
employment projections, County sales tax revenues have shown improvement following the 
opening of the Bass Pro store.  Additionally, the Fingerlakes Crossing Mall, located across the 
street from the Fingerlakes Mall, recently announced the addition of a Famous Labels shoe 
store to fill in a vacancy left by Circuit City, indicating that businesses deem the area worthy 
of investment.133  Overall, the Bass Pro store in Auburn appears to have been a big success. 

6. Broken Arrow, Oklahoma 

A. Overview of the Development 

Stone Wood Hills, located in Broken Arrow, Oklahoma, outside of Tulsa, is a 430-acre 
development project.134  This unique wooded development has 1.3 miles of frontage on the 
north side of the Broken Arrow Expressway.135  Of the total 430 acres, 180 acres are set 
aside for residential sites and 250 acres are designed for a combination of retail, restaurant 
and office development.136  The development is anchored by a 130,000-square feet Bass Pro 
store which opened in 2005, and also has a Holiday Inn Express, Los Cabos Restaurant, and a 
Lone Star Steakhouse as additional attractions.137  “The Village,” which is a 33,000-square 
foot shopping and retail center next to the Bass Pro store, continues to attract new 
restaurants and there are numerous tenants.138  The development plan was made by land 
developer Phil Roland, of Roland Investments and realtor Mike Parish of Parish Company 
Realtors in order to attract tourists and businesses to Broken Arrow and the greater Tulsa 
region.139 

                                                 
130 Cayuga County, New York, 2007 Budget, available at 

http://co.cayuga.ny.us/lclerk/budget/2007budget-final.pdf (last visited July 26, 2010). 
131 Cayuga County, New York, 2010 Budget, available at 

http://co.cayuga.ny.us/lclerk/budget/2010budget-final.pdf (last visited July 26, 2010).  
132 Id. 
133 Bob Niedt, Fingerlakes Crossing Near Auburn Lands Famous Labels, THE POST-STANDARD, Jan. 17, 

2010, available at http://blog.syracuse.com/storefront/2010/01/fingerlakes_crossing_near_ aubu.html (last 
visited July 26, 2010). 

134 Stone Wood Hills, http://parrishcompanyrealtors.com/stonewood.html (last visited July 27, 2010). 
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Factors contributing to the commercial success of the Stone Wood Hills development project 
are an average family household earning of over $74,000, strong demographics and a growing 
population, with 100,000 living in Broken Arrow and 900,000 living in the entire Tulsa 
area.140   

Stone Wood Hills developers projected Broken Arrow’s Bass Pro to generate between $30 
million and $50 million in annual sales, which would in turn generate between $1.05 million 
and $1.75 million in sales tax revenue for Broken Arrow based on 3.5 percent sales tax from 
the Bass Pro store alone.141 

B. Financial Incentive Package 

The City invested $24 million in infrastructure for sewer, water and road improvements as 
an incentive to attract Bass Pro.142  Bass Pro agreed to pay 1% of monthly boat sales and 2% 
of all other sales to help offset the City’s $24 million infrastructure investment.143  Bass Pro 
is also contractually obligated to pay back a minimum of $850,000 per calendar year.144 

C. Results  

For decades, the City of Broken Arrow had been dormant in terms of commercial and retail 
development.145  However, the Stone Wood Hills retail development project transformed the 
Broken Arrow Expressway (SH-51) area into a center of retail development with multiple 
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retail sites such as “The Shops” at Stone Ridge and “The Park” at Adams Creek.146  Within 
Stone Wood Hills, Bass Pro has spurred nearby construction of a Holiday Inn Express, Steak ‘N 
Shake, Lone Star Steakhouse, Los Cabos restaurant and the $4 million first-phase of the 
Village at Stone Wood Hills shopping center.147  Current tenants include Islamorada Fish Co. 
Restaurant, TownePlace Suite by Marriott, Arkansas Valley Bank, Charleston’s Restaurant, 
Los Cabos Restaurant.148  Two hotels and the City’s $6.5 million conference center have also 
been built.149 

Developers see more retail development and office development opportunities in the region.  
As of late 2009, Phase I of “The Shops” at Stone Ridge which consists of 400,000 square feet 
being developed along with Phase II to add another 100,000 square feet are already 
planned.150  A $120 million St. John’s hospital is also under construction along the Broken 
Arrow Expressway.151  

Lease payments from Bass Pro to the City have been increasing, which, according to City 
officials, indicates that sales at the Bass Pro store have been improving.152  According to 
news reports, the lease payment for December 2008 was $130,000 compared with $111,000 
and $110,000 for the previous two Decembers.153  Lease payments from Bass Pro for 
February and March 2007 were $49,947 and $63,302, respectively, compared to $39,089 and 
$53,901 a year before.154  Total lease payments from Bass Pro for 2006 were $672,000, a 
considerable growth from $209,000 for 2005 (Store opened in Oct. 2005).155  

According to the Oklahoma Tax Commission’s Annual Reports, the state-wide City sales tax 
collected during June 2004 to June 2005 was $1.11 billion.156  The next fiscal year (2005-
2006), during which Bass Pro opened, state-wide City sales tax increased $80 million to 
reach $1.19 billion.157  The next fiscal year (2006-2007) saw a further $70 million increase to 
$1.26 billion.158  As for the City of Broken Arrow, annual sales tax figures have steadily 
increased since the opening of Bass Pro in 2005.  Sales tax totaling  $26.7 million in 2004 and 
$26.2 million in 2005 respectively, increased $28.1 million in 2006 and $28.3 million in 2007, 
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despite the City lowering its sales tax rate from 3.5% to 3.0% in May 2005.159  Sales tax 
marked $30.1 million for 2008, and $29.9 million for 2009.160 

D. Conclusions 

The Stone Wood Hills retail development project has been very successful and Bass Pro has 
been largely credited for being the primary catalyst behind a significant wave of commercial 
development in Broken Arrow.  Also, the Bass Pro store has generated increasing lease 
payments and sales tax revenues, boosting the City’s economic benefits. 

7. Oklahoma City, Oklahoma 

A. Overview of the Development 

The Bricktown Entertainment District (“Bricktown”) is part of a large urban redevelopment 
initiative that took place during the mid to late 1990’s in Oklahoma City.  It was part of a 
$350 million public works and redevelopment project called the Metropolitan Area Projects 
Plan (“MAPS”).161  MAPS was introduced as a measure to improve the City’s economy and 
attractiveness as a tourist destination.162  It was funded by a temporary, voter approved 
one-cent sales tax increase for five and half years.163  During the 66 months it was in effect, 
more than $309 million was collected, which in turn generated $54 million in interest.164  
Notable projects under MAPS included improvement to the Bricktown Canal, construction of 
AT&T Bricktown Ball Park (Triple A) and the Ford Center (home to the NBA’s Oklahoma City 
Thunder), all of which are within or in close proximity to Bricktown.165   In fact, Bricktown, 
which has numerous restaurants, bars, retail stores and hotels, has become the “Face of 
Oklahoma City.”166   

The development of the 50-acre prime waterfront land within Bricktown was carried out 
separately from MAPS by TMK/Hogan, a private development company, which is a joint 
venture between Hogan Property Management LLC and Stonegate Management Co.167  A 
104,000-square foot Bass Pro store opened in 2003 and is located along the Bricktown 
Canal.168  This waterfront development was carried out in multiple phases and now has a 
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total of 250,000-square feet of retail space, a hotel and  residential units.169  There is still a 
high demand for retail and office space, and buildings that have been present in the district 
for over a hundred years are being renovated for additional rental space.170 

 

Bricktown is not just a restaurant or nightclub district that attracts young adult crowds.171  
Being event-oriented with the ballpark, movie theatre, Ford Center, the Cox Convention 
Center, people of all groups and tastes visit Bricktown.172 In addition, new attractions such 
as the American Banjo Museum and the University of Central Oklahoma’s Academy of 
Contemporary Music, both of which opened in 2009, continue to be introduced.173 

A study by a St. Louis consulting firm hired by the City, Peckham Guyton Albers & Viets Inc. 
estimated that Bass Pro would create 920 permanent jobs and 335 construction jobs, and 
would gross $39.4 millions by its second full year (2005), and that sales would grow 2.5% on 
an annual basis.174  The City also estimated that the Bass Pro store would generate $24.6 
million in direct revenue for the City and $129.9 million in indirect revenue over 20 years.175 
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B.  Financial Incentive Package 

The deal to bring Bass Pro to Bricktown required a public-private partnership under which 
the City offered Bass Pro $17.2 million upfront by borrowing from its reserve use-tax funds 
to construct the store building.176  The City would own the building, and the building would 
then be leased to Bass Pro for 20 years, with an option for the retailer to extend that lease 
for up to another 30 years.177  The bonds would be paid through lease payments and 
anticipated increase in sales tax revenues generated by the store over 14 years.178  There 
has been criticism about the $17.2 million deal, which includes $8 million in City-funded 
tenant improvements for the store and a favorable below-the-market lease rate.179 

Under the lease agreement, Bass Pro is required to report monthly sales to the Oklahoma 
City Urban Renewal Authority.180  The lease terms also specify that Bass Pro will pay the City 
1.5% of the store’s annual sales when they exceed $45 million.181  Bass Pro also promised 
Oklahoma City leaders it would not build a competing store within 75 miles of the Bricktown 
site.182 

C. Results 

As of May 2009, the waterfront area of Bricktown is nearly 100% leased.183  However, due to 
the large influx of people to Bricktown, there still remains a high demand for additional 
retail space.184  Major tenants include Harkins Theatre and Sonic’s World – a drive-in chain 
restaurant – corporate headquarters, both of which were brought to the district after the 
City agreed with Bass Pro to develop a major retail site there.185  According to State 
Treasurer Scott Meacham, nearly 3 million people annually visit Bricktown.186  The sales 
volume of Bass Pro seems to have remained steady from its opening in 2003 until 2007.  The 
store reported total sales of $33.5 million in 2004, $34.3 million in 2005, $32.5 million in 
2006, and $33.7 million in 2007.187  Total sales for 2008 were $35 million, a slight increase 
compared to previous years.188  These sales figures are indicative of Bass Pro’s ability to 
generate a stable revenue stream. 

Bricktown appears complete.  However, with MAPS 3 – a $777 million initiative – in place for 
the development of eight projects throughout Oklahoma City, the economic activity within 
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Bricktown may likely grow along with the City economy.189  In sum, Bricktown, coupled with 
MAPS, seems to be a major success.   

D. Conclusions 

Bricktown Entertainment District and the Bass Pro store within it appear to have been a huge 
success.  Numbers from the Bricktown Association show that in 2008 there were 2.9 million 
visitors to the district (an increase of 900,000 over 2007).  Sales at Bass Pro have been 
increasing with 2008 sale figures exceeding $35 million.   In addition, the District is nearly 
100% leased and has become the “Face of Oklahoma City.”   

8. Prattville, Alabama 

A. Overview of the Development 

The Bass Pro-anchored development in Prattville, Alabama, which is located just outside of 
Montgomery, the state capital, is known as High Point Town Center.  A joint venture by AIG 
Baker Development, LLC and McClinton & Company, Inc., the 150 acre development is 
located at the intersection of Interstate 65 and Highway 14, which has a daily estimated 
traffic count of 95,000 cars.   Project planning was completed in the spring of 2006 and Bass 
Pro was the first store to open in the development in August 2007.  

 

The development has multiple Phases, and it appears from project maps that the High Point 
Town Center remains in Phase I.  Phase II is future development along the northeast corner 
of the site, but there does not seem to be any definitive plan for immediate growth, 
particularly considering the growth that is still possible in Phase I.  Aside from general 
leasing opportunities within the existing structure of the High Point Town Center itself, the 
developers are also marketing 10 outparcels which are currently cleared but otherwise 
unimproved.  The outparcels range in size from 1.1 acres to 1.57 acres.  
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Currently, High Point Town Center has been developed with approximately 750,000 square 
feet of retail space.  A power center occupies 77,800 square feet with the two main portions 
of the development being 414,539 square feet and 128,036 square feet, respectively, with 
about 97 storefronts available.  The Bass Pro store itself is 130,000 square feet.     

The High Point Town Center developers dub the complex a “lifestyle center” rather than a 
shopping center or Mall.  While not part of the High Point Town Center development, 
immediately adjacent to the complex are numerous restaurants (including Longhorn 
Steakhouse, Steak ‘n Shake, and Subway) and at least two hotels (EconoLodge and Holiday 
Inn).   

B. Overview of the Incentive Package 

The Prattville City Council approved a $47 million bond to help finance infrastructure 
improvements and incentives for a conference center and 2 shopping centers including the 
High Point Town Center.  Roughly $8 million of the $47 million bond was for the Bass Pro 
store.190  The retailer also agreed to let the City increase its sales tax rate from 8.5 percent 
to 10 percent for purchases at the Bass Pro store to help pay for the incentive package.  
According to the Prattville Chamber of Commerce, “Bass Pro Shops did not come to 
Prattville cheaply.   The agreement is costing Prattville $25 million and with issuance 
charges and interest the deal will total $29 million for a City with an annual operating 
budget of about $22.5 million.”191 

Prattville officials initially projected gross revenue of $9.4 million a year minus annual bond 
costs of $3.8 million for a total net annual revenue of $5.6 million.  The City estimated that 
1300 new jobs would be created – directly and indirectly – as a result of Bass Pro coming to 
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town.  Because of the relatively small size of the town, Bass Pro was expected to bring 
about a 26% increase in the City’s budget as a result of increased sales tax revenue.192    

C. Results 

High Point Town Center does not appear to be doing as well as hoped, although, other major 
tenants, which also opened around the time the Bass Pro store opened, include Best Buy, 
Belk, JCPenney, and a Publix grocery store.  In addition, a Courtyard Marriott hotel opened 
on adjacent land around the same time that the initial development was finished.  However 
of the 70 total storefronts at the development, only nine have been filled.193   

It is likely that the greater Montgomery area is over-saturated with shopping centers, 
perhaps the reason for The High Point Town Center’s mixed results.  Between 2005 and 
2008, Prattville alone developed 1.3 million square feet of new shopping space.194  Within 15 
miles from the High Point Town Center are The Shoppes at East Chase and The Plaza at East 
Chase, both of which were well-established shopping centers before the High Point Town 
Center was built.  Additionally, at the same time the High Point Town Center was 
announced, so too was the 400,000 square foot Prattville Town Center.195  Finally, 
Montgomery has the Riverchase Galleria (which, at 1.9 million square feet, is the 24th 
largest shopping Mall in the United States)196 and the Summit (itself another 1 million square 
feet).    Prattville is a town of just 32,034 according to U.S. Census Bureau estimates,197 so 
filling all these plazas seem like lofty expectations.  In October 2008, an attorney working on 
projects similar to the High Point Town Center succinctly remarked that “Prattville is really 
blowing and going with all they have been able to land.  The competition for retail growth 
has become fierce.”198 

For comparison, The Shoppes, completed in 2002, hails itself a “lifestyle center featuring 
upscale specialty stores and anchor retailers”199 – i.e. a Mall in direct competition to High 
Point Town Center.  Whereas the new High Point Town Center is struggling to find tenants, 
the established Shoppes is doing quite well, with 66 specialty stores occupying its 251,517 
square feet gross leasable area.  Only six storefronts are available, comprising less than 
1/10th of the development’s total square feet.200  Meanwhile, only 4124 square feet of The 
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Plaza’s 112,285 square feet are available for lease.201  Additionally, The Shoppes site is just 
92.38 acres, significantly smaller than the High Point Town Center’s 150 acres.  Overall, 
these numbers may indicate that the High Point Town Center simply missed the economic 
boom and opened in an overly-dense market just as the economy began to falter.  
Alternatively, the developers of the High Point Town Center may have overestimated the 
greater Montgomery’s demand for shopping centers, particularly considering how well 
competing Malls are doing compared to the High Point Town Center.   

From a municipal revenue perspective, in 2007, (the Bass Pro opened in August, 2007) the 
City collected a total of $15,365,612 in sales tax and $2,065,975 in property tax.202  In 2008, 
those numbers increased to $15,965,129 and $2,273,782, respectively.203  Due to the 
recession, the City projected $13,870,500 in sales tax during the fiscal year 2009.204  Public 
works spending, however, increased from $6,548,115 in 2007 to $20,541,104 as the City 
began to manage the infrastructure associated with the various development projects 
bonded by the City.205   In the fiscal year ending September 30, 2008 (Prattville’s most 
recent financial audit), the City’s liabilities exceeded its assets by $9,887,139.206  Nearly all 
of that indebtedness came from the significant retail development activities – e.g. 
purchasing the land – associated with luring in big-name retailers.   The City’s outstanding 
long-term debt also rose in the fiscal year, as the City incurred debt obligations of 
$15,436,099207, some of which are the result of the High Point Town Center.  

From a foot traffic standpoint, the Bass Pro store has seen significant visitor levels despite 
the fact that there are two additional Bass Pro stores in Alabama.  One, located in the 
suburbs of Birmingham, is roughly 90 miles away.  The other store is located in Spanish Fort 
and is approximately 175 miles away.  An additional Bass Pro in Decatur, also 175 miles 
away, is currently in the development stages.  

D. Conclusions 

The results for the Bass Pro-anchored High Point Town Center have been mixed.  While the 
Bass Pro store appears successful and has helped the project developers attract other 
tenants such as Best Buy, Belk, JCPenney, and a Publix grocery store, even with competing 
Bass Pro stores nearby, the developer has had a difficult time attracting other tenants and 
filling available storefront space.  Also, revenue to local government has fallen short of 
projections.  This appears to be the result of significant local competition from other 
previously established retail developments and the timing of the opening of the Bass Pro-
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anchored development relative to the economic recession.  Another factor appears to be the 
large size of the development, in that the need for additional retail was overestimated.   

9. Garland, Texas 

A. Overview of the Development 

Dockside at Harbor Point (“ Harbor Point”) is a collaboration of public and private efforts 
resulting in a mixed-use waterfront development project located at the southeast corner of 
Interstate 30 and on the western shore of Lake Ray Hubbard outside of Dallas, Texas.208  
Development started in 1999 and the Bass Pro Shop opened in 2006.209  Harbor Point includes 
nine restaurants, retail space and a future hotel.210  Harbor Point, a $47.4 million project to 
develop 900 feet of shoreline on 28-acres of land was planned by the City of Garland as an 
initiative that would spur economic growth within the I-30 corridor.211   

The site includes a 120,000-square feet Bass Pro store incorporating a Bass Pro-owned 8,000-
square feet Islamorada Fish Company restaurant and an exhibit center, five shoreline 
freestanding restaurant pad-sites, 18,000-square feet of inline retail and restaurant space, a 
courtesy dock with up to 78 slips for local boaters to access the development, a boardwalk 
with landscaping and views of the lake, and parking facilities with outdoor boat storage 
space.212  

Although Bass Pro seems to be doing well, as of late 2009, the hotel and lakefront restaurant 
site have yet to be developed.213  One shoreline restaurant failed.214  Growth overall in the I-
30 corridor is not generating as much new tax revenue as the City expected.215 
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B. Financial Incentive Package 

The City provided half ($23.7 million) of the total project cost ($47.4 million) by issuing 
bonds which were provided for the acquisition of land for parking facilities and for public 
infrastructure improvements at Harbor Point for use by Bass Pro and other commercial 
entities.216  The City created the I-30 tax-increment financing (“TIF”) district, within which 
new tax revenue would cover about 25 percent of the City’s annual $1.26 million debt 
payment.217  The rest would come from property tax collected city-wide.218  The City also 
agreed to rebate to Harbor Point all sales taxes from Harbor Point until either the total 
reaches $14.9 million or 20 years passes.219  As for property tax, the City would rebate 
annual City property taxes on Harbor Point until either the total reaches $7.1 million or 20 
years passes.220   

In 2007, the developers exercised their option to sell the Bass Pro property to the City for 
$100, removing them from the property tax rolls, and leased it back for $100 a year.221 The 
property was valued at $17.3 million in 2008 which would have resulted in an estimated tax 
of $315,000.222  Instead, the developers were liable for about $15,000 in county and school 
taxes on the $786,380 value of the lease.223  The lease continues until either the developers 
decide to buy the property back for $100, or default on their agreement with the City.224 
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C. Results 

Although City officials say the project has helped raise nearby property values, progress at 
Harbor Point seems to be slow and growth overall in the I-30 corridor has been extremely 
challenging and is not generating enough new tax revenue to cover the City’s $1.26 million 
yearly debt payment.225  Although other retailers including the County Line barbecue, Texas 
Land & Cattle Steak House and Primo’s Bar & Grille have moved in, there are still many lots 
that remain vacant and in 2009, the developers apparently put the development up for 
sale.226  Atlantic Hotel Group bought the vacant hotel site a few years ago, and there has 
been talk of building a Holiday Inn Express, but nothing has materialized yet.227   

The outlook for the development does seem to be improving.  As of early June, 2010, media 
reports indicate that lenders have renewed and extended the project debt and the project is 
no longer up for sale.228  It is estimated that Bass Pro draws an estimated 3 million 
customers annually from all of North and Northeast Texas.229  In addition, an interview with 
Deputy City Manager Martin Glenn indicated that the City of Garland was “very happy” with 
the project so far and that it had been a “shot in the arm” for the long-struggling I-30 
corridor.230 

According to newspaper reports, the City does not disclose tax revenue information for 
Harbor Point.  However, the City’s annual operating budget report discloses tax rebates 
made to the developers which, in the fiscal year 2007-2008, totaled $294,080 in sales tax 
generated by Harbor Point.231  Subsequent sales tax rebates were $305,350 each for the next 
two fiscal years.232  For property tax, the City rebated $112,750 to the developers in 2007.233  
According to the City’s annual operating budget report for 2009-2010, sales tax for the City 
of Garland had a 10% drop, from $22.3 million in the previous fiscal year to $20.0 million.234  
Given the amount ($305,350) the developers received as tax rebate in 2009-2010 and the 1% 
sales tax rate the City receives, total sales at Harbor Point are estimated to be over 
$30 million. 

The 2009 -2010 property tax base also decreased 3.7% from the previous year to $10.8 
billion.235  As for the TIF district, incremental increases in property value were $49.6 million, 
which represents the growth in property values in the TIF district since 2005.236  Based on 
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the adopted tax rate of 70.46 cents per $100 of valuation, $338,000 worth of tax revenues 
from the TIF district will be used towards repaying the bonds issued for the Dockside Harbor 
Point development project for fiscal year 2009-2010.237  

Interviews conducted with Garland Deputy City Manager, Martin Glenn, indicates that 
Garland is “very happy” with the project so far, and that problems have been the result of 
“external factors” such as the economy and “not the fault of Bass Pro.”238  Overall, Garland 
views the Bass Pro development as a “very positive project.”239 

D. Conclusions 

The results for the Harbor Point development appear to be mixed.  While the Bass Pro store 
seems to be doing well in terms of visitation and sales, and has attracted some other 
retailers, the development has not achieved significant growth and has not met projected 
economic benefits to the City of Garland, Texas.  Nonetheless, the project and the Bass Pro 
are viewed very positively by local officials. 

10. Independence, Missouri 

A. Overview of the Development 

Located in the southwest corner of Interstate 70 and Interstate 470/M291 Highway in 
Independence, Missouri, this 180 acre development is known as The Falls at Independence 
(“The Falls”).  Anchored by a 160,000 square foot Bass Pro store, The Falls includes an 80-
acre City park with an 18-acre lake, 70-foot waterfall and two-mile walking trail.  Bass Pro 
occupies about 21 of the total 180 acres.  Similar to the Ft. Lauderdale Bass Pro, a developer 
told a newspaper that “[i]t was rather ironic that the things that delayed development of 
the land - the rough terrain, the wetlands, the stream running through it, the rocky bluffs - 
were the very things that attracted Bass Pro.”240  In fact, the area was deemed “blighted” 
by the State because of “inadequate street layout conditions.”  These were considered a 
menace to public health.  Total public development costs for The Falls were estimated at 
$70.6 million,241 and the City knew that the project “require[d] some front-end costs of a 
significant nature.”242  The entire site cost some $170 million to develop.243 The Falls has an 
additional 300,000 to 500,000 square feet of proposed future development including a 
proposed hotel. 
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Bass Pro announced that it would build in Independence in June 2004.  Prior to the 
announcement, Independence and Bass Pro were in negotiations for 17 months.  Bass Pro 
partnered with the specially-formed I-70/470 Group LLC.  I-70/470 Group LLC partner Bryon 
Constance said he and his business partners had owned the land for 35 years before selling 
to Bass Pro. 
 

B. Overview of the Incentive Package 

According to newspaper reports, The Falls was built with the assistance of $72 million in TIF 
bonds issued by the City.244  “Public support included part of new Missouri state sales taxes 
that will be diverted under a tax increment financing plan approved…by the Missouri General 
Assembly.  The diversion amounts to 1.5 percent of sales.”245  Additionally, “a local tax 
increment financing plan awaits approval by the Independence City Council. A new 
transportation development district will levy a tax of seven-eighths of 1 percent to finance 
road improvements for the store and neighboring development.”246  It appears that 
approximately $25 million was spent by the City to construct the Bass Pro store.  The project 
was expected to generate sufficient economic activity to repay approved development 
expenses – e.g. the TIF bonds - in 23 years.  Bass Pro agreed to pay a “rent” of 2 percent of 
its gross sales, with a minimum payment of $1 million a year, but the City would owns the 
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Bass Pro building.247  Finally, the City’s 2008-2009 Comprehensive Annual Financial Report 
stated that 300 new jobs were expected to be created by the project.248 

C. Results 

The Falls appears to be struggling and the developer has clearly had difficulties attracting 
additional tenants to the development.  As of today, the biggest additions to The Falls have 
been a 55,000 square foot Hobby Lobby and 25,000 square foot Mardel, a Christian-based 
retailer.  Bryon Constance, one of the developers, stated: “Obviously, the economic 
slowdown has affected the retail community, and it’s more difficult to attract retailers.  And 
when you do, it takes them longer to make a decision. We feel very fortunate that Hobby 
Lobby is going to move ahead with our development. Bass Pro pulls in a large number of 
customers, and that’s attractive for most any retailer.”249   

It appears there was a contractual arrangement mandating that the development have a 
certain number of tenants signed by a certain date, though public details are scarce.  One 
newspaper article states that “[f]ollowing a written demand from the City in 2006, the 
developers [Crackerneck Creek LLC] signed on with Kessinger-Hunter, a national leasing 
firm, to help find tenants.”250  The same article states that in February 2007, “The City and 
Crackerneck Creek entered into a stay-of-termination agreement.251  The document 
repeated how, according to the TIF agreement, the developer was obligated to produce 
commitments for additional retail developments according to a specific leasing schedule” 
but that agreement expired on June 30, 2008.  Nonetheless, the developer indicates that 
despite the economy, there are plans for a 200 room hotel on site. 

The Falls has the fifth completed Bass Pro store in the State, in addition to the catalog 
outlet store in Springfield, the company’s headquarters.  Other Bass Pro sites in the state 
include Columbia, St. Louis, Branson, and Springfield.  In addition there is a Bass Pro store in 
Olathe, Kansas, which is just across the Kansas/Missouri state border.   Nonetheless, 
according to the commercial real estate broker charged with leasing available storefronts in 
The Falls, 12 million shoppers visit within a one mile radius of the project each year.  In 
addition, another 300,000 cars pass by the I-70/I-470 intersection and local roads daily.   

According to a December 2009 Kansas City Star article, this Bass Pro was “underperforming” 
and as a result the retail sector in Jackson County was not doing as well as neighboring 
areas.  The retail vacancy rate in Jackson County was 7.9%.  In addition, media reports 
indicate that Bass Pro has not been generating sufficient sales tax revenue required to cover 
the tax-increment financing bond payments, although, as of late 2009, City officials stated 
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they had not needed to cover any payment shortfalls.  In 2008, the City collected $7,067,966 
in property taxes and $38,086,941 in sales taxes.  In 2009, those figures were $7,963,698 and 
$37,353,520, respectively, which is stable, but indicative of the national state of the 
economy.  Nevertheless, the City’s total revenues increased 2.1% ($5.6 million) and 
government revenues increased 7.4% ($8.5 million).  
 

D. Conclusions 

The Bass Pro at The Falls appears to be underperforming.  There has been somewhat limited 
spin-off development and the development has clearly had difficulty attracting tenants.  In 
addition, the development has fallen somewhat short of tax revenue projections although 
the City of Independence has stated that it has not had to cover any repayments of the 
bonds from its own revenue sources.   

The site’s underdevelopment may be due to combination of reasons.  First, rival outdoor 
goods store Cabela’s had an established presence in Kansas City much prior to Bass Pro 
opening in Independence.252  Second, the Bass Pro was opened along a corridor of highway 
that was already flush with retail stores and shopping.  Finally, there is another Bass Pro in 
Olathe, Kansas, just 30 miles away.  Indeed, consultants knew that it was “asking a lot” for 
Bass Pro to do well in Independence, but these concerns were deemed “too preliminary” by 
City officials.253  Overall, many thought the greater Kansas City area was “over-retailed” 
even before the economy began to struggle.254  The large size of the development also 
appears to be a factor in terms of contributing to an over-saturation of retail. 
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V. SUMMARY OF FINDINGS BASED UPON DETAILED ANALYSIS 

The detailed analysis resulted in the following conclusions: 
 
• Contrary to the fairly negative reports in the PAI Report, the results for the Mesa 

Riverview project appear to have been highly successful considering the nationwide 
economy.  Bass Pro was the first tenant to open its doors in the Mesa Riverview in 2006.  
Since then, approximately 1.3 million square feet of retail space with approximately 
450,000 square feet of office space have been constructed.  As of May, 2010, Riverview is 
90% leased and has not lost a tenant, including Bass Pro,  because of the economic 
downturn.  Even though the City as a whole has seen thirty straight months of declining 
tax revenue as a result of the economy, Riverview’s sales tax revenue increased each 
year since the stores have opened.   
 

• In Manteca, California, Bass Pro has been an anchor tenant since 2008, at the Promenade 
Shops.  In 2009, Bass Pro drew 2.7 million visitors from the Bay area to Sacramento and 
south, to Fresno.  Despite public criticism against the local government providing 
incentives to private developers, Bass Pro has been credited for the increase in taxable 
sales in Manteca and current successes have led to plans for significant expansion in 
2010.   
 

• Not referenced in the PAI Report, the Dania Beach Bass Pro appears to have been highly 
successful, not only in helping to attract visitors and other businesses to the area, but in 
bringing about a renaissance within the Dania Beach community.  In about a decade, 
Dania Beach has effectively doubled its property tax revenues while incurring no long 
term debt from bonds or other incentives to bring in businesses.  Also, Bass Pro is 
currently the second largest employer in the City, with 285 employees on its payroll.   
 

• The Bass Pro in Denham Springs has been open for two years, but appears quite 
successful despite opening during a severe economic recession.  While there has been 
limited additional development at the site of the Bass Pro store, Bass Pro has helped to 
attract other retailers and restaurants to the area while serving as a stable presence.  
Bass Pro also appears to have met employment projections in Denham Springs and is a 
large visitor draw, generating $50 million in economic activity only eleven months after 
its opening.   
 

• The Bass Pro at the Finger Lakes Mall appears to have revived and stabilized a previously 
struggling Mall.  Vacancy rates at the Mall are significantly lower since Bass Pro moved in 
and rental rates appear significantly higher.  While Bass Pro has not met original 
employment projections, County sales tax revenues have increased substantially 
following the opening of the Bass Pro store.   
 

• In Broken Arrow, Oklahoma, the Stonewood Hills retail development project has been 
very successful and Bass Pro has been largely credited for being the primary catalyst 
behind a significant wave of commercial development.  Bass Pro has spurred construction 
of numerous restaurants and a $4 million first phase of The Village at Stonewood Hills 
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shopping center.  Sales tax figures for the City of Broken Arrow show a steady increase 
from $26.7 million in 2004 and $26.2 million in 2005, respectively, to $28.1 million in 
2006, $28.3 million in 2007, despite the City lowering its sales tax rate from 3.5% to 3.0% 
in May 2005.  Sales tax marked $30.1 million for 2008, and $29.9 million for 2009.   
 

• The Bricktown Entertainment District and the Bass Pro store serving as its anchor appear 
to be a huge success in Oklahoma City, Oklahoma.  Numbers from the Bricktown 
Association show that in 2008, there were 2.9 million visitors to the District (an increase 
of 900,000 over 2007).  Sales at Bass Pro have been increasing with 2008 sales figures 
exceeding $35 million.  In addition, the District is nearly 100% leased and has become 
“The Face of Oklahoma City.” 
 

• Although many of the Bass Pro-anchored developments examined have proven very 
successful during the economic recession, some have not fared as well.  The detailed 
review and analysis also concluded that three development projects anchored by Bass Pro 
were experiencing some challenges.   
 

• The results for the Prattville, Alabama Bass Pro-anchored High Point Town Center have 
been mixed.  While the Bass Pro store appears successful and has helped the project 
developers attract other tenants, the developer has had a difficult time filling available 
storefront space and revenue to local government has fallen short of projections.  This 
appears to be the result of significant local competition from other previously established 
retail developments and the timing of the opening of the Bass Pro-anchored development 
relative to the economic recession.  Another factor appears to be the large size of the 
development, indicating an over-saturation of retail in this small community.   

• The results for the Harbor Point development in Garland Texas have also been mixed.  
The Bass Pro store seems to be doing well in terms of visitation and sales, has attracted 
some other retailers, and the project is viewed as a success by local government leaders.  
However, the development has not achieved significant growth and has not met 
projected economic benefits to the City of Garland, Texas.  This appears to be consistent 
with regional economic development conditions along the I-30 corridor.  Nonetheless, the 
project and the Bass Pro are viewed very positively by local officials. 

• The Bass Pro at The Falls at Independence, Missouri appears to be underperforming.  
There has been somewhat limited spin-off development and the development has clearly 
had difficulty attracting tenants.  In addition, the development has fallen somewhat 
short of tax revenue projections.  These difficulties appear due to a series of factors 
including local competition and the large size of the development, indicating a over-
saturation of retail in the area.   
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VI. OVERALL CONCLUSIONS 

The following overall conclusions are drawn by ECHDC based upon the above analysis: 
 
1. The PAI report is not an unbiased, in-depth analysis of Bass Pro’s economic development 

potential.  Rather, the report’s authors, who appear to have no economic 
development/retail experience, have presented a one-sided, unsubstantiated position 
paper riddled with factual inaccuracies and misstatements.  Further, contrary to PAI’s 
central finding that Bass Pro “frequently fails to deliver on promises of economic 
benefits,” an in-depth analysis of ten Bass Pro-anchored developments across the country 
reveals that Bass Pro-anchored developments are generally highly successful with Bass 
Pro helping to attract other tenants and helping to generate significant economic 
activity.  Further, at Bass Pro-anchored developments that have been less successful, it 
appears that economic conditions, the size of developments, the methods employed to 
provide public subsidies and significant local retail competition have played a major role 
in under performance.   

2. A detailed examination of ten Bass Pro-anchored developments across the country reveal 
that seven of the developments are performing extremely well.  At these developments, 
all indications are that sales tax projections, employment opportunities and economic 
development goals have been met.  These developments are generally considered 
significant economic successes in the communities where they have been developed. 

3. A detailed examination of ten Bass Pro-anchored developments across the country reveal 
that three of the developments are performing with mixed economic results.  At these 
three developments, the Bass Pro stores themselves are generally viewed as successful 
and a significant visitor draw.  In fact, in each of these developments, the presence of a 
Bass Pro store appears to be viewed as the most successful part of the development.  
Nonetheless, these developments have not met initial goals of attracting other retailers 
and/or have failed to meet revenue generation projections for local municipalities.  In 
each instance, a combination of factors appears at play including the size of the 
developments, regional, national and global economic conditions and in some cases, the 
presence of significant local retail competition. 

4. A complicating factor at the three underperforming Bass Pro-anchored developments has 
been the methods employed to provide public subsidies.  In each case, local governments 
borrowed money to help pay for the project with future tax revenue from the project 
serving as the basis of repayment of the borrowed money.   This type of municipal 
financing significantly compounds the difficulties incurred if a project fails to materialize 
as initially hoped. 

5. Bass Pro has proven to be a successful economic development anchor for retail 
developments, and, despite the development of many stores nationwide, the retailer 
remains a significant attraction/visitor destination.   

6. ECHDC’s efforts and proposed incentives to attract a Bass Pro to be the retail anchor of 
the initial build-out of Canal Side are appropriate and projected economic benefits 
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appear reasonable.  Bass Pro stores have a demonstrated track record of helping to spur 
additional development.  This should be especially true at Canal Side where (i), the Bass 
Pro store will be used to attract restaurants and other support retail totaling only 34,400 
square feet initially; (ii) the funding mechanism for Bass Pro subsidies does not involve 
public borrowing to be repaid with future project revenues; (iii) the timing of 
construction should have the initial phase of the development opening as the national 
economy emerges from recession; and (iv) the area in and around Canal Side contains 
little, if any, competing retail. 

7. PAI’s criticism that Bass Pro has, so far, failed to attract a single tenant to Canal Side is 
unwarranted.  ECHDC has not yet entered into ANY leases at Canal Side and , with the 
exception of Bass Pro, has not yet reached the stage in the development where it is 
prepared to do so.  Nonetheless, ECHDC and its consultants and developer partners have 
received expressions of interest from hundreds of businesses interested in locating at 
Canal Side.  At least part of the interest can be attributed to the expected presence of 
Bass Pro.   
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