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Four Stages Of A Real Estate Cycle
– Recession

• Declining Rents

• Slow Sales / Leasing Activity

• Little to No New Construction

– Recovery
• Stabilizes With Excess Space Absorbed

• Supply & Demand Near Equilibrium

– Expansion
• Space difficult to find

• Rent rising toward to new construction levels

• Vacancies remain at Normal Levels With Increased 
Building

– Oversupply
• Prices Begin to Drop, Vacancies Increase



Branson Enters Recession Stage

• The 2009 Branson Market
– Increasing Vacancies

– New Construction has slowed and nearly stopped

– Few If any New Projects 

– Declining Sales & Tourism Tax Collected By The 

City

– Flat to Dropping Prices & Absorption of Land

– Unemployment rising

– Moderate Interest From Outside Investors and 

Developers –(bottom feeders)



WHEN WILL IT BE OVER

Five Stages Of The Market After 

A Slow Down
• 1. Owners think property is worth more than  

we are telling them. 

• 2. Ok…I’m not selling unless you get me 
more than it is worth. 

• 3. I have to sell…what do we have to do in
order to sell? 

• 4. I don’t think we will see another good
market again… Capitulation

• 5. This is the bottom and the best time to buy
and the start of a recovery. 



FIRST HALF OF ’09 Activity
Visitation Flat -.04% (YTD through July)

Probably 2-3% Down YTD

Sales Tax Collections (YTD through June)

Branson Sales Tax +1.58%

Tourism Tax -1.13%

TCED Tax +3.53%

Taney County Sls Tax -4.88%

Stone County Sls. Tax

Village at Indian Point



Sales Tax By Category
Thru Sept

YEAR Amusement Theaters Hotels Campground Nightly  

Rental

Food

2009 

YTD
-16.3% -4.8% -3.8% +.6% -23.2% -3.5%

SOURCE:  CITY OF BRANSON



Construction Slows To 2001 Levels

YR 2000       2001         2002         2003        2004         2005          2006         2007         2008        2009 YTD



VISITOR DEMOGRAPHICS

• Changing Visitor Patterns At Mid YR

• Less Than 100 Miles: -2.1% / 15.8% 

• 100-300 Miles: +8%  / 27.3%

• 301-650 Miles: +2.4%   / 26.2% 

• 650+ Miles -11.3% /  30.7%

• SOURCE:  Branson Lakes Area Chamber and CVB



Increased First Timer’s 

Who Spend More

2009 2008
• Spending Per Party $944 $907

• First-Time Visitor 31.3% 22.8%

• Length of Stay (Nights) 4.48 4.28

• Families 47.1% 50.9%

• Avg. Adult Age 55.4 53.7
•SOURCE:  Branson Lakes Area Chamber and CVB



BRANSON OUTPERFORMES 

OUR COMPETITORS



OFFICE OCCUPANCY  RATES 

IMPROVE SLIGHTLY 
Total Office Space - City of  Branson

JAN ’09

NOV ‘09
64% Occupancy

67% Occupancy

MUCH CONSOLIDATION

Multi-Tenant Buildings 

Located In Branson 

City Limits Consisting 

of at Least 5000 sq ft. 

Totals :   284,213 sf.

SOURCE:  COMMERCIAL ONE BROKERS LLC. 



WHAT CHANGED

• 28,000 sq ft facility 

For the VA Clinic

• HCW Built 20,000 

single use building in 

Branson Hills & 

vacated leased 

space.

• Branson Financial 

Center net increase of 

1200 sq ft vs. last yr. 

Intersection of Hwy 248 & Gretna Rd. 

Behind ARVEST Bank



RETAIL OCCUPANCY 

HOLDS STEADY 

2,152,254  SQ FT. INCLUDED IN OUR DATA BASE

JAN ’09 87.43 % Occupancy 

JAN ’08 86.95% Occupancy

City Of Branson, 5000 sq ft Multi-Tenant Building
SOURCE:  COMMERCIAL ONE BROKERS LLC. 



RENTAL RATES 
Office and Retail

RATES FOR BOTH HAVE DROPPED 

APPROXIMATLY

20% TO 25% -Depending on Location, Quality of Management 

Etc. 

Knowledgeable Owners Are

1. Negotiating Short Term Leases (1 yr …no more than 2 yrs)

Or

2.  Offering concessions…such as Free Rent or a 

Tenant Improvement Allowance

WHY ????



HOSPITALITY MARKET SHOWS 

MIXED RESULTS



BRANSON VS. COMPETITORS
YTD JULY

DESTINATION Occupancy ADR Supply Demand Revenue

Branson 38.1%

-.2%

$71.71  

1.0%

3,174,595

.9%

1,210,912

0.7%

$88,046,314

0.8%

Pigeon Forge 48.9%

1.1%

$67.60

-1.3%

3,933,024

-1.3%

1,923,306

-0.2%

$130,010,466

1.1%

Myrtle Beach 51.0%

-8.7%

$96.42

-7.8%

6,186,160

-.3%

882,974

-7.5%

$303,924,808

-8.7%

Lake Ozark 52.5%

7.2%

$72.85

.3%

1,681,796

-.2%

1,736,201

-4.5%

$64,321,186

7.2%

Williamsburg 41.1%

-8.6%

$83.43

-9.9%

1,999,160

-9.9%

821,555

-17.7%

$68,536,801

-8.6%

WI Dells 43.2%

-10.8%

$74.04

+2.3%

3,397,936

+2.3%

1,467,020

-8.7%

$108,621,627

-10.8%

SOURCE: Smith Travel



NEW DEVELOPMENTS

??????



BRANSON COMMERCE PARK
A CenturyTel Smart Park

• 200-Acre Business Park

– Office Showroom

– Office Warehouse

– Light Assembly

– Warehouse/Distribution

– Call Centers/office

• Located at SW Corner of Hwy 
248 & Buena Vista Rd.

• Higher Paying, Year Round 
Employment

• 150-Acre Affordable Housing 
Component Adjacent 

• Infrastructure Complete By 
Year End

• Project Was Recently Re-Sold 
to New Owners

Commerce Park Entry and Boulevard

Hwy 248 and Buena Vista Rd. 



HOLLISTER

• Master Planned Project to Include

– Hotels, Indoor Water Park, Condo/Timeshare

Lost Major Part of Financing – Looking for 

Money

NO CHANGE SINCE LAST YEAR



THE FUTURE LOOKS MIXED

• WHY?

– The Market Is Generally Not Overbuilt

– National Economy Not Rebounding

– The Branson Regional Airport

• Expands the Market Outside 300 mile radius

– The Branson Convention Center

• Expands The Season and adds to the Fall and Spring 

Visitor Numbers

– Expanded Marketing Budget

• Now Have A $8M Budget For Marketing VS. $2.4M



THE FUTURE IS CONCERNING

• Political Attitudes of The City Of Branson 

and Other Municipalities

– A Push For Sustainability ….code word 

for “no growth”.

– Even When the Economy Returns, Our 

Growth is Going To Be Much Slower.   



THANK YOU

QUESTIONS OR COMMENTS ?

www.CommercialOneBrokers.com


