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2021 Summary

WOW, WHAT A YEAR... ALL TIME RECORDS SET IN 
ALL COMMERCIAL CATEGORIES

Who would have thought that 2021 would be such a 

record setting year after coming out of the 2020 COVID 

uncertainty? While many other tourist destinations locked 

down or applied mandates for visiting their markets, Branson 

remained open with safety measures initiated by our merchants. 

Branson was still able to attract over seven million visitors in 

2020, the majority visited during the last half of the year. Not 

only did many of these visitors come back in 2021, but the 

rest of the nation also heard the “we are open” message and 

discovered or rediscovered Branson in 2021. 

Final visitation numbers are not available at the time this 

report was published, but initial estimates show well over a 

million more visitors were entertained in 2021 than did in the 

prior record year of 2019. It is anticipated that Branson will draw 

over ten million visitors to the market for the first time. 

The cities one percent sales tax collection was 17.48% 

over the 2019 record year collections. Many of the cities’ 

retailers reported 15%, 25% or more increases over their 2019 

record sales numbers. The retail commercial market reported 

occupancy levels in the low 90% to close out the year. Primarily 

vacancies could only be found in three or four large spaces that 

were vacated when the national tenants closed and left the 

market at the end of 2020 due to COVID. When these spaces 

are removed, smaller tenants are faced with a fully occupied 

market and will find it difficult to find expansion or a new 

location if they want something under 2000 sq. ft. Landlords 

are going to be faced with either waiting for a large new tenant, 

repurposing that space for a different use, or cutting the space 

into smaller stores. In any case, retail tenants should expect 

higher rents in 2022. 

The office market held up surprisingly well during COVID 

and finished 2021 basically full. Occupancy levels at the end of 

the year finished at 98%. Because our market remained open 

during the 2020 COVID year, few businesses either closed their 

office or sent employees to work from home. Again, supply 

and demand will push rents upward along with the inflation of 

common area maintenance charges and operating costs. 

The lodging and restaurant segments of the market 

followed suit and set performance records as well. The total 

lodging market reported tourism tax collection were up 12.4% 

over the previous 2019 record. Flag properties reported record 

occupancies, Average Daily Rates, and Revenue Per Room. 

The ADR jumped over thirty-two dollars per night to a record of 

$138.53. The VRBO type housing inventory increased both the 

number of available units and reported large increases in the 

nightly rental category of tax collections market wide. Nightly 

rentals collected 96.5% more in taxes than were paid in 2019. 

The top Ten restaurants averaged over $5.3M in gross sales for 
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the year. Four of the Top Ten were in Branson Landing and the 

remaining six we located along the famous 76 Country Blvd. 

The restaurant segment of the market increased their total 

tourism tax collections by a total of 15.6% over 2019 numbers. 

Amusements, which many believe added substantially to 

the increased family visitation reported an increase of 75.3% 

more in tourism tax collection than were paid in 2019. 

With other tourist destinations still recovering, it is clear 

Branson and a couple of other national markets grabbed a 

larger share of visitors as they ventured out in 2021. Of course, 

every business is trying to see the future and calculate what two-

three-four or more interest rate increases and higher gas prices 

will do to the overall market in 2022. If history repeats itself as it 

has in other uncertain or recession periods, Branson will do well. 

Because Branson is a more affordable, good value destination 

it usually does better than other high-flying markets do during 

these uncertain times. 

As Commercial One Brokers LLC enters its sixteenth year 

of business we added a sales associate, Rich Crowell to our 

team. Rich brings over two decades of restaurant experience 

and will assist our tenants and landlords with these types of 

tenants. We also set records for our company with the amount 

of leases, and gross sales transactions of investment properties. 

Going into the first quarter of the year we have nearly matched 

our total sales revenue from all of 2019. 

As we enter an uncertain year, we are better prepared to 

meet the challenges and look forward together with our clients 

to a successful year sixteen. Local knowledge, a solid property 

management team, and a commitment to growing this 

beautiful Ozark region remains our focus. 

Best Regards, 

STEPHEN N. CRITCHFIELD, CCIM 
Broker/Owner

ROBERT R. HuELS, CCIM 
Broker/Owner

RICH CROWELL 
Sales Associate
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Retail Market

RETAIL MARKET CONSISTS OF A FEW LARGE 
VACANT SPACES...NEARLY NO SMALLER SPACE.

After the uncertain COVID year with the 
associated rising vacancy rates, 2021 saw 
improving occupancies. Other than a few large 
spaces that became vacate due to a couple of 
national tenants leaving the market or closing. If 
you are a more typically sized retailer looking for 
space in the 1200 to 2000 sq. ft. range, vacant 
space is nearly impossible to locate. In fact, since 
the end of 2021, occupancy levels have improved 
even more. 

Properties located on the famous 76 Country 
Blvd., reported an occupancy rate of 89% at the 
end of 2021. That was up from just 78% at the end 
of 2020. One property that is completely vacant 
and has remained vacant for several years greatly 
effects the rate. Removing the 47,000 sq. ft. vacant 
Branson Mall, provides a more honest picture of the 
current market conditions as smaller retailers look 
for vacant space. With the removal of the Branson 
Mall, the occupancy rate on 76 Country Blvd., 
improved to just over 92% at the end of 2021. First 
quarter activity, however, has been strong in 2022 
and we believe the actual occupancy rates are now 
nearly 95%. As of the publishing date of this report, 
there are only a few small spaces available on 
Hwy. 76. Rental rates on the strip dropped slightly 
during the pandemic but have since rebounded and 
appear to be back to pre-pandemic ranges. The 
rates paid are higher on 76 Country Blvd. or just 
off 76 will continue to rise due to lack of inventory 
and new construction. If any new construction 
should occur in 2022, it will most likely be on Hwy 
76 or very near as these rental rates will be at 
levels that we anticipate can support the increased 
construction costs.

The closing of two large national brick and 
mortar stores located off the strip caused the 
occupancy rate to drop to 84%, down from 86% 
reported at the end of 2020. Retail properties 
located off the strip demonstrated healthy 
occupancy rates to start the 2022 year. The only 
significant issue continues to be the lack of smaller 
spaces like the 76 locations. Retail spaces of 1,800 
square feet or less are in very short supply. The bulk 
of inventory are all much larger and landlords either 
must wait for a large new user, repurpose the space 
and or subdivide these spaces for smaller tenants in 
order to rent these vacant spaces. Rents off the strip 
continue to range from $9-$12 net per square foot. 
These rental rates will not support new construction 
at todays inflated land and construction costs, so 
we expect occupancies to remain high and rents to 
rise throughout the year. 

The Historic Downtown area has very few 
vacancies and the occupancy rate at the end of 
2021 were reported at 97%. Recent changes in 
liquor laws have aided in leasing several spaces 
downtown that had been difficult to fill until now. 
It is our opinion that downtown historic district 
will suffer stagnation in rents and will remain in 
the $12 to $25 per sq. ft. range until the parking 
can be corrected and liquor laws can be further 
relaxed allowing for additional restaurant offerings 
that serve liquor. The city has been evaluating 
several options and could help by making available 
employee parking and controlled parking on the 
street and perhaps outdoor dining opportunities as 
well.

The Branson Landing district is doing very well 
since the remixing of The Landing and increased 
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Retail Market

*Removing 47,522 sq. ft. Branson Mall would improve occupancy to 91% at the end of 2021

Source: Commercial One Brokers LLC. Internal Database. 

This company data base maintains all multitenant properties located in the city limits of Branson, MO and at 
the intersection of the Hwy 65 and Hollister intersection that are 5,000 sq. ft. and above.

leasing of The Lakeside Shoppes. The Lakeside 
shoppes was at 74% at the close of 2021. However, 
since December 31st several leases have been 
completed at Lakeside. With this increased leasing 
activity, the district improved to 95% and we expect 
that to be closer to 98% by the publishing date of 
this report. 

Gross sales for many of our Branson retailers 
recognized massive increases over 2020 and even 
double digit increases over the record 2019-year 
sales. COVID has caused several of our older 
tenants to consider retirement soon. This will create 
big opportunities for younger merchants to acquire 

very successful, long running businesses with great 
brands in the future. 

The occupancy of the 6 multi-tenant 
properties we tract in the Hollister area near the 
Hwy 65 interchange and Menard’s area reached 
100% by the close of 2021. The addition of the 
$300M indoor waterpark development and the 
realignment and extension of the E/W Corridor 
traffic could change some “industrial” properties 
into a more retail valid location. This would 
increase rents and open options for more retailers in 
the Hollister area.

2021 END OF YEAR OCCuPANCY RATES
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Office Market

COVID did have a negative effect on this 
market somewhat, but nothing to the degree once 
thought would happen. Some employers sent 
employees home only to find higher productivity 
while others muddled through until they could begin 
operation in earnest on site. Regardless, we saw 
no decrease in occupancy in fact occupancies in all 
classifications increased for the year.

Office space in Branson is at capacity. Virtually 
all classifications of space are near capacity. Class 
A finished space is at 100% with one dark warm 
shell available that has never been built out for 
use. This results in a 97% occupancy rate market 
wide. Rates are on the rise with last years’ average 
at $12.00 per sf net. However, the last few leases 
being written after the first of the year are now 
approaching nearly $15.00 per square foot NNN. 
These buildings tend to house tenants that stay until 
they outgrow a location and then build or begin 
moving to larger locations. 

Class B office space represent approximately 
120,000 square feet of space and the occupied 
space is slightly over 115,000 square feet. This 
calculates to a 97% occupancy city-wide. Rents are 
still hovering at the $10 per foot range on average 

so new class B office space will remain in short 
supply and rates are rising as spaces become 
available. 

Our class C space did have a little room to 
grow in 2021 and we saw about a 2% increase 
in occupancy, up to 91% over last years’ 89% 
occupancy level. Most available space is less 
desirable second floor or excess unfinished space. 

One building remains in Hollister at the 
Hwy. 65 interchange. If this building can be 
reconfigured and remove medical offices, it 
would be leased, and a buyer could fill the 
building quickly. At this point, we do not see any 
significant vacancies coming soon. We even saw 
some larger office users fill retail spaces that 
were in lessor retail friendly locations with more 
limited visibility in 2021. We do anticipate some 
movement in the Class A buildings due to growth 
of a few of our tenants. New private buildings 
will be built in the next two or three years and 
will free up some spaces when that occurs. 
Again, the high building costs, tight labor and 
material supplies have the costs so high that new 
construction has yet to pencil out.

OFFICES NEAR FuLL CAPACITY
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Source: Commercial One Brokers LLC. Internal Database. 

This company data base maintains all multitenant properties located in the 
city limits of Branson, MO and at the intersection of the Hwy 65 and Hollister 

intersection that are 5,000 sq. ft. and above.

OVERALL 
OCCuPANCY

17 total properties 350,031 leasable sq. ft.

331,801 occupied sq. ft.

CLASS “C” SPACE
OCCuPANCY

9 total properties 123,655 leasable sq. ft.

112,325 occupied sq. ft. 

$9.88 PSF AVG asking rent range

CLASS “B” SPACE
OCCuPANCY

5 total properties 119,174 leasable sq. ft.

115,274 occupied sq. ft. 

$10.47 PSF AVG asking rent range

CLASS “A” SPACE
OCCuPANCY

3 total properties 107,202 leasable sq. ft.

104,202 occupied sq. ft. 

$12.00 PSF AVG asking rent range
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2022 Forecast

2022 Forecast Demand for office warehouse and industrial space will continue to grow. The small number of properties avail-

able do not fit many of today’s users. Therefore, the typical tenant for a larger 10,000 sq. ft. plus space will continue to locate 

land and build their own buildings to obtain the right ceiling heights, docks, and yard space. Rents will continue to increase 

in the 5% to 8% range with lease renewals being increased to current market levels as landlords typically have waiting lists for 

available space. We believe an office warehouse project that can offer smaller 5000 ft spaces or them into a larger space up 

to 25,000 sq. ft. could be justified by the last quarter of 2022.

Industrial Properties Market

WAREHOuSE/OFFICE WAREHOuSE 
NEARLY 100% FuLL

Many different businesses, from retailers, 
industrial users and even restaurants are 
dealing with supply chain issues that are 
affecting their businesses negatively. Today 
many have decided to order in larger quantities, 
and they must take delivery whenever they can. 
Most of the area warehouse development was 
not typically built to specifications sought today 
by the just in time distribution facilities. A lack 
of climate-controlled storage, office warehouse 
and dock high facilities seem to be most in 
demand. Several property owners have even 
investigated converting underutilized buildings 
into climate-controlled storage. 

One office warehouse project came to 
market in 2021 and has leased each 2000 ft 
unit as they have become available. Tenants 
are being forced to rent garages or finding 
space in Nixa, Ozark, and Springfield, trying 
to make do. These tenants want to find short-

term properties that accommodate their 
use, and few, if any, are available. Rents and 
occupancy rates have increased to the highest 
level in several years. Exact occupancy levels are 
difficult to ascertain as much of the product is 
leased by the building owners. It is our opinion 
that occupancy levels have now reached the mid 
to upper 90’s percent levels, up from the lower 
90’s in 2020. Properties with docks, 25-foot or 
higher ceilings, and outdoor yards are almost 
impossible to find in the area. Gross rents are 
now averaging from $6,25 to $8.00+ PSF for 
smaller special properties. Market rents have 
increased from 10 % to 12% since early 2020 
and are sure to go higher in 2022. 

As is the case with all commercial market 
segments, the ability to build new product 
is being negatively affected by the lack 
of materials, workforce, increasing land 
development costs and increasing interest rates. 
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Lodging Market

RECORD VISITATION GENERATES RECORD 
LODGING PERFORMANCE

With the additional one million plus Branson 
visitors in 2021 over the record year of 2019, hotel 
occupancy improved to 47% in December compared 
to occupancy rate of 46.3% in 2019. Far more 
dramatic is the industry’s revenue metrics average 
daily rate (ADR) and revenue per available room 
(RevPAR) made large increases. RevPAR rose to 
$68.86, or  $20.39 over the performance in 2019. 
Even more dramatic was the ADR rose to $138.63 
from $106.42 in 2019 the prior record year of 2019. 
These numbers are reported from the national STR 
report. It is important to know however, that the 
reporting properties are typically those with flags 
as the other independent operators are not regular 
reporters to STR. To get a more overall vision of the 
total market, it is important to know that the tourism 
tax collections for the entire lodging sector was up 
12.4% over 2019 record numbers.

This improved performance has generated 
buyers’ interest in acquiring a Branson property. 
At least ten properties changed hands in 2021. All 
qualities of properties were sold from one that was 
demolished two several that were family owned for 
many years. Much of the activity occurred for those 
older, exterior corridor properties that are going to be 

rehabbed for workforce housing. It is becoming more 
difficult to bring these properties up to standards and 
building codes acceptable to the market and the city. 
These older exterior properties are not appealing to 
today’s traveler and insurance companies are making 
it harder to insure these properties. Added to these 
challenges, the new tax assessments have increased 
assessments for improvements while lowering them 
for the land values. Reality is the land is worth more 
in many cases than the improvements and it is going 
to make business sense to take down the motel and 
sell the lot instead of paying $20-$30,000 a year 
in property taxes on an asset that generates little 
income. One challenge for many of these properties 
is they are built on narrow but deep lots and two and 
sometimes three of these properties will need to be 
assembled in order to obtain enough acreage and 
road frontage. 

Owners with properties on key parts of the 
76 Country Blvd. would be smart to work with a 
neighboring property owner and market them 
together for buyers looking to develop new projects on 
the strip. For those owners with older, exterior corridor 
properties off of Hwy 76, it is going to be more difficult 
to make financial sense for these properties.
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2022 Projections

2022 Forecast Demand should continue strong throughout the year; however a shortage of product can limit sales. Cap rates 

will continue to soften, depending upon how many rate hikes the Fed takes throughout the year and how strong the economy 

performs. It’s going to be difficult for those investors who want to sell into a 1031 exchange to find an acceptable exchange 

property.

With strong investor demand, cap rates 
continued to trend down during the year. This is 
an indication that property values are rising. As 
of December 31, 2021, typical area cap rates had 
dropped to 7.4% to 7.7%, down from 8% to 8.25% 
recorded in the first half of 2021. Although this area 
has few multifamily properties being offered, this 
category typically generates the lowest median cap 
rate while the highest cap rate is usually for retail 
properties. Cap rates have trended downwards 
compared to pre-pandemic levels even for office 

properties and even as 10-year Treasury yields have 
trended upwards to over 2% as of February 10 from 
just 0.9% in March 2020.

Several area retail and warehouse properties 
changed hands in 2021. Properties with the cleanest 
set of books where a solid Net Operating Income 
can be demonstrated, limited deferred maintenance 
and good tenant quality obtained the highest 
prices and remained on the market for a shorter 
time. There is not an abundance of these properties 
currently available. 

INVESTMENT PROPERTIES
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ANNuAL BuYER’S SELL TO LIST PRICE RATIO

RESIDENTIAL MARKET   |   2022 Commercial Real Estate Forecast   13



2021 WAS A RECORD FOR HOuSING...LIMITED 
ONLY BY LACK OF INVENTORY

 We expect the strength of the residential market will create more commercial tenants, customers, and investment activity. Commercial One doesn’t sell 
residential properties but we have asked a long-time local appraiser to prepare a residential report below.

Residential Market

The brisk rate of sales from 2020 in the 
residential markets in the Tri-Lakes market area 
continued into 2021. Total residential sales in 
2021 increased about 5%. Sales may be limited 
by inventory availability. Most local real estate 
agents are reporting difficulty finding new listings. 
The limited inventory is causing sellers to be more 
reluctant to list property because of the difficulty 
replacing the property. 

Buyers in the market have become more 
aggressive over the year. The sell price to list price 
ratio increased to 97.3% from 96.8% in 2020. The 
increase may appear slight, but the lowest number 
reported was only 91.3% in 2011. Buyers were more 
likely to pay more than asking prices and waive 
contract contingencies like financing, inspections, 
and appraisals in 2021. Multiple offers on property 
became far more common as the supply dwindled. 
The time between listing and closing reduced from 
126 days in 2020 to an average of 88 days in 2021. 
The 2021 number is likely skewed high because 
of the delays in closing caused by appraiser 
shortages and title company closing availability. 
This number has been steadily declining over the 
past 10 years from a high of 245 days in 2011. 

Liquidity in the market appears to be driving 
sales with interest rates that remained steady 
throughout most of the year. The slight uptick 
in interest rates toward the end of 2021 did not 
appear to deter buyers. There continues to be an 
influx of new residents and new vacation home 
buyers in the market. The popularity of nightly 
rental single- and multi-family properties in the 
market remains very high with developers unable 
to keep pace with demand.

Tracking 3-bedroom 2 bath sales that are 
the average size residence in the market, the 
average sale price in 2020 was $167,200 and 

increased to $210,510 in 2021. This price increase 
is a staggering 25.9% in 2021. Demand at the 
beginning of 2022 continues to be very high and 
inventory is at all-time lows. Based on classic 
economic theory, we can expect sale prices to 
continue to rise in 2022.

Nightly rental condominiums and houses 
continue to demonstrate very high demand and 
low inventory. Developers are constructing new 
single-family residences in resort settings around 
Table Rock Lake that are placed under contract 
before the development begins construction. 
Contracts may even be sold prior to completion of 
construction at prices that are as high as double 
the original contract. This market remains very 
brisk with developer profit margins that are very 
high and long waiting lists for new product. The 
pace of new product development is increasing 
with at least 3 large new resort developments 
being initiated in 2022.

Overall residential activity in the Tri-Lakes 
area remain brisk with demand and inventory 
shortages driving price increases to all-time highs.  
No one forecasts the market to slow in 2022 
and participants expect it will only be limited by 
available inventory, future interest rate hikes and 
the national economy.

JERRY JESCHKE

J JESCHKE APPRAISAL

417.334.3241

JERRY@JJAPPRAISAL.BIZ
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MANSION ENTERTAINMENT GROuP uNVEILS 
MAJOR FILM, TELEVISION, ANIMATION & MuSIC 
EXPANSION IN MISSOuRI
Plans Announced for Major Film Studio Development

New Development Activity

Mansion Entertainment Group now 
encompasses a well-defined brand of creative 
production entities strategically designed to create, 
produce original content, and provide production 
tech and studio facilities to the industry.

This includes, “Mansion Animation” with 
teams in Missouri and Europe. The original CGI 
animation arm is currently in production on a new 
animated film which will premiere in major film 
festivals worldwide later this year and is in pre-
development for a full length animated musical 
motion picture.

“Mansion Sound” opening in late Spring 2022 
in Branson, features unique audio production 
and post-production studios for motion pictures/
television and music. The new state of the art 
custom made equipment exclusive to Mansion 
Sound is currently not available anywhere else 
in the world making the facility a one-of-a kind 
destination for the industry.

“Mansion Film and Television” is currently in 
pre-production for a major world-class musical 
concert experience which will emanate from “The 
Mansion Theatre For The Performing Arts” in 

Branson, featuring a myriad of special musical 
guests from the world of Broadway, Rock, Country, 
Gospel and more and a full symphony orchestra. 
The unique televised special will be syndicated 
domestically and internationally as a musical gift 
to the world from the Mansion.

“Mansion Studios” to be located on several 
hundred acres in Southwest Missouri. The state 
of the art classically designed motion picture and 
television studio complex will feature multiple 
soundstages from 48,000 square feet to 18,000 
square feet, expansive motion picture mixing 
stage for full orchestra, vfx and animation 
production, full production/post production office 
centers, multiple mill/flex/construction facilities, 
full support vendor space, producer cabins and 
bungalows, classic studio commissary, expansive 
motion picture screening theatre, backlot locations 
(suburban, city-scape, western, residential) and 
full producer amenities. As of the time of this 
report, the Studio development is waiting to see if 
the state of Missouri extends it tax credit for movie 
production in the state.
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uTILITY CONSTRuCTION BEGINS ON THE IMAGINE 
RESORTS PROJECT IN HOLLISTER

New Development Activity

Imagine Resorts & Hotels announced a 
575,000-square-foot resort at the end of 2021 that 
will be situated on 68 acres within the Hollister 
city limits. The property will feature an array of 
amenities aimed at attracting and entertaining 
multiple generations of families. The resort will 
provide each guest—no matter how young or old—
the opportunity to interact in unique ways with 

a collection of some of the world’s most beloved 
entertainment, attraction, and media brands. 
This family resort represents an estimated $300 
million investment in the community. It will be a 
transformative economic development project 
in the area around the Hollister exit at Hwy 65 
near Menards. The property, which will create an 
estimated 450 new jobs.

PICKLEBALL, GOLF & MORE TO HIGHLIGHT BRANSON’S 
NEWEST ENTERTAINMENT VENuE, OPENING IN 2022

Pickleball, a pro style golf putting course, 
golf simulators and Southwest Missouri’s favorite 
restaurant and bar have combined to create a 
new entertainment destination in Branson. The 
Social Birdy is scheduled to break ground in early 
2022 on Branson Hills Parkway. Designed as a 
novel hub for leisure and recreation, guests are 
encouraged to “hang out and swing easy” at the 
9,000-square-foot social venue. 
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BRANSON’S NEW FAMILY & FRIENDS GATHER SPOT 
FOR FOOD DRINK, MuSIC & MORE

New Development Activity

Located on 10 acres adjacent to the very 
successful Grand Village and across the street 
from the new Aquarium, The Alley is a 25,000 sq 
ft. development that will feature two restaurants 
with an outdoor bar, roof top patio as well as six 
small food huts that will offer hot dogs, tacos, 
pizza by the slice and other food offering for 
those attending all day events at the Alley. A 

fully equipped performance stage with large 
jumbotron, interior turf open space and seating 
area plus small specialty retail stores. Live 
concerts, movie nights, exercise classes, football 
weekend and St. Louis Cardinal televised games 
can all be seen from the outdoor seating areas, 
bars and or restaurants surrounding the common 
area.
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1015 STATE HWY 248 ST. D

BRANSON, MO  65616

417.334.3149
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