
AGENDA 

MONTHLY MEETING OF THE BOARD OF DIRECTORS 

OF THE 

INDUSTRIAL DEVELOPMENT BOARD 

OF THE CITY OF CHATTANOOGA, TENNESSEE 

Monday, November 3, 2025 @ 11:00 AM 

 

 

 

1. Call meeting to order. 

 

2. Confirmation of Meeting Advertisement and Quorum Present. 

 

3. Minutes and Transcript approval for the October 6, 2025, monthly meeting. 

 

4. Recognition of any person wishing to address the Board. 

 

5. PUBLIC HEARING – Economic Impact Plan for the Northgate Mall Infrastructure 

Project. 

 

A resolution of the Industrial Development Board of the City of Chattanooga approving 

an Economic Impact Plan for the Northgate Mall Infrastructure Project and authorizing 

the submission of such plan to the City of Chattanooga, Tennessee. 

 

6. Quarterly Project Update No. 2 by Wastewater Dept. and Jacobs Engineering Group, Inc. 

W-20-027-101 MBEC Class A POWER (Progressive Design Build) 

 

7. RiverCity Company PILOT Termination 

 

A resolution authorizing the Industrial Development Board to convey and transfer certain 

real and personal property and to take further action in connection with the termination of 

a certain Lease Agreement and an Agreement for Payments in Lieu of Ad Valorem Taxes 

in connection with the RiverCity Company for property located at 311 Broad Street. 

 

8. Purchase of CivicServe Software 
 

 A resolution authorizing the purchase of CivicServe Software from the IDB TIF Admin 

Fees designed to automate the entire lifecycle of economic development incentive 

management for local governments and addresses all business and technical 

requirements, from application intake and workflow to compliance monitoring, financial 

management, and public reporting, in the amount of $44,000.00. 
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9. Other Business – Discussion Items. 

 

(a) FYI – Reporting of the TIF Final Audit Report. 

 

(b) FYI – Plastic Omnium (OP Mobility) PILOT property – personal injury claim by 

Lakisha Gladden, D/O/L 09/25/2025, 3241 Claude Ramsey Parkway, 

Chattanooga, TN  37421. 

 

(c) FYI – Receipt of EPB Notice of Nonpayment, Prompt Pay Act, and Intent to 

Lien/Claim by Allen Smith Construction, LLC. 

 

10. Adjournment.  
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INDUSTRIAL DEVELOPMENT BOARD 

MONTHLY MEETING MINUTES 
John P. Franklin Sr. City Council Building 

Assembly Room 

Chattanooga, Tennessee 

for 

Monday, October 10, 2025 

11:00 AM 

 

 

Present were Althea Jones (Chair), Jim Floyd (Secretary), Nadia Kain (Assistant Secretary), 

Jimmy F. Rodgers, Jr., Melody Shekari, Marcus Cade-Johnson, and Brent Goldberg.  Absent were 

Ray Adkins and Gordon Parker (Vice-Chair). 

 

Also Present were:  Attorney for the Board, Phillip A. Noblett; Mark Smith and Tom Hayslett 

(Miller & Martin);  Stacey Kenting, Jon Mesher, and David Neuhoff (CBL Properties); Joshua 

Haston (LDG Development); Betsy Knotts (Bass Berry & Sims); Helen Burns Sharp (ATM); 

Janice Gooden (CALEB); Gail Hart (Real Property); Eleanor Liu (Finance); Charita Allen and 

Winston Brooks (Economic Development); Matt Phillips (Rise Partners); and Lori Roberson 

(court reporter). 

 

 
 

ELECTION 

 

 Ms. Althea Jones said that the Board’s former Chair Kerry Hayes has moved to Nashville. 

 

 Mr. Jimmy Rodgers said that under the circumstances and looking at the Bylaws, it looks 

like we could either elect a new chairperson or Ms. Jones step up as the current Vice-Chair and we 

elect the replacement for Ms. Jones as Vice-Chair.  Mr. Rodgers has made the City Attorney aware 

of his concern and deferred to him for what he thinks.   

 

 Attorney Noblett said that it is up to this body.  This body by vote can elect a chair for this 

position and if the Vice-Chair becomes Chair then there is an opening for the Vice-Chair spot.  We 

need to make sure that if we have any other appointments if it is just a move up type of situation 

that can also be a situation where you might need to have a new Assistant Secretary if everyone 

moved up in position.  That is up to this body to decide in this meeting and that is why we want 

this early on the agenda. 
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 The following new officers were elected: 

 

 Chairwoman Althea Jones, nominated/seconded by Floyd/Kain. 

 Vice-Chair Gordon Parker, nominated/seconded by Rodgers/Jones. 

 Secretary Jim Floyd, nominated/seconded by Rodgers/Johnson. 

 Assistant Secretary Nadia Kain, nominated/seconded by Rodgers/Shekari. 

 

The motions carried. 

 

Ms. Jones confirmed the meeting was duly advertised, and established that a quorum was 

present to conduct business.   

 

 
 

MONTHLY MEETING OF AUGUST 4, 2025 – MINUTES APPROVAL 

 

On motion of Mr. Rodgers, seconded by Mr. Floyd, the minutes of the August 4, 2025, 

monthly meeting were unanimously approved as written. 

 

 
 

PUBLIC COMMENTS 

 

 Ms. Helen Burns Sharp (ATM) had some comments about an item on the agenda which is 

the Northgate TIF Application.  Ms. Sharp realizes that we are very early in the process and there 

are a lot of steps.  The reason Ms. Sharp wrote this now is because there are a couple of issues that 

need to be addressed before the application gets forwarded to the Application Review Committee, 

City Council, and County Commission.  This is the first step in the process.  There are a couple of 

fundamental questions that the Board might want to discuss. 

 

 The developer is requesting a 20-year TIF involving property taxes.  They are also 

requesting that portion of the local option sales tax received by the City from certain mall sales be 

contributed by the City to the IDB pursuant to an economic development agreement.  This sales 

tax is the major funding piece ($10.8 million out of $15.8 million).  (See attached e-mail by Ms. 

Sharp for details on the following questions): 

 

 Question 1:  Does state law allow sales tax revenues to be used with TIFs for a project like 

this?  Question 2: Does the City need the “impartial third-party review” called for in your adopted 

TIF policies before proceeding with the application? 

 

 There were no questions by the Board. 
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QUARTERLY FINANCE REPORTS 

 

 Ms. Eleanor Liu presented the Quarterly Finance Reports.  There is no change on the VW 

grant report since July.  Everything is the same.  Percent spent, encumbered, and contingencies are 

at 99.00%. 

 

 The second report is the IDB Economic Development Program Summary.  In total, all the 

funds that we have are $2,045,510.23.   

 

 The TIF summary report is exactly the same as the one presented in July.   

 

 The last report is the Wastewater Program Summary.  There are two programs.  The e2i2 

program and SPOI Program.  To date, we have spent about $33,225,607.47.   

 

 The letter from the State Comptroller’s Office was in the packet.  Ms. Liu explained what 

the letter represented.  There was prior period adjustment wording that cannot be used and should 

be used as error correction.  The correction was made.   

 

    
 

RESOLUTIONS 

 

Northgate Mall TIF 

 

On motion of Mr. Floyd, seconded by Mr. Goldberg, 

 

A RESOLUTION ACCEPTING THE APPLICATION AND 

ATTACHMENTS FROM HIXSON MALL, LLC AND BI 

DEVELOPMENTS, LLC FOR A TAX INCREMENT 

INCENTIVE AND AUTHORIZING THE SUBMISSION OF 

THE TAX INCREMENT INCENTIVE APPLICATION FOR 

THE NORTHGATE MALL REDEVELOPMENT PROJECT 

TO THE CHATTANOOGA CITY COUNCIL AND 

HAMILTON COUNTY COMMISSION TO ADOPT A 

RESOLUTION OF INTENT TO CONSIDER AN ECONOMIC 

IMPACT PLAN.  

 

 This portion of the minutes was transcribed by the court reporter, Lori Roberson.  See 

attached transcript. 

 

 The motion carried. 
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On motion of Mr. Floyd, seconded by Mr. Rodgers, 

 

A RESOLUTION OF THE BOARD OF DIRECTORS OF THE 

INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 

CHATTANOOGA TO SET AN APPLICATION REVIEW 

COMMITTEE MEETING ON OR ABOUT OCTOBER 20, 

2025, TO REVIEW THE APPLICATION FOR THE PUBLIC 

INFRASTRUCTURE IMPROVEMENTS TO SUPPORT THE 

REVITALIZATION OF THE NORTHGATE MALL. 

 

 This portion of the minutes was transcribed by the court reporter, Lori Roberson.  See 

attached transcript. 

 

 The two members elected for the Application Review Committee are Jim Floyd and Nadia 

Kain.  The Committee will be meeting on October 20th, 2025, at 9:30 AM in the Council 

Conference Room. 

 

 The motion carried. 

 

ADOPTED 
 

PUBLIC HEARING 
 

Economic Impact Plan for the development of the North River 

Commerce Center Industrial Park 
 

On motion of Mr. Rodgers, seconded by Mr. Floyd, 

 

A RESOLUTION OF THE BOARD OF DIRECTORS OF THE 

INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 

CHATTANOOGA APPROVING A SECOND AMENDMENT 

TO THE ECONOMIC IMPACT PLAN FOR THE 

DEVELOPMENT OF THE NORTH RIVER COMMERCE 

CENTER INDUSTRIAL PARK AND THE 

REDEVELOPMENT OF NORTH ACCESS ROAD AND 

SUBMITTING THE AMENDMENT TO THE CITY 

COUNCIL AND COUNTY COMMISSION FOR APPROVAL. 

 

 This portion of the minutes was transcribed by the court reporter, Lori Roberson.  See 

attached transcript. 

 

 The motion carried.  Mr. Rodgers stepped out of the meeting at 12:20 PM. 

 

ADOPTED 
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High Growth High Jobs Incentive Grant 

 

A RESOLUTION AMENDING INDUSTRIAL 

DEVELOPMENT BOARD RESOLUTION DATED JULY 14, 

2025, FOR THE MASTER MACHINE HIGH GROWTH 

HIGH JOBS INCENTIVE TO CHANGE THE DEFINITION 

OF WAGE AMOUNT OF “NEW EMPLOYEES”, IN THE 

AMOUNT OF FIFTY-EIGHT THOUSAND SIX HUNDRED 

THIRTY-NINE DOLLARS ($58,639.00), TO MATCH THE 

HIGHER WAGE, IN THE AMOUNT OF SEVENTY-TWO 

THOUSAND THREE HUNDRED THIRTY DOLLARS 

($72,330.00), AS PREVIOUSLY REFERENCED IN EXHIBIT 

A OF THE AGREEMENT AND THE ACCOMPANYING 

STAFF REPORT. 

 

 This item was addressed by Ms. Allen.  This resolution was not voted on due to this being 

just an administrative clerical revision to fix the error.  The amount that was listed is a lower 

amount and replaces the definition.  We will have a new agreement that will need to be signed by 

the Chair.  Attorney Noblett confirmed that this is just a clerical error. 

 

NO VOTE 
 

Bridge COVID-19 Revolving Loan Fund 

 

On motion of Mr. Johnson, seconded by Mr. Goldberg, 

 

A RESOLUTION AUTHORIZING THE CHAIR OR VICE-

CHAIR TO EXECUTE A LETTER ADDRESSED TO THE 

SOUTHEAST TENNESSEE DEVELOPMENT DISTRICT 

(SETDD) REQUESTING RE-PAID IDB BRIDGE COVID-19 

REVOLVING LOAN FUNDS TO BE RETURNED TO THE 

CITY OF CHATTANOOGA IDB FUND ACCOUNT NO. 

NR14, FOR AN APPROXIMATE AMOUNT OF THREE 

HUNDRED FIFTY-EIGHT THOUSAND DOLLARS 

($358,000.00). 

 

 Ms. Allen said that this item is a follow-up to the item where this board allocated $1.5 

million in Economic Development fees to the One Westside Project and as part of that we have 

covered in our overview that we have additional funds that would be coming back into the Board 

that will replace some of the funds being sent out and this is one of those.  Ms. Liu mentioned that 

the CNE funds that would come back in and these are funds that are also going to come back in 

but we have to send an official letter requesting those funds move back from Southeast Tennessee 

Development District over to the IDB.   
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 This is checks and balances on the financing.  Staff is not allowed to go to the IDB and ask 

them for money.  Attorney Noblett said that this item does need action by this Board to make sure 

the Comptroller is satisfied. 

 

 The motion carried. 

 

ADOPTED 
 

Southern Champion Tray PILOT 

 

On motion of Ms. Kain, seconded by Mr. Floyd, 

 

A RESOLUTION AUTHORIZING THE INDUSTRIAL 

DEVELOPMENT BOARD TO CONVEY AND TRANSFER 

CERTAIN REAL AND PERSONAL PROPERTY AND TO 

TAKE FURTHER ACTION IN CONNECTION WITH THE 

TERMINATION OF CERTAIN LEASE AGREEMENTS AND 

AGREEMENTS FOR PAYMENTS IN LIEU OF AD 

VALOREM TAXES IN CONNECTION WITH CERTAIN 

SOUTHERN CHAMPION TRAY PROJECTS. 

 

 Ms. Allen said that this is an administrative item and happens whenever a PILOT reaches 

the end of its term.  Once those incentives reach the end because the properties are held within the 

IDB, once the incentive is over, the IDB has to transfer those properties back over to the legal 

entity that applied.  This is moving the property out of the IDB and back into Southern Champion 

Tray. 

 

 Attorney Noblett said that the good news is that after that occurs, normal taxes will be 

required to be paid for these properties.  That is the payment in lieu of taxes. 

 

 The motion carried. 

 

ADOPTED 
 

e2i2 Project 

 

On motion of Mr. Floyd, seconded by Ms. Kain, 

 

A RESOLUTION RATIFYING ACTION TAKEN BY THE 

VICE-CHAIR TO EXECUTE A SANITARY SEWER 

EASEMENT AND TEMPORARY CONSTRUCTION 

EASEMENT WITH VTR SHALLOWFORD, LLC FOR 

PROPERTY LOCATED AT 7127 LEE HIGHWAY 

RELATING TO THE E2I2 PROJECT. 
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 Attorney Noblett said that this is a sanitary sewer easement that needs to be done and the 

Vice-Chair has already signed it and we need ratification. 

 

ADOPTED 
 

OTHER BUSINESS – DISCUSSION ITEMS 

 

(a) Update on June 2, 2025, agenda approving Chattanooga Chamber of Commerce request in 

the amount of $70,000.00 as a funding match for a site selector LED competitive analysis.  

The IDB was invoiced under budget in the amount of $60,000.00 as a final cost.  The IDB 

retains the previously committed amount of $10,000.00. 

 

 Ms. Allen said that staff is bringing this item to the Board’s attention because when the 

IDB awarded this amount, it awarded the amount of $270,000 and it came under and 

wanted to report that.   

 

(b) Confirmation – CNE Small Business funds were deposited into the IDB Account No. NR14 

IDB-PILOTs Z00306 in late August 2025, in the amount of $588,802.59. 

 

 Ms. Liu covered this in her report. 

 

 Ms. Jones recognized Mr. Brent Goldberg who is a new IDB board member representing 

District 9.  Thank you for being here.  We had a lot to cover on this meeting agenda.  Ms. Jones 

appreciates Mr. Goldberg added to our group.  Mr. Goldberg said thank you and it is his pleasure 

to serve and looks forward to working with all. 

 

 Ms. Jones thanked those representing the Board for the Application Review Committee 

and looks forward to a report back. 

 

 
 

 There being no further business, the meeting adjourned at 12:29 PM 

 

 

________________________________________ 

JIM FLOYD, Secretary 

APPROVED: 

 

         

_____________________________________ 

ALTHEA JONES, Chair 
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MONTHLY MEETING OF THE BOARD OF DIRECTORS

OF THE

INDUSTRIAL DEVELOPMENT BOARD

OF THE CITY OF CHATTANOOGA

MONDAY, OCTOBER 6TH, 2025 @ 11:00 A.M.

IN RE: AGENDA ITEM 7(a) and 7(b) NORTHGATE MALL TIF
and AGENDA ITEM 8 PUBLIC HEARING - ECONOMIC IMPACT PLAN
FOR THE DEVELOPMENT OF THE NORTH RIVER COMMERCE CENTER

INDUSTRIAL PARK

BOARD MEMBERS:

ALTHEA JONES, Chairwoman
JAMES FLOYD
NADIA KAIN

BRENT GOLDBERG
MARCUS CADE-JOHNSON
JIMMY F. RODGERS, JR.

MELODY SHEKARI

ALSO PRESENT:

CHARITA ALLEN, Economic Development
WINSTON BROOKS, Director of Economic Development

RICK DAVE, IT
BETSY F. KNOTTS, Bass, Berry & Sims PLC
MARIA MANALLA, City Attorney's Officer

JON MESHEL, CBL Properties
PHILLIP A. NOBLETT, City Attorney

MATT PHILLIPS, Rise Partners
HELLEN BURNS SHARP, ATM
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CHAIRWOMAN JONES:  Our next agenda item is 11:16:58 2

Northgate Mall TIF.  This item has two parts.  The first 11:17:00 3

part is a resolution accepting the application and 11:17:05 4

attachments from Hixson Mall, LLC, and BI Development, 11:17:08 5

LLC, for a Tax Increment Incentive and authorizing the 11:17:13 6

submission of the Tax Increment Incentive Application for 11:17:17 7

the Northgate Mall Redevelopment Project to the 11:17:21 8

Chattanooga City Council and Hamilton County Commission 11:17:25 9

to adopt a Resolution of Intent to consider an Economic 11:17:27 10

Impact Plan.  We'll start with that one. 11:17:35 11

MS. ALLEN:  Good morning.  Good morning, IDB 11:17:38 12

members.  Charita Allen, senior advisor for Economic & 11:17:41 13

Workforce Development here at the City.  I have included 11:17:43 14

in your packets a staff report.  That's just a one-paged 11:17:47 15

overview of the item on which we're here speaking today.  11:17:49 16

Staff is recommending to approve accepting 11:17:53 17

the application.  We list in that staff report the 11:17:57 18

authorizing state statutes for that.  We include the City 11:18:01 19

and County policies.  And then we will go through the 11:18:06 20

presentation after that. 11:18:09 21

We talk a little bit about the alignment with 11:18:10 22

economic development plans in this staff report, 11:18:15 23

including alignment with the RPA plan for regional 11:18:18 24

centers and corridor approaches.  We talk a little bit 11:18:22 25
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about the RPA City-Council adopted plan in 2023 which 11:18:25 1

encourages the revitalization of existing commercial 11:18:31 2

centers.  11:18:35 3

And then we talk a little bit about the plan 11:18:36 4

Chattanooga, Hixson, Red Bank plan that's in draft form 11:18:38 5

from 2024 which talks about facilitating redevelopment of 11:18:44 6

Northgate Mall and surrounding commercial areas into a 11:18:47 7

compact walkable center.  And so those will be in the 11:18:50 8

presentation once we get that pulled up.  11:18:52 9

But, in the meantime, we will talk a little 11:18:54 10

bit about the project and how we got where we are.11:18:56 11

Correct presentation, wrong cover.  So here 11:19:23 12

we are.  So we're here talking about the proposed 11:19:26 13

Northgate Mall TIF.  What's the City's vested interest in 11:19:28 14

the infrastructure?  The first piece, if you look at this 11:19:33 15

particular graphic, the orange areas show the stormwater 11:19:37 16

runoff, and then the -- which is City infrastructure -- 11:19:39 17

and then if you look at the gray box in the center, that 11:19:43 18

is Northgate Mall property.  And so that's a private 11:19:47 19

sewer infrastructure.  11:19:51 20

And so, as it stands now, we have public 11:19:53 21

infrastructure flowing into a private system.  We are 11:19:55 22

looking at our vested interests from a public health 11:19:58 23

standpoint.  Were that public infrastructure to fail, the 11:20:02 24

public infrastructure then becomes the City's 11:20:08 25
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responsibility.  11:20:10 1

We are looking at the benefit from accessing 11:20:10 2

private capital.  This would be a public-private 11:20:13 3

partnership in that the developer could do a City-backed 11:20:16 4

TIF that would fund the infrastructure upfront, and they 11:20:19 5

are asking for the public sales tax and the local option 11:20:21 6

-- public property tax and local option sales tax to 11:20:25 7

repay the fronting of that particular  infrastructure.  11:20:28 8

Accelerating the project timelines, we're 11:20:36 9

looking at proposed construction which would be January 1 11:20:37 10

of 2027, completion January 1 of 2028.  That will be 11:20:39 11

ahead of any capital project that the City would have.  11:20:43 12

It would be ahead of any capital project that wastewater 11:20:47 13

would have as well.  11:20:47 14

And then sharing risk, again, we're talking a 11:20:53 15

little bit in this presentation about public-private 11:20:54 16

partnerships.  Economic development standpoint, we're 11:20:56 17

going to go over with you some of the benefits for 11:20:58 18

revitalizing the mall as it relates to previous sales 11:21:00 19

taxes and how those have dipped, and previous property 11:21:06 20

taxes and how those have dipped as well.  11:21:09 21

And then looking at enhancing future revenue 11:21:09 22

streams, again, rebuilding existing infrastructure, 11:21:12 23

looking forward to future development, what that 11:21:14 24

development looks like is all based on the existing 11:21:17 25
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infrastructure and the future infrastructure that's in 11:21:21 1

place.  We talk a little bit about that.  11:21:24 2

We talk a little bit about the history.  So 11:21:27 3

it was once a thriving urban center.  It was a center of 11:21:29 4

activity.  It was built in 1968 with the private sewer 11:21:34 5

system.  Hixson at one point was annexed into the City of 11:21:38 6

Chattanooga in 1973.  And so when that annexation 11:21:43 7

happened, it still remained the public (sic) 11:21:46 8

infrastructure system.  It did not come into the public 11:21:47 9

infrastructure.  11:21:51 10

Current status, there has been some existing 11:21:51 11

redevelopment of the mall.  That is limited based on the 11:21:54 12

laterals in the existing infrastructure.  So, again, what 11:21:57 13

that looks like is small standalone development on the 11:22:00 14

perimeter.  11:22:05 15

If we would ever want to have, for instance, 11:22:06 16

multi-family housing, or vitalized town center, if you 11:22:07 17

wanted to do Class A office buildings, those require 11:22:11 18

upgraded and replaced infrastructure.  And that's 11:22:16 19

currently not viable with this particular private system.  11:22:19 20

And so, again, take a -- we give you some 11:22:24 21

numbers here talking about the dip in appraised value.  11:22:25 22

So 2017, looking at that $50 million figure.  2024 11:22:30 23

currently appraised at $28 million.  And why that's 11:22:34 24

important to us as the City and as the Industrial 11:22:38 25
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Development Board, that's a loss of property taxes when 11:22:42 1

you look at that.  11:22:43 2

And then looking down at the sales tax piece, 11:22:45 3

looking at how sales taxes have declined from their peak.  11:22:48 4

And the developer will present after this, and he will 11:22:51 5

talk a little about these numbers as well.  But, again, 11:22:53 6

that loss in sales tax revenue is a loss in sales tax 11:22:55 7

that goes into our general fund that funds some of our 11:23:01 8

operations for the City of Chattanooga.  11:23:05 9

So, again, we are looking at it from these 11:23:06 10

are two revenue sources that impact our city services 11:23:08 11

overall.  And we have seen this steady decline in this 11:23:13 12

particular region.  And we say region because it's not 11:23:18 13

just Northgate Mall proper.  There are 13 private-owned 11:23:19 14

properties around it that also generate sales tax and 11:23:23 15

property tax that go to the City of Chattanooga. 11:23:29 16

We talk a little bit about the benefit.  This 11:23:32 17

is a proposed TIF boundary, and, again, this includes 11:23:34 18

Northgate proper and some private property owners.  You 11:23:37 19

see there the cloverleaf, that's in the top corner there, 11:23:40 20

that's cloverleaf is where the storm water and public 11:23:44 21

rights-of-way feed into the private system.  And so, 11:23:46 22

again, it's upgrading and replacing the infrastructure.  11:23:50 23

There's a safety -- public safety aspect for the City.  11:23:52 24

It's achieving a vision of town center.  Again, as malls 11:23:57 25
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are being redeveloped -- and I will point to a couple of 11:24:02 1

malls that are in this particular presentation.  As malls 11:24:04 2

are being redeveloped, they're not being redeveloped  11:24:06 3

solely for retail.  There are other functions that are 11:24:11 4

happening there.  The multi-family, the mixed use.  There 11:24:16 5

are some other services that happen with it.11:24:18 6

You'll also see in the upper right corner, 11:24:19 7

the tail-end of that TIF boundary, that's the Northgate 11:24:21 8

Public Library, which is at the end of its life.  So, at 11:24:26 9

some point, that library will be redeveloped in the next 11:24:26 10

three to five years as well.11:24:30 11

And then looking, finally, new sewer and 11:24:31 12

stormwater infrastructure will be dedicated to the City 11:24:33 13

after completion.  So, again, private system replaced, 11:24:36 14

upgraded to City standards.  There's a component which is 11:24:40 15

owned by the Hixson Utility District.  It would be built 11:24:42 16

to Hixson Utility District standards.  That would be 11:24:46 17

dedicated over to the -- we did -- staff did have 11:24:50 18

conversations with the utility district.  They did not 11:24:52 19

have in their capital budget or their capital plan any 11:24:54 20

projections to replace any of their water lines for the 11:24:58 21

next three to five years.  The same with the City 11:25:01 22

infrastructure, it's not in the capital plan for 11:25:05 23

replacing them in the next three to five years as well.  11:25:07 24

And then let's talk a little bit about the 11:25:11 25
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TIF.  I mean, this board has worked on other TIFs in the 11:25:13 1

past and understands the process.  But, again, it is 11:25:16 2

looking at the property taxes and the existing boundary 11:25:17 3

for the TIF district that's that green portion in this 11:25:21 4

graph.  Whatever is currently being paid in property 11:25:24 5

taxes will continue to be paid.  11:25:27 6

As a property gets redeveloped, there's that 11:25:29 7

orange piece, that's the increment.  That only happens if 11:25:32 8

the developer builds the infrastructure that encourages 11:25:34 9

future development.  So it's not just putting in 11:25:40 10

infrastructure and having it sit; it's putting in 11:25:42 11

infrastructure to drive future growth.  11:25:42 12

That future growth, that's the tax increment.  11:25:46 13

That's what's discretionary.  And so that's what this TIF 11:25:49 14

is about, these next five and six steps to get the 11:25:52 15

proposed TIF in place.  That's looking at:  How much is 11:25:57 16

that increment?  What does it look like?  How much of it 11:25:59 17

is the project entitled to pursue?  And how do we make 11:26:05 18

that happen?  11:26:07 19

And then, at the end of the proposed 20-year 11:26:08 20

term, that green piece, that's where all of that extra 11:26:11 21

valuation, that extra TIF increment, that comes back to 11:26:16 22

the City.  11:26:16 23

And so, again, it's looking at we're getting 11:26:19 24

taxes, we know we're receiving those, they're -- they 11:26:21 25
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have historically been declining and they will probably 11:26:24 1

continue to decline without significant investment or 11:26:27 2

redevelopment.  How do we put in the infrastructure to 11:26:32 3

encourage that orange piece to happen so that, as we get 11:26:34 4

to the end of it, we get all the green afterwards?  And 11:26:38 5

so that's kind of what this graph looks like.  And, 11:26:41 6

again, the discretionary piece is what's in orange.  11:26:44 7

And then we talk about the waivers.  So this 11:26:48 8

is the presentation that was presented to City Council 11:26:49 9

last week.  We went to City Council, we asked for waivers 11:26:52 10

of certain policies.  And the City -- by the TIF policies 11:26:55 11

that were approved by City Council, they're allowed to 11:27:00 12

waive any and all policies as they determine.  11:27:04 13

We asked for these three waivers.  They 11:27:05 14

waived the first two.  And the last one was that 11:27:08 15

independent third-party review.  And so the City Council 11:27:10 16

said:  You know, we still want that.  Like, we get timing 11:27:13 17

is of the essence and we understand all the other pieces.  11:27:16 18

But that's something that the City Council was not 11:27:19 19

willing to waive.  11:27:22 20

And our TIF -- our TIF counsel -- I get City 11:27:26 21

Council and TIF counsel mixed up.  So our TIF legal team 11:27:30 22

staff is already reaching out to a third-party reviewer 11:27:36 23

to provide that.  It's not a reviewer that we've worked 11:27:39 24

with in the past.  So it will not be (indiscernible) and 11:27:41 25
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associates.  It will not be our current legal team.  It's 11:27:41 1

an outside third party.  So they've already reached out 11:27:46 2

for that.  11:27:49 3

What's required for that is that that piece 11:27:49 4

be in place when we get to the point where we are 11:27:52 5

negotiating the EIP, and that's what happens in November.  11:27:57 6

That's November 3rd.  11:27:59 7

And so the Economic Impact Plan -- and that's 11:28:01 8

in another presentation.  This is the -- the Economic 11:28:02 9

Impact Plan is a legal document.  And so on November 3rd, 11:28:07 10

that's when the IDB will see that legal document.  And 11:28:10 11

that requires a public hearing.  It will happen here.11:28:14 12

And then it goes to City Council.  And it 11:28:19 13

goes to County Commission if applicable.  And then the 11:28:20 14

final step is it will come back to the IDB.  And so 11:28:24 15

what's important for us is that third-party review piece, 11:28:28 16

we need to have that by November 3rd, which is when we 11:28:31 17

will start looking at what are the numbers.  11:28:34 18

That's where -- and I will give you four main 11:28:37 19

pieces of the EIP -- that's where we're identifying the 11:28:40 20

boundaries.  Do we have the boundaries?  Do they 11:28:42 21

(undiscernible)?  Or do they need to be changed?  We're 11:28:45 22

identifying the location of the project.  We're talking 11:28:49 23

about the benefits to the municipality.  We're talking 11:28:52 24

about the anticipated tax receipts.  We're talking about 11:28:55 25
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job creation.  All of those are the legal components that 11:28:58 1

will go into the EIP.  Again, that's November 3rd.  11:29:01 2

So that third-party piece, we don't need that 11:29:02 3

today, but we need that before November 3rd, which is 11:29:04 4

where we start looking at the legal document.  11:29:07 5

So for today, what we're asking is review -- 11:29:09 6

accept the application as complete to start the process, 11:29:14 7

set a date for an Application Review Committee, appoint 11:29:17 8

two members from IDB, keeping in mind the Mayor will 11:29:21 9

designate two members, City Council will designate two 11:29:27 10

members, and there will be a member for the Chamber.  11:29:30 11

Those are the pieces that we're asking for today to start 11:29:32 12

the process.11:29:32 13

And so there is an affidavit in the 11:29:35 14

application which says from the company that the project 11:29:38 15

-- that this infrastructure is needed to make the project 11:29:44 16

happen.  And this third-party review which we are saying 11:29:47 17

we will have by the November 3rd EIP draft, that piece 11:29:50 18

will verify that affidavit.  So for that one, what we're 11:29:56 19

saying is we don't need that now but we do need it before 11:29:58 20

we get to the EIP portion.  11:30:03 21

And then let's talk a little bit about the 11:30:08 22

public-private partnership.  Some of you have seen some 11:30:08 23

of these before.  You voted for some of these, about 11:30:11 24

public hearing to amend one of these.  And, again, this 11:30:14 25
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is -- this is the public-private partnership and how that 11:30:15 1

works for the City and the IDB.  It's a contractual 11:30:18 2

agreement between a public agency and a private sector 11:30:25 3

entity.  And so in addition to sharing resources, we are 11:30:26 4

also sharing the risk.  11:30:28 5

And so I will give you this first example.  11:30:29 6

The MLK Blue Goose Hollow TIF, so this one, the developer 11:30:31 7

came to us, the developer was going through the Land 11:30:37 8

Development Office process, a developer was working with 11:30:40 9

CDOT, Chattanooga Department of Transportation, and 11:30:42 10

someone in that department said, Hey, just so you know, 11:30:45 11

if you maintain ownership of this and you close off this 11:30:47 12

boulevard, the public will not have access to the 11:30:51 13

Riverwalk.  11:30:54 14

And the City and the County had just spent 11:30:54 15

tens of millions on that particular portion of the 11:30:57 16

Riverwalk.  And so that's where that public-private 11:31:00 17

partnership came to play.  And it was there's a public 11:31:03 18

benefit, we'd like to partner with you, or the developer 11:31:06 19

is would you partner with us to make sure the public 11:31:09 20

benefit is maintained?"  11:31:13 21

And so this was a TIF, roughly a $4 million 11:31:14 22

TIF, that allowed extension of ML King Boulevard to the 11:31:17 23

Riverwalk, and it also provided parking, landscaping, 11:31:21 24

infrastructure, all of those other pieces that go along 11:31:25 25
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with that sort of public piece.  11:31:29 1

Access Road TIF -- and I know we have a 11:31:33 2

public hearing on that one here shortly -- again, this 11:31:35 3

was infrastructure that the City never would have funded 11:31:37 4

on the front end, it never would have required the 11:31:40 5

right-of-way to do that.  It worked with the developer 11:31:43 6

who was doing a project in the area and we said, Hey, 11:31:44 7

just so you know, there's a soccer complex and there's 11:31:46 8

roadway and access and there's no signaling, so people 11:31:50 9

are coming out of this road, they're making a left turn 11:31:53 10

against four-lane traffic, there is no signally, we'd 11:31:57 11

like to revitalize that infrastructure.  11:32:01 12

It's not something that was in the capital 11:32:03 13

plan.  It probably would not have for a long time, but, 11:32:05 14

again, developer at the table developing the project and 11:32:06 15

we said, Would you consider building out our 11:32:09 16

infrastructure, we'll provide increment to repay you for 11:32:11 17

that?  And that's where we're seeing this piece.  11:32:17 18

So, again, looking at how public-private 11:32:19 19

partnerships work, there's a public benefit for us, for 11:32:22 20

the City and the IDB on the Northgate Mall TIF because, 11:32:24 21

again, we have public infrastructure that is flowing into 11:32:28 22

a private system and were the private system to ever 11:32:32 23

fail, we then are in a critical standpoint to say, Now we 11:32:35 24

have to address this public system on our own, on our 11:32:38 25
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dime, on our timeframe, what would that look like absent 11:32:42 1

a public-private partnership where you already have a 11:32:46 2

developer who's doing work in and around that area. 11:32:49 3

And, again, I talked a little bit about this 11:32:52 4

while we were waiting for the presentation to load.  And, 11:32:56 5

again, this is just project alignment.  And so how this 11:32:59 6

works is when the Chamber has a plan, or RPA has a plan, 11:33:01 7

there's a Plan Hamilton, when those plans are put 11:33:07 8

together with public input, those plans then get 11:33:12 9

disseminated to all the economic development entities 11:33:16 10

that are located in our ecosystem.  We then flag the one 11:33:17 11

where we feel like there might be a potential P3 that's 11:33:22 12

involved.  It does not always happen.  Sometimes it 11:33:25 13

aligns.  Sometimes it doesn't.  11:33:28 14

But, again, when you start to look at the 11:33:30 15

Hixson-Red Bank plan, it points out -- there's a section 11:33:31 16

in the bullet point that says facilitate to redevelop the 11:33:35 17

Northgate Mall.  Well, what does that facilitation look 11:33:40 18

like?  It could be private, it could be public dollars 11:33:45 19

that go directly into it.  It could be public 11:33:46 20

infrastructure that goes into it.  It could be the 11:33:48 21

facilitation of a high-rise project that includes a 11:33:50 22

public library into it.  It can look like any number of 11:33:52 23

things.  11:33:52 24

But what's important is that we flag these 11:33:52 25
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items and then, if they come to us, we bring them forward 11:33:59 1

to the elected bodies where the elected bodies to decide 11:34:06 2

whether these are projects that we want to see happen 11:34:06 3

moving forward.  11:34:08 4

And then, again, these are some recent --  11:34:09 5

one of those is not so recent because it's 2007.  But 11:34:11 6

these are other Tennessee shopping malls, shopping center 11:34:16 7

center TIF projects.  And, again, you're looking at 11:34:20 8

Rivergate $42 million TIF, Oak Ridge, that's a $13 11:34:23 9

million TIF, Bellview $10, East Stone Kingsport $9.5 TIF.  11:34:30 10

These are for -- some of them are infrastructure.  Some 11:34:33 11

of them are vertical construction.  Some of them are 11:34:37 12

demolition.  They're just -- just total -- use their 11:34:38 13

dollars to demolish this eyesore that's been vacant and 11:34:42 14

abandoned, just take it all.  11:34:45 15

So, again, all of these TIFs are a little 11:34:47 16

different.  And so the TIF that we're -- proposed TIF we 11:34:48 17

are bringing to the table is a combination of some of 11:34:50 18

those.  But, at its core, it's infrastructure so that if 11:34:53 19

you want to redevelop it to an outside-type mall, if you 11:34:56 20

want to have a town center, if you want to have 11:35:00 21

multi-family housing, if you want to have a hotel, none 11:35:04 22

of that -- none of that could happen with the existing 11:35:09 23

infrastructure.11:35:12 24

Okay.  And then the proposed timeline, kind 11:35:14 25
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of where we are with everything -- I need glasses for 11:35:17 1

this.  Okay.  So we just finished the two EIPs with the 11:35:20 2

Council where we basically went to them and said:  This 11:35:27 3

is a TIF.  It's not like previous TIFs you've done.  It 11:35:29 4

does not have a big project attached to it that's 11:35:32 5

generating increment.  It's mainly for infrastructure.  11:35:34 6

It's going to be using property tax and local sales tax 11:35:37 7

from smaller projects that are happening in or around it.  11:35:41 8

It's different.  We need some waivers.  11:35:44 9

And so, again, without those waivers, this 11:35:46 10

application would not have been able to come forward to 11:35:49 11

this particular board.  So the Council, again, approved 11:35:51 12

two of those waivers, said no to the other one.  We are 11:35:55 13

moving forward and we are reaching out.  We will comply.  11:35:57 14

Obviously, the applicant will comply with that.11:36:02 15

And then, again, here we are accepting the 11:36:05 16

application and the $8,000 application fee that goes 11:36:09 17

along with that.  The fee can cover any resources or any 11:36:13 18

studies or special items that the IDB might need to 11:36:14 19

review this particular application.  11:36:19 20

And then Tuesday, the 14th, we go back to 11:36:21 21

City Council reviewing it for a TIF.  Again, those are 11:36:29 22

all the staff's -- those are proposed application 11:36:30 23

committee, that has to happen on October 20th.  That's 11:36:33 24

where, roughly, you've got seven people sitting around a 11:36:39 25
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table in the J.B. Collins meeting room for two hours and 11:36:44 1

they're just reviewing the TIF application.  They are 11:36:46 2

asking every single question about every single answer.  11:36:49 3

They're looking at all of the studies.  They're looking 11:36:52 4

at all of the supporting documents to say, Okay, we get 11:36:53 5

it, we've asked all the questions.  11:36:57 6

There's a reporter that attends that meeting 11:36:59 7

that takes notes.  And then anything that comes ahead of 11:37:00 8

that meeting gets incorporated into future documents.  So 11:37:03 9

if there's a question that needs to be asked, they 11:37:07 10

typically will ask it.  It's recorded, and then we get 11:37:10 11

that answer, and then that's incorporated into future 11:37:13 12

documents moving forward.  11:37:16 13

And so we go from Application Review 11:37:18 14

Committee to the public hearing by the IDB and the vote 11:37:20 15

on the EIP.  Again, that's where the legal document that 11:37:24 16

says, We think we're doing a TIF, we're not sure yet, but 11:37:28 17

this is a legal document and here are the items that need 11:37:33 18

to be debated and reviewed.  And that would come before 11:37:37 19

this board November 3rd.  And then passing and voting of 11:37:38 20

it from the IDB then goes back to City.  And then, if 11:37:41 21

appropriate, it would go to County for review and 11:37:44 22

approval.  And then the TIF's in place.  11:37:46 23

And then after that, there's a development 11:37:50 24

agreement, that typically would happen late 11:37:52 25
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December/January.  I think we've had one that's gone to 11:37:56 1

March or so.  And then at that time, it goes over the 11:37:58 2

parameters, the development, what it looks like, 11:38:01 3

drawings, all of those pieces.  Perfect.  11:38:03 4

And then I will have the developer come up 11:38:07 5

and talk a little bit about the sewer. 11:38:11 6

MR. MESHEL:  Thank you very much.  There's 11:38:22 7

another presentation in there.  11:38:23 8

THE COURT REPORTER:  What is your name, sir?11:38:23 9

MR. MESHEL:  Jon Meshel, CBL Properties.  I'm 11:38:30 10

appreciative of the board today and the opportunity to 11:38:34 11

speak to you all.  Charita, thank you for your 11:38:36 12

presentation. 11:38:43 13

That's the right one.   As the City stated, 11:38:47 14

we are seeking a developer-backed TIF.  We are proposing 11:38:53 15

to finance the work with the reimbursement funded by real 11:38:57 16

estate tax and sales tax.  11:39:01 17

The proposed sales tax contribution will be 11:39:02 18

capped and limited to new retail, as that will open on 11:39:06 19

the former Sears' land, retailers that are already under 11:39:06 20

development will open later this year.  11:39:06 21

With comments today, we intend to provide 11:39:19 22

some additional color to the City's presentation and to 11:39:24 23

address some questions that have come up.11:39:26 24

The Northgate Mall has long served... 11:39:27 25
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MS. ALLEN:  We did pass out the presentation 11:39:49 1

to the IDB members.11:39:49 2

MR. MESHEL:  Okay.  Thank you.  Sorry for the 11:39:59 3

interruption.  Northgate Mall has long served as a 11:40:05 4

cornerstone of the Hixson community and was built prior 11:40:06 5

to Hixson's incorporation into the city, as Charita 11:40:09 6

mentioned, during a time when public services were not 11:40:13 7

available.  This means that to support the mall's 11:40:17 8

development, a private system had to be constructed.  11:40:18 9

I would like to note that had the mall been 11:40:20 10

built a few years later, the system would have been 11:40:22 11

designed, constructed, and dedicated to the City.  11:40:25 12

As the corridor has grown, it became 11:40:28 13

necessary for this private system to expand to serve 11:40:32 14

other businesses and landowners.  Now this failing 11:40:33 15

private infrastructure system serves not just the mall, 11:40:37 16

but 12 other adjacent properties and nearly 20 other 11:40:40 17

businesses.  11:40:44 18

CBL purchased the mall in 2011.  And since 11:40:44 19

then, we have invested over $40 million in and around the 11:40:49 20

mall.  Tens of millions of additional dollars have been 11:40:52 21

invested by owners of parcels surrounding the mall and to 11:40:55 22

the benefit of the community. 11:40:58 23

However, like many aging retail centers, the 11:40:59 24

campus now faces a critical challenge.  Its 11:41:04 25
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infrastructure, particularly the water and sewer systems, 11:41:08 1

both outdated and is still privately owned.  As a 11:41:10 2

critical infrastructure system that serves not only the 11:41:13 3

mall property but 12 additional properties owned by other 11:41:16 4

entities, a failure of the system would create a 11:41:19 5

significant disruption of the businesses served by the 11:41:21 6

system, including businesses such as T.J. Maxx,  11:41:25 7

Aubrey's, Cava, Miller's Ale House, and many others.11:41:25 8

In the years since CBL purchased the mall, 11:41:31 9

the retail industry has changed significantly.  Malls 11:41:31 10

similar in size and market position have had to evolve.  11:41:37 11

Anchor stores on our campus, such as JCPenney, Sears, and 11:41:42 12

Burlington have closed.  National retailers inside the 11:41:46 13

mall, such as Children's Place, Victoria's Secret, Kay 11:41:46 14

Jewelers, GNC, Justice, Christopher & Banks have also 11:41:46 15

closed.11:41:46 16

Simply put, the mall in its current format is 11:41:57 17

not sustainable.  The financial impact is real and 11:42:00 18

detrimental to the City.  As the City stated, the real 11:42:03 19

estate tax as related to the campus have declined from a 11:42:08 20

peak of $1.1 million in 2017 to $575,000 in 2024.  This 11:42:11 21

is nearly a 50 percent decline. 11:42:18 22

We reinvested in the property by redeveloping 11:42:20 23

around the periphery and working to preserve its value 11:42:23 24

and tax revenue, but we have reached the limit of what 11:42:27 25
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this existing infrastructure system can support. 11:42:32 1

The combination of the deterioration of the 11:42:34 2

existing retail format in this location coupled with the 11:42:37 3

costs associated with the failing private infrastructure 11:42:42 4

make meaningful redevelopment that aligns with the City's 11:42:42 5

existing vision for the area as outlined by One 11:42:47 6

Chattanooga, Plan Chattanooga, and Chattanooga Regional 11:42:49 7

Planning Agency impossible without public-private 11:42:54 8

partnership.11:42:54 9

I want to reiterate, a meaningful 11:42:56 10

redevelopment of the closed mall -- enclosed mall cannot 11:42:59 11

support a public infrastructure project that serves 12 11:43:01 12

additional property owners and numerous other business.  11:43:05 13

This is infrastructure work that the City needs to 11:43:08 14

support its businesses and its taxpayers.  11:43:14 15

To address this, CBL, in partnership with the 11:43:14 16

City of Chattanooga is proposing a developer-backed TIF.  11:43:17 17

Importantly, this is not a request for existing public 11:43:21 18

funds.  CBL would fund the improvements upfront assuming 11:43:25 19

100 percent of the financial risk with 100 percent of the 11:43:31 20

TIF being repaid by new revenue generated from the 11:43:31 21

ongoing development of the former Sears' parcels once 11:43:34 22

they are reassessed.  Once complete, the new 11:43:37 23

infrastructure would be dedicated to the City of 11:43:40 24

Chattanooga and the Hixson Utility District. 11:43:42 25
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The benefits of this proposal are immediate 11:43:44 1

and tangible.  The improvements will help stabilize the 11:43:48 2

tax base that has eroded significantly over the past 11:43:50 3

decade and create new revenue stream for both the City 11:43:53 4

and the County.  11:43:57 5

The project is a strategic investment in 11:43:57 6

public infrastructure that supports existing businesses, 11:44:02 7

prevents urban sprawls, and aligns with long-term 11:44:06 8

planning goals for the Hixson corridor.  11:44:07 9

In this proposed public-private partnership, 11:44:09 10

with work being completed by the developer, the City 11:44:13 11

avoids the complexity of managing the project, the City 11:44:14 12

bears none of the financial risk, gains a modern utility 11:44:18 13

-- a modern utility system necessary to continue to 11:44:23 14

effectively and safely serve its customers, and the 11:44:26 15

community will get a revitalized commercial center.11:44:31 16

A future revitalization of Northgate Mall 11:44:34 17

hinges on this infrastructure work.  Without it, the 11:44:36 18

future of the mall is bleak and likely to be repurposed 11:44:38 19

into low-value uses, such as self-storage, that do little 11:44:43 20

to support surrounding businesses, create jobs or 11:44:48 21

generate meaningful tax revenue.  11:44:50 22

This is not alarmism; it's reality as seen in 11:44:52 23

other communities.  Malls that lack coordinated 11:44:58 24

public-private investment have become blighted and 11:44:59 25
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underutilized.  There are numerous examples of malls  11:45:02 1

being returned to lenders and public entities needing to 11:45:04 2

step in and purchase parcels just to prevent further 11:45:07 3

decline. 11:45:09 4

Chattanooga has an opportunity to avoid a 11:45:10 5

negative outcome by supporting a plan that stabilizes the 11:45:13 6

tax base, protects public infrastructure, and positions 11:45:17 7

Northgate Mall for meaningful community center 11:45:21 8

development.11:45:21 9

Ultimately, this proposal is about more than 11:45:25 10

just Northgate Mall; it's about preserving essential City 11:45:27 11

services to the nearly 20 existing businesses, ensuring 11:45:32 12

that Hixson continues to grow in a way that benefits 11:45:35 13

everyone, residences, businesses, and the City alike.11:45:38 14

CBL is invested in this project and the 11:45:41 15

future viability of the Northgate campus, a future that 11:45:46 16

will only be possible if this critical infrastructure 11:45:48 17

work is completed.11:45:52 18

As I mentioned at the beginning, we are 11:45:53 19

seeking a developer-backed TIF.  CBL will be financing 11:45:54 20

the work and taking the risk.  Thank you.  11:45:59 21

MR. RODGERS:  Madame Chairwoman?11:45:59 22

CHAIRWOMAN JONES:  Yes. 11:46:05 23

MR. RODGERS:  Mr. Meshel, CBL Properties owns 11:46:06 24

this particular property; did I understand that 11:46:06 25
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correctly?  11:46:06 1

MR. MESHEL:  We own the middle of the 11:46:15 2

property, the mall portion of the property, and we own 11:46:16 3

some of the parcels around the property, but not all of 11:46:18 4

the parcels. 11:46:20 5

MR. RODGERS:  Okay.  Since the resolution is 11:46:20 6

explicitly dealing with Hixson Mall, LLC, and BI 11:46:24 7

Development, LLC, explain for us, who are those people?11:46:29 8

MR. MESHEL:  Hixson Mall, LLC, is the entity 11:46:32 9

that owns the mall, the enclosed mall.  There are 12 11:46:34 10

other properties around the campus, one of which is BI 11:46:37 11

Development, LLC, which CBL is a managing member.  So the 11:46:43 12

idea is that CBL's entities, the mall, will pay for all 11:46:45 13

of the infrastructure that supports the mall and the 11:46:49 14

other businesses around the mall.11:46:53 15

MR. RODGERS:  Does CBL have an ownership 11:46:54 16

interest in Hixson Mall, LLC?  11:46:59 17

MR. MESHEL:  Yes.  Yes.  Sorry if I wasn't 11:46:59 18

clear.11:47:03 19

MR. FLOYD:  Does it also have interest in BI 11:47:03 20

Development?  11:47:06 21

MR. MESHEL:  Yes. 11:47:06 22

MR. FLOYD:  Okay.  Because all of those are 11:47:08 23

attached; correct?  11:47:10 24

MR. MESHEL:  All of the parcels are taxed?11:47:11 25
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MR. FLOYD:  Attached.  11:47:14 1

MR. MESHEL:  Attached.  I'm sorry.  11:47:16 2

MR. FLOYD:  Can we see the previous slide?11:47:16 3

MR. DAVE:  (Complies.)11:47:22 4

MR. MESHEL:  So 13 and 10 are the two 11:47:23 5

entities making the application.11:47:23 6

MR. FLOYD:  Right.  And it looked like they 11:47:28 7

are attached, to me. 11:47:29 8

MR. MESHEL:  This is not a clear parcel map.  11:47:31 9

It's a utility map with an overlay.  They are adjacent to 11:47:34 10

each other, that is correct.  But they're 11:47:36 11

separately-owned entities.  CBL purchased 10 from 11:47:38 12

JCPenney when JCPenney closed. 11:47:45 13

MS. KAINS:  Excuse me.  So, to be clear, this 11:47:54 14

would benefit all of these parcels is kind of what we're 11:47:56 15

saying.  You're just the applicant.  But this is going to 11:47:59 16

be beneficiary, obviously, to all of the surrounding -- 11:48:00 17

they're not going to have to have access separately?  11:48:03 18

It's going to be a public utility?  11:48:03 19

MR. MESHEL:  That's correct.  So just what we 11:48:08 20

stated, and explained it again, all of these parcels are 11:48:10 21

served by a private line owned by the mall, the mall 11:48:13 22

entity, the mall entity which is owned by CBL, and 11:48:18 23

they're all served by this private line today.  They're 11:48:20 24

served by the private line.  They pay the City and the 11:48:23 25
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Hixson Utility District.  And so what we are talking 11:48:26 1

about is putting new public lines to serve all those 11:48:31 2

customers and to serve the mall.  The economic challenge 11:48:34 3

for the mall is that 13 -- property number 13, in the 11:48:39 4

middle, cannot support the infrastructure project that 11:48:44 5

benefits all of the existing businesses.  It's too much 11:48:46 6

money for 13 to support.  11:48:50 7

MS. KAIN:  And there won't be any current 11:48:52 8

additional expense to those surrounding businesses for 11:48:53 9

this market, it's all going to be financed for this 11:48:54 10

project? 11:48:57 11

MR. MESHEL:  That's the way it's proposed, 11:48:57 12

correct. 11:49:01 13

MR. GOLDBERG:  Madame Chair?11:49:03 14

CHAIRWOMAN JONES:  Yes.11:49:05 15

MR. GOLDBERG:  So one question I have is 11:49:05 16

about the road.  So what is -- is there a plan for the 11:49:06 17

Northgate Mall Drive Loop?  Because that's privately 11:49:06 18

owned; correct?11:49:06 19

MR. MESHEL:  That is correct.11:49:06 20

MR. GOLDBERG:  By CBL?  11:49:14 21

MR. MESHEL:  Correct.  There is not a plan 11:49:16 22

proposed as part of this scope of work.  When we look 11:49:20 23

forward, when you think about redeveloping it into a 11:49:21 24

mixed-use town center, that will have to be considered as 11:49:25 25
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part of the improvements in order to achieve the vision 11:49:29 1

that we're looking for.11:49:29 2

MR. GOLDBERG:  I assume some of the 11:49:32 3

infrastructure is underneath that road. 11:49:36 4

MR. MESHEL:  That's correct.11:49:36 5

MR. GOLDBERG:  So that's just one -- I mean, 11:49:38 6

that would be one concern I would have, generally.  I 11:49:38 7

mean, I think that's something that needs to be looked at 11:49:41 8

as part of the EIP.  I just know that road's been talked 11:49:43 9

about at least since 2013 since I have been involved in 11:49:50 10

any local government.  It seems like it would be 11:49:53 11

short-sighted not to transfer that road to make it a 11:49:59 12

public road as a part of this process.11:50:01 13

MR. MESHEL:  We have looked at that, and I 11:50:03 14

don't think that there's enough width on the road in 11:50:04 15

order to comply with the public road standards that the 11:50:08 16

City requires.  But it's been a while since we've looked 11:50:12 17

at that, but we definitely could take another look at 11:50:15 18

that while we're in the process.  I think we would love 11:50:18 19

for it to become a public road.  I'm just not sure that 11:50:20 20

it can become a public road.11:50:20 21

MR. GOLDBERG:  If it's going to be in the 11:50:26 22

middle of a TIF district, I would say it's a great time 11:50:26 23

to look at that road one more time.11:50:29 24

MR. MESHEL:  It's a great point.11:50:29 25
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MR. GOLDBERG:  And, of course, City Council 11:50:30 1

has the ability to waive road standards as they see fit 11:50:32 2

is my understanding.11:50:32 3

MR. MESHEL:  Okay.11:50:36 4

MR. NOBLETT:  It's got to be 26 feet 11:50:36 5

normally. 11:50:39 6

MR. MESHEL:  Good comment. 11:50:42 7

MR. GOLDBERG:  I have another question, and 11:50:43 8

this may be for Charita.  Have we asked DFM to do a 11:50:45 9

third-party review?  That would be a suggestion I would 11:50:53 10

have.  They look at this kind of work regularly.  I would 11:50:54 11

think, from an infrastructure standpoint, they would be 11:50:57 12

able to help with projections for -- especially with 11:51:01 13

sales tax.  I mean, that's the one that's going to be, in 11:51:04 14

my mind, the biggest question is what those projections 11:51:06 15

might look like.11:51:06 16

MS. KNOTTS:  Hi, I'm Betsy Knotts with Bass, 11:51:06 17

Berry & Sims.  I'm on the TIF legal team with Mark 11:51:12 18

Mamantov.  And so we have been talking with Davenport 11:51:15 19

Finance Group, and we have proposed an engagement with 11:51:21 20

them to do a third-party review.  They are very familiar 11:51:22 21

with doing TIF reviews.  I think they did one for the 11:51:25 22

Rivergate Mall recently.  They've also been involved in 11:51:29 23

some out in Knoxville as well.  So I think they're 11:51:32 24

relative.  And based on his workload, he's able to turn 11:51:37 25
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it around pretty quickly, which is kind of important for 11:51:39 1

this project.11:51:39 2

But DFM's established and I think they should 11:51:44 3

always been engaged as a City financial while they  11:51:44 4

review projections and anything related to financing. 11:51:47 5

MR. RODGERS:  Betsy, what's your last name?  11:51:54 6

I'm sorry.11:51:54 7

MS. KNOTTS:  Knotts.  K-n-o-t-t-s.  Like Don 11:51:54 8

Knotts.11:51:54 9

MR. RODGERS:  Okay.  Gotcha.  And what's your 11:52:03 10

take on Ms. Sharp's concern about the -- she had two 11:52:04 11

problems.  About sales tax, what's your take on that?11:52:04 12

MS. KNOTTS:  So we've already drafted that 11:52:08 13

legal opinion.  That was something we looked heavily into 11:52:10 14

before we got to this part of the process.  11:52:13 15

We're relying -- it's separate from the TIF 11:52:19 16

statute, so I think that's where there's some confusion.  11:52:20 17

We're relying on 7-53-315.  It's a completely separate 11:52:22 18

provision.  For jurisdictions that have central business 11:52:27 19

improvement districts, which Chattanooga has, they have 11:52:32 20

the ability to grant through their IBD revenues other 11:52:35 21

than ad valorem tax revenues.  So that includes all types 11:52:42 22

of sales, local option sales tax.  11:52:44 23

Here, we are being more conservative and just 11:52:46 24

using increment.  So the statute would allow the IDB to 11:52:51 25
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utilize, essentially, City-wide local option sales tax 11:52:56 1

that's available.  But here, we're just using from the 11:52:57 2

property directly, an increment portion of the sales tax.  11:53:00 3

So I think once people understand that 11:53:03 4

there's legal authority for it and we're being very 11:53:06 5

conservative here, they'll feel, probably, more 11:53:09 6

comfortable.  But, yes, we have already drafted that 11:53:13 7

legal opinion.11:53:13 8

MR. GOLDBERG:  I may be wrong, but isn't that 11:53:16 9

the same situation for the stadium sales tax?11:53:20 10

MS. KNOTTS:  No.  I don't want to talk off 11:53:23 11

the cuff about the stadium, but I don't think that's what 11:53:28 12

was used there.11:53:28 13

MR. GOLDBERG:  I just know it's a certain 11:53:30 14

portion of the sales tax.11:53:31 15

MR. KNOTTS:  Yeah.  And I think the stadium 11:53:33 16

was a Brownfield.  11:53:34 17

MR. GOLDBERG:  Yeah, I think you're right.11:53:34 18

MS. KNOTTS:  Yeah.11:53:37 19

MR. RODGERS:  Will you provide us a copy of 11:53:37 20

that, please?11:53:37 21

MS. KNOTTS:  Yes.  It's just not finalized 11:53:40 22

yet, but yes.  We'll be signing off on all this.11:53:42 23

MR. RODGERS:  Thank you.  11:53:45 24

MS. KNOTTS:  Yes. 11:53:46 25
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MR. GOLDBERG:  I only had one more question.  11:53:47 1

For the term of the TIF, is the 20-year term determined 11:53:50 2

based on projections of when it'll be paid back?  I just 11:53:56 3

wondered why not 15?11:53:59 4

MR. MESHEL:  Yes, it is projected based on a 11:54:00 5

conservative underwriting of a payback, and it is also 11:54:04 6

not assume -- it assumes that there is no increment 11:54:04 7

associated with the middle of the mall, so I think it's 11:54:07 8

our goal -- our stated goal and our desire would be to 11:54:10 9

pay it back a lot sooner with additional development that 11:54:15 10

comes online in the middle of the property.  But it 11:54:18 11

guarantees that it will be paid back with what's 11:54:25 12

underwriting. 11:54:26 13

CHAIRWOMAN JONES:  Any other questions?  11:54:29 14

(No response.) 11:54:31 15

MR. NOBLETT:  Yes.  I was going to have one 11:54:32 16

for Ms. Knotts.11:54:33 17

CHAIRWOMAN JONES:  Sure.11:54:33 18

MR. NOBLETT:  On the issue -- I guess we need 11:54:37 19

to probably -- there's no AG opinion on this, at least, 11:54:38 20

is there, as to use of 7-53-315 for sales tax?  11:54:42 21

MS. KNOTT:  No, there's no AG opinion on 11:54:46 22

that.  11:54:48 23

MR. NOBLETT:  I was wondering because it 11:54:49 24

specifically is talking about situations where there's a 11:54:51 25
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central business improvement district.  But this is 11:54:52 1

outside of the central business improvement district.11:54:53 2

MS. KNOTTS:  Right.  It's a peer statutory  11:54:56 3

construction analysis and it does not require that the 11:54:57 4

property be within the central business.  And I did look 11:55:01 5

into the legislative history.  It dates back to 2010 when 11:55:07 6

this was originally enacted.11:55:08 7

MR. NOBLETT:  Right.  11:55:10 8

MS. KNOTTS:  And it really is a focus on pure 11:55:13 9

public infrastructure and for communities that have these 11:55:13 10

central business improvement districts, they're obviously 11:55:16 11

focused on revitalizing areas of their city.  So it fits 11:55:20 12

in the policy matter.  And they may have extra funds 11:55:23 13

outside of their, you know, ad valorem taxes that's 11:55:26 14

available to be used to put in new sidewalks and, you 11:55:30 15

know, whatever type of infrastructure is needed in 11:55:33 16

certain parts of the City.  So there is a special 11:55:37 17

carveout, I think, for parking facilities and sports 11:55:40 18

facilities. 11:55:42 19

MR. NOBLETT:  Parking, yes.11:55:42 20

MS. KNOTTS:  Those have to be in the center 11:55:44 21

city area, but all other public infrastructure does not 11:55:46 22

have to be in the center city area.  11:55:48 23

MR. NOBLETT:  And this sewer system that was 11:55:50 24

developed was before the Clean Water Act occurred, and 11:55:53 25
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because of that was initially going into the river with a 11:55:56 1

private system.  So since that time, it has been hooked 11:55:59 2

onto our regional wastewater system here.  So outside of 11:56:04 3

this area, it is being treated at this point in time much 11:56:06 4

differently than it would have been in 1968.  11:56:11 5

So the City and the regional area has 11:56:14 6

provided that level of improvement.  But we are also 11:56:16 7

talking about 5,575 linear feet of sanitary sewer that's 11:56:20 8

in connection with this TIF, which is a whole lot of pipe 11:56:25 9

underground that's got to go.11:56:27 10

And if that pipe is going underground, there 11:56:28 11

may also be disruption to the roadways in whatever area 11:56:30 12

it's going in, so just think of that as you're looking at 11:56:33 13

an economic improvement plan.11:56:36 14

MR. RODGERS:  One other thing.  11:56:39 15

CHAIRWOMAN JONES:  Yes.11:56:39 16

MR. RODGERS:  Clarify for us, who's paying 11:56:41 17

you and your firm for your services in connection with 11:56:42 18

this project?  11:56:45 19

MS. KNOTTS:  So, we have an engagement with 11:56:46 20

Chattanooga.  That's how it works.  And then if the 11:56:48 21

project goes through, the developer does pay our fee.11:56:52 22

MR. RODGERS:  Ultimately, the developer does?11:56:53 23

MS. KNOTTS:  Yes.  But we are ethically, you 11:56:57 24

know, binding to represent the City and the Industrial 11:56:59 25
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Development Board, and we enjoy that.11:57:09 1

MR. NOBLETT:  We'll try to make sure they do 11:57:09 2

a good job.11:57:09 3

(Laughter.)  11:57:12 4

CHAIRWOMAN JONES:  Any other questions from 11:57:12 5

the board?  11:57:13 6

MS. KAIN:  So to just clarify.  11:57:13 7

CHAIRWOMAN JONES:  Yes.11:57:13 8

MS. KAIN:  So this is just kind of like we're 11:57:17 9

just approving we're going to move to the next phase of 11:57:20 10

the application process.  We are going to move forward 11:57:21 11

and we'll have, you know, the opportunity for more 11:57:24 12

questions.  Like, we will have that, we'll go over 11:57:26 13

everything.  We'll have the details for this application 11:57:32 14

review.  11:57:32 15

Okay.  I just want to say we're not really 11:57:33 16

approving any movement; we're just approving process?11:57:34 17

MS. KNOTTS:  Absolutely, yes.  And like 11:57:38 18

Charita said, the Economic Impact Plan public hearing is 11:57:41 19

on first -- will probably on November 3rd, and that's 11:57:44 20

sort of the high-level document.  We also call it like 11:57:47 21

the constitution of the agreement.  It just sort of 11:57:51 22

guides the process to get City and County approval, if we 11:57:53 23

can.11:57:53 24

And then after that's done, the TIF is 11:57:58 25
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established and we put all the details into the 11:58:00 1

development agreement. 11:58:03 2

MS. KAIN:  Gotcha.11:58:03 3

MS. KNOTTS:  So this is just the very 11:58:07 4

beginning.11:58:07 5

MS. SHEKARI:  (Indicating.)11:58:07 6

CHAIRWOMAN JONES:  Yes.11:58:07 7

MS. SHEKARI:  I have a couple of just minor 11:58:09 8

questions.  So the timeline we think, with November 3rd 11:58:10 9

being the public hearing, we think we'll be able to get a 11:58:14 10

third-party review by that time?11:58:17 11

MS. KNOTTS:  Yes.  11:58:19 12

MS. SHEKARI:  And the finalized -- there's 11:58:19 13

two different timelines.  I don't know who -- are we 11:58:21 14

sticking with the one that you went over, Charita, if the 11:58:25 15

one is not under this, because it's much faster?  11:58:28 16

MS. ALLEN:  So is there -- there may be a 11:58:32 17

second timeline, for the North River Commerce Center 11:58:33 18

project.  11:58:38 19

MS. SHEKARI:  Okay.  Okay.  I'm sorry.  This 11:58:38 20

is that timeline.  Okay. 11:58:40 21

MS. ALLEN:  Highly unusual, but, yes, we have 11:58:41 22

two TIFs before us at the same time.  11:58:43 23

MS. SHEKARI:  Okay.  No worries.  I think 11:58:50 24

that's actually all I have. 11:58:50 25
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CHAIRWOMAN JONES:  Phil?11:58:53 1

MR. NOBLETT:  Yes.  Your current resolution 11:58:55 2

here on the second page in Section 2 has actually got the 11:58:57 3

reference to 4.11 Applicant Affidavit and Third-Party 11:59:01 4

Review, we need to strike that, I think, at least that's 11:59:04 5

the amendment here on this resolution -- it's still on 11:59:07 6

the form -- because of the City Council's action this 11:59:10 7

past week.  So that's been done.  So I would recommend 11:59:13 8

that you make, I guess, a motion to amend to strike the 11:59:18 9

last one. 11:59:21 10

MR. RODGERS:  Where are you, Phil?11:59:22 11

MR. NOBLETT:  On the second page of the 11:59:24 12

resolution. 11:59:25 13

MS. ALLEN:  It's the actual resolution on 11:59:27 14

which you'll be voting, so we want to strike the waiving 11:59:29 15

of the third-party review because Council did not approve 11:59:34 16

that.  11:59:37 17

MR. NOBLETT:  Correct.11:59:37 18

MS. ALLEN:  So you would be approving the 11:59:37 19

item with the amendment to strike that. 11:59:41 20

MR. NOBLETT:  Yes.  We didn't learn about 11:59:42 21

this until September the 30th, so that's where we are.11:59:44 22

CHAIRWOMAN JONES:  So if there aren't any 11:59:51 23

more questions -- are there any more questions?11:59:54 24

(No response.) 11:59:54 25
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CHAIRWOMAN JONES:  So for Item (a) for number 11:59:55 1

7 on our agenda, so we are entertaining a resolution 11:59:59 2

accepting the application and attachments, and then also 12:00:06 3

with this amendment to 4.11 Applicant Affidavit and 12:00:10 4

Third-Party Review being struck.  So I will entertain a 12:00:18 5

motion. 12:00:26 6

MR. FLOYD:  I make a motion that we approve 12:00:26 7

the resolution with the striking of the 4.11.  I think 12:00:28 8

it's correct on mine.  12:00:33 9

MR. RODGERS:  Yes.12:00:33 10

MR. GOLDBERG:  The resolution was correct.12:00:36 11

MS. ALLEN:  We did send out a second page.12

MR. RODGERS:  I don't see the ordinance 13

referenced.14

MR. GOLDBERG:  It's already gone.15

MS. SHEKARI:  The chair changed that.16

MR. GOLDBERG:  Donna knew that.  Wow.  Okay.17

MS. SHEKARI:  It's got waivers.12:00:37 18

MS. ALLEN:  Okay.  So that means a copy's in 12:00:37 19

there.  12:00:39 20

MR. GOLDBERG:  Are you talking about the one 12:00:39 21

in red?12:00:39 22

MR. NOBLETT:  That's it.  Just those two,  12:00:40 23

that's all. 12:00:40 24

MS. ALLEN:  Okay.  Perfect.  So there's no -- 12:00:40 25
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so we have the correct resolution, yes?12:00:43 1

MR. NOBLETT:  In the amended packet, yes.12:00:43 2

MS. ALLEN:  Okay.12:01:13 3

MS. SHEKARI:  We do have another name for the 12:01:16 4

secretary, though, but other than that. 12:01:16 5

MR. NOBLETT:  Yes. 12:01:19 6

CHAIRWOMAN JONES:  Would you repeat your...12:01:23 7

MR. FLOYD:  I make a motion that we approve 12:01:25 8

the resolution accepting the application for the Hixson 12:01:27 9

Mall, LLC, and the BI Development, LLC, for the tax 12:01:33 10

increment incentive authorizing the submission of the tax 12:01:38 11

increment application for the Northgate Mall 12:01:40 12

Redevelopment project to the Chattanooga City Council and 12:01:43 13

Hamilton County Commission to adopt the Resolution of 12:01:49 14

Intent to consider the Economic Impact Plan.12:01:49 15

CHAIRWOMAN JONES:  Is there a second?  12:01:55 16

MR. GOLDBERG:  Second. 12:01:58 17

CHAIRWOMAN JONES:  All in favor?12:02:00 18

(Unanimous response.)12:02:03 19

CHAIRWOMAN JONES:  Any oppose?  12:02:03 20

(No response.) 12:02:04 21

CHAIRWOMAN JONES:  Okay.  Great.  The 12:02:05 22

resolution passes.  First section B of this, we need to 12:02:07 23

have a resolution of the board of directors of the IDB of 12:02:11 24

the City of Chattanooga to set an Application Review 12:02:15 25
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Committee meeting on or about October 20th, 2025, to 12:02:18 1

review the application for the public infrastructure 12:02:21 2

improvements to support the revitalization of the 12:02:26 3

Northgate Mall.  So we need to identify two people, 12:02:27 4

right -- 12:02:33 5

MR. NOBLETT:  Yeah.  12:02:34 6

CHAIRWOMAN JONES:  -- that are available 12:02:35 7

October 20th?12:02:35 8

MR. NOBLETT:  Yeah, two people that are 12:02:37 9

available, and just appoint those as the representatives 12:02:39 10

of the Industrial Development Board.  We were looking 12:02:42 11

through our minutes concerning this matter, and the only 12:02:43 12

appointments that I saw was June the 5th of 2023.  And by 12:02:47 13

your requirements on here, the application of the board 12:02:50 14

has to appoint two members before the end of each 12:02:54 15

calendar year for the following year.  So I think you 12:03:00 16

need to do that at this point in time. 12:03:01 17

CHAIRWOMAN JONES:  So...12:03:04 18

MR. RODGERS:  It would be through the end of 12:03:08 19

June, you say?  12:03:08 20

MR. NOBLETT:  It says before the end of the 12:03:08 21

calendar year for the following year.  And the last time 12:03:12 22

I saw it was -- June 5th, 2023 was the more recent one.12:03:16 23

MS. ALLEN:  And so, board, what we are asking 12:03:23 24

is for two representatives from the board to serve on the 12:03:24 25
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Application Review Committee.  We anticipate that it is, 12:03:27 1

roughly, I would say, a four-hour commitment.  There's a 12:03:30 2

two-hour meeting, but we send you all of the materials 12:03:34 3

ahead of time that we would ask the two members to 12:03:38 4

review.  12:03:40 5

And so it would look like the application 12:03:40 6

packet, all of the attachments, reviewing all that before 12:03:44 7

arriving to the meeting, and then sitting through the 12:03:47 8

two-hour meeting to ask the developer, the finance team, 12:03:51 9

and the City staff any questions related to the proposed 12:03:57 10

TIF.  12:04:00 11

And so that meeting we are proposing is 12:04:00 12

October 20th, and that will be from 9:30 to 11:30 in the 12:04:04 13

Council Committee Room, recognizing this board would have 12:04:12 14

two representatives, the City Council is appointing two, 12:04:15 15

the Mayor's appointing two, and then the Chamber will 12:04:18 16

have a representative as well. 12:04:22 17

MR. FLOYD:  Madame chairman, this is in my 12:04:25 18

district, so I don't know if you can take volunteers.12:04:28 19

MS. ALLEN:  Yeah, we will. 12:04:31 20

CHAIRWOMAN JONES:  Yes. 12:04:31 21

MS. ALLEN:  That wasn't addressed to me, but 12:04:32 22

yes.   12:04:32 23

MR. FLOYD:  Does it need to be to you?12:04:37 24

MS. ALLEN:  No.12:04:40 25
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CHAIRWOMAN JONES:  So we'll now select those 12:04:40 1

two members.  So I'm hearing one recommendation.  Is 12:04:44 2

there a second recommendation?  12:04:50 3

MR. JOHNSON:  As previously, before, I'll be 12:04:55 4

on a cruise ship, Disney cruise.  Otherwise, I would.12:04:55 5

(Laughter.)12:04:55 6

CHAIRWOMAN JONES:  October 20th at 9:30.12:05:02 7

MS. ALLEN:  You're passing up Application 12:05:05 8

Review Committee for a Disney cruise?  12:05:05 9

(Laughter.)12:05:05 10

MS. KAIN:  I don't like cruising.  I think I 12:05:05 11

would represent as well.12:05:05 12

MR. FLOYD:  Very good. 12:05:16 13

CHAIRWOMAN JONES:  So Nadia and James will be 12:05:17 14

our two representative.   Is there a second for them?  12:05:21 15

MR. JOHNSON:  Second.12:05:21 16

(Laughter.)12:05:28 17

MR. GOLDBERG:  Third.12:05:28 18

CHAIRWOMAN JONES:  All those in favor, say 12:05:31 19

aye?  12:05:31 20

(Unanimous response.)12:05:31 21

CHAIRWOMAN JONES:  Any oppose?12:05:34 22

(No response.)12:05:34 23

MS. ALLEN:  Perfect. 12:05:34 24

CHAIRWOMAN JONES:  Thank you two for 12:05:36 25
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representing us on October 20th at the Application Review 12:05:37 1

Committee meeting. 12:05:42 2

MS. ALLEN:  And so has the board officially 12:05:42 3

selected October 20th as the committee meeting date?  12:05:46 4

It's just a motion and a second unless the Council says 12:05:48 5

otherwise.12:05:48 6

MS. KAIN:  I make a motion to accept October 12:05:54 7

the 20th.12:05:56 8

MR. RODGERS:  Second. 12:05:56 9

CHAIRWOMAN JONES:  Okay.  All those in favor?12:05:57 10

(Unanimous response.)12:05:57 11

CHAIRWOMAN JONES:  Great.12:05:57 12

MR. NOBLETT:  This will be a noticed meeting 12:06:02 13

as well, won't it?  12:06:04 14

MS. ALLEN:  Yes.  12:06:06 15

MR. NOBLETT:  Okay.12:06:06 16

MS. ALLEN:  Thank you, board. 12:06:07 17

MR. MESHEL:  Thank you.  12:06:09 18

CHAIRWOMAN JONES:  Moving on to our next 12:06:10 19

item:  Public Hearing for Economic Impact Plan for the 12:06:21 20

development of the North River Commerce Center Industrial 12:06:21 21

Park.  This is a resolution of the Board of Directors of 12:06:26 22

the IBD of the City of Chattanooga approving a second 12:06:26 23

amendment to the Economic Impact Plan for the development 12:06:33 24

of the North River Commerce Center Industrial Park and 12:06:34 25
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the redevelopment of North Access Road and submitting the 12:06:39 1

amendment to the City Council and County Commission for 12:06:40 2

approval. 12:06:44 3

MR. BROOKS:  Good morning. 12:06:46 4

MR. NOBLETT:  Good morning.12:06:48 5

MR. BROOKS:  I'm Winston Brooks, Economic 12:06:49 6

Development Director for the City of Chattanooga.  It's a 12:06:53 7

pleasure to be here before you today to talk about a 12:06:55 8

great project that many of you are probably familiar 12:06:58 9

with.  It's the North River Commerce Center.  12:06:59 10

And it was alluded to in Charita's comments 12:07:01 11

earlier about some other TIFs that have been successful 12:07:05 12

in the community with some of the -- I think there's $9.4 12:07:08 13

million in public utility infrastructure that's been 12:07:12 14

associated with that project with the road alignment, 12:07:15 15

Riverwalk easement and infrastructure there.  12:07:17 16

So the reason that we're here today is for 12:07:19 17

the North River Commerce Center resolution.  It's 12:07:19 18

basically an administrative change to an economic impact 12:07:27 19

plan which was finalized in 2022.  Because it's an 12:07:28 20

amended economic impact plan, the change must come before 12:07:36 21

the City Council, and the IDB to be voted on this 12:07:37 22

morning.  Today is the public hearing. 12:07:40 23

So the slide in front of you there, those are 12:07:43 24

the parcels.  Two of the parcels have been developed, 12:07:48 25
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currently are very successful, have met their capital 12:07:54 1

investment as well as the jobs requirement.  Exceeded 12:07:57 2

their job requirement.  So, basically, about 40,000 12:08:00 3

square feet of Class A industrial space built there.  12:08:06 4

There's $9.4 million of public structure.  This used 12:08:08 5

space is partially occupied.  The other space is full 12:08:12 6

occupied.  12:08:12 7

And what's happened is that, along the way, 12:08:15 8

the logistics sector has experienced a downturn and 12:08:18 9

there's some other macroeconomic issues that have caused 12:08:22 10

the need for this type of large facility to change.  And 12:08:27 11

so that's why we're here, to look at how to amend the 12:08:31 12

second economic impact plan so that it could continue to 12:08:33 13

be successful.  12:08:33 14

And so the solution is to amend the TIF 12:08:34 15

economic impact plan to broaden the scope of the project 12:08:40 16

to include commercial uses, extending the deadline to 12:08:41 17

complete the full build-out by five years, and then also 12:08:45 18

adding some additional performance requirements.  And 12:08:47 19

these changes will also help support some financing for 12:08:50 20

the builder.  12:08:54 21

So, as I mentioned, it's actually kind of 12:08:54 22

interesting, if you are not familiar with the great  12:08:56 23

recession that sort of started in 2022 when it started to 12:09:00 24

take a downturn and it just continued, and so now we want 12:09:04 25
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to extend the construction deadline to December 31st, 12:09:06 1

2031 from December 31st, 2026.  12:09:11 2

And we also put in an additional performance 12:09:14 3

requirement.  The original economic impact plan was 12:09:17 4

written on a very, very narrow scope, and so the only 12:09:26 5

performance requirement is 800,000 square feet of Class A 12:09:27 6

industrial warehouse like you see there.  And so we are 12:09:32 7

asking that that be changed to also include a hundred 12:09:32 8

million dollars of capital investment.  So there will now 12:09:36 9

be two performance requirements that would be added.  12:09:40 10

And then also we want to broaden the scope to 12:09:45 11

include other commercial types of businesses, not just 12:09:46 12

industrial.  But that commercial has been carved out and 12:09:50 13

so it's going to go from distribution only to additional 12:09:54 14

commercial uses with restrictions, so that means no 12:10:00 15

hotels, no retail, no gas stations, no bait shops.  And 12:10:03 16

if there is an item that's not specifically called out, 12:10:06 17

it'd come back before the IDB.  12:10:06 18

So, for example, think of office spaces and 12:10:12 19

lab spaces, and things like that that has some interest 12:10:13 20

out there, but because of the way the TIF is written by 12:10:17 21

the economic impact plan, you can't do it. 12:10:21 22

So most of you are familiar with that 12:10:22 23

economic impact plan.  I love what counsel referred to it 12:10:25 24

as the constitution of the financing agreement.  And so 12:10:30 25
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we would like to refer to these as increment financing 12:10:33 1

not to focus on the front end.  But the economic impact 12:10:36 2

plan is really what affects the development.  12:10:39 3

And so it identifies the boundaries, which we 12:10:43 4

just looked at, with those spaces sitting across the 12:10:46 5

river, some of them north of the road.  It also 12:10:53 6

identifies industrial park project located within the 12:10:55 7

area.  So it has to be a project, and construction of 12:10:57 8

those building would be the project.  And then you have 12:11:01 9

to discuss the benefits to the City as well as identify 12:11:05 10

what increment and what parcels those increments are 12:11:07 11

going to come from.  So that's kind of the high-level 12:11:10 12

overview of what an economic impact plan is.12:11:13 13

It does require a public hearing, which we're 12:11:15 14

at today.  It must be approved by the City Council and 12:11:20 15

the County Commission and it's the final step for that 12:11:23 16

TIF, and it may be amended.   12:11:23 17

We're kind of through with this chart now.  I 12:11:28 18

think it was covered earlier, basically, how the 12:11:31 19

increment is generated.  But it does stabilize the pace, 12:11:36 20

and that's important for many projects.  12:11:37 21

In terms of policy project alignment, this 12:11:40 22

North River Commercial Center Industrial Park does align 12:11:44 23

with all the planning that's taken place within the City 12:11:48 24

of Chattanooga, including Chattanooga One Vision plan, 12:11:52 25
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the RPA plan, as well as the Chamber's Climbs Higher 12:11:53 1

plan.  So it fits in well with the strategy of where we 12:11:57 2

are.12:11:57 3

And then this has a little shorter timeline 12:12:03 4

since it's amended the EIP.  It doesn't require as many 12:12:08 5

steps as a new application.  So here we are on the 6th.  12:12:11 6

We present it to City Council to make them aware of the 12:12:14 7

project.  And then we'll be preparing for a vote on 12:12:20 8

October 28th to amend the North River City Economic -- 12:12:20 9

North River Commerce Center Economic Impact Plan.  That's 12:12:20 10

a mouthful.  NRCC EIP.  And then, finally, on November 12:12:30 11

3rd, we finalize the amendment on the amendment.  And 12:12:34 12

that's it.  Do we have any questions?  Otherwise, I'll 12:12:39 13

ask the developer to step up.12:12:42 14

CHAIRWOMAN JONES:  Any questions?12:12:44 15

MR. GOLDBERG:  To clarify, this is to extend 12:12:44 16

from a 15-year to a 20-year TIF; right?  12:12:49 17

MR. BROOKS:  So it's going to remain a 12:12:52 18

20-year TIF.  They are extending the deadline of 12:12:54 19

construction within that 20 years and move it out from 12:12:57 20

December of '26 to December of -- I'm sorry -- from 12:13:00 21

December of 2026 to December of 2031.  So it's a 12:13:04 22

five-year.  And I will let the developer speak on it.  12:13:09 23

Any other questions for me?12:13:12 24

(No response.)12:13:12 25
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MR. PHILLIPS:  Good morning -- or good 12:13:22 1

afternoon now, I guess, technically.  My name is Matt 12:13:23 2

Phillips, managing partner of Rise Partners.  12:13:28 3

First of all, I want to thank the board for 12:13:30 4

your support from the beginning.  Many familiar faces 12:13:32 5

when we first talked about this in 2022.  Some of you are 12:13:36 6

new.  But without the support of the board, the City, the 12:13:40 7

County, we are still looking at a blighted property on 12:13:43 8

Access Road and, so, what's really become a hub for 12:13:48 9

business industry and jobs, so I want to thank you from 12:13:53 10

the get-go. 12:13:56 11

We think what's happened at North River 12:13:57 12

Commercial Central is a model for public and private 12:14:02 13

partnership.  And so what we've done since 2022, when we 12:14:05 14

had groundbreaking, we have invested $50 million in Class 12:14:11 15

A industrial space, one of which is here on the screen.  12:14:16 16

That's Building 100, now fully occupied, and I will talk 12:14:19 17

about that here in a moment.  12:14:23 18

We've invested $9.4 million in public 12:14:24 19

infrastructure.  Some of which has already been 12:14:27 20

mentioned.  The North River Soccer Complex now has full 12:14:30 21

access to a new road signal, which is great.  I get to 12:14:35 22

use that myself when I go see my nephew play soccer, so, 12:14:40 23

you know...  And then there's been some road improvements 12:14:44 24

on Access Road, utility improvements.  12:14:44 25
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As I mentioned to the City Council, this 12:14:51 1

infrastructure was put in place just after World War II, 12:14:51 2

so it was -- much of the underground infrastructure 12:14:58 3

wasn't able to be utilized for this type of 12:14:58 4

redevelopment.12:14:58 5

So the TIF, the public-private partnership 12:15:02 6

that we established, allowed those things to occur.  We 12:15:05 7

-- let's see if I can figure this out.  There we go.  12:15:11 8

That's what it looked like before.  We touched a little 12:15:14 9

bit on that before.  12:15:14 10

If you were there for groundbreaking, big 12:15:17 11

empty parking lot, the old softball fields that were 12:15:20 12

covered in kudzu, graffiti everywhere, that sort of 12:15:23 13

thing, and then also acres upon acres upon acres of good 12:15:28 14

real served M1 land that was literally locked behind a 12:15:33 15

barbed wire fence that this TIF was able to allot for 12:15:39 16

future development.  12:15:41 17

And for us in the real estate business, good 12:15:41 18

M1 real served land in Chattanooga is hard to find, 12:15:46 19

really really hard to find.  So we were able to unlock 12:15:49 20

that with this public-private partnership. 12:15:51 21

The beginnings of that, again, looked like 12:15:56 22

what's on the screen.  We are not finished here.  That's 12:16:02 23

why I'm standing in front of you today.  But I am excited 12:16:06 24

to say again that Building 100 is fully occupied.  That's 12:16:08 25
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the building at the top here.  12:16:12 1

And what's interesting is the makeup of those 12:16:13 2

businesses that are in that building are exactly what we 12:16:16 3

hoped they'd be.  It's a mix of businesses that we were 12:16:21 4

able to retain in Chattanooga because of our project.  12:16:29 5

It's businesses that are new to Chattanooga because of 12:16:31 6

our project.  12:16:36 7

And in one case, it's a business that's new 12:16:36 8

to the United States.  Prelco is a Canadian manufacturing 12:16:40 9

group that was able to plant a flag in Chattanooga, their 12:16:40 10

first manufacturing operation, because of this project, 12:16:52 11

and so very proud of that.  12:16:55 12

And we also -- and this has already been 12:16:57 13

mentioned, but I'll say it again, we're also ahead of 12:16:59 14

schedule on jobs from what was expected in the Economic 12:17:01 15

Impact Plan back in 2022.  So all good stuff, all good 12:17:05 16

news from that perceptive.  So, again, I can't thank you 12:17:08 17

enough for your support.  12:17:12 18

And, if I may, I will touch on the question 12:17:14 19

that was asked.  Again, this is not extending the life of 12:17:18 20

the TIF.  This was a 20-year TIF to begin with; it's 12:17:23 21

going to remain a 20-year TIF.  12:17:26 22

Inside the documents was a construction 12:17:29 23

completion date of December of 2026.  The request is to 12:17:33 24

extend that construction completion date to 2031 so that 12:17:36 25
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there is not what we would think would be a premature 12:17:40 1

clawback. 12:17:46 2

So I'm here to answer any other questions.  12:17:46 3

Thank you so much for all your support. 12:17:48 4

CHAIRWOMAN JONES:  Any questions for Mr. 12:17:53 5

Phillips?   12:17:54 6

MS. KAIN:  I have one.  When you revise the 12:17:56 7

scope and general description, so are we going to be 12:18:01 8

adding a different type of structure to this area?  12:18:03 9

Because, right now, you have these large facilities.  And 12:18:08 10

so is it going to kind of restructure the type of 12:18:12 11

buildings you are going to put over there?  12:18:16 12

MR. PHILLIPS:  Not outside the intent of the 12:18:19 13

project to begin with, I would say.  And we always -- I 12:18:21 14

mentioned the M1 land that's real served.  I mean, that's 12:18:25 15

great manufacturing opportunities.  12:18:28 16

But if we were to -- to just use a 12:18:31 17

hypothetical, hypothetical example, based off the letter 12:18:33 18

of the agreement, if we were to do a deal with a seatbelt 12:18:39 19

manufacturer who's going to make seatbelts for Volkswagen 12:18:46 20

and manufacture it right there onsite and have a rail 12:18:48 21

come pick it up, and create a bunch of really good jobs, 12:18:53 22

well, underneath the definition of the project, that's 12:18:57 23

not allowed.  12:18:59 24

If we were to recruit a great laboratory 12:19:00 25
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space, good high-paying jobs for scientists and others -- 12:19:04 1

which, actually, somebody approached us for parcel C -- 12:19:09 2

it's not allowed.  12:19:11 3

And so I kind of joked in front of the City 12:19:13 4

Council that we're all moving very fast in 2022, but we 12:19:17 5

didn't have a great crystal ball around that language.  12:19:21 6

In hindsight, we should have been more broad about how we 12:19:25 7

define the project.  12:19:25 8

The project was really defined as industrial 12:19:32 9

distributions, and that's very limiting when you think 12:19:32 10

about what could potentially be done and what would be 12:19:37 11

great for the community. 12:19:38 12

MS. KAIN:  Okay. 12:19:39 13

CHAIRWOMAN JONES:  Any other questions?  12:19:43 14

(No response.) 12:19:47 15

CHAIRWOMAN JONES:  If not, we'll entertain a 12:19:50 16

motion.  12:19:54 17

MR. PHILLIPS:  Thank you. 12:19:56 18

MR. RODGERS:  So moved. 12:19:57 19

CHAIRWOMAN JONES:  Is there a second?  12:19:59 20

MR. FLOYD:  Second. 12:20:00 21

CHAIRWOMAN JONES:  All those in favor?12:20:01 22

(Unanimous response.)12:20:03 23

CHAIRWOMAN JONES:  Any opposed?  12:20:04 24

(No response.) 12:20:05 25
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CHAIRWOMAN JONES:  Great.  The motion passes.  12:20:06 1

Thank you. 12:20:08 2

MS. SHARP:  Point of order, please.  What 12:20:12 3

happened to the public hearing?  This was advertised as a 12:20:13 4

public hearing. 12:20:16 5

CHAIRWOMAN JONES:  Okay.  My apologies.  12:20:17 6

Anybody from the public wish to speak?  12:20:23 7

MS. SHARP:  Hellen Burns Sharp, 12:20:27 8

Accountability for Taxpayer Money.  I supported this 12:20:27 9

project in 2023.  I support this amendment.  And I will 12:20:33 10

say as an aside, it's really nice to have a normal TIF in 12:20:36 11

Chattanooga, and this is one.  I think it's been a good 12:20:41 12

one.  Thank you. 12:20:44 13

CHAIRWOMAN JONES:  Thank you, Ms. Sharp.  12:20:44 14

Anybody else wish to address the board about this?  12:20:48 15

(No response.) 12:20:52 16

CHAIRWOMAN JONES:  Thank you very much.  The 12:20:54 17

public hearing is closed. 12:20:59 18

------------------------------------12:21:07 19
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A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE 

CITY OF CHATTANOOGA APPROVING AN ECONOMIC IMPACT PLAN 

FOR THE NORTHGATE MALL INFRASTRUCTURE PROJECT AND 

AUTHORIZING THE SUBMISSION OF SUCH PLAN TO THE CITY OF 

CHATTANOOGA, TENNESSEE 

 

 WHEREAS, The Industrial Development Board of the City of Chattanooga (the “Board”) is an 

industrial development corporation created by the City of Chattanooga, Tennessee (the “City”) and is 

duly incorporated pursuant to Sections 7-53-101, et seq., Tennessee Code Annotated; and  

  

 WHEREAS, the Board has cause to prepared an economic impact plan (the “Economic Impact 

Plan”) regarding the development of an area generally located to the north of Highway 153 and to the east 

of Hixson Pike and south of Northgate Park Lane, within the corporate limits of the City (the “Plan 

Area”); and 

 

WHEREAS, the project entails the (i) replacement and/or substantial refurbishment of an 

existing, inadequate private water and sewer system that serves the Northgate Mall area to meet current 

public standards and code requirements and the transfer of such system to the appropriate public utilities 

and (ii) construction of stormwater improvements in the same area (collectively, the “Project”); and 

 

WHEREAS, the Project would facilitate the redevelopment of approximately 71.43 acres 

controlled by the developer, as well as adjacent properties, into a vibrant mixed-use development in the 

City; and 

 

WHEREAS, upon adoption of the Economic Impact Plan, a portion of the incremental property 

tax revenues (the “TIF Revenues”) that result from the construction of the Project in the Plan Area under 

the Economic Impact Plan will be allocated to the Board to (i) pay for public infrastructure, within the 

meaning of the applicable laws, and/or (ii) debt service on the obligations expected to be issued by the 

Board to finance such costs within the Plan; and   

 

WHEREAS, the aggregate amount of TIF Revenues allocated to the Board pursuant to the 

Economic Impact Plan to pay costs or debt service relating to the Project shall be limited as provided in 

the Economic Impact Plan, and the aggregate amount of TIF Revenues allocated to the Board pursuant to 

the Economic Impact Plan that are applied to pay interest costs related to debt obligations shall be limited 

as provided in the Economic Impact Plan; and 

 

WHEREAS, in accordance with the Economic Impact Plan, the Board may issue debt 

obligations to a lender or lenders to finance the costs described above and would pledge the TIF Revenues 

to such lender or lenders to apply to the debt service; and 

 

WHEREAS, any such debt obligations shall not represent or constitute a debt or pledge of the 

faith and credit or the taxing power of the City.   

 

NOW, THEREFORE, BE IT RESOLVED by The Industrial Development Board of the City of 

Chattanooga as follows: 

 

RESOLVED, that the Economic Impact Plan, in the form attached hereto as Exhibit A, is hereby 

approved by the Board and recommended to the City; and further   

 

RESOLVED, that the Board shall refer and submit the Economic Impact Plan to the City 

Council (the “City Council”) of the City for approval; and further 
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RESOLVED, that any and all other actions heretofore taken on behalf of Board to prepare, refer 

and submit the Economic Impact Plan to the City Council are hereby approved, ratified and confirmed in 

all respects; and further 

 

RESOLVED, that the officers of the Board are hereby authorized to take all appropriate action to 

carry out the terms of the Economic Impact Plan. 
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I hereby certify that attached hereto is a resolution of The Industrial Development Board of City 

of Chattanooga duly and lawfully adopted by its Board of Directors on November 3, 2025, at a meeting at 

which a quorum was acting throughout and I furthermore certify that such resolution has not been 

amended or modified in any respect. 

 

      THE INDUSTRIAL DEVELOPMENT BOARD OF 

THE CITY OF CHATTANOOGA, TENNESSEE 

 

 

     By:         

     Name: Althea Jones 

     Title: Chair 

 

ATTEST: 

 

 

__________________________________ 

Jim Floyd, Secretary 
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THE INDUSTRIAL DEVELOPMENT BOARD  

OF THE CITY OF CHATTANOOGA 

 

ECONOMIC IMPACT PLAN 

FOR 

THE NORTHGATE MALL INFRASTRUCTURE PROJECT 

 

1. Authority for Economic Impact Plan. Industrial development corporations 

(“IDBs”) are authorized under T.C.A. § 7-53-312 to prepare and submit to cities and counties an 

economic impact plan with respect to an area that includes a project within the meaning of T.C.A. 

§ 7-53-101 and such other properties that the IDB determines will be directly improved or 

benefited due to the undertaking of a project. T.C.A. § 7-53-312 authorizes cities and counties to 

allocate new incremental property tax revenues, which arise from the area subject to the economic 

impact plan, to an IDB to promote economic development, to pay the cost of projects and other 

eligible costs and/or to pay debt service on bonds or other obligations issued by the IDB to pay the 

cost of projects and other eligible costs. 

 

2. The Project.  Hixson Mall, LLC and BI Developments, LLC, are the primary 

owners of property that is commonly known as Northgate Mall in the Hixson area of the City of 

Chattanooga (the “City”).  Hixson Mall, LLC and BI Developments, LLC, together with any 

permitted affiliates or assignees, are collectively referred to herein as the “Developer.”  The 

Developer intends to (i) replace and/or substantially refurbish an existing, inadequate private water 

and sewer system that serves the Northgate Mall area to meet current public standards and code 

requirements and transfer such system to the appropriate public utilities and (ii) construct 

stormwater improvements in the same area (collectively, the “Project”).  This Project would 

facilitate the redevelopment of approximately 71.43 acres controlled by the Developer, as well as 

adjacent properties, into a vibrant mixed-use development (the “Development”) in the City.  A 

schematic plan for the Project showing the location of this public infrastructure is attached hereto 

as Exhibit A.  The Project, as public infrastructure, is an eligible project within the meaning of 

T.C.A. § 7-53-101.  The estimated cost of the Project is approximately $9 million, of which a 

portion would be paid with the tax increment incentive authorized herein. 

 

In order to make the undertaking of the Project and the Development financially feasible, 

the Developer has requested the City to approve this Economic Impact Plan (the “Plan”) that has 

been submitted by The Industrial Development Board of the City of Chattanooga (the “Board”), 

pursuant to Title 7, Chapter 53 of Tennessee Code Annotated, to provide the tax increment 

incentive to pay a portion of the costs of the Project, other eligible costs and/or to pay debt service 

relating to tax increment financing incurred to finance such eligible costs.   

 

3. Boundaries of Plan Area. The Development, including the Project, will be located 

in an area generally located to the north of Highway 153 and to the east of Hixson Pike and south 

of Northgate Park Lane (the “Plan Area”).  The Plan Area is within the corporate limits of the City.  

The Plan Area is shown on Exhibit B attached hereto, and a list of the existing tax parcels that are 

in the Plan Area are attached hereto as Exhibit C. Upon adoption of this Plan, the Plan Area is 

hereby declared to be subject to this Plan, and the Project that will be located within the Plan Area 

Draft Copy 
October 24, 2025 
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is hereby identified as the required project for purposes of T.C.A. § 7-53-312.  The Plan Area only 

includes the Project and other parcels that will directly benefit from the Project.   

 

4. Financial Assistance. The Board will provide financial assistance to the Project by 

applying a portion of the tax increment incentive in the manner described in this Plan to pay debt 

service with respect to tax increment financing issued by the Board to finance and/or pay and/or 

reimburse the Developer for the payment of all or a portion of certain costs that will be incurred 

in connection with public infrastructure serving the Plan Area, which is the Project described 

above.  These costs will relate to the design, construction and installation of public infrastructure 

to be made in, adjacent to, or serving the Plan Area that the Board deems necessary to serve the 

Development.  The Board, subject to the terms of one or more development agreements to be 

negotiated with the Developer, will pay and/or reimburse the Developer for all or a portion of the 

cost of the Project.  Pursuant to such development agreements, the Board may also agree to 

reimburse the Developer for costs incurred in connection with the preparation and approval of this 

Plan that the Developer is required to pay pursuant to the Board’s policies.  The proceeds of such 

tax increment financing may also be used to pay interest during construction to the extent permitted 

by law, the establishment of reasonable reserves to pay debt service and all other costs relating to 

the issuance of such tax increment financing. 

 

Because it is expected that the tax increment incentive allocated pursuant to this Plan would 

only be used to pay public infrastructure costs as defined in T.C.A. § 9-23-102 or to pay debt 

service on tax increment financing incurred to finance such costs, it is not expected that a 

determination from the applicable officials of the State of Tennessee (the “State”) will be required 

pursuant T.C.A. § 9-23-108 as to the use of such tax increment incentive to pay any costs on private 

property that are not public infrastructure costs. 

 

The water and wastewater systems that will be replaced or reconstructed serve 13 

additional parcels of property that will be in the Plan Area.  If the existing infrastructure is not 

redeveloped, the risk exists that the infrastructure would fail, which would mean the many 

businesses that are located on these parcels could not operate.  The Developer estimates that over 

400 jobs exist on these existing parcels, and the retention of the jobs on the adjacent parcels 

provides a significant economic benefit to the City and preserves the viability of a number of local 

and national retailers. 

 

 5.  Expected Impact on the City.  Northgate Mall has served as the retail anchor for 

the Hixson area of Chattanooga for over half a century.  Due to changing retail shopping patterns 

and the presence of a larger, enclosed mall nearby, Northgate Mall is not economically viable as 

an enclosed mall, and the Northgate Mall site will need to be redeveloped in near future.  Because 

the existing water, wastewater and stormwater system that services the Northgate Mall site is 

inadequate to serve a significant mixed-use redevelopment of the mall, which would include 

residential rental housing, hospitality and offices along with retail uses, the only viable alternative 

for Northgate Mall without the redevelopment of the public infrastructure would be less intensive 

uses that would not be as beneficial or attractive to the Hixson community and the City as a whole.  

By assisting the Developer in redeveloping the water, wastewater and stormwater infrastructure 

on the Northgate Mall site, the City would be assisting the Developer in establishing the 

infrastructure baseline that is needed to achieve the redevelopment of the site for multiple uses. 
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 Because the Developer cannot undertake a complete redevelopment of Northgate Mall until 

the public infrastructure issues are addressed as described above, the Developer cannot provide, 

or commit to, a comprehensive redevelopment plan for the site at this time.  Such a mixed-used 

development would be implemented in several phases as development occurs.  The Developer 

estimates the complete redevelopment of the Northgate Mall site will take up to 10 years.  

However, the Developer has developed a conceptual plan showing the first phase of 

redevelopment, which would include residential rental housing as a first step toward a mixed-use 

development.  That conceptual plan, showing the proposed first phase of new development, is 

attached hereto as Exhibit D. 

 

 Since the Developer first approached the City about potential assistance with the Project 

through a tax increment incentive, the Developer has worked diligently on the redevelopment of 

the Northgate Mall site.  The potential redevelopment of Northgate Mall has already attracted new 

retailers to the area.  BJ’s Wholesale Club will be opening a new store on what was part of the 

mall footprint soon, and other retailers have located nearby.  However, without the redevelopment 

of the public infrastructure that serves Northgate Mall, there will be insufficient utility capacity to 

serve similar commercial development, much less permitting the development of apartments, 

hotels and offices.   Without new or updated public infrastructure, future development would be 

limited to uses that do not have significant utility needs, such as storage facilities. 

 

 The redevelopment of Northgate Mall as a mixed-use development will certainly increase 

tax receipts for the City, through the growth in local option sales tax revenues and property taxes.  

It is not possible to provide precise estimates of the increases in tax receipts because the precise 

nature of the development cannot be finalized until the public infrastructure issues are addressed.  

The redevelopment of Northgate Mall will also certainly result in significant job creation from 

new businesses, but as with tax revenues, it is not possible to provide precise estimates of job 

creation until the redevelopment can proceed.  By making Northgate Mall a viable commercial 

site, the redevelopment of Northgate Mall will also result in the preservation of a significant 

number of jobs.  These jobs will primarily be in the retail, office and commercial sectors, and the 

compensation for these jobs should be comparable to other similar jobs in the area. 

 

 6. Distribution of Taxes and Tax Increment Incentives. 

(a) Distribution of Property Taxes. In accordance with and subject to T.C.A. § 

7-53-312(c) and T.C.A. § 9-23-101 et seq. (collectively, the “Tax Increment Act”), real property 

taxes (but not including personal property taxes, which shall not be subject to allocation to the 

Board) imposed on the real property located within the Plan Area will be allocated and distributed 

as provided in this section. The property taxes assessed by the City on each tax parcel of real 

property within the Plan Area will be divided and distributed as follows (subject to the 

commencement of allocation as to each parcel as is permitted below): 

(i) The portion of the real  property taxes that were payable with respect 

to each tax parcel for the year prior to the date of approval of this Plan (the "Base Tax 

Amount") shall be allocated to and, as collected, paid to the City as all other taxes levied 

by the jurisdictions on all other properties; provided, however, that in any year in which 

the taxes on the property within the applicable portion of the Plan Area are less than the 

Base Tax Amount, there shall be allocated and paid to the City only the taxes actually 
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imposed.  The Base Tax Amounts for each tax parcel within the Plan Area are shown on 

Exhibit D attached hereto. 

 (ii) The portion of the City real property taxes payable with respect to 

each tax parcel that constitutes Dedicated Taxes (as defined below) and is not included in 

Base Tax Amount shall be retained by the City for its respective debt service fund.  

“Dedicated Taxes” are defined in T.C.A. § 9-23-102 of the Tax Increment Act, as “that 

portion of property taxes, if any, designated by a taxing agency to pay debt service on the 

taxing agency's debt.” “Taxing agency” is defined in the Tax Increment Act as “any county, 

city, town, metropolitan government or other public entity that levies property taxes on 

property within a plan area and that has approved the plan,” which would include the City.  

Pursuant to T.C.A. § 9-23-102 The amount of Dedicated Taxes shall be fixed at twenty-five 

percent (25%) of the City property taxes in excess of the Base Tax Amount for the term of 

the Plan irrespective of future changes in the percentage of property taxes utilized by the 

City to pay debt service on the City’s debt.    

 (iii) The excess of City real property taxes as to each parcel over the Base 

Tax Amount less the Dedicated Taxes (such remainder being the "Incremental Revenues") 

shall be, as collected, paid into a separate fund or funds of the Board, created to hold such 

payments until such amounts are applied as provided in a development agreement with the 

Developer (A) to pay or reimburse eligible costs relating to the Project and/or (B) to pay 

debt service on the obligations expected to be issued by the Board to finance such costs.   

(b) General Allocation Provisions.   

The Board is authorized to make all calculations relative to the allocation of 

Incremental Revenues on the basis of each parcel within the Plan Area instead of on an aggregate 

basis.  As permitted by the Tax Increment Act, the Board is also authorized to separately group 

one or more parcels within the Plan Area for purposes of calculating and allocating Incremental 

Revenues, and in such case, the allocation of Incremental Revenues shall be calculated and made 

based upon each such parcel or group of parcels and not the entire Plan Area.   

The allocations of Incremental Revenues are further subject to the retention or 

payment of any applicable administrative expenses and fees of the Board or the City that are 

permitted by applicable law or applicable policies. 

The Base Tax Amount will be separately established for each parcel, as each such 

parcel may be subdivided, and the Board will make calculations and allocations of Incremental 

Revenues for each parcel separately (or with respect to groups of parcels as provided above). The 

parcels within the Plan Area may be further divided, in which case such parcels, as divided, will 

be treated separately, and the Base Tax Amount with respect to each tax parcel that is subdivided 

shall be allocated to each subdivided parcel on a pro-rated basis using either the acreage of each 

subdivided parcel as a percentage of the total acreage of the original tax parcel or using the relative 

then current real property tax amounts, as the Board may determine.   

The Board is also authorized to designate, by notice to the City, that the allocation 

of Incremental Revenues for each parcel or group of parcels within the Plan Area may begin in 



 

5 

 

different years from the allocations of Incremental Revenues for other parcels or groups of parcels 

within the Plan Area. This approach allows the Board to match Incremental Revenues from the 

development of each of the parcels with debt service payments. The allocation of Incremental 

Revenues for each parcel within the Plan Area will be subject to the maximum allocation period 

as provided below and pursuant to one or more development agreements to be entered into between 

the Board and the Developer.  

Allocations of Incremental Revenues shall be made (i) as to revenues derived from 

non-delinquent taxes, within sixty (60) days of the date such taxes are due without penalty for each 

tax year and (ii) as to revenues derived from delinquent taxes, within sixty (60) days from when 

such taxes are collected by the City.   

7. Limitation on Allocations.  The aggregate amount of Incremental Revenues 

allocated to the Board pursuant to this Plan shall not in any event exceed $9,200,000 (which 

includes the projected Project cost and various closing costs) plus interest on any debt incurred by 

the Board payable from Incremental Revenues.  The amount of interest that can be paid from tax 

increment allocations is not capped and is projected to be approximately $6.2 million, but the until 

debt is issued, that amount cannot be precisely known.  

 

8. Time Period of Allocations.  Incremental Revenues will be allocated to the Board 

as provided in this Plan for a period as to each parcel or groups of parcels in the Plan Area for a 

maximum period of twenty (20) tax years, with the commencement of each allocation period as to 

each parcel being determined as is provided in the development agreement between the Board and 

the Developer.  Until an allocation of Incremental Revenues commences as to a parcel as described 

above, no Incremental Revenues shall be allocated to the Board as to such parcel.  The allocation 

of Incremental Revenues shall continue until all obligations are satisfied and Board expenditures 

have been paid subject to the maximum allocation period and the limitations above.  The allocation 

period for Incremental Revenues as to each parcel within the Plan Area shall commence not later 

than (i) the first full calendar year after completion of new improvements or substantially renovated 

improvements on such parcel or (ii) the 2033 calendar year, all as to be provided in more detail in 

the development agreement.   

 

9. Debt Issuance and/or Reimbursement of Eligible Costs. The Board may borrow 

funds through the issuance and sale of notes, bonds or other obligations of the Board in one or 

more issuances, to pay for or reimburse eligible costs (as described above) relating to the Project.  

The Board may pledge all or a portion of the Incremental Revenues allocated to the Board pursuant 

to this Plan to the payment of any such notes, bonds or other obligations, including, without 

limitation, principal and interest thereon. In no event will the obligations issued by the Board be 

considered a debt or obligation of the City in any manner whatsoever, and the source of the funds 

to satisfy the Board's payment obligations thereunder shall be limited, as to the Board, solely to 

the Incremental Revenues and shall otherwise be non-recourse to the Board. Any debt obligation 

of the Board may be refinanced by the Board at any time as permitted by the Tax Increment Act, 

and upon such refinancing, available Incremental Revenues shall be applied to the payment of 

such refinancing debt to the extent such Incremental Revenues were to be used to pay the debt that 

is being refinanced. Incremental Revenues may also be applied directly to pay or reimburse eligible 

costs relating to the Project.  The application of Incremental Revenues shall be governed by one 
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or more development agreements to be entered into by the Board and the Developer and/or 

affiliates of the Developer providing for the terms under which the Board would incur debt payable 

from the Incremental Revenues or otherwise agree to pay or reimburse eligible costs relating to 

the Project.  

10. Finding of Economic Benefit. The Board and the City, by the adoption of this 

Plan, find that the Project, as a whole, is within an area that could provide substantially improved 

sources of tax revenues and economic activity to the City, and find that the use of the Incremental 

Revenues, as described herein, is in furtherance of the promotion of economic development in the 

City, and that the use of the Incremental Revenues, as provided herein, will develop trade and 

commerce in and adjacent to the City, will contribute to the general welfare, and will alleviate 

conditions of unemployment.  In addition, it is determined that the construction and equipping of 

the Project will be necessary and advantageous to the Board in furthering the purposes of the Tax 

Increment Act and that the use of the Incremental Revenues to pay the costs authorized herein 

and/or to pay debt service on the obligations expected to be issued by the Board to finance all or a 

portion of such costs is necessary or desirable under T.C.A. §§ 9-23-102(16). 

11. Approval Process. 

Pursuant to T.C.A. §§ 7-53-312, the process for the approval of this Plan is as follows: 

(a) The Board shall hold a public hearing on this Plan after publishing notice 

of such hearing in a newspaper of general circulation in the City at least two weeks prior to the 

date of the public hearing. The notice must include the time, place and purpose of the hearing as 

well as notice of how a map of the subject area may be viewed by the public. Following such 

public hearing, the Board shall consider submitting the Economic Impact Plan to the City for its 

approval. 

 

(b) The governing body of the City must approve this Plan for this Plan to be 

effective as to the City. This Plan may be approved by resolution of the governing body of the City, 

whether the local charter provisions of the City provide otherwise.  If the governing body of the 

City fails to approve this Plan, this Plan will not become effective.  If the City makes any changes 

to this Plan in connection with their approval hereof, such changes must be approved by the Board.   

 

(c) Once the governing body of the City has approved this Plan, the Plan and 

related documents shall be filed with the taxing official of the City and the Comptroller of the State. 

Annual statements of incremental tax revenues allocated to the Board shall be filed with the State 

Board of Equalization. The Board will also comply with all other procedural requirements of the 

Tax Increment Act and other applicable laws. 
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Exhibit A 

 

Project Schematic Plan  

 

See map on following page 
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Exhibit B 

 

Map of Plan Area 

 

See map on following page
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Exhibit C 

 

Parcel Identification Numbers of Parcels in Plan Area, Base Taxes for Each Parcel and 

Zoning Designations 
 

Parcel ID Assessment City Base Tax Amount Zoning 

110H-E-004           

6,000,000  

$135,000.00 C-C 

110H-E-004.20           

1,712,400  

$38,529.00 C-C 

110H-E-004.12               

579,320  

$13,034.70 C-C 

110H-E-004.13               

310,480  

$6,985.80 C-C 

110H-E-004.51               

532,160  

$11,973.60 C-C 

100H-E-004.52               

988,400  

$22,239.00 C-C 

110H-E-002           

1,099,000  

$24,727.50 C-C 

110H-E-002.01               

167,880  

$3,777.30 C-C 

110H-E-002.02                  

42,240  

$950.40 C-C 

110H-E-002.03                  

90,600  

$2,038.50 C-C 

110H-E-006               

800,000  

$18,000.00 C-C 

110H-E-004.50               

653,600  

$14,706.00 C-C 

110H-E-005           

1,333,000  

$29,992.50 C-C 

110H-E-003           

2,170,880  

$48,844.80 C-C 

110H-E-003.01           

1,517,600  

$34,146.00 C-C 

110H-E-001               

532,160  

$11,973.60 C-C 

110H-E-004.10               

785,760  

$17,679.60 C-C 

110H-E-004.21               

133,400  

$3,002.40 C-C 

110H-E-004.54 **  First bill to be issued on 10/1/25  C-C 

110H-E-004.11           

3,753,400  

$84,451.50 C-C 

110H-E-004.02  exempt  
 

I-L 
    

110H-E-004.54 ** Included in 110H-E-004.21 for the 2024 base tax year 
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Exhibit D 

 

Conceptual Site Plan 

 

See map on following page 
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Date:  November 3, 2025 

 

TO:   Industrial Development Board of Chattanooga Appointed Members 

 

FROM:  Charita Allen, Senior Advisor of Economic and Workforce Development 

 

SUBJECT: Approval of Resolution for an Economic Impact Plan (EIP) for the Northgate 

Mall Infrastructure Project and Authorizing the Submission of the plan to the City of 

Chattanooga 

 

RECOMMENDED ACTION: 

Staff recommends that the IDB approve a resolution accepting an Economic Impact Plan for the 

Northgate Mall Infrastructure Project and Authorizing the Submission of the plan to the City of 

Chattanooga.  

 

RESOLUTION: 

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 

CHATTANOOGA APPROVING AN ECONOMIC IMPACT PLAN FOR THE NORTHGATE 

MALL INFRASTRUCTURE PROJECT AND AUTHORIZING THE SUBMISSION OF SUCH 

PLAN TO THE CITY OF CHATTANOOGA, TENNESSEE 
 _______________________________________________ 

 

STATE OF TENNESSEE AUTHORIZING STATUTE:  

Chapter 53 - INDUSTRIAL DEVELOPMENT CORPORATIONS (§§ 7-53-101 — 7-53-317) 

Part 3 - OPERATION AND POWERS (§§ 7-53-NEW — 7-53-317) 

Section 7-53-312 and The Uniformity in Tax Increment Financing Act of 2012 Section 9-23-101. 

 

BACKGROUND AND HISTORY: 

The Board accepted the Northgate Infrastructure TIF application at the October 6, 2025 meeting 

with waivers as approved by the City Council on  September 30, 2025. Since then, the The 

Application Review Committee (ARC) met on Monday, October 20, 2025, 9:30 am-11:30 am in 

the John P. Franklin, Sr. Council Building Assembly Room located at 1000 Lindsay Street 

Chattanooga, TN 37402. 

 

The ARC members present were Jim Floyd (IDB), Nadia Kain (IDB), Greg Taylor (District 3), 

Daisy Madison (District 9), Christa Mannarino (Mayor), David Hudson (Mayor), Susan Gilmore 

(Mayor’s Alternate) and Chair Charles Wood (Chamber). 

 

The ARC heard from the applicant, staff and attorneys to understand the project and to determine 

if the application, EIP, Resolution of Intent was compliant with City TIF Policy and state law. 

There was an explanation of the project and questions regarding the failing infrastructure, and 



the ARC had their questions answered regarding the condition of the waste water, water and 

storm water, as well as who owned the system. After the discussion, the ARC voted unanimously 

to confirm that the documents are compliant and qualified to be submitted to the IDB and the 

City Council for approval. The public hearing was set for today’s meeting. 

 

This agreement will approve a developer backed TIF to solve the failing infrastructure to allow  

for the redevelopment of Northgate Mall as a mixed-use development. The infrastructure serves 

the Northgate Mall and 13 additional businesses that are not owned by the applicant. 

 

FISCAL IMPACT: 

The aggregate amount of Incremental Revenues allocated to the Board pursuant to this Plan shall 

not in any event exceed $9,2000,000 plus interest on any debt incurred by the Board payable 

from Incremental Revenues. The estimated replacement cost of the infrastructure is $8,677,350. 

The term is 20 years and the allocation period for incremental revenue within the Plan area shall 

commence not later than 2033. The City retains 25% of increment property taxes and 100%  of 

the base property taxes. 

 

The redevelopment of Northgate Mall as a mixed-use development will certainly increase tax 

receipts for the City, through the growth in local option sales tax revenues and property taxes.  It 

is not possible to provide precise estimates of the increases in tax receipts because the precise 

nature of the development cannot be finalized until the public infrastructure issues are addressed.  

The redevelopment of Northgate Mall will also certainly result in significant job creation from 

new businesses, but as with tax revenues, it is not  possible to provide precise estimates of job 

creation until the redevelopment can proceed.  By making Northgate Mall a viable commercial 

site, the redevelopment of Northgate Mall will also result in the preservation of a significant 

number of jobs. 

 

 

 

 

 

 

 

 

 

 



 

 

 

 
 

 

Summary of the Application Review Committee  

For the Hixson Northgate Mall Area Infrastructure Project held 

Monday, October 20, 2025 at 9:30 AM 

 

The Application Review Committee (ARC) met on Monday, October 20, 2025, 9:30 am-11:30 

am in the John P. Franklin, Sr. Council Building Assembly Room located at 1000 Lindsay Street 

Chattanooga, TN 37402. 

 

The ARC members present were Jim Floyd (IDB), Nadia Kain (IDB), Greg Taylor (District 3), 

Daisy Madison (District 9), Christa Mannarino (Mayor), David Hudson (Mayor), Susan Gilmore 

(Mayor’s Alternate) and Chair Charles Wood (Chamber). 

 

Visitors present were Senior Advisor for Economic and Workforce Development, Charita Allen, 

Director of Economic Development, Winston Brooks, Economic Development Coordinator, Kim 

Narramore, Bass, Berry and Sims Attorneys, Betsy Knotts, Mark Mamantov, SVP CBL, Jon 

Meshel, SVP CBL David Neuhoff, VP CBL Curt Hammontree, VP CBL, Stacey Keating, SVP 

CBL, Miller Martin Attorney, Mark Smith, Miller McCoy/CBL Engineer, Dan Cannon and LDG 

Development, Josh Haston. 

 

The ARC heard from the applicant, staff and attorneys to understand the project and to 

determine if the application, EIP, Resolution of Intent was compliant with City TIF Policy and 

state law. There was an explanation of the project and questions regarding the infrastructure, 

and the ARC had their questions answered regarding the condition of the waste water, water 

and storm water, as well as who owned the system. David Hudson motioned, and Christa 

Mannarino seconded, and the ARC voted unanimously to confirm that the documents are 

compliant and qualified to be submitted to the IDB and the City Council for approval.  

 

On the vote to hold a Public Hearing, Greg Taylor made a motion to hold the Public Hearing  on 

November 3, 2025 at the IDB meeting, and it was seconded by Daisy Madison. The ARC voted 

unanimously to set the Public Hearing. 

 

SVP of CBL, Jon Meshel provided an overview of the project and is seeking a developer backed 

TIF to solve the failing infrastructure to allow for a future mixed use development. Northgate 

Mall has long served as a cornerstone of the Hixson community.The site’s infrastructure serves 

not only the mall property, but  it also serves 13 additional properties owned by other entities. In 

short, the mall in its current state is not sustainable. 

 

Following the actions on the  motions referenced above, the meeting was adjourned. 

 

 

 



Agenda 

 
 

Meeting of the Application Review Committee  

for the Hixson Northgate Mall Area Infrastructure Project  

 

 

Monday, October 20, 2025 at 9:30 AM 

 

 

 

 

1. Call the meeting to Order     Charles Wood 

2. Welcome and Introductions     Charita Allen 

3. What is Increment Financing      Winston Brooks 

4. Overview of the Project     Jon Meshel 

5. Review the following materials  for compliance with state law and TIF Policies: 

a. Application 

b. Economic Impact Plan (EIP) 

c. The process that has been undertaken to date 

d. The resolutions of intent 

 

6. Vote to advise City Council that the documents are compliant with the Industrial 

Development Board (IDB) Act and the City’s TIF policy and are qualified to be submitted 

to the City Council for approval. 

7. Vote to approve a date for the IDB to hold a public hearing on the EIP. 

 

 

 



 
City of Chattanooga 

Wastewater Department 
Consent Decree Program 

Program Management 

 

631 Broad St, Suite 300, Chattanooga, Tennessee 37402 USA 

 

 

 

Purpose 

The purpose of this update to inform the Industrial Development Board (IDB) of project progress 

including:  

• work-to-date,  

• project schedule,  

• risk & change management and, 

• upcoming board action requests.  

Project Background 

City of Chattanooga Project Manager: Alan Ogle, Assistant Director of Engineering, Wastewater 

Department 

Industrial Development Board Representative: Bill Payne 

Design Build Team:  

• Contractor/Lead: Archer Western 

o Design Team: Stantec, Barge Design Solutions, Derryberry Public Relations 

• Owner’s Advisor: Jacobs Engineering Group, Inc. 

Documents executed through IDB:  

• Design Build Request for Proposal – April 2024 

o Awarded to Archer Western Design Build Team 

• Design Build Agreement – March 2025 

• Design Build Phase 1 Notice To Proceed- April 4, 2025 

Work-to-Date 

The following are highlights of work performed to date:   

• Previous update(s):  

o Kickoff Meeting held 1/22/2025. 

o NTP Issued 4/4/2025. 

Project: W-20-027-101 MBEC Class A POWER (Progressive Design Build) 

Date: October 22, 2025 

To: City of Chattanooga Industrial Development Board 

From: City of Chattanooga Wastewater Department & Jacobs Engineering 
Group, Inc. 

Subject: Quarterly Project Update No. 02 
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o Alternatives Evaluation Kickoff Workshop held April 7, 2025. 

o Site reconnaissance including topographic surveying, 3D scans and review of various 

treatment plant systems 

o Developing Alternatives Analysis Technical Memorandum to identify and select basis of 

design 

• Current update:  

o Flow & Loads Technical Memo Draft Deliverable June 26, 2025 

o Alternatives Analysis Technical Memo Draft Deliverable July 21, 2025   

o Topographic Surveying and existing facility/building 3D Scans Completed September 

2025 

o Continued development of buried utilities mapping at MBEC 

o Continued planning for subsurface geotechnical field work/exploration 

o Basis of Design Report Draft Deliverable is under way – due date anticipated in 

November 2025 

▪ Solution concept for liquids treatment & decommissioning of the existing pure 

oxygen system has been finalized.   

▪ Solution concept for solids treatment is still under consideration.    

• Next milestones:  

o Basis of Design Report Deliverable, scheduled for completion December 2025 

o 30% design documents, schedule for completion in March 2026 

o 60% design documents scheduled for completion in June 2026 

o Guaranteed Maximum Price (GMP), based on 60% design documents, scheduled for 

completion in August 2026.  

 

Change Management 

No changes to date.  

Design Builder’s Project Schedule 

The project notice to proceed was issued April 4, 2025. Phase 1 (through 60% Design and Guaranteed 

Maximum Price) is due NTP+16 Months. Phase 2 substantial completion is NTP+51 Months. Final 

completion of Phase 2 services (Substantial completion+1 Month). 

Table 1 – Project Milestones 

Milestone Duration 
(Months) 

Due Date 

Phase 1 (60% Design + GMP) 16 8/3/2026 

Phase 2 Substantial Completion 51 7/3/2029 

Final Completion of Phase 2 Services 52 8/2/2029 

 

Upcoming Board Action Requests 

None planned at this time.  
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RESOLUTION 

AUTHORIZING THE INDUSTRIAL DEVELOPMENT BOARD 

TO CONVEY AND TRANSFER CERTAIN REAL AND 

PERSONAL PROPERTY AND TO TAKE FURTHER ACTION 

IN CONNECTION WITH THE TERMINATION OF A CERTAIN 

LEASE AGREEMENT AND AN AGREEMENT FOR 

PAYMENTS IN LIEU OF AD VALOREM TAXES IN 

CONNECTION WITH THE RIVERCITY COMPANY FOR 

PROPERTY LOCATED AT 311 BROAD STREET. 

WHEREAS, The RiverCity Company (the “Company”), has previously undertaken the 

construction and operation of a movie theater and other improvements and ancillary uses on certain 

real property in the City of Chattanooga, Tennessee (the “Project”); and 

WHEREAS, in connection with the development of the Project, the Company requested 

that The Industrial Development Board of the City of Chattanooga (the “Board”) agree to take title 

to the Permanent Easement encumbering the real property on which the Project is located (the 

“Leased Property”) and to lease the Leased Property to the Company pursuant to a certain lease 

agreement (the “Lease Agreement”); and 

WHEREAS, the Board has previously entered into that certain Agreement for Payments in 

Lieu of Ad Valorem Taxes (the “PILOT Agreement”) in connection with the Project; and 

WHEREAS, the Company has notified the Board that it wishes to terminate the Lease 

Agreement and the PILOT Agreement, and the Company has exercised its option under the Lease 

Agreement to purchase all Leased Property owned by the Board in connection with the Project; 

and   

WHEREAS, the forms of Quitclaim Deed, Bill of Sale, and Notice of Lease Termination 

(the “PILOT Termination Documents”) have been presented to the Board for approval. 

NOW, THEREFORE, BE IT RESOLVED by The Industrial Development Board of the 

City of Chattanooga, Tennessee, as follows: 
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Section 1. The Board agrees to convey and transfer the Leased Property to the 

Company pursuant to the terms of the PILOT Termination Documents, in substantially the forms 

presented to the Board at this meeting, with such changes to the PILOT Termination Documents 

as shall be approved by the Chairman or Vice Chairman of the Board. 

Section 2. The officers of the Board are hereby authorized to execute the PILOT 

Termination Documents on behalf of the Board and are further authorized to execute all other 

appropriate or necessary documents and to take such further actions from time to time as are 

appropriate or necessary in carrying out the intent of this resolution. 

Approved this 3rd day of November, 2025. 

THE INDUSTRIAL DEVELOPMENT BOARD 

OF THE CITY OF CHATTANOOGA 

 

 

By:         

 Althea Jones, Chair 

 

ATTEST: 

 

 

       

Jim Floyd, Secretary 
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This Instrument Prepared By  

and Return To: 

Rachael W. Ruiz 

Miller & Martin PLLC 

Suite 1200 Volunteer Building 

832 Georgia Avenue 

Chattanooga, TN  37402  

Name and Address 

of New Owner: 

 

Send Tax Bills To: 

Map and 

Parcel No.: 

 

The RiverCity Company 

802 Market Street 

2nd Floor Miller Plaza 

Chattanooga, TN 37402 

 

 

Same 

 

135NB-A-003-L000 

 

 

 

QUITCLAIM DEED 

 

WHEREAS, THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 

CHATTANOOGA, a Tennessee public corporation (herein “Grantor”), and THE RIVERCITY 

COMPANY, a Tennessee not-for-profit corporation (herein “Grantee”), the City of Chattanooga, 

and Hamilton County, entered into a “payment in lieu of taxes” tax abatement transaction on or 

about December 12, 2008 (the “PILOT Transaction”); and  

WHEREAS in connection with the PILOT Transaction, the parties entered into a certain 

Agreement for Payments in Lieu of Ad Valorem Taxes, and pursuant thereto Grantee conveyed 

all of its right, title, and interest to that certain Permanent Easement encumbering the real property 

herein described to Grantor, and Grantee then immediately leased-back such real property from 

Grantor pursuant to a Lease Agreement dated contemporaneously with closing the PILOT 

Transaction (the “Lease”); and 
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WHEREAS, in accordance with the PILOT Transaction, the Lease contained an option 

for Grantee to reacquire title to the Permanent Easement encumbering the real property upon the 

expiration of the tax abatement afforded by the PILOT Transaction; and 

WHEREAS the tax abatement afforded by the PILOT Transaction has expired, and, thus, 

Grantor and Grantee now desire that Grantee reacquire title to the Permanent Easement 

encumbering the real property as contemplated both expressly by the Lease and generally by the 

terms of the PILOT Transaction; 

NOW THEREFORE, FOR AND IN CONSIDERATION OF One Dollar ($1.00) and 

other good and valuable consideration, the receipt and legal sufficiency of all of which hereby are 

acknowledged, Grantor does hereby remise, release and quitclaim unto Grantee, all of its right, 

title, and interest to the Permanent Easement encumbering the property described on Exhibit A.   

 

(signatures on next page) 
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IN WITNESS WHEREOF, Grantor has hereunto caused its official name to be signed as 

of the ______ day of ___________________________, 2025.   

THE INDUSTRIAL DEVELOPMENT 

BOARD OF THE CITY OF CHATTANOOGA 

 

 

By:       

Name:       

Title:       

 

 

 

STATE OF TENNESSEE 

COUNTY OF HAMILTON 

Before me, a Notary Public in and for the state and county aforesaid, personally appeared 

_________________________, to me known (or proved to me on the basis of satisfactory 

evidence), and who, upon oath, acknowledged herself/himself to be the _____________________ 

of The Industrial Development Board of the City of Chattanooga, the within-named bargainor, a 

public corporation, executed the foregoing instrument for the purposes therein contained by 

signing the name of the corporation by herself/himself as ______________________________. 

WITNESS my hand at office this ______ day of ___________________, 2025.   

 

        

Notary Public 

My Commission Expires:     
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STATE OF TENNESSEE 

COUNTY OF HAMILTON 

I, Rachael W. Ruiz, hereby swear or affirm that the actual consideration for this transfer is 

$   1.00   . 

        

Affiant-Attorney for Grantee 

 

 

 

Subscribed and sworn to before me 

this ______ day of    , 2025.   

 

 

       

Notary Public 

My Commission Expires:    
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EXHIBIT A 

A tract of land situated in the City of Chattanooga, Hamilton County, Tennessee and being known 

as Lot l, Original Town Chestnut St. - Revised as recorded in Plat Book 90, Page 122 in the 

Registers Office of Hamilton County, and being more particularly described as follows: 

 

BEGINNING at a P.K. Nail set where the southern right-of-way line of West 3rd Street, having a 

right-of-way width of 46 feet, intersects the western right-of-way line of Broad Street, having a 

right-of-way width of 126 feet, said point being the northeastern most comer of the property being 

herein described; thence, leaving the southern right-of-way line of West 3rd Street, with and along 

the western right-of-way line of Broad Street South 01 degrees 48 minutes 40 seconds East, 96.42 

feet to an iron rod set; thence, leaving said western right-of-way line of Broad Street South 88 

degrees 04 minutes 20 seconds West, 24.29 feet to an iron rod set; thence, North 01 degrees 55 

minutes 40 seconds East, 10.00 feet to an iron rod set; thence, South 88 degrees 04 minutes 20 

seconds West, 53.65 feet to an iron rod set; thence, South 01 degrees 55 minutes 40 seconds East, 

35.48 feet to an iron rod set; thence, North 88 degrees 04 minutes 04 seconds East, 6.54 feet to an 

iron rod set; thence, South 01 degrees 55 minutes 40 seconds East, 90.22 feet to an iron rod set; 

thence, South 88 degrees 04 minutes 21 seconds West, 5.47 feet to an iron rod set; thence, South 

01 degrees 55 minutes 40 seconds East, 43.84 feet to an iron rod set; thence, South 88 degrees 04 

minutes 20 seconds West, 8.00 feet to an iron rod set; thence, South 01 degrees 55 minutes 39 

seconds East, 36.61 feet to an iron rod set; thence, South 88 degrees 04 minutes 22 seconds West, 

152.66 feet to an iron rod set on the eastern right-of-way line of Chestnut Street, having a right-

of-way width of 60 feet; thence, with and along the eastern right-of-way line of Chestnut Street, 

North 01 degrees 55 minutes 40 seconds West, 294.84 feet to a P.K. Nail set at the intersection of 

the eastern right-of-way line of Chestnut Street and the southern right-of-way line of the 

aforementioned West 3rd Street; thence, with and along the southern right-of-way line of West 3rd 

Street, North 88 degrees 37 minutes 20 seconds East, 237.74 feet to the POINT OF BEGINNING. 

 

Said tract herein contains 54,332.40+/- Square Feet or 1.247 Acres. 

 

Being the same property described in that certain Limited Warranty Deed of Easement from 

The RiverCity Company to The Industrial Development Board of the City of Chattanooga, 

recorded in March 27, 2009, in Book 8888, Page 956 in the Register’s Office of Hamilton 

County, Tennessee. 
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BILL OF SALE 

PILOT Unwind 

 

WHEREAS, THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 

CHATTANOOGA (“Seller”), a Tennessee public corporation, and THE RIVERCITY 

COMPANY, a Tennessee non-profit corporation (“Purchaser”), the City of Chattanooga, and 

Hamilton County, entered into a “payment in lieu of taxes” tax abatement transaction pertaining 

to real and personal property located at 311 Broad Street in the City of Chattanooga, on or around 

December 12, 2008 (the “PILOT Transaction”); and  

WHEREAS in connection with the PILOT Transaction, the parties entered into an 

Agreement for Payments in Lieu of Ad Valorem Taxes, and pursuant thereto Purchaser conveyed 

to Seller all Purchaser’s right, title and interest in and to the equipment, fixtures, and other tangible 

personal property described in Exhibit A attached hereto and incorporated herein by this reference 

(collectively, the “Personal Property”), and Purchaser then immediately leased-back all such 

Personal Property from Seller pursuant to a personal property Lease Agreement (the “Personal 

Property Lease”); and 

WHEREAS, in accordance with the PILOT Transaction, the Personal Property Lease 

contained an option for Purchaser to reacquire title to the Personal Property upon the expiration of 

the tax abatement afforded by the PILOT Transaction; and 

WHEREAS the tax abatement afforded by the PILOT Transaction has expired, and, thus, 

Seller and Purchaser now desire that Purchaser reacquire title to the Personal Property as 

contemplated both expressly by the Personal Property Lease and generally by the terms of the 

PILOT Transaction; 

NOW THEREFORE, in consideration of One Dollar ($1.00) and other good and valuable 

consideration, the receipt and sufficiency of which are hereby acknowledged, SELLER hereby 

transfers and conveys to PURCHASER all Seller’s right, title, and interest in and to all the Personal 

Property. 

This Bill of Sale shall bind Seller, its successors and assigns. 

  



 

40496084v1 03705-0100 

[SIGNATURE PAGE TO BILL OF SALE FOR PERSONAL PROPERTY] 

 

 

IN WITNESS WHEREOF, Seller has caused this instrument to be executed this ______ 

day of __________________, 2025. 

THE INDUSTRIAL DEVELOPMENT BOARD 

OF THE CITY OF CHATTANOOGA 

 

 

 

By:         

Title:         
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EXHIBIT “A” 

TO BILL OF SALE OF  

THE INDUSTRIAL DEVELOPMENT BOARD OF THE 

CITY OF CHATTANOOGA (“SELLER”) 

TO THE RIVERCITY COMPANY (“PURCHASER”) 

All machinery, equipment, and other tangible personal property that has been installed or otherwise 

located on or about or used in connection with the real property in Hamilton County that Seller 

has leased to Buyer, together with replacements thereof and substitutions therefor; such real 

property leased to Buyer being located at and around 311 Broad Street in the City of Chattanooga.  
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This Instrument Prepared by 

And after Recording Return to: 

Rachael W. Ruiz 

Miller & Martin PLLC 

Volunteer Building, Suite 1200 

832 Georgia Avenue 

Chattanooga, TN 37402 

 

 

NOTICE OF LEASE TERMINATION 

(Cross Reference Book 9825, Page 131) 

 

THIS NOTICE OF LEASE TERMINATION is executed by The Industrial Development 

Board of the City of Chattanooga (the “Board”).  

BACKGROUND  

A.  The United States of America, acting by and through its legal agent, the Tennessee Valley 

Authority, an executive branch corporate agency and instrumentality of the United States of 

America (“TVA”) conveyed to Chattanooga Downtown Redevelopment Corporation 

(“CDRC”), a Permanent Easement pursuant to that certain Grant of Permanent Easement from 

the United States of America to Chattanooga Downtown Redevelopment Corporation 

recorded on April 7, 2003,  in Book 6617, Page 93, Register’s Office of Hamilton County, 

Tennessee (the “Permanent Easement”). 

B. CDRC conveyed all of its rights in the Permanent Easement to The RiverCity Company, a 

Tennessee non-profit corporation (“RCC”), by that certain Limited Warranty Deed of 

Easement recorded on March 18, 2004, in Book 7057, Page 606, aforementioned records. 

C. RCC entered into a Payment in Lieu of Taxes tax abatement transaction with the City of 

Chattanooga, Hamilton County, and the Board on or about December 12, 2008 (the “PILOT 

Transaction”).  

D. In connection with the PILOT Transaction and pursuant thereto, RCC conveyed to the Board 

all of its interest in the Permanent Easement by that certain Limited Warranty Deed of 

Easement recorded in Book 8888, Page 956, aforementioned records, encumbering the 

property described on Exhibit A hereto attached and herein incorporated (the “Property”); and 

RCC then immediately leased-backed such Property from the Board pursuant to a Lease 

Agreement dated December 12, 2003, as and put of record on December 18, 2012, by that 

certain Affidavit Regarding  Lease recorded at Book 9825, Page 131, aforementioned records 

(the “PILOT Lease”). 

E. TVA conveyed to RCC fee simple title of the Property on or about February 17, 2020, by 

Special Warranty Deed recorded in Book 11910, Page 225, aforementioned records, subject 

to the Permanent Easement and PILOT Transaction. 



 

2 

 

F. In accordance with the PILOT Transaction, the PILOT Lease contained an option for RCC to 

reacquire its easement interest to the Property upon the expiration of the tax abatement 

afforded by the PILOT Transaction.  

G. The tax abatement afforded by the PILOT Transaction has expired, and, thus, RCC has 

reacquired its easement interest to the Property from the Board as contemplated both expressly 

by the PILOT Lease and generally by the terms of the PILOT Transaction. 

 

NOTICE: 

THEREFORE, for the sake of clarity in the real estate records maintained by the Register’s 

Office of Hamilton County, Tennessee, the Board hereby declares and provides notice that the 

aforementioned PILOT Lease between the Board, as lessor, and RCC, as lessee, has now expired 

and no longer is in effect.  

 

 

[Signature Page Follows] 
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IN WITNESS WHEREOF, Grantor has hereunto caused its official name to be signed as 

of the ______ day of ___________________________, 2025.   

THE INDUSTRIAL DEVELOPMENT 

BOARD OF THE CITY OF CHATTANOOGA 

 

 

By:       

Name:       

Title:       

 

 

 

 

STATE OF TENNESSEE 

COUNTY OF HAMILTON 

Before me, a Notary Public in and for the state and county aforesaid, personally appeared 

_________________________, to me known (or proved to me on the basis of satisfactory 

evidence), and who, upon oath, acknowledged herself/himself to be the _____________________ 

of The Industrial Development Board of the City of Chattanooga, the within-named bargainor, a 

public corporation, executed the foregoing instrument for the purposes therein contained by 

signing the name of the corporation by herself/himself as ______________________________. 

WITNESS my hand at office this ______ day of ___________________, 2025.   

 

        

Notary Public 

My Commission Expires:    
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EXHIBIT A 

Property 

 

A tract of land situated in the City of Chattanooga, Hamilton County, Tennessee and being known 

as Lot l, Original Town Chestnut St. - Revised as recorded in Plat Book 90, Page 122 in the 

Registers Office of Hamilton County, and being more particularly described as follows: 

BEGINNING at a P.K. Nail set where the southern right-of-way line of West 3rd Street, having a 

right-of-way width of 46 feet, intersects the western right-of-way line of Broad Street, having a 

right-of-way width of 126 feet, said point being the northeastern most comer of the property being 

herein described; thence, leaving the southern right-of-way line of West 3rd Street, with and along 

the western right-of-way line of Broad Street South 01 degrees 48 minutes 40 seconds East, 96.42 

feet to an iron rod set; thence, leaving said western right-of-way line of Broad Street South 88 

degrees 04 minutes 20 seconds West, 24.29 feet to an iron rod set; thence, North 01 degrees 55 

minutes 40 seconds East, 10.00 feet to an iron rod set; thence, South 88 degrees 04 minutes 20 

seconds West, 53.65 feet to an iron rod set; thence, South 01 degrees 55 minutes 40 seconds East, 

35.48 feet to an iron rod set; thence, North 88 degrees 04 minutes 04 seconds East, 6.54 feet to an 

iron rod set; thence, South 01 degrees 55 minutes 40 seconds East, 90.22 feet to an iron rod set; 

thence, South 88 degrees 04 minutes 21 seconds West, 5.47 feet to an iron rod set; thence, South 

01 degrees 55 minutes 40 seconds East, 43.84 feet to an iron rod set; thence, South 88 degrees 04 

minutes 20 seconds West, 8.00 feet to an iron rod set; thence, South 01 degrees 55 minutes 39 

seconds East, 36.61 feet to an iron rod set; thence, South 88 degrees 04 minutes 22 seconds West, 

152.66 feet to an iron rod set on the eastern right-of-way line of Chestnut Street, having a right-

of-way width of 60 feet; thence, with and along the eastern right-of-way line of Chestnut Street, 

North 01 degrees 55 minutes 40 seconds West, 294.84 feet to a P.K. Nail set at the intersection of 

the eastern right-of-way line of Chestnut Street and the southern right-of-way line of the 

aforementioned West 3rd Street; thence, with and along the southern right-of-way line of West 3rd 

Street, North 88 degrees 37 minutes 20 seconds East, 237.74 feet to the POINT OF BEGINNING. 

Said tract herein contains 54,332.40+/- Square Feet or 1.247 Acres. 

Being the same property described in that certain Limited Warranty Deed of Easement from 

The RiverCity Company to The Industrial Development Board of the City of Chattanooga, 

recorded in March 27, 2009, in Book 8888, Page 956 in the Register’s Office of Hamilton 

County, Tennessee. 

 



 

 

RACHAEL W. RUIZ 
 

Direct Dial 423-785-8489 
Direct Fax 423-321-1566 

rachael.ruiz@millermartin.com 
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October 20, 2025 

The Industrial Development Board of the City of Chattanooga 
 c/o Phillip A. Noblett, Esq. 
City Attorney 
100 East 11th Street, Suite 200 
Chattanooga, TN 37402 

RE: Exercise of Purchase Option – The RiverCity Company 

Dear Mr. Noblett: 

As you are aware, for purposes of facilitating a payment-in-lieu-of-tax arrangement, the 
Industrial Development Board of the City of Chattanooga (the “IDB”) obtained title to certain real 
and personal property (the “Property”) provided by The RiverCity Company (the “Company”) in 
connection with the development and operation of a movie theater located at 311 Broad Street, 
Chattanooga, Tennessee. The initial term of the related Lease Agreement dated December 12, 2008 
(the “Lease Agreement”), expired on December 31, 2024. 

As a result of the expiration of the initial term of the Lease Agreement, and pursuant to 
Section 11.02 of the Lease Agreement, the Company hereby exercises its option to purchase the 
Property for the purchase price of One Dollar ($1.00).  Accordingly, pursuant to Section 11.03 of 
the Lease Agreement, please deliver to the Company, on behalf of the IDB, the following executed 
documents: (i) Bill of Sale, (i) Quitclaim Deed, and (iii) Notice of Lease Termination (collectively, 
the “Conveyance Documents”). 

We have enclosed proposed drafts of the Conveyance Documents for your review.  If these 
documents meet your approval, please request an authorized representative of the IDB to execute 
the Conveyance Documents and return the originals to my attention.   

If you have any questions or concerns, please do not hesitate to let us know. 

Sincerely, 

 
Rachael W. Ruiz 

 



                                                                                           

       

RESOLUTION 

 

A RESOLUTION AUTHORIZING THE PURCHASE OF 

CIVICSERVE SOFTWARE FROM THE IDB TIF ADMIN FEES 

DESIGNED TO AUTOMATE THE ENTIRE LIFECYCLE OF 

ECONOMIC DEVELOPMENT INCENTIVE MANAGEMENT 

FOR LOCAL GOVERNMENTS AND ADDRESSES ALL 

BUSINESS AND TECHNICAL REQUIREMENTS, FROM 

APPLICATION INTAKE AND WORKFLOW TO 

COMPLIANCE MONITORING, FINANCIAL MANAGEMENT, 

AND PUBLIC REPORTING, IN THE AMOUNT OF FORTY-

FOUR THOUSAND DOLLARS ($44,000.00). 

______________________________________________________ 

 

BE IT RESOLVED, that the Industrial Development Board of the City of Chattanooga is 

hereby authorizing the purchase of CivicServe Software from the IDB TIF Admin Fees designed 

to automate the entire lifecycle of economic development incentive management for local 

governments and addresses all business and technical requirements, from application intake and 

workflow to compliance monitoring, financial management, and public reporting, in the amount 

of $44,000.00. 

 ADOPTED: November 3, 2025 

  THE INDUSTRIAL DEVELOPMENT 

  BOARD OF THE CITY OF CHATTANOOGA 

Attest: 

 _____________________________ 

 Althea Jones, Chair 

 

_____________________________ 

 Jim Floyd, Secretary 
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WESTON WAMP 
COUNTY MAYOR 

 BOARD OF COMMISSIONERS 
D.C. (CHIP) BAKER

GREG BECK 
MIKE CHAUNCEY
JEFF EVERSOLE
JOE GRAHAM 
LEE HELTON 

STEVE HIGHLANDER 
WARREN MACKEY 

DAVID SHARPE 
GENE-O SHIPLEY 

KEN SMITH 

HAMILTON COUNTY, TENNESSEE 

INTERNAL AUDIT OFFICE 

CHRIS MCCOLLOUGH, CPA, CFE, CCFO 
COUNTY AUDITOR 

AUSTIN DURALL, CFE, CGFM, CCFO 
AUDIT MANAGER 

AUDIT STAFF 
J.C. CLONTS, CFE

LAUREN COOPER, CPA(INACTIVE) 
JAMESETTA GRAY, CCFO 

ROGER KINCER, CGFM, CFE, CCFO 
MARICELA MADERA 

JOHNETTA TRUSS, CCFO

To: 

From: 

Date: 

Subject: 

Weston Wamp, County Mayor 
Tim Kelly, Chattanooga Mayor 
Hamilton County Commissioners 
Chattanooga City Council 
Hamilton County Audit Committee 
Chattanooga Industrial Development Board 
Hamilton County Industrial Development Board 

Chris McCollough, County Auditor 

October 9, 2025 

Audit of the Tax Increment Financing (TIF) program 

We audited the Tax Increment Financing (TIF) agreements initiated by the City of Chattanooga and 
Hamilton County since 2013. The audit was initiated to ensure that the interests of public and private 
stakeholders are protected and that controls are in place to confirm that agreements are used to fund 
community improvements by leveraging future tax revenues. While tax increment financing is a broad 
category, the term generally describes, in the context of Tennessee, the mechanism by which certain 
incremental local property tax revenues generated within a designated area are allocated to a tax increment 
agency for the payment of costs related to a specified project. 

BACKGROUND 

The Tennessee Industrial Development Corporation Act, found in Title 7, Chapter 53 of the Tennessee 
Code Annotated (T.C.A.), allows the creation of non-profit corporations with broad powers to acquire and 
develop buildings and sites for economic development, including funding projects through industrial 
revenue bonds.  

Originally approved by the Tennessee General Assembly in 2004, the Tennessee Industrial Development 
Act allows industrial development corporations to initiate and administer tax abatement programs. The Tax 
Increment Financing (TIF) Program encourages economic development by providing the owner/developer 
with a tax benefit. This benefit allows certain incremental local property tax revenues generated within a 
designated area to be allocated to a tax increment agency for the payment of costs related to a specified 
project.  
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The Industrial Development Board (IDB) is a nonprofit public corporation that was created pursuant to the 
Tennessee Industrial Development Corporation Act, Tenn. Code Ann 7-53-101 et seq. The City of 
Chattanooga, Tennessee, created the Industrial Development Board of Chattanooga in 1967. Hamilton 
County, Tennessee, created its Industrial Development Board in 1981. 

 

As of Fiscal Year 2025, the following projects have a Tax Increment Financing (TIF) Agreement with the 
City of Chattanooga and Hamilton County, Tennessee. 

Company/Project Name Beginning 
Year 

Ending 
Year 

TIF Amount Company’s 
Investment 
Commitment 

Black Creek Mountain 2013 2032 $9 million $500 million 
Martin Luther King 
Extension 

2018 2032 $3.5M plus $1.7M 
for interest, fees, 
etc. 

$45 million 
 

East Chattanooga Rising 
(Tubman) 

2020 2040 $4 million Projected  
$59 million 

North River Commerce 
Center 

2025 Pending 
Amendment 

Up to $23.5 million Projected  
$106 million 

South Broad District 2025 2055 Primarily to pay 
debt service 
associated with the 
Sports Authority 
debt to be incurred 
for the construction 
of the Lookouts 
baseball stadium.  

Projected 
investment of at 
least $350 
million. 

Bend Development Project TBD TBD TIF proceeds used 
for Infrastructure 
improvements up to 
$100 million for the 
development of 
approximately 90 
acres for mixed-use 
development, plus 
certain public 
projects in 
downtown 
Chattanooga 

Projected 
Investment of at 
least $4 billion. 

 

Tennessee Code Annotated, Section 9-23-101 et seq., the Uniformity in Tax Increment Financing Act of 
2012, provides guidance to the taxing agency (county, city, town, metropolitan government, or other public 
entity that levies property taxes on property within a plan area and has approved the plan). 

 

The following flowchart on page three (3) outlines the process for establishing a TIF agreement. 
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After receiving local approvals from City and County, the Economic Impact Plan and supporting resolutions 
should be submitted to the TN Dept of Economic & Comm Development , TN Comptroller of Treasury, and 

the TN Building Commission.

The Applicant will close the TIF transaction within a reasonable period of time after the City Council and, if 
applicable, County Commission, approve the Economic Impact Plan. (within 120 days after approval)

These documents, once negotiated, will be presented to the IDB in final form for approval.

If an Economic Impact Plan is approved by City Council and, if applicable, County Commission, the Applicant 
and the IDB will commence negotiation of the appropriate documents implementing the TIF authorized by 

the Economic Impact Plan.

After approval, City Council and, if applicable, County Commission shall provide a certified copy of the 
resolution providing such approval to the IDB.

The IDB will hold a public hearing. 
(Notice must be circulated in Hamilton County newspaper 2 weeks prior to the public hearing date.)

The Application Review Committee and IDB determine if the Application and Economic Impact Plan are 
qualified to be considered for submission to City Council and/or County Commission for approval.

The Applicant shall submit the proposed Economic Impact Plan to the IDB no later than ninety (90) days 
after the Plan is requested.

If the TIF request will affect County property taxes, the Board will also submit the Application and a 
proposed Resolution of Intent to the County Mayor and County Commission.

If the Resolution of Intent is approved and adopted, then it will instruct the IDB to prepare and submit to 
City Council an Economic Impact Plan.

The City's IDB reviews the application for completeness and then submits its acceptance of the Application 
and proposed Resolution of Intent to the City Council.

Applicant submits TIF application to the City's IDB.
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OBJECTIVES 

Hamilton County and the City of Chattanooga currently have six (6) TIF Agreements, in which five (5) 
projects are receiving TIF tax dollars. The objectives of this audit were to: 

 determine whether the TIF agreements have been fulfilled; 

 evaluate the existence and effectiveness of internal controls, policies, and procedures; 

 assess compliance with Tennessee Code Annotated (T.C.A.) guidelines and; 
 review loan/financing documents for alignment with agreements.    

 

AUDITORS' OPINION & FINDINGS 

The TIF program appears to be accomplishing its primary goals:  
(1) encouraging economic development and community improvements by utilizing future tax revenues 

generated by new development projects, and 
(2) maintaining adequate internal controls over the TIF process. 

However, our examination identified certain violations and areas for improvement in the TIF program.  

These exceptions and our recommendations are as follows: 

 

DEVELOPMENT AGREEMENTS 
 
Black Creek TIF Observation – According to the City of Chattanooga Department of Public 
Works and Hamilton County’s Wastewater Treatment Authority (WWTA), the road and sewer 
infrastructure is complete. The City of Chattanooga and the developers are working together to 
maintain the road infrastructure. The commercial development has not yet begun, although the 
developers have stated that it is planned. It appears the infrastructure portion of this agreement is 
being fulfilled. 
 
MLK Blvd. Development Area TIF Observation – The developer was required to build a new 
section of West MLK Blvd. that would provide connectivity from Riverfront Parkway, continuing 
west to the Blue Goose Hollow trailhead of the Tennessee Riverwalk. The public infrastructure 
was completed in 2020. The development agreement for this project was fulfilled.  
 
East Chattanooga Rising TIF Observation – This TIF agreement is designed for economic 
development projects that provide improvements to public infrastructure in blighted and 
underutilized areas of the City of Chattanooga, as well as in other properties designated by the 
Hamilton County Commission and the City Council. This project was initiated by the City of 
Chattanooga, which served as the applicant to the TIF. The project provides public infrastructure 
to resurface Southern Street, build a new section of Hardy Street, which extends northwest from 
Roanoke Avenue, and further infrastructure development to allow an issuance of “Request-for-
Proposals (RFP)” for an entity to redevelop the site.  The resurfacing of Southern Street and the 
construction of the new section of Hardy Street are complete. Generally, the development 
agreement for this project has been satisfied.  
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North River Commerce Center – The TIF agreement involves constructing public infrastructure, 
which will realign the access road serving the development to connect with the traffic signal to be 
located on North Access Road.  The proposed development of the Industrial Park Parcels by 
constructing a new industrial park with over 800,000 square feet of industrial space at a cost 
exceeding $100 million.  It appears the infrastructure portion of the agreement has been fulfilled.   
 
INTERNAL CONTROLS, POLICIES, AND PROCEDURES 

Observation – The first TIF was established in 2013; five (5) other TIFs were created since then.  
On November 29, 2022, the Chattanooga City Council adopted a resolution establishing tax 
increment financing policies and procedures for the City of Chattanooga and the Industrial 
Development Board (IDB) of the City of Chattanooga. The Hamilton County Trustee's office 
created policies and procedures for handling TIF agreements once they are approved. However, 
Hamilton County and the IDB of Hamilton County lack formal written policies. 
 
Recommendation: Hamilton County (Economic and Community Development) and the IDB of 
Hamilton County should implement formal policies and procedures for establishing and monitoring 
TIF agreements, particularly for projects located outside Chattanooga city limits. 
 

 TCA CODE GUIDELINE ADHERENCE  

Observation – In general, each organization follows the Tennessee Annotated Codes.  However, 
as discussed above, Hamilton County and the Industrial Development Board of Hamilton County 
do not have any policies and procedures required by Tenn. Code Ann. 9-23-107.   
 
T.C.A. 9-23-107 states that policies and procedures shall not conflict with this chapter or any tax 
increment statute. In section 4.12. “Tax Increment Payment Dates” in the policies and procedures 
of the Industrial Development Board of the City of Chattanooga and the City of Chattanooga, it 
states that Tax Increment Revenues to be allocated to the Board for any Tax Increment Incentive 
shall be paid by the City and, if applicable, the County no later than sixty (60) days from the last 
day of each February.  
 
Section 4.12 is in conflict with T.C.A. 9-23-103(e), which states: “A plan may provide the date or 
dates in each year that each taxing agency shall be required to allocate tax increment revenues to 
the tax increment agency; and if a plan does not provide the dates for such allocations, tax 
increment revenues shall be allocated and distributed to each taxing agency no later than March 
31 in each year with respect to taxes collected with respect to the prior tax year. Unless a plan 
provides to the contrary or the taxing agency and tax increment agency otherwise agree, tax 
increment revenues that are payable with respect to delinquent taxes shall be paid to the tax 
increment agency within thirty (30) days of receipt by the taxing agency. Partial payments collected 
prior to the delinquency date shall be allocated first to base and dedicated taxes.” 
 
Recommendation: After reviewing the current TIF agreements, we recommend that the taxing 
agencies (Hamilton County Trustee and the City of Chattanooga Treasurer) make tax increment 
revenue payments no later than March 31 each year with respect to taxes collected the prior tax 
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year, unless plans in the development or financing agreement state a different due date with the 
developer. 
 
Additionally, we recommended that the Hamilton County Trustee’s Office, the IDB of 
Chattanooga, and the City of Chattanooga update their policies and procedures to reflect the T.C.A. 
9-23-103(e). 
 
PROJECT/LOAN AGREEMENT OVERSIGHT 
 
Observation – Under section 5 of the policies and procedures established by the IDB of 
Chattanooga and the City of Chattanooga, it states that the Board requires the Applicant to annually 
certify compliance with the Development and Financing Agreement in writing. We determined that 
the Board is not receiving annual reports from the developer to certify compliance with the 
development and financing agreement. We found that the City of Chattanooga is monitoring the 
project's construction and has improved the process as more TIF Agreements have been initiated. 
 
Regarding the monitoring of Financing Agreements with each of the TIF Agreements, the 
following was observed.  
 

 The City of Chattanooga finances the East Chattanooga Rising (Tubman) TIF. The City 
provided an amortization schedule showing the loan amount of $4,000,000 and the total 
accumulated interest.   
 
Recommendation: The following information needs clarification. 

 
1. The Economic Impact Plan states incurred project costs of approximately $4.0 million 

plus interest and affirms the interest shall not exceed approximately $1.8 million; 
however; 

2. The loan agreement between the City of Chattanooga and IDB of Chattanooga states 
that the loan funding is up to $4.0 million with no cap on interest.  A loan amortization 
schedule was provided, showing an interest amount of $1,942,897.15, which exceeds 
the approved Economic Impact Plan. 
 

 The Martin Luther King Extension TIF is financed by a loan from Pinnacle Financial 
Partners, arranged by the developer 139 Partners d/b/a Evergreen Real Estate. In the 
Economic Impact Plan and development agreement, the loan amount is $3.5 million, plus 
interest, reserve accounts, fees, and expenses, which shall not exceed $1.7 million. A loan 
amortization schedule was not available upon request. We were informed that the IDB does 
not keep track of such information. It is the developer's responsibility to repay the loan. 
The IDB’s responsibility is to remit the TIF payment annually to the developer or bank 
according to the TIF document.   
 
According to the Policies and Procedures in the IDB of Chattanooga and the City of 
Chattanooga in Section 5, the IDB requires the Applicant to report annually and certify 
compliance with the Development and Financial agreement.  
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Recommendation: The IDB of Chattanooga must receive financial information from the 
developer and Pinnacle Financial to ensure that the financial arrangements outlined in the 
Economic Impact Plan and the Development Agreement are followed, with the interest, 
reserve accounts, fees, and expenses limited to not exceed $1.7 million.  

 The Black Creek TIF is financed by a loan from IDB Investor, LLC, which is a partner 
with the developer MBSC Black Creek LLC. According to the economic impact plan and 
the loan agreement, the loan amount was not to exceed $9.0 million, based on the prime 
rate plus 200 basis points, with interest calculated on a 365-day year.   
 
IDB Investors, LLC provided a loan amortization schedule and the annual report from 
Black Creek showing the outstanding loan amount financed through IDB Investors, LLC 
(See Exhibit A). As you can see from the exhibit, the loan amount was $9,089,044.77, 
which exceeded the contract amount of $9.0 million.  We determined that the loan amount 
was overstated since December 2019. In addition to the overstated principal amount, the 
interest calculation for the loan amount was incorrect. IDB Investors, LLC was using a 
360-day interest calculation, and the dates on which the prime rate changed were incorrect. 
 
As a result of this audit, we found the following amount of principal and interest was 
charged in error through April 30, 2024: 
 

As of April 30, 2024 Original Amount Revise Amount Difference 

Total Principal Loan $ 9,089,044.77 $ 9,000,000.00 $   89,044.77 
Total Interest Charged   4,313,356.07   4,119,334.45    194,021.62 
Total Principal and Interest charged in error  $  283,066.39 

 
Thanks to Shana Slava, accountant with IDB Inventor, LLC, for working with our office 
to correct the calculations. As of April 30, 2025, the principal balance of the TIF loan is 
$8,111,030.48. 
 
Recommendation: Delegate an individual within the IDB of Chattanooga to review each 
contract and review financial reports to ensure compliance with the agreements.  
 
Additionally, we recommend that all TIF documents should reiterate the purpose of the 
TIF in general as well as the TIF’s individual objectives. The objectives should clearly 
state the metrics of the TIF’s success and the goals to hold the developer to their promises.   
 

 In the North River Commerce Center TIF, it should be noted that in Section 7 on page 5 
of the agreement, if the developer fails to complete the public infrastructure and the project 
within the construction period set forth within the agreement, the TIF maximum principal 
amount of the TIF financing shall be reduced proportionally by the amount completed.  
 
Recommendation: It is essential that the delegated individual from IDB of Chattanooga 
continuously monitors the project to ensure that the developer has completed the 
requirements as agreed upon. 
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Summary Recommendations 

 Formalize policies and procedures for Hamilton County and its IDB. 
 Align payment deadlines with T.C.A. § 9-23-103(e). 
 Enforce annual compliance certifications from developers. 
 Ensure transparency and alignment of loan terms with approved Economic Impact Plans. 
 Verify goals are in line with objectives to ensure program success. 

 

 
If you have any questions regarding this report or would like further information, please get in touch with 
me at 209-6212. 
 
 
____________________________          
Chris McCollough, County Auditor   Staff Assigned to Audit 

Austin Durall, Audit Manager  
Lauren Cooper, Auditor 
 
 

copy: Claire McVay, Chief of Staff 
 Cory Gearrin, Deputy County Mayor, Economic and Community Development 
 Alexa LeBoeuf, Executive Director, Economic and Community Development 
 Lee Brouner, CFO 
 Vonda Patrick, Deputy CFO   
 Bill Hullander, Trustee 
 Patricia Mitchell, Legislative Administrator 
 Weston Porter, City CFO 
 Stan Sewell, City Auditor 
 Charita Allen, Senior Advisor, Economic and Workforce Development 

 
 

 
 
 
 
 
 
 
 
 
 



April 30,2024 

City of Chattanooga 
Department of Finance & Administration 
Attn: Jamie Zurkiya, City Treasurer 
101 E 11th Street 
Chattanooga, TN 37402 

Dear Ms. Zurkiya: 

As requested, below please find the 4/30/24 annual report for the outstanding Industrial Development Board 
loan financed through IDB Investor, LLC.  The purpose of this loan was to obtain tax increment financing for 
MBSC Black Creek to finance the development of Aetna Mountain Road and related infrastructure. 

Name of Borrower IDB Investor, LLC 
 Final Loan Draw 12/23/2019 
 Original Dollar Amount $9,089,044.77 

Maturity Date of Loan  12/31/2032 with final payment(s) to be made in 2033 
 Financing Company Pinnacle Bank 

801 Broad St, 5th Floor 
Chattanooga, TN 37402 
423-386-3430
David.shamblin@pnfp.com

5/1/23 Beginning Balance $8,782,354.92 
Payments received current fiscal year $1,121,738.06 
Principal paid current fiscal year  $163,022.69 
Interest paid current fiscal year  $958,715.37 

 Principal outstanding 4/30/24  $8,619,332.23 

 Contact Information Andrew Stone 
Managing Partner 
4700 Cummings Cove Dr. 
Chattanooga, TN 37419 
518-331-2124

Please reach out if you need additional information. 

Thank you 

Andrew Stone 
Managing Partner 

Exhibit A
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