
 
Industrial Development Board 

Regular Meeting Agenda 
Thursday, September 25, 2025, 5:30 PM 
City Hall, Lakeland, Tennessee  38002 

 
 
 
 
  I. CALL TO ORDER: 
      
  II. ROLL CALL: 
      
  III. APPROVAL OF MINUTES OF PREVIOUS MEETING: 
      
  1.  Annual Meeting Minutes - August 28, 2025 
     
  IV. PUBLIC DISCUSSION: 
      
  V. REPORTS OF OFFICERS AND COMMITTEES: 
      
  VI. UNFINISHED BUSINESS: 
      
  VII. NEW BUSINESS:  
      
  1.  Resolution - approving draw request 22 in connection with the tax 

increment financing for Ashmont Developer, LLC. 
     
  VIII. ANNOUNCEMENTS: 
      
  IX. ADJOURNMENT:  
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Industrial Development Board 

Annual Meeting Minutes 
Thursday, August 28, 2025, 5:30 PM 

City Hall, Lakeland, Tennessee  38002 
 

 

 

      
  I. CALL TO ORDER: 
    The meeting was called to order by Chair Alan Johnson 5:30 p.m. on 

Thursday, August 28, 2025. 
      
  II. ROLL CALL: 
    Richard Gonzales 

Shaun Brannen 
Richard Justin 
Alan Johnson 
Steve Laster 
Jeff Roman 
Commissioner Johnston 

Present 
Present 
Present 
Present 
Present 
Present 
Present (non-vote) 

Brian Sullivan Absent 
 
Staff personnel in attendance were Chief Planning Officer Paul Luker and 
City Recorder Cheyenne Carter. 

      
  III. ELECTION OF OFFICERS: 
    Richard Gonzales moved to bring this item to the floor, seconded by Richard 

Justin. 
 
Nominations and voting results are listed below. 

  1.  Chair 
Alan Johnson nominated Steve Laster as Chair, seconded by Richard 
Gonzales. No other nominations were heard. No objections were heard.  
 
When the question was called the nomination passed, voice vote, 6 
in favor 0 against 0 abstain (6-0-0). 

      
  2.  Vice Chair 

Steve Laster nominated Richard Gonzales as Vice Chair, seconded by 
Alan Johnson. No other nominations were heard. No objections were 
heard. 
 
When the question was called the nomination passed, voice vote, 6 
in favor 0 against 0 abstain (6-0-0). 

      
  3.  Secretary (may be combined with Treasurer) 

Jeff Roman nominated Richard Justin as Secretary/Treasurer, seconded 
by Alan Johnson. No other nominations were heard. No objections were 
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heard. 
 
When the question was called the nomination passed, voice vote, 6 
in favor 0 against 0 abstain (6-0-0). 

      
  4.  Treasurer (may be combined with Secretary) 

Please see voting results above. 
      
      
  IV. APPROVAL OF MINUTES OF PREVIOUS MEETING: 
    

 

  1.  Annual Meeting Minutes - July 24, 2025 
 
Richard Justin moved to bring this item to the floor, seconded by Richard 
Gonzales. 
 
Discussion ensued. 
 
When the question was called the meeting minutes passed as 
presented, voice vote, 6 in favor 0 against 0 abstain (6-0-0). 

      
      
  V. PUBLIC DISCUSSION: 
    None 
      
  VI. REPORTS OF OFFICERS AND COMMITTEES: 
    

 

  1.  IDB President's Report - Financial Statements and Economic 
Development Update 
This report was offered by Chief Planning Officer Paul Luker. 

      
      
  VII. UNFINISHED BUSINESS: 
    None 
      
  VIII. NEW BUSINESS:  
    

 

  1.  Resolution - approving draw request 21 in connection with the tax 
increment financing for Ashmont Developer, LLC. 
 
Richard Gonzales moved to bring this item to the floor, seconded by 
Richard Justin. 
 
Discussion ensued. 
 
When the question was called the resolution passed as presented, 
voice vote, 6 in favor 0 against 0 abstain (6-0-0). 

      
  2.  Resolution -  approving draw request 2 in connection with the tax 

increment financing for the Lakeland Safety TIF. 
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Richard Gonzales moved to bring this item to the floor, seconded by 
Richard Justin. 
 
Discussion ensued. 
 
When the question was called the resolution passed as presented, 
voice vote, 6 in favor 0 against 0 abstain (6-0-0). 

      
      
  IX. ANNOUNCEMENTS: 
    None 
      
  X. ADJOURNMENT:  
    There being no other business on which to act, the meeting was adjourned 

without objection at 5:46pm on Thursday, August 28, 2025. 
 
These minutes were approved on September 25, 2025. 
 
 
   
Richard Justin 
Secretary 
 
ATTEST: 
 
  
Cheyenne Carter 
City Recorder 
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Industrial Development 
Board 

 

  

 

Meeting Cycle: Thursday, September 25, 2025 
    
Subject: Resolution - approving draw request 22 in connection with the tax increment 

financing for Ashmont Developer, LLC. 
    
Staff Contact: Michael Walker, City Manager 
     
  
STAFF RECOMMENDATION 
The IDB President recommends approval of resolution R-97-2025. 
  
BUDGET IMPACT 
Eligible infrastructure costs of Ashmont Developer, LLC submitted with this request total 
$13,647.72 and represent potential reimbursement to the developer from the TIF Loan through 
the IDB. 
  
DISCUSSION 
A summarized rollforward of the project balance will be provided Thursday evening. 
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RESOLUTION R-97-2025

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND, TENNESSEE, APPROVING DRAW REQUEST 22 IN CONNECTION WITH 

THE TAX INCREMENT FINANCING FOR ASHMONT DEVELOPER, LLC

 

 

WHEREAS, The Industrial Development Board of the City of Lakeland, Tennessee (the 
“Lakeland IDB”) has approved an economic impact plan (the “Economic 
Impact Plan”) regarding the development of an approximately 100-acre tract 
of land located in the northwest and northeast corners of Canada Road and 
Interstate 40 in the City of Lakeland, Tennessee and in Shelby County, 
Tennessee, as described in the Economic Impact Plan (the “Plan Area”); and 

 

WHEREAS,  the Lakeland IDB has approved a Tax Increment Financing Application (the 
“TIF Application”) for the Plan Area, as submitted by Ashmont Developer, LLC, 
a Tennessee limited liability company (“Ashmont”); and 

 

WHEREAS, Ashmont currently owns the portion of the Plan Area municipally known as 
9640 Davies Plantation, Lakeland, Tennessee 38002 (the “Site”), and 
Ashmont intends to develop the Site pursuant to a planned development that 
is to be approved by the City of Lakeland, Tennessee, (the “City”) for a new 
mixed-use development of retail, hotel, and senior living uses and other uses 
as permitted by such planned development, as such planned development 
may be amended from time to time by the City consistent with the Economic 
Impact Plan (the “Project”), and 

 
WHEREAS,  the Economic Impact Plan permits certain tax increment financing (“Tax 

Increment Financing”) pursuant to Chapter 53, Title 7 of the Tennessee Code 
Annotated; and 

 
WHEREAS,  the Lakeland IDB reviewed the Economic Impact Plan and the TIF Application 

in an open public meeting; and 
 
WHEREAS,  the Lakeland IDB conducted a public hearing on the Economic Impact Plan 

held at least two (2) weeks after public notice of the hearing was published in 
accordance with the applicable laws of Tennessee; and 

 
WHEREAS,  in connection with Tax Increment Financing, the City has entered into a 

Development Agreement with the Lakeland IDB, wherein the Ashmont 
Interests are defined, with respect to the Plan Area and the development of the 
Project; and 

 
WHEREAS,  under the Development Agreement between the Lakeland IDB and the City, 

the proceeds of the Tax Increment Financing would be used to pay the costs 
of the eligible public improvements (the “TIF Eligible Costs”) relating to the 
development of the Project and would pledge the TIF Revenues to apply to 
the debt service of the Tax Increment Financing; and 

 
WHEREAS, in connection with the Tax Increment Financing, Ashmont has submitted Draw 

Request 22, a copy of which is attached hereto as Exhibit A, to use for certain 
TIF Eligible Costs. 
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RESOLUTION R-97-2025

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND, TENNESSEE, APPROVING DRAW REQUEST 22 IN CONNECTION WITH 

THE TAX INCREMENT FINANCING FOR ASHMONT DEVELOPER, LLC

 

NOW, THEREFORE, BE IT RESOLVED by the Lakeland IDB that: 
 
RESOLVED,  the Draw Request is hereby approved by the Lakeland IDB and further, 

 
RESOLVED,  the directors, officers, agents, and employees of the Lakeland IDB are hereby 

authorized and directed to do all such things and to execute or accept any and 
all such certificates or documents as may be necessary to carry out and comply 
with the provisions of this Resolution and to carry out, give effect to and 
consummate the transactions contemplated hereby and thereby. All of the acts 
and doings of the directors, officers, agents and employees of the Lakeland IDB 
which are in conformity with the intent and purposes of this Resolution, whether 
heretofore or hereafter taken or done, shall be and are hereby ratified, 
confirmed and approved. 

 
Dated: September 25, 2025 
 
 
__________________________ 
Steve Laster, Chair 
 

Attest: 
 
 
__________________________ 
Richard Justin, Secretary 
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RESOLUTION R-97-2025

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND, TENNESSEE, APPROVING DRAW REQUEST 22 IN CONNECTION WITH 

THE TAX INCREMENT FINANCING FOR ASHMONT DEVELOPER, LLC

 

 

Exhibit A 
 

Draw 

Request(s) 

See 

Attached 
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DESCRIPTION PROJECT BUDGET DRAW REQUESTS
%

BALANCE TO
FUND

Lakeland - Ashmont Developers, LLC REALLOCATIONS 12/15/23 2/20/24 3/22/24 4/23/24 5/21/24 6/15/24 7/17/24 8/9/24 9/12/24 10/14/24 11/15/24 12/12/24 1/17/25 2/11/25 3/20/25 4/10/25 5/12/25 6/24/25 7/11/25 8/15/25 Bank Fees PD 9/9/25 9/12/25 (Incl. Retainage)

ORIGINAL PREV. ADJ. CURRENT ADJ. REVISED
REVISED BUDGET

/ USABLE SF CLOSING

DRAW 1 -
Reimbursement

Post Closing

DRAW 2 -
Bank & Legal
Closing Costs DRAW 3 DRAW 4 DRAW 5 DRAW 6 DRAW 7 DRAW 8 DRAW 9 DRAW 10 DRAW 11 DRAW 12 DRAW 13 DRAW 14 DRAW 15 DRAW 16 DRAW 17 DRAW 18 DRAW 19 DRAW 20 DRAW 21 DRAW 22 DRAW 23 DRAW 24 TOTAL %

LAND: 4,325,508.00  

Purchase Price $0.00 $0.00 $0.00 $0.00 $0.00

SUB TOTAL LAND $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

HARD COSTS:  

Infrastructure $ 8,187,458.00 ($303,695.98) $23,650.00 $7,907,412.02 $1.83 $507,133.75 $261,305.05 $130,381.50 $212,423.47 $382,862.46 $259,268.06 $431,135.60 $405,163.75 $523,060.94 $108,487.04 $541,886.42 $568,094.84 $428,690.24 $464,313.24 $424,104.98 $480,822.43 $311,920.04 $234,833.55 $156,323.05 $141,303.29 $67,071.14 $7,040,584.84 89% $866,827.18

Retainage Escrow Account $0.00 $0.00 $0.00 $0.00

Landscaping $113,705.00 $113,705.00 $0.03 $28,426.25 $13,500.00 $41,926.25 37% $71,778.75

Site Lighting $0.00 $0.00 $0.00 $0.00

Walls / Fencing $165,000.00 $165,000.00 $0.04 $25,000.00 $62,841.54 $16,029.76 $14,628.98 $118,500.28 72% $46,499.72

MLGW / Utility Connections $0.00 $0.00 $0.00 $0.00

$0.00 $0.00

SUB TOTAL HARD COSTS $8,187,458.00 ($24,990.98) $23,650.00 $8,186,117.02 $1.89 $0.00 $507,133.75 $0.00 $261,305.05 $130,381.50 $212,423.47 $382,862.46 $259,268.06 $431,135.60 $405,163.75 $523,060.94 $108,487.04 $541,886.42 $568,094.84 $428,690.24 $489,313.24 $424,104.98 $480,822.43 $403,187.83 $234,833.55 $172,352.81 $141,303.29 $0.00 $0.00 $95,200.12 $0.00 $7,201,011.37 88% $985,105.65

SOFT COSTS:

Architect 0.00 $771,070.56 $771,070.56 $0.18 $45,133.26 $166,069.38 $80,210.08 $80,267.76 $160,410.20 $98,979.88 $139,297.13 $770,367.69 100% $702.87

Engineering 425,000.00 ($165,000.00) $23,000.00 $283,000.00 $0.07 $47,222.86 $26,657.19 $1,000.00 $27,302.41 $13,044.43 $6,698.76 $5,060.49 $17,303.32 $20,563.00 $24,658.47 $9,561.26 $22,877.68 $2,000.00 $50,743.03 $274,692.90 97% $8,307.10

Insurance & Bonding 200,000.00 ($177,632.32) ($2,000.00) $20,367.68 $0.00 $867.69 $293.99 $9,593.00 $9,593.00 $20,347.68 100% $20.00

Planning / Consulting 350,000.00 ($182,755.38) ($7,500.00) $159,744.62 $0.04 $92,528.70 $16,989.86 $2,550.00 $13,950.00 $2,850.00 $6,900.00 $8,100.00 $1,835.00 $8,940.51 $154,644.07 97% $5,100.55

Lakeland Development Fees 650,000.00 ($170,000.00) $480,000.00 $0.11 $19,920.00 $35,242.37 $213,964.08 $1,510.00 $1,510.00 $750.00 $272,896.45 57% $207,103.55

Legal / Title Work / Bank Closing Costs / Appraisal 150,000.00 $114,099.63 $264,099.63 $0.06 $85,958.46 $400.00 $176,936.25 $804.92 $264,099.63 100% $0.00

Surveys / Phase I / Site Staking 100,000.00 ($50,000.00) ($13,500.00) $36,500.00 $0.01 $3,935.00 $27,260.00 $1,850.00 $3,015.00 $36,060.00 99% $440.00

MLGW / Utility Connections 0.00 $589,750.49 $589,750.49 $0.14 $113,332.33 $366,418.16 $68,319.13 $6,872.53 $34,478.81 $589,420.96 100% $329.53

RE Taxes 0.00 $0.00 $0.00 $0.00 $0.00

Interest / Operating Reserve
8.0% on $12.5MM Average
Funded for 3-Yrs 2,208,000.00 $2,208,000.00 $0.51 $185,711.29 $185,711.29 8% $2,022,288.71

Inspection Fees (36) 45,000.00 ($20,000.00) $25,000.00 $0.01 $375.00 $300.00 $450.00 $487.50 $487.50 $375.00 $450.00 $375.00 $375.00 $525.00 $450.00 $337.50 $525.00 $525.00 $525.00 $375.00 $13,647.72 $750.00 $21,335.22 85% $3,664.78

Contingency $684,542.00 ($684,542.00) $0.00 $0.00 $0.00 $0.00

SUB TOTAL SOFT COSTS $4,812,542.00 $24,990.98 $0.00 $4,837,532.98 $1.12 $89,893.46 $168,279.25 $176,936.25 $65,711.04 $1,804.92 $375.00 $65,394.78 $58,627.69 $7,186.26 $5,547.99 $14,325.00 $450.00 $337,264.41 $19,188.32 $576,067.45 $166,519.38 $176,202.68 $87,505.26 $178,596.46 $125,727.56 $9,397.53 $183,841.45 $13,647.72 $0.00 $61,086.03 $0.00 $2,589,575.89 54% $2,247,957.09

$0.00 $0.00 $0.00

TOTAL PROJECT COSTS $13,000,000.00 $0.00 $23,650.00 $13,023,650.00 $3.01 $89,893.46 $675,413.00 $176,936.25 $327,016.09 $132,186.42 $212,798.47 $448,257.24 $317,895.75 $438,321.86 $410,711.74 $537,385.94 $108,937.04 $879,150.83 $587,283.16 $1,004,757.69 $655,832.62 $600,307.66 $568,327.69 $581,784.29 $360,561.11 $181,750.34 $325,144.74 $13,647.72 $0.00 $156,286.15 $0.00 $9,634,301.11 74% $3,233,062.74

SOURCES OF FUNDS:

Developer Equity / Debt Needed $0.00 $23,650.00 $23,650.00 $0.01 $16,731.66 $568,327.69 $581,784.29 $360,561.11 $181,750.34 $325,144.74 $0.00 ($2,034,299.83) $0.00 $0.00 0% $23,650.00

TIF - First Citizens Bank $13,000,000.00 $13,000,000.00 $3.01 $89,893.46 $675,413.00 $176,936.25 $327,016.09 $132,186.42 $212,798.47 $448,257.24 $317,895.75 $438,321.86 $410,711.74 $537,385.94 $108,937.04 $879,150.83 $587,283.16 $1,004,757.69 $655,832.62 $583,576.00 $0.00 $0.00 $0.00 $0.00 $0.00 $13,647.72 $2,034,299.83 $156,286.15 $0.00 $9,790,587.26 75% $3,209,412.74

$0.00 $0.00 $0.00

TOTAL SOURCES OF FUNDS $13,023,650.00 $3.01 $89,893.46 $675,413.00 $176,936.25 $327,016.09 $132,186.42 $212,798.47 $448,257.24 $317,895.75 $438,321.86 $410,711.74 $537,385.94 $108,937.04 $879,150.83 $587,283.16 $1,004,757.69 $655,832.62 $600,307.66 $568,327.69 $581,784.29 $360,561.11 $181,750.34 $325,144.74 $13,647.72 $0.00 $156,286.15 $0.00 $9,790,587.26 75% $3,233,062.74

DIFFERENCES $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $156,286.15 $0.00

 - Contract 1 Retainage Tracking $0.00

Page 13 of 33



Page 14 of 33



Page 15 of 33



Page 16 of 33



Page 17 of 33



Page 18 of 33



Page 19 of 33



Page 20 of 33



Page 21 of 33



Page 22 of 33



Page 23 of 33



Page 24 of 33



Page 25 of 33



Page 26 of 33



Page 27 of 33



Page 28 of 33



Page 29 of 33



Page 30 of 33



Page 31 of 33



Page 32 of 33



Page 33 of 33


	I. CALL TO ORDER:
	II. ROLL CALL:
	III. APPROVAL OF MINUTES OF PREVIOUS MEETING:
	1. Annual Meeting Minutes - August 28, 2025
	DRAFT IDB Annual Meeting Minutes - 08.28.2025


	IV. PUBLIC DISCUSSION:
	V. REPORTS OF OFFICERS AND COMMITTEES:
	VI. UNFINISHED BUSINESS:
	VII. NEW BUSINESS: 
	1. Resolution - approving draw request 22 in connecti
	Staff Report
	R-97-2025 - Ashmont Draw 22 Approval
	Application for Payment
	Lakeland Ashmont TIF Funding Report 09-25
	Gateway Dev Agreement bw IDB and City - Executed
	PSI Invoice 7-31


	VIII. ANNOUNCEMENTS:
	IX. ADJOURNMENT:	

