
Industrial Development Board
Regular Meeting Agenda

Thursday, June 3, 2021, 5:30 PM
City Hall, Lakeland, Tennessee  38002

 I. CALL TO ORDER:
   

 II. ROLL CALL:
   

 III. APPROVAL OF MINUTES OF PREVIOUS MEETING:
   

 1. April 22, 2021
  

 IV. PUBLIC DISCUSSION:
   

 V. REPORTS OF OFFICERS AND COMMITTEES:
   

 VI. OLD BUSINESS:
   

 VII. NEW BUSINESS: 
   

 1. Discussion and possible action on additional TIF funding for Phase 2 of 
Lakeland Commons infrastructure expenses.

  

 2. Discussion and possible action on TIF Draw Request for Lakeland 
Commons

  

 VIII. ANNOUNCEMENTS:
   

 IX. ADJOURNMENT: 
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6/2/21 2:07 PM 

I. CALL TO ORDER:  The meeting was called to order by Chairman Joseph 
Laster at 6:03 p.m. 

 
II. ROLL CALL BY RECORDER: 
Keith Acton    Absent   (excused)    
Shaun Brannen   Absent   (excused)      
Jeremy Burnett   Present      
Angie Grooms   Absent   (excused)  
Adam Henry    Present          
Alan Johnson   Present       
(C) Joseph Laster   Present 
 
Others present: 
Shane Horn, City Manager 
Dexter Muller, Development Consultant 
 
For the record:  Richard Gonzales, and Commissioner Wesley Wright were 
present in the audience.  
 
III. APPROVAL OF MINUTES OF PREVIOUS MEETING:  

Mr. Burnett moved to approve the regular the meeting minutes of March 
31, 2021 as written. 
 
Mr. Henry seconded the motion.   
 
Motion passed unanimously, voice vote, 4 in favor 0 against.    
 

IV. PUBLIC DISCUSSION:  None 
 
V. REPORTS OF OFFICERS AND COMMITTEES:  N/A 
 
VI. OLD BUSINESS:  None 
  
VII. NEW BUSINESS:  None 
 
V.         ADJOURNMENT: 

There being no other business to consider Mr. Burnett moved to adjourn the 
meeting, seconded by Mr. Henry.    
 
Motion passed unanimously, voice vote, 4 in favor 0 against.  
 
The meeting was adjourned at 6:05 p.m. on Thursday, April 22, 2021. 
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_________________________________ 
Alan Johnson, Secretary 
 
ATTEST: 
 
 
_________________________________ 
Debra Murrell, City Recorder 

 
 

 

  

 

 

 

 

These minutes were approved Thursday, June 03, 2021, and constitute an official public record of the City of 
Lakeland, duly recorded and filed in the Minute Book of the City of Lakeland. 
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RESOLUTION 2021/06-01 

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND TENNESSEE APPROVING THE AMENDED LOAN DOCUMENTS FOR THE TAX 

INCREMENT FINANCING FOR LAKELAND COMMONS 

WHEREAS, on November 12, 2018, The Industrial Development Board of the City of Lakeland, 
Tennessee (the "Lakeland IDB") approved an economic impact plan (the "Economic 
Impact Plan") regarding the development of an area located at 9768 Highway 70, 
Lakeland, Tennessee 38002 (inclusive of Tax Parcel ID Nos. L0150 00332 and L0150 
00479C), which is an approximately 40 acre mixed use development at the southwest 
corner of U.S. Highway 70 and Seed Tick Road in Lakeland, Shelby County, 
Tennessee (the "Plan Area"); and 

WHEREAS, on November 12, 2018, the Lakeland IDB approved a Tax Increment Financing 
Application (the "TIF Application") for the Plan Area, as submitted by Lakeland 
Commons, LLC, a Tennessee limited liability company ("Lakeland Commons"); and 

WHEREAS, the development of the Plan Area is expected to create a mixed use development that 
is expected to include a three-story building with restaurants, professional office 
space, boutique retail space and a possible site for the relocation of Lakeland City 
Hall, as more particularly described in the Economic Impact Plan (collectively, the 
"Project"), and 

WHEREAS, the Economic Impact Plan would permit 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, Lakeland Commons has entered into a 
Development Agreement with the Lakeland IDB with respect to the Plan Area and the 
development of the Project; 

WHEREAS, under the Development and Financing Agreement between the Lakeland IDB and 
Lakeland Commons, 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, the Tax Increment Financing shall not represent or constitute a debt or pledge of the 
faith and credit or the taxing power of the City of Lakeland, Tennessee or Shelby 
County Tennessee for approval with Tennessee Code Annotated 7-53-312;  
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RESOLUTION 2021/06-01 

A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND TENNESSEE APPROVING THE AMENDED LOAN DOCUMENTS FOR THE TAX 

INCREMENT FINANCING FOR LAKELAND COMMONS 

NOW THEREFORE, BE IT RESOLVED BY THE LAKELAND IDB THAT:  

RESOLVED, that the form of the Amended and Restated Tax Increment Revenue Note by the Lakeland 
IDB payable to Simmons Bank (the “Amended TIF NOTE”), a copy of which is attached 
hereto as Exhibit A, is hereby approved by the Lakeland IDB and further,  

RESOLVED, that the form of the Loan Modification Agreement by and among Simmons Bank, the 
Lakeland IDB, Lakeland Commons, Vincent D. Smith, Jr. and David Andrews (the “Loan 
Modification Agreement”), a copy of which is attached hereto as Exhibit B, is hereby 
approved by the Lakeland IDB and further, 

RESOLVED, that the form of the First Amendment to the Development and Financing Agreement by 
and between the Lakeland IDB and Lakeland Commons (the “First Amendment to the 
Development Agreement” together with the Amended TIF Note and the Loan Modification 
Agreement shall be collectively referred to herein as the “Amended Loan Documents”), a 
copy of which is attached hereto as Exhibit C, is hereby approved by the Lakeland IDB and 
further,  

RESOLVED, the officers and directors of the Lakeland IDB are hereby authorized to execute the 
Amended Loan Documents in substantially the form attached hereto or with such changes 
therein as shall be approved by the officer executing the same, and further 

RESOLVED, that the directors, officers, agents and employees of the Lakeland IDB are hereby 
authorized and directed to do all such acts and 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 the Amended Loan Documents 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 and the Amended 
Loan Documents, whether heretofore or hereafter taken or done, shall be and are hereby 
ratified, confirmed and approved.   

 

Dated:  June 3, 2021  

 

     

Steve Laster, Chair 

Attest:   

     
 
Alan Johnson, Secretary
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Exhibit A 
 

Amended TIF Note 
 

See Attached 
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Exhibit B  
 

Loan Modification Agreement  
 

See Attached  
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Exhibit C  

 
First Amendment to the Development Agreement  

 
See Attached  
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THE INDUSTRIAL DEVELOPMENT BOARD 
OF THE CITY OF LAKELAND, TENNESSEE 

AMENDED AND RESTATED TAX INCREMENT REVENUE NOTE 
(Lakeland Town Center) 

 
 
$9,750,000.00 June ____, 2021 
 
 
 FOR VALUE RECEIVED, THE INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF 
LAKELAND, TENNESSEE, a public nonprofit corporation organized under Tenn. Code Ann. §§ 7-53 
101, et. seq. (the "Board") promises and agrees to pay to the order of SIMMONS BANK, an Arkansas 
banking association with offices in Memphis, Tennessee (the "Lender"), or at such other place as may be 
designated in writing by the holder, in lawful money of the United States of America, the principal sum of 
NINE MILLION SEVEN HUNDRED FIFTY THOUSAND AND NO/100 DOLLARS ($9,750,000.00), 
or such lesser amount as is advanced hereunder pursuant to the Loan Agreement, as hereinafter defined, 
together with interest from the date hereof on the unpaid principal balance outstanding from time to time, 
at such rate(s) as are set forth below.  Interest shall be computed based upon a year of 360 days and based 
upon the actual number of days elapsed.  This Note is issued pursuant to that certain Loan Agreement dated 
January 25, 2019, as amended as of the date hereof by that certain Loan Modification Agreement (as it may 
be further amended, modified, extended, or renewed from time to time, the "Loan Agreement"), by and 
between the Lender and the Board.  Any capitalized term used in this Note that is not otherwise defined 
herein shall have the meaning given to it in the Loan Agreement. 
 
 Amounts disbursed under this Note commencing on the date hereof shall bear interest at a rate per 
annum equal to the Five (5) Year Treasury Rate as published by the United States Department of the 
Treasury (the “Treasury Rate”), as it is adjusted as set forth below, plus three percent (3.00%), provided 
that the interest rate for amounts borrowed shall never be less than four percent (4.00%) or be more than 
the maximum rate permitted by law.  The interest rate payable under this Note is subject to change from 
time to time based on changes in the Treasury Rate, adjusted and determined by Lender without notice to 
Borrower, as of the date hereof and on the ___ day of June every five (5) years commencing June ___, 2026 
(each such day an “Interest Rate Change Date”). 
 

The Board may prepay all or any portion of the outstanding balance under this Note at any time 
without penalty or premium. 
 
 The proceeds hereunder shall be disbursed in accordance with the Loan Agreement. 
 
 This Note shall mature on June ____, 2038 (the “Maturity Date”), unless earlier called pursuant to 
the terms of the Loan Agreement, including, without limitation, the right of Lender to require prepayment 
pursuant to Section 4.1 of the Loan Agreement. 
 

Principal and interest are due and payable under this Note in accordance with the Loan Agreement. 
 
All payments hereunder shall be applied in accordance with the terms and provisions of the Loan 

Agreement.   
 
 To the extent permitted by law, the undersigned shall pay to the holder hereof a late charge of the 
lesser of (i) five percent (5%) of any payment hereunder which is not received by the holder hereof within 
ten (10)  days of when said payment is due hereunder or (ii) any lesser maximum amount permitted under 
applicable law.  No late charge, however, shall be imposed on any payment made on time and in full solely 
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by reason of any previously accrued and unpaid late charge.  The parties agree that said late charge 
represents a reasonable sum considering all of the circumstances existing on the date of this Note and 
represents a fair and reasonable estimate of the costs that Lender will incur by reason of the late payment.  
The parties further agree that proof of actual damages would be difficult.  Acceptance of any late charge 
shall not constitute a waiver of any default with respect to any overdue payment and shall not prevent the 
holder hereof from exercising any other rights and remedies available to the holder hereof. 
 
 Notwithstanding any provision herein to the contrary, it is the intent of the Lender, the Board and 
all parties liable on this Note that neither the Lender nor any subsequent holder shall be entitled to receive, 
collect, reserve or apply, as interest or other charges, any amounts in excess of the maximum lawful rate of 
interest.  In the event this Note requires a payment of interest or other charges that exceeds the maximum 
lawful rate of interest, such interest or other charges, as the case may be, shall not be received, collected, 
charged or reserved until such time as such interest or other charges, as the case may be, together with all 
other interest and other charges then payable, fall within the maximum lawful rate of interest.  In 
determining whether or not the interest paid or payable, under any specific contingency, exceeds the amount 
provided by application of the maximum lawful rate of interest, the Board and the Lender, to the greatest 
extent permitted under applicable law, (a) shall exclude voluntary prepayments and the effects thereof, and 
(b) shall amortize, prorate, allocate and spread, in equal parts, the total amount of interest throughout the 
entire term hereof; provided, however, that if the principal indebtedness evidenced hereby is paid in full 
prior to the end of the full contemplated term of this Note, and if the interest received for the actual period 
of existence hereof exceeds the amount provided by application of the maximum lawful rate of interest, the 
holder shall refund to the Board the amount of such excess or credit the amount of such excess against the 
principal portion of the principal indebtedness hereunder as of the date it was received, and, in such event, 
the Lender shall not be subject to any penalties provided by any laws for contracting for, charging, 
reserving, collecting or receiving interest in excess of the amount provided by application of the maximum 
lawful rate of interest. 
 
 Principal and unpaid interest shall bear interest following any default in payment of principal of or 
interest on this Note and the expiration of the cure period provided in the Loan Agreement at the maximum 
lawful rate of interest until paid.  In case of suit, or if this obligation is placed in an attorney's hands for 
collection, or to protect the security for its payment, the Board will pay, but only from any Tax Increment 
Revenues that may be available to it to the holder hereof, all costs of collection and litigation, including 
reasonable attorneys' fees, incurred by the holder hereof. 
 
 This Note and all obligations relating hereto or hereunder shall not be general obligations of the 
Board and shall in any event be payable only from any Tax Increment Revenues.  Nothing contained in this 
paragraph shall (x) be deemed to be a release or impairment of the indebtedness evidenced by this Note or 
the lien of the Loan Agreement or any Collateral Documents, or (y) preclude the Lender from (1) realizing 
on the collateral described in the Collateral Documents, or (2) enforcing any other rights of the Lender 
against third parties other than the Board, including any remedies the Lender may have under the Loan 
Agreement or the Collateral Documents. 
 
 The makers, endorsers, guarantors and all parties to this Note and all who may become liable for 
the same, jointly and severally waive presentment for payment, protest, notice of protest, notice of 
nonpayment of this Note, demand and all legal diligence in enforcing collection, and hereby expressly agree 
that the lawful owner or holder of this Note may defer or postpone collection of the whole or any part 
hereof, either principal and/or interest, or may extend or renew the whole or any part hereof, either principal 
and/or interest, or may accept additional collateral or security for the payment of this Note, or may release 
the whole or any part of any collateral security and/or liens given to secure the payment of this Note, or 
may release from liability on account of this Note any one or more of the makers, endorsers, and/or other 
parties hereto, all without notice to them or any of them; and such deferment, postponement, renewal, 
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extension, acceptance of additional collateral or security and/or release shall not in any way affect or change 
the obligation of any such maker, endorser, guarantor or other party to this Note, or of any who may become 
liable for the payment hereof. 
 
 The term "maximum lawful rate of interest" as used herein shall mean a rate of interest equal to the 
higher or greater of the following: (a) the "applicable formula rate" defined in Tenn. Code Ann. § 47-14-
102(3), or (b) such other rate of interest as may be legally charged under other applicable laws or 
regulations. 
 
 This Note is secured by an Assignment of Tax Increment Revenues from the Board to the holder 
hereof.  It is the intent of the parties that all Tax Increment Revenues shall be made available for and applied 
to debt service on this Note, and to no other purpose or use until the indebtedness evidenced by this Note 
has been paid in full. 
 
 The validity, interpretation, enforcement and effect of this Note shall be governed by, and construed 
in accordance with, the laws of the State of Tennessee. 
 

This Note may not be changed or terminated without the prior written approval of the holder hereof 
and the Board.  No waiver of any term or provision hereof shall be valid unless in writing signed by the 
holder. 
 
 This Note supersedes and replaces that certain Tax Increment Revenue Note executed by the 
Board payable to the order of Lender dated January 25, 2019, in the principal amount of $5,500,000.00. 
 
 

[SIGNATURE PAGE ON THE FOLLOWING PAGE] 
 

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK 
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 Executed as of the ___ day of June, 2021. 
 

THE INDUSTRIAL DEVELOPMENT BOARD 
OF THE CITY OF LAKELAND, TENNESSEE 

 
 
      By:        
       Chairman 
ATTEST: 
 
__________________________________ 
Secretary  

26043923.1 
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This instrument prepared by and return to: 
M. Anderson Cobb, Jr. 
Harris Shelton Hanover Walsh, PLLC 
6060 Primacy Parkway, Suite 100 
Memphis, TN 38119 
 
 
 

LOAN MODIFICATION AGREEMENT 
 
 THIS LOAN MODIFICATION AGREEMENT is made and entered into as of the ___ day 
of June, 2021, by and among SIMMONS BANK, an Arkansas banking corporation, with offices 
in Memphis, Tennessee (the “Lender”), THE INDUSTRIAL DEVEOPMENT BOARD OF THE 
CITY OF LAKELAND, TENNESSEE, a public nonprofit corporation organized under Tenn. 
Code Ann. §§ 7-53-101, et. seq. (the “Board”), LAKELAND COMMONS, LLC,  a Delaware 
limited liability company (the “Developer”), VINCENT D. SMITH, JR. and  DAVID ANDREWS 
(Developer, Vincent D. Smith, Jr. and David Andrews, individually the “Guarantor” or 
collectively, the “Guarantors”). 
 

RECITALS:  
 
 WHEREAS, pursuant to that certain Loan Agreement (“the Loan Agreement”) and Tax 
Increment Revenue Note (the “TIF Note”), both dated January 25, 2019, the Lender made a loan 
to the Board in the original principal amount of $5,500,000.00 (the “Loan”); and  
 
 WHEREAS, in connection with the Loan the Board and Lender also entered into an 
Assignment of Tax Increment Revenues (the “Assignment”), and a Collateral Assignment of 
Development and Financing Agreement (the “Collateral Assignment”); and 
 
 WHEREAS, the Guarantors executed Commercial Guaranties with respect to the Loan; 
and 
 
 WHEREAS, the Commercial Guaranty of Lakeland Commons, LLC is secured by a Deed 
of Trust, Security Agreement and Fixture Filing on certain real property in Shelby County, 
Tennessee (the “Property”) which appears of record under Instrument No. 19008350, as modified 
under Instrument No. 19101204, in the Register’s Office of Shelby County, Tennessee (the “Deed 
of Trust”); and 
 

WHEREAS, the parties have agreed to modify certain provisions of the Loan Agreement, 
the TIF Note, the Deed of Trust and other documents arising out of the Loan (the “Loan 
Documents”) as set forth below. 
 
 NOW, THEREFORE, in consideration of the Recitals above, and the mutual undertakings 
below, it is agreed by the parties that the Loan and the Loan Documents are modified as follows: 
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1. The Board acknowledges that as of June ___, 2021, the outstanding principal balance 
together with accrued interest owed under the TIF Note is $______________.  As of the date 
hereof, the principal amount of the Loan is amended to be $9,750,000.00 and the Maturity Date is 
amended to be June ___, 2038.  The interest rate and the repayment provisions of the Loan are 
hereby modified and the Board has executed and delivered to Lender contemporaneously herewith 
an Amended and Restated Promissory Note (the “Amended TIF Note”) which is incorporated 
herein by reference.  All references to the TIF Note in the Loan Documents shall hereafter refer to 
the Amended TIF Note unless the context indicates otherwise. 
 
2.      The term “Quarterly Interest Payment Date” is amended to mean October 5, 2021, 
January 5, 2022, April 5, 2022, July 5, 2022, October 5, 2022, and on the same days of each 
calendar year thereafter until the Maturity Date. 
 
3. Section 2.3 of the Loan Agreement is deleted and the following is substituted in its place:   
 
Interest Rate.  Amounts disbursed under the Amended TIF Note commencing on the date hereof 
shall bear interest at a rate per annum equal to the Five (5) Year Treasury Rate as published by 
the United States Department of the Treasury (the “Treasury Rate”), as it is adjusted as set forth 
below, plus three percent (3.00%), provided that the interest rate for amounts borrowed shall 
never be less than four percent (4.00%) or be more than the maximum rate permitted by law.  
The interest rate payable under the Amended TIF Note is subject to change from time to time 
based on changes in the Treasury Rate, adjusted and determined by Lender without notice to 
Borrower, as of the date hereof and on the _____ day of June every five (5) years commencing 
June ___, 2026 (each an “Interest Rate Change Date”). 
 
4. Section 2.4 of the Loan Agreement is deleted and the following is substituted in its place:  
 
Maturity.  The Amended TIF Note shall mature on the Maturity Date, unless prepaid earlier as 
provided in the Loan Agreement, as herein modified, or in the Amended TIF Note.  
Notwithstanding the Maturity Date of the Amended TIF Note, any Tax Increment Revenues 
received with respect to taxes imposed during the Allocation Period but received after the Maturity 
Date shall be applied to the payment of the Amended TIF Note if the Note has not been paid in 
full at such time. 
 
5. Section 2.5 of the Loan Agreement is deleted and the following is substituted in its place:  
 
Interest Payments.  Accrued interest shall be due and payable on the aggregate principal amount 
of the Amended TIF Note outstanding from time to time as follows: 
 

(a) Within ten (10) days of deposit of any amounts in the Tax Increment Fund, such 
amounts shall be applied by the Lender to accrued interest on the Amended TIF 
Note, with any excess being applied as provided herein. 

 
(b) All accrued and unpaid interest shall be due and payable quarterly in arrears on 

each Quarterly Interest Payment Date during the term of the Amended TIF 
Note. 
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(c) All accrued and unpaid interest is due and payable on the Maturity Date. 

 
 Each date upon which accrued interest is due in accordance with the foregoing subsections 
(a)-(c) shall be deemed a “Note Payment Date.” The sources for the payment of accrued interest, 
and the order in which amounts shall be paid therefrom, shall be as follows:  first, from Tax 
Increment Revenues available therefor (if any) deposited in the Tax Increment Fund; and second, 
from amounts payable by the Developer under the Development Agreement; and third, from 
amounts payable under the Guaranty.  Interest shall be calculated based on a 360-day year based 
on the actual number of days elapsed since the last interest payment.  The Lender shall calculate 
the interest due and payable on each Quarterly Interest Payment Date and provide such calculation, 
in writing, to the Board and the Developer at least three (3) Business Days prior to such Note 
Payment Date.  In addition, upon request, the Lender shall provide to the Board and the Developer 
a current statement of payments of interest and any principal reductions as provided herein.  In the 
event adequate funds, from the sources described above, are not available on any Quarterly Interest 
Payment Date or the Maturity Date during the term of the Amended TIF Note to pay the interest 
accrued thereon and such amount is not paid from funds provided by the Developer, the amount 
of unpaid interest shall be added, to the extent permitted by law, to the principal amount of the 
Amended TIF Note and shall bear interest at a rate equal to the interest rate payable under the 
Amended TIF Note. 
 
6. Section 2.6 of the Loan Agreement is deleted and the following is substituted in its place:  
 
Principal Payments.   

 
(a) Annual Principal Payments.  In addition to the quarterly interest payments required, 
beginning on July 5, 2023, and on each Annual Principal Payment Date thereafter, annual 
payments of principal in an amount necessary to amortize the then-outstanding balance of 
the Amended TIF Note, if any, in fifteen (15) equal annual payments (“Annual Principal 
Payments”) shall be due and payable, with all unpaid principal coming due on the Maturity 
Date.  All of the sources of payment as described in Section 5 as to interest payments shall 
also be available to make such Annual Principal Payments under this Section 2.6(a). 

 
(b)   Lot Sale Payments.  In the event that the Developer sells the portion of the real 
property included in the Plan Area and designated as “Area D” on the site plan attached to 
the Loan Agreement as Exhibit C (“Area D”) to a third party, the Developer shall cause to 
be paid to the Lender an amount equal to the lesser of $2,500,000.00 or [100%] of the Net 
Proceeds of such sale, and Lender shall credit the amount of such amount against 
subsequent Annual Principal Payments due in order of their maturity.  [In the event that 
the Developer sells any portion of the real property included in the Plan Area other 
than Area D to a third party, the Developer shall obtain a certificate of deposit with 
Lender in an amount equal to 90% of the Net Proceeds of such sale; provided, 
however, that Developer shall promptly execute a promissory note to Lender in such 
amount with the promissory note secured by a certificate of deposit with Lender.]   In 
the event the Developer is required to make any principal payment pursuant to this Section 
2.6(b), the Developer shall be deemed to have made a loan to the Board on a non-recourse 
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basis to enable the Board to satisfy the obligations of this Section 6(b).  Any such loan shall 
bear interest at the rate then charged under the Amended TIF Note and shall have a maturity 
date as the maturity date of the Amended TIF Note.  Any such loans from the Developer 
to the Board pursuant to this subsection shall be paid solely from the TIF Revenues, 
provided, however, that no portion of any such loan from the Developer to the Board shall 
be repaid, and no interest thereon or other amounts due with respect thereto shall be paid, 
so long as any amounts are past due to the Lender under the Amended TIF Note or 
otherwise with respect to the Amended TIF Note.  The repayment of any loans from the 
Developer by the Board is expressly junior and subordinate in all respects to the full and 
complete payment to the Lender of any amounts then due and payable under the Amended 
TIF Note and any other amounts otherwise due and payable with respect to the Amended 
TIF Note.  The Developer shall give the Board written notice of any loans made by the 
Developer pursuant to this subsection within thirty (30) days of such loan, and the Board 
shall, based upon such notices, keep a record of all amounts due to the Developer 
hereunder.  The Board shall not be required to repay any amounts loaned by the Developer 
hereunder of which the Board has not received notice pursuant to this subsection.  
[UNDER REVIEW] 

 
7. The Guarantors hereby confirm, ratify and approve all of the Loan Documents as modified 
herein and join in the execution of this Loan Modification Agreement.  Further, the Guarantors 
have executed Amended and Restated Commercial Guaranties of even date herewith in favor of 
Lender. 
 
8. The Board hereby reaffirms all representations, warranties and covenants contained in 
Article V of the Loan Agreement. 

 
9. The Board and the Developer agree to provide to Lender annual tax reporting on the Plan 
Area.  Within 120 days of each fiscal year end, Guarantors shall provide to Lender annually 
updated financial information including personal financial statements and copies of tax returns and 
such other financial information as Lender shall request.  Further, the Developer shall provide to 
Lender quarterly profit and loss statements, balance sheets and quarterly rent roll (occupancy) 
reports.  All reserve accounts for the project shall be maintained with the Lender. 
 
10. During the term of the Loan, David Andrews covenants and agrees to maintain a personal 
debt service coverage of 1.2 to be measured by Lender annually.  David Andrews shall provide 
annual operating statements on all of his business entities so the Lender will be able to calculate 
the debt service coverage. [UNDER REVIEW] 
 
11. The Guarantors represent and warrant that all documents and information submitted by 
each of them to Lender were, as the date of submission, and now remain true, complete and correct 
in all material respects.  All financial statements submitted to the Lender fairly represent the 
financial condition of each Guarantor and there are no defaults, material liabilities or obligations 
which are not noted thereon. 
 
12. The Developer shall pay to the Lender an origination fee with respect to this Loan 
Modification Agreement and shall reimburse to Lender its expenses including attorney’s fees, 
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costs of an appraisal, updated surveys and environmental assessments, and flood determination 
certificates. 
 
13. Board hereby promises to pay the Amended TIF Note and to keep and perform all of the 
covenants, terms and conditions contained in the Loan Documents as amended hereby.  Upon any 
default in the performance of or compliance with the covenants and conditions of the Loan 
Agreement, as amended hereby, or upon any default in the performance of or compliance with 
the covenants or conditions of any other of the Loan Documents, Lender shall be entitled to 
exercise the remedies contained in Article VIII of the Loan Agreement. 

 
14. This Agreement shall not constitute a novation.  The indebtedness evidenced by the Loan 
Documents as modified hereby is in no way discharged or released.  Nothing in this Agreement 
shall adversely affect, invalidate, discharge, release, or impair any security (including, without 
limitation, the liens and security interests of the Loan Documents, as herein modified) held by 
the Lender or the indebtedness secured thereby or the priority of the lien and security interests 
of such security, which priority and lien and security interests shall remain unaffected and 
unimpaired. 

 
15. Except as modified, amended and extended heretofore or herein, the Loan Documents as 
amended are hereby ratified, approved and confirmed in all respects and are incorporated herein 
by reference the same as if copied herein verbatim. 
 

IN WITNESS WHEREOF, Grantor and Beneficiary have executed this Loan 
Modification Agreement on the day and year first above written. 

 
 
     BORROWER: 
 

THE INDUSTRIAL DEVELOPMENT BOARD OF THE 
CITY OF LAKELAND, TENNESSEE 

 
 
     By:____________________________________________ 
 
     Title:__________________________________________ 
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     LENDER: 
 

SIMMONS BANK 
an Arkansas banking corporation,  

 
    By: _________________________________________ 
            Larry Neal 
                                                Title:           Vice President 

 
 
 
 
     GUARANTORS: 
 
     DEVELOPER: 

    LAKELAND COMMONS, LLC 
    a Delaware limited liability company 

 
 
     By: __________________________________________ 
      Vincent D. Smith, Jr. 
     Its:       President 
 
 
 
     ______________________________________ 
     Vincent D. Smith, Jr. 
 
 
     _______________________________________ 
     David Andrews 
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STATE OF TENNESSEE: 
COUNTY OF SHELBY: 
 

Before me, a notary public in and for said State and County, personally appeared 
___________________, with whom I am personally acquainted (or proved to me on the basis of 
satisfactory evidence), and who acknowledged himself to be the _____________________ of 
INDUSTRIAL DEVELOPMENT BOARD OF THE CITY OF LAKELAND, TENNESSEE, the 
within named bargainor, and that he as such ______________ executed the foregoing instrument 
for the purpose therein contained, by signing the name of the corporation by himself as 
____________________. 
 
 WITNESS my hand and seal this ______ day of ________, 2021. 
 
 
      __________________________________________ 
         Notary Public 
My commission expires: 
 
 
 
 
STATE OF TENNESSEE: 
COUNTY OF SHELBY: 
 

Before me, a notary public in and for said State and County, personally appeared Larry 
Neal, with whom I am personally acquainted (or proved to me on the basis of satisfactory 
evidence), and who acknowledged himself to be the Vice President of SIMMONS BANK, the 
within named bargainor, a corporation, and that he as such Vice President executed the foregoing 
instrument for the purpose therein contained, by signing the name of the corporation by himself as 
Vice President. 
 
 WITNESS my hand and seal this ______ day of ________, 2021. 
 
 
      __________________________________________ 
         Notary Public 
My commission expires: 
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STATE OF TENNESSEE: 
COUNTY OF SHELBY: 
 
 Before me, a notary public in and for said State and County, personally appeared Vincent 
D. Smith, Jr., with whom I am personally acquainted (or proved to me on the basis of satisfactory 
evidence), and who acknowledged himself to be the President of Lakeland Commons,  LLC, the 
within named bargainor, a limited liability company, and that he as such President executed the 
foregoing instrument for the purpose therein contained, by signing the name of the limited liability 
company by himself as President. 
 

WITNESS my hand and seal this ____ day of _________, 2021. 
 
 
 
      __________________________________________ 
         Notary Public 
My commission expires: 
 
 
 
STATE OF TENNESSEE 
COUNTY OF SHELBY 
 

On this _____ day of _________, 2021, before me personally appeared Vincent D. Smith, Jr., 
known to me known to be the person (or proved to me on the basis of satisfactory evidence) described 
in and who executed the foregoing instrument, and who acknowledged the execution of the same to 
be his free act and deed.  

 
 Witness my hand and official seal at office _____ day of __________, 2021. 

 
 
 

_____________________ 
 Notary Public 
 

___________________ 
My Commission Expires 
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STATE OF TENNESSEE 
COUNTY OF SHELBY 
 

On this _____ day of __________, 2020, before me personally appeared David Andrews, 
known to me known to be the person (or proved to me on the basis of satisfactory evidence) described 
in and who executed the foregoing instrument, and who acknowledged the execution of the same to 
be his free act and deed.  

 
 Witness my hand and official seal at office _____ day of ___________, 2021. 

 
 
 

_____________________ 
 Notary Public 
 

___________________ 
My Commission Expires 
 
 

30719207.2 
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FIRST AMENDMENT TO DEVELOPMENT AND FINANCING AGREEMENT 

THIS FIRST AMENDMENT TO DEVELOPMENT AND FINANCING 
AGREEMENT (this "Amendment") is executed ________________, 2021, by and between 
THE INDUSTRIAL BOARD OF THE CITY OF LAKELAND, TENNESSEE, a public 
nonprofit corporation under Tennessee Code Annotated §§ 7-53-101, et. seq. (the “Board”), 
and LAKELAND COMMONS, LLC, a Delaware limited liability company ("Lakeland 
Commons"). 

WITNESSETH: 

WHEREAS, the parties previously entered into that certain Development and 
Financing Agreement dated as of December 27, 2018 ("Agreement"), to provide for the 
development of an area located at the southwest corner of Highway 70 and Seed Tick Road 
and municipally known as 9768 Highway 70, in the City of Lakeland and Shelby County, 
Tennessee by Lakeland Commons, as more particularly described in the Agreement; and 

WHEREAS, Simmons Bank, an Arkansas banking association with offices in 
Memphis, Tennessee (the “Lender”), previously extended a loan to the Board in the original 
principal amount of $5,500,000.00 (the “TIF Loan”); and  

WHEREAS, the TIF Loan is evidenced by, among other things, (i) that certain Loan 
Agreement dated January 25, 2019 by and between the Lender and the Board (the “Loan 
Agreement”), (ii) that certain Promissory Note dated January 25, 2019 in the original principal 
amount of Five Million Five Hundred Thousand and No/100 Dollars ($5,500,000.00) (the “TIF 
Note”), (iii) that certain Assignment of Tax Increment Revenues dated January 25, 2019 by 
and between the Board and the Lender (the “TIF Assignment”), (iv) that certain Collateral 
Assignment of Development and Financing Agreement dated January 25, 2019 by and between 
the Board and Lender (the “Collateral Assignment”), (v) that certain Commercial Guaranty 
dated January 25, 2019 executed by Lakeland Commons, LLC in favor of Lender (the 
“Collateral Assignment”), (vi) that certain Commercial Guaranty dated January 25, 2019 
executed by Vincent D. Smith, Jr. in favor of Lender, and (vii) that certain Commercial 
Guaranty dated January 25, 2019 executed by David Andrews in favor of Lender (each, a 
“Guaranty”, and collectively, the “Guaranties”; and together with the Loan Agreement, the 
TIF Note, the TIF Assignment, the Collateral Assignment, the Guarantees, and any and all 
other documents, items, or instruments evidencing, securing, or related to the TIF Loan, the 
“Loan Documents”); and 

WHEREAS, on or about the date hereof, the Lender, the Board, Lakeland Commons, 
Vincent D. Smith, Jr., and David Andrews have entered into a Loan Modification Agreement 
in which the Lender has agreed to increase the principal amount of the TIF Loan not to exceed 
$9,750,000.00 (the “Modification Agreement”), as evidenced by the Board’s Amended and 
Restated Promissory Note (the “Amended and Restated TIF Note”); and 

WHEREAS, the parties now desire to amend the Agreement as to certain matters, as 
more particularly set forth below. 
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NOW, THEREFORE, in consideration of the premises hereof and other good and 
valuable consideration, the receipt and sufficiency are hereby acknowledged, the parties agree as 
follows: 

1. The Agreement is hereby amended in all respects necessary to provide (i) that all 
references to the TIF Loan, the Loan Agreement,  the TIF Assignment, the Collateral Assignment, 
the Guaranties, and the other Loan Documents mean such documents as amended by the 
Modification Agreement and (ii) that all references to the TIF Note mean the Amended and Restate 
TIF Note. 

2. Exhibit F of the Agreement is hereby deleted in its entirety and replaced with 
Exhibit F attached to this Amendment. 

3. The following is added to the end of Section 6 of the Agreement: 

“without the prior written consent of the Developer and the Lender.  
Notwithstanding the foregoing, the Developer hereby agrees to cooperate with the 
Board in making any TIF Revenues that are not applied to the TIF Loan available 
to the City of Lakeland for purposes of constructing a building within the Plan Area 
on terms and conditions satisfactory to the Lender.”   

4. Lakeland Commons and the Board hereby acknowledge and agree that the 
Agreement, as amended hereby, remains collaterally assigned to the Lender pursuant to the 
Collateral Assignment and that the TIF Revenues (as defined in the Agreement) remain assigned 
to the Lender TIF Assignment, in each case as security for the Loan as amended by the 
Modification Agreement.  

5. Except as expressly modified by this Amendment, the Agreement is in full force 
and effect in accordance with its original terms and conditions.  In the event any terms of this 
Amendment conflict with terms of the Agreement, the terms of this Amendment control.  This 
Amendment constitutes the entire agreement of the parties regarding the subject matter hereof.  
Any previous agreements between the parties related to the subject matter of this Amendment are 
hereby replaced by this Amendment.  This Amendment may be modified or changed only by a 
written instrument signed by both parties.  This Amendment may be executed in one or more 
counterparts, each of which is considered an original and all of which together constitute one and 
the same instrument, and may be delivered by facsimile or electronic mail. 

[Signatures commence on next page] 
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IN WITNESS WHEREOF, the parties have executed this Amendment as of the date first 
above mentioned. 

 

 

THE INDUSTRIAL DEVELOPMENT BOARD 
OF THE CITY OF LAKELAND, TENNESSEE 
 

 
By:        
Name:        
Title:        

 

ATTEST: 

       
Secretary 

 

LAKELAND COMMONS, LLC  
 

 
By:        
Name: Vincent D. Smith, Jr. 
Title: President 
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EXHIBIT F 
 
 
 
30701528.3 
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Lakeland Commons TIF Phase 2 
General Overview 

May 5, 2021 
 
Background 
The TIF was approved at the end of 2018 and anticipated a 42-acre mixed use development in 
two phases with an estimated investment of approximately $50 million.  The estimated value of 
the project is now approximately $80 million.  The infrastructure for the Phase 1 development 
was financed through a loan from Simmons Bank in the amount of $5.5 million and secured by 
the TIF proceeds a well as the property.  The loan was processed through the Lakeland IDB. 
 
Current Status 
Phase 1 is well under construction and is expected to be completed in the fall of 2021.  With the 
success of Phase 1, despite the impacts of COVID 19, the developer would like to begin on Phase 
2.  The infrastructure needed to execute Phase 2 amounts to approximately $4.75 million. 
 
Request 
The projection of TIF revenues allocated to the trust fund from city and county taxes is roughly 
$15 million over the 20-year TIF term.  The developer is requesting to fund the Phase 2 
infrastructure, estimated at $4.75 million, out of the projected TIF Trust Fund.  A bank loan, 
similar to the Phase 1 approach, has been approved by Simmons Bank, and in order to be 
implemented, the Lakeland IDB will need to approve the revised loan.   
 
Rationale 

• It was always anticipated that the TIF funds would be used for the entire development, 
Phase 1 and Phase 2. 

• The Phase 1 TIF request of $5.5 million was only limited by the bank loan from Simmons 
Bank at the start of development with the anticipation that the loan would be increased 
for Phase 2. 

• Development costs have dramatically increased due to the pandemic and in many cases, 
the cost of building materials have substantially increased at this time.  . 

• Without the infrastructure support, Phase 2 may be severely impacted. 
• The projected TIF funds are more than adequate to cover the requested additional funds.  

In addition, based on today’s estimated value, the developer is receiving close to the 
same percentage of the TIF funds.   

• The city of Lakeland will receive a substantial portion of the additional city of Lakeland 
property taxes since the TIF requires allocation of taxes paid to first go to debt service, 
then an additional 25% to the city and finally the residual 75% of the remaining TIF funds 
can be allocated to the project.  Also, these amounts do not include any sales taxes that 
the city of Lakeland will receive as a result of this mixed use development.   
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Lakeland Commons
Buildout Uses, Values and Tax Allocation 10/25/2020

Units or Estimated Lakeland Total Lakeland School Lakeland Tax Shelby Cnty Total Shelby County Shelby County Total Total Total Trustee City/County TIF Total IDB Potential TIF Lakeland
Development Sq Feet Cost/Sq Ft Appraised Value Property Taxes Debt Serv -School Debt Property Taxes School Debt -School Debt Property Taxes School Debt -School Debt Fee (2%) 25% 75% (3%) to Project Shares

Stand Alone Retail 40,000 $200 $8,000,000 $40,000 $17,600 $22,400 $129,600 $19,829 $109,771 $169,600 $37,429 $132,171 $2,592 $32,395 $97,184 $2,916 $94,269 $23,200
Mixed Use Retail 40,000 $175 $7,000,000 $35,000 $15,400 $19,600 $113,400 $17,350 $96,050 $148,400 $32,750 $115,650 $2,268 $28,345 $85,036 $2,551 $82,485 $20,300
YMCA 10,000 $175 $1,750,000 $8,750 $3,850 $4,900 $28,350 $4,338 $24,012 $37,100 $8,188 $28,912 $567 $7,086 $21,259 $638 $20,621 $5,075
Office 15,000 $175 $2,625,000 $13,125 $5,775 $7,350 $42,525 $6,506 $36,019 $55,650 $12,281 $43,369 $851 $10,630 $31,889 $957 $30,932 $7,613
Mixed Use Flats 250 $185,000 $46,250,000 $231,250 $101,750 $129,500 $749,250 $114,635 $634,615 $980,500 $216,385 $764,115 $14,985 $187,282 $561,847 $16,855 $544,992 $134,125
Townhouses 39 $220,000 $8,580,000 $42,900 $18,876 $24,024 $138,996 $21,266 $117,730 $181,896 $40,142 $141,754 $2,780 $34,743 $104,230 $3,127 $101,103 $24,882

Total $74,205,000 $371,025 $163,251 $207,774 $1,202,121 $183,925 $1,018,196 $1,573,146 $347,176 $1,225,970 $24,042 $300,482 $901,446 $27,043 $874,403 $215,195
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Lakeland Commons
Tax Increment Financing Cash Flow

10/25/2020
Year Retail MU Retail YMCA Office Flats TH Total
2020 -$                      -$                         
2021 -$                      -$                         
2022 70,702$           41,243$         -$                    299,746$       411,690$            
2023 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,403$            
2024 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2025 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2026 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2027 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2028 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2029 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2030 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2031 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2032 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2033 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2034 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2035 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2036 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2036 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2038 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
2039 94,269$           82,485$         20,621$         30,932$         544,992$       101,103$       874,402$            
Total 1,673,275$      1,443,488$   350,557$       525,844$       9,564,609$    1,718,751$    15,276,524$      
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Development Type Direct/Indirect 
Jobs  Economic Impact Wages  Local Sales Tax                                         

(Direct & Indirect)   Local Other Taxes  Indirect                 
Property Tax 

 Direct Property Tax
(City/County &                
Debt Service) 

 Total Local Taxes 

Residential 83 9,402,281$             4,163,944$                60,804$                 77,221$                109,853$              522,584$                  770,462$               
Office/Retail 150 9,922,270$             5,724,048$                229,995$               22,568$                198,529$              451,092$               
Out Lots 329 21,238,113$           9,510,751$                225,506$               37,499$                435,441$              698,446$               
Mixed Use 357 2,205,900$             20,701,716$              302,297$               81,620$                472,498$              856,415$               
Total 919 42,768,564$           40,100,459$              818,602$               218,908$              1,216,321$           522,584$                  2,776,415$            

Direct/Indirect 
Jobs  Economic Impact Wages  Local Sales Tax  Local Other Taxes  Indirect                   

Property Tax  Direct Property Tax  Total Local Taxes 

Residential 428 91,840,000$           24,818,864$              912,417$               97,853$                N/A N/A 1,010,270$            
Office/Retail 43 9,275,840$             2,493,484$                91,961$                 9,831$                  N/A N/A 101,792$               
Out Lots 37 7,898,240$             2,145,556$                78,630$                 8,459$                  N/A N/A 87,089$                 
Mixed Use 90 19,286,400$           5,218,920$                191,709$               20,576$                N/A N/A 212,285$               
Total 598 128,300,480$         34,676,824$              1,274,717$            136,719$              N/A N/A 1,411,436$            

These jobs are considered transient and, in theory, would disappear after the construction and set-up period is complete.

Development Type Direct/Indirect 
Jobs  Economic Impact Wages  Local Sales Tax                                         

(Direct & Indirect)   Local Other Taxes   Indirect                 
Property Tax 

 Direct Property Tax
(City/County &                
Debt Service) 

 Total Local Taxes 

Residential 83 279,885,620$         108,097,744$            2,128,497$            1,642,273$           2,197,060$           10,451,680$             16,419,510$          
Anchor Retail 150 207,721,240$         116,974,444$            4,691,861$            461,191$              3,970,580$           9,123,632$            
Out Lots 329 432,660,500$         192,360,576$            4,588,750$            758,439$              8,708,820$           14,056,009$          
Mixed Use 357 63,404,400$           419,253,240$            6,237,649$            1,652,976$           9,449,960$           17,340,585$          
Total 919 983,671,760$         836,686,004$            17,646,757$          4,514,879$           24,326,420$         10,451,680$             56,939,736$          

Total Taxes Designated to TIF: 14,771,680$          
Net Present Value of Taxes Designated to TIF 10,037,598$          

Benefit/Cost Ratio (Ratio of Taxes Designated to TIF to Local Taxes Generated From Operations) 3.85

Included above

Included above

20-Year Impact  from Operations and One-Time Impact from Construction

Lakeland, Shelby County TN
Lakeland Commons Development

Economic Impact Analysis - Summary

Annual Impact from Operations

One-Time Impact from Construction

09/04/20 1
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Residential Retail Strip Office Out Lots  Mixed Use  Total 

Units/Square Footage* 289                      20,000             18,000             46,000             60,000,000      

Construction Cost/Real Property Investment* 50,000,000$        2,800,000$      2,250,000$      4,300,000$      10,500,000$    69,850,000$    
Final Demand Output Multiplier 1 1.8368                 1.8368             1.8368             1.8368             1.8368             
Economic Impact 91,840,000$        5,143,040$      4,132,800$      7,898,240$      19,286,400$    128,300,480$  

Sales Tax Revenue from Capital Investment 2 550,000$             30,800$           24,750$           47,300$           115,500$         768,350$         

Final Demand Employment Multiplier3 8.5597                 8.5597             8.5597             8.5597             8.5597             
Direct/Indirect Jobs Supported During Construction Period** 428                      24                    19                    37                    90                    598                  

Shelby County Annual Average Wage - All Industries4 57,988$               57,988$           57,988$           57,988$           57,988$           
Wages Paid to Direct/Indirect/Induced Jobs 24,818,864$        1,391,712$      1,101,772$      2,145,556$      5,218,920$      34,676,824$    

Local Sales Tax Revenue from Wages5(Indirect) 362,417$             20,322$           16,089$           31,330$           76,209$           506,367$         
Other Local Tax Revenue6 97,853$               5,487$             4,344$             8,459$             20,576$           136,719$         

Total Tax Revenue from Wages Paid During Construction Period 1,010,270$          56,609$           45,183$           87,089$           212,285$         1,411,436$      

*Construction estimates provided by the developer.

Lakeland, Shelby County, TN
Lakeland Commons Development

Economic Impact Analysis
One Time Impact from Construction

**Represents the total number of jobs supported during the construction period. If the construction period is two years, the annual average employment would be 299. These jobs are considered 
transient and, in theory, would disappear after the construction and set-up period is complete.

09/04/20 2
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1 BR 2BR 3 BR Total
Total Units* 59                      192                    38                      289                    
Occupancy Rate 95% 95% 95%
Average Monthly Rental Rate* 1,000$               1,400$               2,000$               
Total Projected Annual Revenue 672,600$           3,064,320$        866,400$           4,603,320$        

Final Demand Output Multiplier 7 2.0425               
Total Economic Impact from Rental Revenue 9,402,281          

Final Demand Employment Multiplier8 8.7869               
Total Employment - Direct/Indirect/Induced 83                      

Shelby County Annual Average Wage - Real Estate9 50,168$             
Total Wages - Direct/Indirect/Induced 4,163,944$        

Local Sales Tax Revenue from Wages5(Indirect) 60,804$             
Other Local Tax Revenue6 77,221$             
Residential/Commercial Property Tax Revenue10 109,853$           

Total Tax Revenue - from Operations & Wages 247,878$           

*Projection provided by the developer.

Lakeland, Shelby County, TN
Lakeland Commons Development

Economic Impact Analysis

Annual Impact of Operations - Residential

09/04/20 3
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Office  Strip Center Total
Total Square Footage * 18,000                    20,000                    38,000                    
Average Rent/Sales Per Square Foot* 18$                         250$                       
Total Annual Revenue 324,000$                5,000,000$             5,324,000$             

Direct Local Sales Tax Generated from Operation (2.75%) 8,910$                    137,500$                146,410$                

Final Demand Output Multiplier 11 2.0425                    1.8521                    
Total Economic Impact from Retail Sales 661,770                  9,260,500               9,922,270               

Final Demand Employment Multiplier 12 8.7869                    15.5409                  
Total Employment - Direct/Indirect/Induced 6                             144                         150                         

Shelby County Annual Average Wage - Retail13 50,168$                  37,660$                  
Total Wages - Direct/Indirect/Induced 301,008$                5,423,040$             5,724,048$             

Local Sales Tax Revenue from Wages5(Indirect) 4,395$                    79,190$                  83,585$                  
Other Local Tax Revenue6 1,187$                    21,381$                  22,568$                  
Residential/Commercial Property Tax Revenue10 7,941$                    190,588$                198,529$                

Total Tax Revenue - from Operations & Wages 22,433$                  428,659$                451,092$                

*Projection provided by the developer.

Lakeland, Shelby County, TN
Lakeland Commons Development

Economic Impact Analysis

Annual Impact of Operations - Office/Retail

09/04/20 4
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Pharmacy** Fast Food 1 Fast Food 2 Auto Parts Liquor Store Casual Dining Total
Total Square Footage * 15,000             3,000               3,500               6,500               4,000               14,000             46,000             
Average Sales Per Square Foot* 250$                250$                250$                250$                250$                250$                
Total Annual Revenue 3,750,000$      750,000$         875,000$         1,625,000$      1,000,000$      3,500,000$      11,500,000$    

Direct Local Sales Tax Generated from Operation (2.75%) 30,938$           6,188$             7,219$             13,406$           N/A 28,875$           86,626$           

Final Demand Output Multiplier 14 1.8383             1.8904             1.8904             1.7283             1.8477             1.8904             
Total Economic Impact from Operations 6,893,625        1,417,800        1,654,100        2,808,488        1,847,700        6,616,400        21,238,113      

Final Demand Employment Multiplier15 14.7976           17.2681           17.2681           10.5798           16.3760           17.2681           
Total Employment - Direct/Indirect/Induced 102                  24                    29                    30                    30                    114                  329                  

Shelby County Annual Average Wage - Industry Specific16 49,041$           18,557$           18,557$           23,273$           23,712$           18,557$           
Total Wages - Direct/Indirect/Induced 5,002,182$      445,368$         538,153$         698,190$         711,360$         2,115,498$      9,510,751$      

Local Sales Tax Revenue from Wages5(Indirect) 73,044$           6,503$             7,858$             10,195$           10,388$           30,892$           138,880$         
Other Local Tax Revenue6 19,722$           1,756$             2,122$             2,753$             2,805$             8,341$             37,499$           
Residential/Commercial Property Tax Revenue10 135,000$         31,765$           38,382$           39,706$           39,706$           150,882$         435,441$         

Total Tax Revenue - from Operations & Wages 258,704$         46,212$           55,581$           66,060$           52,899$           218,990$         698,446$         

*Projection provided by the developer.
** Assumes 30% of sales are subject to local sales tax.

Lakeland, Shelby County, TN
Lakeland Commons Development

Economic Impact Analysis

Annual Impact of Operations - Out Lots

09/04/20 5
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Professional Services
Total Square Footage* 60,000                            
Average Rental Per Square Foot** 18$                                 
Total Annual Revenue 1,080,000$                     
Final Demand Output Multiplier 7 2.0425                            
Total Economic Impact from Operations 2,205,900$                     

Average Service Employees Per Square Foot*** 300                                 

Total Employees in Mixed Use Development 200                                 
Direct Effect Employment Multiplier 17 1.7857                            
Indirect/Induced Employment 157                                 
Total Employment - Direct/Indirect/Induced 357                                 

Shelby County Annual Average Wage - All Industries4 57,988$                          
Total Wages - Direct/Indirect/Induced 20,701,716$                   

Local Sales Tax Revenue from Wages5(Indirect) 302,297$                        
Other Local Tax Revenue6 81,620$                          
Residential/Commercial Property Tax Revenue10 472,498$                        

Total Tax Revenue - from Operations & Wages 856,415$                        

*Projection provided by the developer.
**Projection based on current rental rate for vacant property in Lakeland, TN per LoopNet. 
***Based on industry standards for office space as reported by the U.S.D.O.E.

Lakeland, Shelby County, TN
Lakeland Commons Development

Economic Impact Analysis

Annual Impact of Operations - Mixed Use

09/04/20 6
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Construction Cost:
80% of Investment Assumed for Appraised Value:
Land Cost:
Total Appraised Value of Development:
2018 Appraisal of Real Property:
Real Property Incremental Value Included in TIF:

Full Taxes Trustee Fees
Tax Designated 

for Debt 
Service

Remaining 
Funds after 

Fees and Debt 
Service

Taxes 
Designated to 

TIF from  
Remaining 

Funds

Remaining 
Funds after 

Designations to 
Debt Retirement 

and TIF

Fees Paid to  
Lakeland IDB

Taxes Paid to 
Shelby County Full Taxes Tax Designated 

for Debt Service

Taxes 
Designated to 

TIF from  
Remaining 

Funds

Remaining 
Funds after 

Designations 
to Debt 

Retirement 
and TIF

Fees Paid to  
Lakeland 

IDB

Taxes Paid to 
City of 

Lakeland

Value 60,882,800$   2% 15.3% 75% 3% Value 60,882,800$  44% 75% 3%

Year 1 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 1 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 2 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 2 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 3 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 3 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 4 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 4 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 5 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 5 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 6 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 6 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 7 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 7 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 8 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 8 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 9 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 9 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 10 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 10 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 11 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 11 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 12 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 12 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 13 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 13 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 14 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 14 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 15 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 15 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 16 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 16 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 17 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 17 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 18 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 18 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 19 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 19 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Year 20 986,301$        19,726$   150,904$     815,671$       611,753$       203,918$      6,118$      197,800$     Year 20 301,979$       132,871$        126,831$     42,277$      1,268$    41,009$     

Total 19,726,020$   394,520$ 3,018,080$  16,313,420$  12,235,060$  4,078,360$   122,360$  3,956,000$  Total 6,039,580$    2,657,420$     2,536,620$  845,540$    25,360$  820,180$   

Net Present Value* $8,313,923 Net Present Value* $1,723,675

Shelby County Taxes Designated to Trustee:
Fees Paid to Lakeland IDB:
Shelby County Taxes Designated to Debt Service:
New Taxes Designated to Shelby County:
Shelby County Taxes Designated to TIF:

Lakeland IDB Administrative Fees:
City of Lakeland Taxes Designated to Debt Service:
New Taxes Designated to City of Lakeland:
City of Lakeland Taxes Designated to TIF:

Total Fees Paid to County & City
Total Taxes Designated to Debt Service:
Total Taxes Paid to County & City:
Total Taxes Designated to TIF:
Net Present Value of Taxes Designated to TIF

14,771,680$                
10,037,598$                

2,657,420$                  
820,180$                     

2,536,620$                  

542,240$                     
5,675,500$                  
4,776,180$                  

394,520$                     
122,360$                     

3,018,080$                  
3,956,000$                  

12,235,060$                

25,360$                       

55,880,000$                                                        

47,200$                                                               

Lakeland Commons Development TIF District 

Total
69,850,000$                                                        

5,050,000$                                                          
60,930,000$                                                        

60,882,800$                                                        

Real Property Tax Schedule

Shelby 
County 

Tax Rate:  
$4.05

Shelby County

City of 
Lakeland 
Tax Rate:  

$1.24

City of Lakeland
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Notes for the Lakeland Commons Development Impact Analysis 

1. U.S. Bureau of Economic Analysis, RIMS II final-demand aggregate output multiplier for Shelby
County, Tennessee for construction. This multiplier represents the total dollar change in
output that occurs in all industries for each additional dollar of output delivered to final
demand by the specified industry.

2. For the purpose of this analysis, it is assumed that 40% of the construction costs would be for
building materials that are subject to the Lakeland local option sales tax rate of 2.75%.

3. U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for
construction for Shelby County, Tennessee. This multiplier calculates the number of indirect
jobs supported per million dollars of output by the specified industry.

4. Based upon data from Tennessee Department of Labor; Annual Average Wage for Shelby
County, 2018 for all industry types with a 1.5% inflation factor applied for 2019 and 2020.

5. U.S. Department of Labor, “Consumer Expenditure Survey, Southern US” 2018; factor applied
to determine the rate of indirect or “downstream” expenditures on sales taxable goods and
services at the Lakeland option tax rate of 2.75%.

6. Based upon July 2018 - June 2019 collections of Business, Alcohol, Motor Vehicle and other
local taxes compared to sales tax for Shelby County.

7. U.S. Bureau of Economic Analysis, RIMS II final-demand aggregate output multiplier for Shelby
County, Tennessee for real estate management and leasing.

8. U.S. Bureau of Economic Analysis, RIMS II final demand employment multiplier for real estate
management and leasing for Shelby County, TN.

9. Based upon data from Tennessee Department of Labor; Annual Average Wage for Shelby
County, 2018 for the real estate industry sector with a 1.5% inflation factor applied for 2019
and 2020.

10.  New property tax for Shelby County and the City of Lakeland based on projected new
property value created by wages paid by the new development. The new property value
may be new single-family homes, new rental property, expansions or improvements to
existing residential or commercial property. Although commercial property value is included,
the residential rate of assessment is used as a conservative measure. The assessment rate of
25% and a combined Shelby County ($4.05) and the City of Lakeland ($1.24) tax rate of
$5.28 per $100 of assessed value is used. Direct property taxes paid by companies are not
included in this value.

11.  U.S. Bureau of Economic Analysis, RIMS II final-demand aggregate output multiplier for Shelby
County, Tennessee for:

Office – Real Estate Rental and Leasing 
Strip Center – General Merchandise Retail 
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12.  U.S. Bureau of Economic Analysis, RIMS II final demand employment multiplier for Shelby 
County, Tennessee for: 

Office – Real Estate Rental and Leasing 
Strip Center – General Merchandise Retail  
 

13.  Based upon data from the Tennessee Department of Labor; Annual Average Wage for 
Shelby County, 2018 for the real estate industry and retail trade industry sectors respectively 
with a 1.5% inflation factor applied for 2019 and 2020. 
 

14.  U.S. Bureau of Economic Analysis, RIMS II final-demand output multiplier for Shelby County, 
Tennessee for: 

Pharmacy – Other retail 
Fast Food – Food services and drinking places 
Auto Parts – Motor vehicle and parts dealers 
Liquor Store – Food and beverage store 
Casual Dining – Food services and drinking places 
 

15.  U.S. Bureau of Economic Analysis, RIMS II final-demand employment multiplier for Shelby 
County, Tennessee for: 

� Pharmacy – Other retail 
� Fast Food – Food services and drinking places 
� Auto Parts – Motor vehicle and parts dealers 
� Liquor Store – Food and beverage store 
� Casual Dining – Food services and drinking places 

 
16.  Based upon data from the Tennessee Department of Labor; Annual Average Wage for 

Shelby County, 2018 for the specified industries with a 1.5% inflation factor applied for 2019 
and 2020. 

� Pharmacy – Health and personal care stores 
� Fast Food – Food services and drinking places 
� Auto Parts – Motor vehicle and parts dealers 
� Liquor Store – Food and beverage stores 
� Casual Dining – Food services and drinking places 

 
17.  U.S. Bureau of Economic Analysis, RIMS II direct effect employment multiplier for Shelby 

County, Tennessee for professional and technical services. This multiplier represents the 
number of indirect jobs supported per direct job by the specified industry. 
 

 
 

General Notes: 
-Constant 2020 dollars.  
-No tax rate increases are assumed.  
-2010/2017 Vintage RIMS II Multipliers utilized. 
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RESOLUTION 2021/06-02

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

TAX INCREMENT FINANCING FOR LAKELAND COMMONS, LP

WHEREAS, on November 12, 2018, The Industrial Development Board of the City of Lakeland, 
Tennessee (the "Lakeland IDB") approved an economic impact plan (the "Economic 
Impact Plan") regarding the development of an area located at 9768 Highway 70, 
Lakeland, Tennessee 38002 (inclusive of Tax Parcel ID Nos. L0150 00332 and L0150 
00479C), which is an approximately 40 acre mixed use development at the southwest 
corner of U.S. Highway 70 and Seed Tick Road in Lakeland, Shelby County, 
Tennessee (the "Plan Area"); and

WHEREAS, on November 12, 2018, the Lakeland IDB approved a Tax Increment Financing 
Application (the "TIF Application") for the Plan Area, as submitted by Lakeland 
Commons, LLC, a Tennessee limited liability company ("Lakeland Commons"); and

WHEREAS, the development of the Plan Area is expected to create a mixed use development that 
is expected to include a three-story building with restaurants, professional office 
space, boutique retail space and a possible site for the relocation of Lakeland City 
Hall, as more particularly described in the Economic Impact Plan (collectively, the 
"Project"), and

WHEREAS, the Economic Impact Plan would permit 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, Lakeland Commons has entered into a 
Development Agreement with the Lakeland IDB with respect to the Plan Area and the 
development of the Project;

WHEREAS, under the Development Agreement between the Lakeland IDB and Lakeland 
Commons, 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;

WHEREAS, the Tax Increment Financing shall not represent or constitute a debt or pledge of the 
faith and credit or the taxing power of the City of Lakeland, Tennessee or Shelby 
County Tennessee for approval with Tennessee Code Annotated 7-53-312; and

WHEREAS, in connection with the Tax Increment Financing, Lakeland Commons has submitted a 
Draw Request, a copy of which is attached hereto as Exhibit B, to use for certain TIF 
Eligible Costs.
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RESOLUTION 2021/06-02

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

THE TAX INCREMENT FINANCING FOR LAKELAND COMMONS, LP

NOW THEREFORE, BE IT RESOLVED BY THE LAKELAND IDB THAT: 

RESOLVED, that the Draw Request is hereby approved by the Lakeland IDB and further, 

RESOLVED, that the directors, officers, agents and employees of the Lakeland IDB are hereby 
authorized and directed to do all such acts and 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:  June 3, 2021 

Steve Laster, Chair

Attest:  

Alan Johnson, Secretary
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RESOLUTION 2021/06-02

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

THE TAX INCREMENT FINANCING FOR LAKELAND COMMONS, LP

Exhibit B

Draw Request 

See Attached

27500773.1
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