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RESOLUTION NO. 31836 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
CHATTANOOGA, TENNESSEE, APPROVING THE 
ECONOMIC IMPACT PLAN FOR THE BEND 
DEVELOPMENT PROJECT AND ESTABLISHING 
ADDITIONAL REQUIREMENTS AS CONDITIONS TO THE 
ALLOCATION OF INCREMENTAL PROPERTY TAX 
REVENUES FROM THE BEND DEVELOPMENT PROJECT 
TO THE PUBLIC PROJECTS. 
____________________________________________________ 
 

 
WHEREAS, the City of Chattanooga, Tennessee (the “City”) is interested in preserving and 

promoting the economic welfare, educational growth, and vitality of this community; and  
 
WHEREAS, the City Council (the “Council”) passed a Resolution of Intent on June 20, 2023, 

authorizing the Industrial Development Board of the City of Chattanooga (the “Board”) to proceed with the 
preparation and submission of an Economic Impact Plan for The One Westside-Bend Project (the “Plan”); 
and 

 
WHEREAS, the Board has caused the preparation of the Plan regarding the development of an area 

located along the Tennessee River adjacent to a stretch of Riverfront Parkway from Mariner Way and MLK 
Boulevard to the north and to W. 19th Street to the south with a small portion south of W. 19th Street, within 
the corporate limits of the City (the “Plan Area”); and 

 
WHEREAS, the Board has submitted the Plan in the form attached hereto as Exhibit A; and  

WHEREAS, the development of the Plan Area is expected to include a number of different facilities 
that will constitute eligible projects within the meaning of applicable laws, such as retail enterprises, hotels, 
offices and recreational facilities (the “Project”); and 

 
WHEREAS, upon adoption of the Plan, a portion of the incremental property tax revenues (the 

“Incremental Property Tax Revenues”) and a portion of the local option sales and use tax revenues (the 
“Incremental Sales Tax Revenues”) (collectively, the “TIF Revenues”) that result from the development of 
the Plan Area under the Plan will be allocated to the Board to (i) pay for public infrastructure, within the 
meaning of the applicable laws, to be constructed with respect to the Project and/or (ii) debt service on the 
obligations expected to be issued by the Board to finance such costs within the Plan Area and/or (iii) pay 
the cost of certain public projects in the downtown area of the City; and   

 
WHEREAS, the aggregate amount of Incremental Property Tax Revenues allocated to the Board 

pursuant to the Plan and the aggregate amount of Incremental Sales Tax Revenues allocated to the Board 
pursuant to the Plan to pay costs or debt service relating to the Project shall be limited as provided in the 
Plan, and the aggregate amount of TIF Revenues allocated to the Board pursuant to the Plan that are applied 
to pay interest costs related to debt obligations shall be limited as provided in the Plan; and 

 
WHEREAS, in accordance with the Plan, the Board may issue debt obligations to a lender or 

lenders to finance the costs described above and would pledge the TIF Revenues to such lender or lenders 
to apply to the debt service; and 
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WHEREAS, any such debt obligations shall not represent or constitute a debt or pledge of the faith 
and credit or the taxing power of the City or Hamilton County, Tennessee (the “County”); and  
 

WHEREAS, the Board held a public hearing with respect to the Plan on September 11, 2023, as 
required by Tenn. Code Ann. § 7-53-312(g), and at its meeting on September 11, 2023, approved the 
submission of the Plan to the Council and the County Commission; and  

WHEREAS, one of the Public Projects, as described in Section 4 of the Plan, is the construction of 
public infrastructure and public buildings in connection with the redevelopment of an affordable housing 
project by the Chattanooga Housing Authority (the “CHA”) adjacent to the Plan Area, which redevelopment 
is referred to as Westside Evolves; and 

WHEREAS, the allocation of any Incremental Property Tax Revenues pursuant to the Plan to CHA 
would be undertaken pursuant to an intergovernmental agreement to which the City, the Board and the IDB 
would be parties; and 

 
WHEREAS, in order to assure that the relocation activities relating to existing residents in 

affordable housing projects in the area to be redeveloped as part of Westside Evolves will be undertaken in 
a manner that is transparent to and protective of current residents, the Council desires to state its intention 
that any intergovernmental agreement providing for the allocation of Incremental Property Tax Revenues 
to CHA shall contain certain requirements relating to the relocation of residents in connection with the 
redevelopment as set forth below; and 

 
WHEREAS, one of the Public Projects, as described in Section 4 of the Plan, is the construction of 

a downtown career and technical school (the “County School Project”) that will help provide educational 
opportunities to residents of the County; and  

 
WHEREAS, the allocation of any Incremental Property Tax Revenues pursuant to the Plan to the 

County for the County School Project would be undertaken pursuant to an intergovernmental agreement; 
and 

 
WHEREAS, the Council desires to state its intention that any intergovernmental agreement 

providing for allocation of Incremental Property Tax Revenues to the County for the County School Project 
shall require retention of those Incremental Property Tax Revenues by the City if for any reason the County 
School Project is not completed; and 

 
WHEREAS, the Council has reviewed the Plan and has determined that the Plan will promote 

economic growth and stability within the City. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
CHATTANOOGA: 

SECTION 1. The Council hereby approves the Plan, attached hereto as Exhibit A and incorporated 
herein by reference, finding that the Plan is in the interests of the citizens of the City, and hereby authorizes 
the Mayor and other officers of the City to take all appropriate actions to carry out the terms of the Plan. 

The Economic Impact Plan is approved subject to the following additional conditions imposed by 
the City Council:  
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1. Until all current residents of College Hill Courts and Gateway Tower are provided 
permanent housing, CHA shall be required to provide updates to City Council at least semi-
annually regarding the status of the implementation of the relocation plan and also provide 
updates on the status of construction of replacement housing and financing plans for such 
housing;  

2. Until all current residents of College Hill Courts and Gateway Tower are provided 
permanent housing, CHA shall be required to annually survey the residents of College Hill 
Courts and Gateway Towers regarding their desire to continue living in the Westside Evolves 
footprint; 

3. To the fullest extent permitted by law, CHA will agree to minimize the effect of relocation on 
vulnerable populations in College Hill Courts and Gateway Towers, such as senior citizens 
with mobility challenges and disabled persons, by minimizing the number of relocations, 
including temporary relocations, that may be required to such persons. The updates provided 
by CHA shall address the relocation efforts relating to these vulnerable populations;  

4. The City of Chattanooga may hire its own consultant to review the relocation work of CHA's 
relocation consultant;  

5. The Chattanooga Housing Authority shall provide a Right to Return to all current residents of 
the Westside property based on federal standards which currently prohibit any resident to return 
who has been convicted of methamphetamine production on a housing authority site and/or the 
return of any individual who has had any sexual conviction that renders an individual to be 
placed on the sexual offender list for life; and 

6. There will be included Claw back language for any Tax Increment Financing credits in the 
event that the Downtown Career and Technical School by Hamilton County Government 
and/or Hamilton County Board of Education is not constructed and completed during the term 
of any TIF proceeds provided for this project. 

SECTION 2. The Council hereby ratifies all actions of the City taken in carrying out the terms of 
the Plan. 

SECTION 3.  The Council hereby resolves, in connection with the approval of the Plan, that the 
requirements relating to the relocation of residents within the existing affordable housing projects in the 
area to be redeveloped as part of Westside Evolves set forth in Section 1 shall be included in any future 
intergovernmental agreement that provides for the allocation of Incremental Property Tax Revenues to 
CHA to assist with the payment of costs of public infrastructure and public buildings in connection with 
the undertaking of Westside Evolves. 

SECTION 4. This Resolution shall take effect from and after its adoption, the welfare of the City 
requiring it. 

ADOPTED: October 31, 2023 
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EXHIBIT A 

THE ECONOMIC IMPACT PLAN FOR THE BEND DEVELOPMENT PROJECT  
 

[See attached] 
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THE INDUSTRIAL DEVELOPMENT BOARD  

OF THE CITY OF CHATTANOOGA 

 

ECONOMIC IMPACT PLAN 

FOR 

THE BEND DEVELOPMENT PROJECT 

 

1. Authority for Economic Impact Plan. Industrial development corporations 

(“IDBs”) are authorized under T.C.A. § 7-53-312 to prepare and submit to cities and counties an 

economic impact plan with respect to an area that includes a project within the meaning of T.C.A. 

§ 7-53-101 and such other properties that the IDB determines will be directly improved or 

benefited due to the undertaking of a project. T.C.A. § 7-53-312 authorizes cities and counties to 

allocate new incremental property tax revenues (the “Incremental Property Tax Revenues”), which 

arise from the area subject to the economic impact plan, to an IDB to promote economic 

development, to pay the cost of projects and other eligible costs and/or to pay debt service on 

bonds or other obligations issued by the IDB to pay the cost of projects and other eligible costs. 

T.C.A. § 7-53-316 (the “Brownfield Increment Statute”) authorizes cities and counties to 

allocate the non-school portion of new incremental local sales tax revenues (the “Incremental Sales 

Tax Revenues”) with respect to a brownfield redevelopment project.  Local sales tax revenues 

means taxes received by the municipality pursuant to the 1963 Local Option Revenue Act, T.C.A. 

§ 67-6-701, et seq.  A brownfield redevelopment project means the development or redevelopment 

in one or more phases of all or a portion of a parcel or parcels of contiguous, adjacent or related 

properties that contain at least one brownfield site, as defined in the Brownfield Increment Statute, 

and also includes a project described in T.C.A. § 7-53-101 and certain other amenities.  

Incremental Property Tax Revenues and Incremental Sales Tax Revenues are referred to in this 

Economic Impact Plan (this “Plan”) collectively as “Incremental Revenues”. 

2. The Project.  Urban Story Ventures LLC, as developer on behalf of its affiliates 

thereof and its future affiliated entities that may engage in such development (collectively, the 

“Developer”) intend to develop approximately 90 acres as a mixed-use development in the City of 

Chattanooga (the “City”) to be known as The Bend, which development (the “Development”) is 

also sometimes referred to as portion of the One Westside Plan.  The current conceptual site plan 

for the Development is attached hereto as Exhibit A.  As shown by the conceptual site plan, the 

Development is expected to include a number of different components, such as retail enterprises, 

hotels, offices, parking facilities and recreational facilities, each of which constitute a “project” 

within the meaning of  T.C.A. § 7-53-101.  The Development is expected to also include certain 

additional uses, such as residences, a park and a riverwalk, and includes an existing manufacturing 

facility.  The Development will be a mixed-use development with each component supporting 

other components in order to create an integrated mixed-use community, and therefore each parcel 

within the Development, now existing or hereinafter created from existing parcels, will directly 

benefit from the development of these “projects.”  Collectively, the projects that are eligible 

projects within the meaning of T.C.A. § 7-53-101 and that are expected to be located within the 

Development shall constitute the project that is required to be located within the Plan Area 

identified below, and such projects are referred to in this Plan as the “Project”. 

 

In order to make the undertaking of the Project and the Development financially feasible, 
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the Developer has requested the City and Hamilton County, Tennessee (the “County”) to approve 

this Plan that has been submitted by the Industrial Development Board of the City of Chattanooga 

(the “Board”), pursuant to Title 7, Chapter 53 of Tennessee Code Annotated, to provide 

Incremental Revenues to pay a portion of the costs of the Project, other eligible costs and/or to pay 

debt service relating to tax increment financing incurred to finance such eligible costs.  This Plan 

also provides for the allocation of Incremental Property Tax Revenues to pay a portion of the cost 

of certain public projects, as are described below. 

 

3. Boundaries of Plan Area. The Development, including the Project, will be located 

in an area generally bounded by the Tennessee River to the west, Riverfront Parkway to the east,  

Mariner Way and MLK Boulevard to the north and W. 19th Street to the south with a small portion 

south of W. 19th Street (the “Plan Area”).  The Plan Area is within the corporate limits of the City.  

The Plan Area is shown on Exhibit B attached hereto, and a list of the existing tax parcels that are 

in the Plan Area are attached hereto as Exhibit C. Upon adoption of this Plan, the Plan Area is 

hereby declared to be subject to this Plan, and the Project that will be located within the Plan Area 

is hereby identified as the required project for purposes of T.C.A. § 7-53-312 and T.C.A. § 7-53-

316.  The Plan Area only includes the Project and other parcels that will directly benefit from the 

Project due to the creation of public infrastructure necessary for the Project and through 

interconnectivity of the multi-use development that includes the Project.  The entire Plan Area is 

also a brownfield site within the meaning of T.C.A. § 7-53-316, and therefore an allocation of 

Incremental Sales Tax Revenues pursuant to T.C.A. § 7-53-316 is also permitted. 

 

4. Financial Assistance. The Board will provide financial assistance to the Project by 

applying a portion of the Incremental Revenues in the manner described in this Plan to pay debt 

service with respect to tax increment financing issued by the Board to finance and/or pay and/or 

reimburse the Developer for the payment of all or a portion of certain costs that will be incurred 

in connection with public infrastructure serving the Plan Area.  These costs will relate to the design, 

construction and installation of public infrastructure to be made in, adjacent to, or serving the Plan 

Area that the Board deems necessary to serve the Project, which shall include all public 

infrastructure in the Plan Area and to improve Riverfront Parkway.  For costs eligible to be funded 

with Incremental Property Tax Revenues, public infrastructure shall have the meaning given to 

such term in T.C.A. § 9-23-102(16), which includes roads, streets, publicly-owned or privately-

owned parking lots, facilities or garages, traffic signals, sidewalks or other public improvements 

that are available for public use, utility improvements and storm water and drainage improvements, 

whether or not located on public property or a publicly-dedicated easement.  For costs eligible to 

be funded with Incremental Sales Tax Revenues, public infrastructure shall have the meaning 

given to such term in T.C.A. § 7-53-316(f)(5)(A), which includes costs for all roads, streets, 

sidewalks, access ways, ramps, bridges, landscaping, signage, utility facilities, grading, drainage, 

parks, plazas, greenways, public parking facilities, public recreational facilities, public educational 

facilities, public meeting facilities, and similar improvements.  The Board, subject to the terms of 

one or more development agreements to be negotiated with the Developer, will pay and/or 

reimburse the Developer for all or a portion of the cost of such public infrastructure.  Pursuant to 

such development agreements, the Board may also agree to reimburse the Developer for costs 

incurred in connection with the preparation and approval of this Plan that the Developer is required 

to pay pursuant to the Board’s policies.  In connection with any tax increment financing payable 

in whole or in part from Incremental Revenues as authorized herein, the proceeds of such tax 

increment financing may also be used to pay interest during construction to the extent permitted 
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by law, the establish of reasonable reserves to pay debt service and all other costs relating to the 

issuance of such tax increment financing. 

 

Because it is expected that Incremental Revenues allocated pursuant to this Plan would 

only be used to pay public infrastructure costs as defined in T.C.A. § 9-23-102 or to pay debt 

service on tax increment financing incurred to finance such costs, it is not expected that a 

determination from the applicable officials of the State of Tennessee (the “State”) will be required 

pursuant T.C.A. § 9-23-108 as to the use of such Incremental Revenues to pay any costs on private 

property that are not public infrastructure costs. 

 

As described in this Plan below, only a portion of the Incremental Property Tax Revenues 

shall be applied to pay costs relating to the Project.  The remaining portion of the Incremental 

Property Tax Revenues will be allocated to pay the cost of certain public projects in the downtown 

area of the City.  Each of these public projects will constitute an eligible project within the meaning 

of T.C.A. § 7-53-101.  This remaining portion of the Incremental Property Tax Revenues will be 

allocated to pay the cost of such projects pursuant to one or more intergovernmental agreements 

between the Board, the City, the County and the Chattanooga Housing Authority (“CHA”).  The 

specific public projects with respect to which Incremental Property Tax Revenues are expected to 

be applied include a downtown career and technical school that will help provide educational 

opportunities to residents of the County, including residents in the Development, a fire station that 

may be constructed by the City to serve the area that will include the Development and public 

infrastructure and public buildings for the redevelopment of an affordable housing project by CHA 

adjacent to the Development called Westside Evolves (collectively, the “Public Projects”), 

provided, however, that no Incremental Revenues shall be allocated to CHA pursuant to this Plan 

unless the City Council of the City approves a relocation plan for current residents of CHA that 

will be affected by the Westside Evolves project as shall be set forth in more detail in an 

intergovernmental agreement. 
 

5. Expected Impact on the City and the County.  The Development, which 

includes the Project is expected to promote significant economic development in this area by 

yielding more than $4 billion in capital investment through utilization of commercial, 

residential, office, hotel, dining, entertainment, recreational and mixed-use properties. In 

addition, it will emphasize health and wellness through open greenspace, parks and an enhanced 

Riverwalk that will draw residents and tourists to the City and the County. It is anticipated that the 

Project will become a catalyst for further development of the surrounding areas and will support 

the continued growth of the downtown area of the City. 

 
 It is also expected that the Project will accelerate the timing of the improvement of this 

area relative to development that might have occurred without the Project. These activities will 

be a major catalyst in making the Plan Area a prominent feature of the civic, economic, 

recreational and cultural life of the City and the County, providing a gathering place for people 

to park, work, live, shop and dine. 

 

 The Developer retained Younger Associates to conduct an Economic Impact Analysis 

of the Development.  That Economic Impact Analysis (the “Younger Study”) is attached to this 

Plan as Exhibit D.  As is shown in the Younger Study, it is anticipated the development, which 

includes the Project will create a significant number of construction jobs during construction 
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of the Project. A significant part of the Project will be commercial office, residential, retail, 

restaurant, and hotel uses, which will result in significant long-term job creation, and 

specifically, the creation of over 2,000 jobs with competitive wages.  The Younger Study 

includes projections of the direct and indirect jobs expected to be created due to the 

Development based upon traditional economic development metrics. 

   

 As is also shown in the Younger Study, the City and the County are also expected to realize 

additional tax receipts because of the Development, including the Project. Even after the allocation 

of Incremental Revenues provided for in this Plan to the Board, substantial new property tax 

revenues, sales tax revenues and hotel tax revenues will be created by the Development that will 

be immediately available to the City and the County.  The projections of these additional tax 

receipts are detailed in the Younger Study, which is incorporated by reference into this Plan. 

 

 The City expects to incur additional operating expenses and additional capital costs relating 

to the undertaking of the Development.  The operating expenses include additional costs relating 

to police and fire protection as well as other City services.  Based upon the Younger Study, the 

City anticipates significant additional new revenue sources due to the undertaking of the 

Development, including additional local sales taxes, additional property taxes that are retained by 

the City as is described below, hotel taxes and other revenues.  These additional revenues are 

expected to be sufficient to offset any additional costs to the City from the Development, as 

estimated by City staff, and the net effect of the undertaking of the Development is expected to 

have a positive financial impact to the City and the County. 

 

 6. Distribution of Taxes and Tax Increment Incentives 

(a) Distribution of Property Taxes. In accordance with and subject to T.C.A. § 

7-53-312(c) and T.C.A. § 9-23-101 et seq. (collectively, the “Tax Increment Act”), real property 

taxes (but not including personal property taxes, which shall not be subject to allocation to the 

Board) imposed on the real property located within the Plan Area will be allocated and distributed 

as provided in this section. The property taxes assessed by the City and the County on each tax 

parcel of real property within the Plan Area will be divided and distributed as follows (subject to 

the commencement of allocation as to each parcel as is permitted below): 

(i) The portion of the real  property taxes that were payable with respect 

to each tax parcel for the year prior to the date of approval of this Plan (the "Base Tax 

Amount") shall be allocated to and, as collected, paid to the City and the County as all 

other taxes levied by the jurisdictions on all other properties; provided, however, that in 

any year in which the taxes on the property within the applicable portion of the Plan Area 

are less than the Base Tax Amount, there shall be allocated and paid to the City/County 

only the taxes actually imposed.  The Base Tax Amounts for each tax parcel within the 

Plan Area are shown on Exhibit D attached hereto. 

 (ii) The portion of the real property taxes payable with respect to each 

tax parcel that constitutes Dedicated Taxes (as defined below) and is not included in Base 

Tax Amount shall be retained by the City and the County for their respective debt service 

funds.  “Dedicated Taxes” are defined in T.C.A. § 9-23-102 of the Tax Increment Act, as 

“that portion of property taxes, if any, designated by a taxing agency to pay debt service on 
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the taxing agency's debt.” “Taxing agency” is defined in the Tax Increment Act as “any 

county, city, town, metropolitan government or other public entity that levies property taxes 

on property within a plan area and that has approved the plan,” which would include both 

the City and the County.  To the extent that the amount of Dedicated Taxes is not determined 

by resolution of the governing body of either City or the County, the amount of Dedicated 

Taxes may be determined by a certificate of the chief financial officer of the City or County 

or in such reasonable manner as either City or the County shall select.   

 (iii) With respect to the City, the excess of real property taxes as to each 

parcel over the Base Tax Amount less the greater of (i) the Dedicated Taxes or (ii) forty 

percent (40%) of the property taxes in excess of the Base Tax Amount (such remainder 

being the "City Incremental Property Tax Revenues") shall be, as collected, paid into a 

separate fund or funds of the Board, created to hold such payments until such amounts are 

applied as provided in a development agreement with the Developer or intergovernmental 

agreements as described above (A) to pay or reimburse eligible costs relating to the Project 

and/or (B) to pay debt service on the obligations expected to be issued by the Board to 

finance such costs and/or (C) to pay or reimburse costs of the Public Projects, provided that 

the costs relating to the Project and other eligible costs shall be limited to  forty-seven 

percent (47%) of City Incremental Property Tax Revenues, and may be less in the event 

that Developer does not satisfy the requirements of the development agreement.  

 (iv) With respect to the County, the excess of real property taxes as to 

each parcel over the Base Tax Amount less the (i) the Dedicated Taxes plus (ii) that portion 

of the real property taxes designed by the County for school operating  purposes (such 

remainder being the "County Incremental Property Tax Revenues") shall be, as collected, 

paid into a separate fund or funds of the Board, created to hold such payments until such 

amounts are applied as provided in a development agreement with the Developer or 

intergovernmental agreements as described above (A) to pay or reimburse eligible costs 

relating to the Project and/or (B) to pay debt service on the obligations expected to be 

issued by the Board to finance such costs and/or (C) to pay or reimburse costs of the Public 

Projects, provided that the costs relating to the Project and other eligible costs  shall be 

limited to forty-seven percent (47%) of County Incremental Property Tax Revenues, and 

may be less in the event that Developer does not satisfy the requirements of the 

development agreement. 

(b) Distribution of Incremental Sales Taxes.  In accordance with and subject to 

T.C.A. § 7-53-316, fifty percent (50%) of the Incremental Sales Taxes shall be, as collected, paid 

into a separate fund or funds of the Board, created to hold such payments until such amounts are 

applied as provided in a development agreement with the Developer (A) to pay eligible costs 

relating to the Project and/or (B) to pay debt service on the obligations expected to be issued by 

the Board to finance such costs. 

(c) General Allocation Provisions.   

The Board is authorized to make all calculations relative to the allocation of 

Incremental Property Tax Revenues on the basis of each parcel within the Plan Area instead of on 

an aggregate basis.  As permitted by the Tax Increment Act, the Board is also authorized to 



6 

 

separately group one or more parcels within the Plan Area for purposes of calculating and 

allocating Incremental Property Tax Revenues, and in such case, the allocation of Incremental 

Property Tax Revenues shall be calculated and made based upon each such parcel or group of 

parcels and not the entire Plan Area.   

The allocations of Incremental Revenues are further subject to the retention or 

payment of any applicable administrative expenses and fees of the Board, the City or the County 

that are permitted by applicable law or applicable policies. 

The Base Tax Amount and the Base Sales Tax Amount will be separately 

established for each parcel, as each such parcel may be subdivided, and the Board will make 

calculations and allocations of Incremental Revenues for each parcel separately (or with respect to 

groups of parcels as provided above). The parcels within the Plan Area may be further divided, in 

which case such parcels, as divided, will be treated separately, and the Base Tax Amount with 

respect to each tax parcel that is subdivided shall be allocated to each subdivided parcel on a pro-

rated basis using either the acreage of each subdivided parcel as a percentage of the total acreage 

of the original tax parcel or using the relative then current real property tax amounts, as the Board 

may determine.   

The Board is also authorized to designate, by notice to the City and the County, that 

the allocation of Incremental Property Tax Revenues for each parcel or group of parcels within the 

Plan Area may begin in different years from the allocations of Incremental Property Tax Revenues 

for other parcels or groups of parcels within the Plan Area. This approach allows the Board to 

match Incremental Property Tax Revenues from the development of each of the parcels with debt 

service payments. The allocation of Incremental Property Tax Revenues for each parcel within the 

Plan Area will be subject to the maximum allocation period as provided below and pursuant to one 

or more development agreements to be entered into between the Board and the Developer.  

Allocations of Incremental Property Tax Revenues shall be made (i) as to revenues 

derived from non-delinquent taxes, within sixty (60) days of the date such taxes are due without 

penalty for each tax year and (ii) as to revenues derived from delinquent taxes, within sixty (60) 

days from when such taxes are collected by the City and County.  Allocations of Incremental Sales 

Tax Revenues shall be made by the City within sixty (60) days of the date such revenues are 

received by the City. 

7. Limitations on Allocations.  

 

 (a) Property Tax Revenues.  The aggregate amount of Incremental Property Tax 

Revenues allocated to the Board pursuant to this Plan, exclusive of amounts allocated for the Public 

Projects outside the Plan Area, shall not in any event exceed $100,000,000 plus interest on any 

debt incurred by the Board payable from Incremental Property Tax Revenues subject to the 

limitation below.   

 

 (b) Sales Tax Revenues.  The aggregate amount of Incremental Sales Tax Revenues 

allocated to the Board pursuant to this Plan, exclusive of amounts allocated for the Public Projects 

outside the Plan Area, shall not in any event exceed $15,000,000 plus interest on any debt incurred 

by the Board payable from Incremental Property Tax Revenues subject to the limitation below.   
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 (c) Interest Costs.  The aggregate amount of Incremental Revenues allocated to the 

Board pursuant to this Plan to pay interest costs related to debt obligations payable from 

Incremental Revenues for costs related to development in the Plan Area shall not in any event 

exceed $20,000,000. 

 

 (d) Public Infrastructure Costs.  The aggregate costs paid for public infrastructure 

relating to the Project from Incremental Property Tax Revenues shall not exceed fifty percent 

(50%) of such costs to be determined in the manner set forth in the development agreement 

between the Board and the Developer, provided that this fifty percent (50%) limitation shall not 

apply to costs paid for with Brownfield Sales Tax Revenues. 

 

8. Time Period of Allocations.   

 

(a) Property Tax Revenues.  Incremental Property Tax Revenues will be allocated to 

the Board as provided in this Plan for a period as to each parcel or groups of parcels in the 

Plan Area for a maximum period of twenty (20) tax years, with the commencement of each 

allocation period as to each parcel being determined as is provided in the development 

agreement between the Board and the Developer.  Until an allocation of Incremental 

Property Tax Revenues commences as to a parcel as described above, no Incremental 

Property Tax Revenues shall be allocated to the Board as to such parcel.  The allocation of 

Incremental Property Tax Revenues shall continue until all obligations are satisfied and 

Board expenditures have been paid subject to the maximum allocation period and the 

limitations above.  The allocation period for Incremental Property Tax Revenues as to each 

parcel within the Plan Area shall commence not later than (i) the first full calendar year 

after completion of the initial improvements on such parcel or (ii) the 2030 calendar year, 

all as to be provided in more detail in the development agreement.   

 

(b) Brownfield Sales Tax Revenues.  The allocation period of Brownfield Sales Tax 

Revenues shall not exceed twenty (20) years.  The allocation period for the Brownfield 

Sales Tax Revenues shall commence as required by applicable law and as is agreed upon 

in the development agreement between the Board and the Developer provided that such 

allocation period shall commence not later than calendar year 2029.   

  

9. Debt Issuance and/or Reimbursement of Eligible Costs. The Board may borrow 

funds through the issuance and sale of notes, bonds or other obligations of the Board in one or 

more issuances, to pay for or reimburse eligible costs (as described above) relating to the Project.  

The Board may pledge all or a portion of the Incremental Revenues allocated to the Board pursuant 

to this Plan to the payment of any such notes, bonds or other obligations, including, without 

limitation, principal and interest thereon. In no event will the obligations issued by the Board be 

considered a debt or obligation of the City or the County in any manner whatsoever, and the source 

of the funds to satisfy the Board's payment obligations thereunder shall be limited, as to the Board, 

solely to the Incremental Revenues and shall otherwise be non-recourse to the Board. Any debt 

obligation of the Board may be refinanced by the Board at any time as permitted by the Tax 

Increment Act, and upon such refinancing, available Incremental Revenues shall be applied to the 

payment of such refinancing debt to the extent such Incremental Revenues were to be used to pay 
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the debt that is being refinanced. Incremental Revenues may also be applied directly to pay or 

reimburse eligible costs relating to the Project.  The application of Incremental Revenues shall be 

governed by one or more development agreements to be entered into by the Board and the 

Developer and/or affiliates of the Developer providing for the terms under which the Board would 

incur debt payable from the Incremental Revenues or otherwise agree to pay or reimburse eligible 

costs relating to the Project.  

10. Finding of Economic Benefit. The Board, the City and the County, by the adoption 

of this Plan, find that the Project, as a whole, is within an area that could provide substantial sources 

of tax revenues and economic activity to the City and the County, and find that the use of the 

Incremental Revenues, as described herein, is in furtherance of the promotion of economic 

development in the City and the County, and that the use of the Incremental Revenues, as provided 

herein, will develop trade and commerce in and adjacent to the City and the County, will contribute 

to the general welfare, and will alleviate conditions of unemployment.  In addition, it is determined 

that the construction and equipping of the Project will be necessary and advantageous to the Board 

in furthering the purposes of the Tax Increment Act and that the use of the Incremental Property 

Tax Revenues and the Incremental Sales Tax Revenues to pay the costs authorized herein and/or 

to pay debt service on the obligations expected to be issued by the Board to finance all or a portion 

of such costs is necessary and desirable under T.C.A. §§ 9-23-102(16). 

11. Approval Process. 

(a) Pursuant to T.C.A. §§ 7-53-312 and 7-53-316, the process for the approval 

of this Plan is as follows: 

 

(b) The Board shall hold a public hearing on this Plan after publishing notice 

of such hearing in a newspaper of general circulation in the City and the County at least two weeks 

prior to the date of the public hearing. The notice must include the time, place and purpose of the 

hearing as well as notice of how a map of the subject area may be viewed by the public. Following 

such public hearing, the Board shall submit the Economic Impact Plan to the City and County for 

their approval. 

 

(c) The governing bodies of both the City and the County must approve this 

Plan for this Plan to be effective to both the City and the County. This Plan may be approved by 

resolution of the governing bodies of the City and the County, whether the local charter provisions 

of the City or County provide otherwise.  If the governing body of either the City or the County 

fails to approve this Plan, this Plan will not become effective.  If either of the City or County make 

any changes to this Plan in connection with their approval hereof, such changes must be approved 

by the Board following a public hearing related thereto, and such changes must also be approved 

by the other City or County, as applicable. 

 

(d) Once the governing bodies of the City and the County has approved this 

Plan, the Plan and related documents shall be filed with the local taxing officials and the 

Comptroller of the State. Annual statements of incremental tax revenues allocated to the Board shall 
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be filed with the State Board of Equalization. The Board will also comply with all other procedural 

requirements of the Tax Increment Act and other applicable laws. 

 

(e) Although no approval of the State is expected due to the anticipated uses of 

Incremental Revenues, the Board, through its representatives, shall consult with the State with 

respect to the prospective uses of Incremental Revenues and to see any approvals from the State 

that the State deems advisable with respect to the application of such Incremental Revenues. 
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PREFACE

LETTER FROM CHA CHAIRMAN OF THE BOARD JIM LEVINE

It says a lot about the spirit and resiliency of the people of the Westside that over the past year and 

a half of the challenges and uncertainties that came with a global pandemic, they and their many 

community partners and supporters came together to chart a course for the long-term future of 

the Westside.  The high hopes among Westside residents for a future filled with opportunities fueled 

the imagination of everyone who became part of the process, including all of us at the Chattanooga 

Housing Authority (CHA). 

It is important to note that the Westside Evolves planning process began by deliberately 

acknowledging and honoring the long history of the Westside, especially of College Hill Courts – one 

of the Chattanooga Housing Authority’s first two public housing developments.  Thanks to Westside 

Evolves, this history is now fully and honestly told.  It will help hold all of us who are called on to be 

part of implementing the plan accountable for the jobs we have to do.  

We have dozens of people and organizations to thank for Westside Evolves and try to do that 

throughout this planning document. Most of all we thank the residents of the Westside. Their courage 

in speaking out and their commitment to the place they call home means that we at the Chattanooga 

Housing Authority rededicate our housing mission to the future envisioned in Westside Evolves.

Jim Levine, Chairman, Chattanooga Housing Authority Board of Directors

LETTER FROM MAYOR TIM KELLY

At 81 years old, Chattanooga’s Westside is one of our most historic neighborhoods—home to 

over five generations of our residents. Now this community has joined with area stakeholders to 

participate in a planning process, with the outcome of these efforts provided in this final plan.

My team and I are eager to support the continued growth—balanced with affordability, historic and 

greenspace preservation—of Chattanooga’s Westside. Our role is rooted in appreciation for this 

neighborhood’s rich history, a deep understanding of its significance to the fabric of Chattanooga 

and, most importantly, the hopes and dreams of those who call the Westside home.

The Westside Evolves Transformation Plan focuses on the strengths and opportunities that come 

with community growth, helping to guide new development strategically. Transforming this critical 

part of our city will not and should not be straightforward, easy, or rapid. Assembly of this plan 

began before I was sworn in as Mayor, and thoughtful updates will extend well beyond my term in 

office. And its implementation has already begun in earnest with dedicated participation from the 

Chattanooga Housing Authority, community leaders, and other major stakeholders.

I know this plan represents many months of work and perseverance among Westside Evolves 

supporters and partners, even amidst a global pandemic—one of the most difficult moments in all 

of our lifetimes. Our community, however, isn’t one to shy away from a challenge: The optimism 

and enthusiasm of Chattanoogans is what drives our daily commitment to the types of urban 

planning and design efforts that will lead to the highest quality of life and place for our unique and 

diverse neighborhoods.

My thanks to everyone at Westside Evolves for your partnership. Let’s build One Chattanooga—

and a thriving Westside—together.

Tim Kelly, Mayor, City of Chattanooga, TN
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EXECUTIVE SUMMARY
Background

The Westside is one of Chattanooga’s oldest 

neighborhoods, and is currently home to around 

1,500 families. The area has a rich and complex 

history. From Native American occupation and 

removal to urban renewal and notable African 

American trailblazers, the land on which the current 

neighborhood rests holds this unique history 

of people and place and their interconnected 

stories. One historic neighborhood asset, the 

James A. Henry school, is a building held dear 

by many residents past and present. The building 

represents much of the neighborhood’s history, 

pride and hopes for a future that is rooted in its 

rich history. Over time, Chattanooga has grown to 

approximately 180,000 people in a Metropolitan 

Statistical Area (MSA) of over 560,000. 

While the Westside is within walking distance 

of downtown, it has largely not benefited from 

downtown’s commercial, residential and tourism 

resurgence of recent decades. 

The Westside Evolves Transformation Plan  (the 

Plan) prioritizes major redevelopment at Gateway 

Tower, College Hill Courts and the Youth and 

Family Development campus. These properties 

together comprise nearly 30 acres of the Westside 

neighborhood and accommodate 546 households. 

College Hill Courts is surrounded by additional 

public and private housing, including high-rise 

apartments and lower density apartment buildings. 

While some of the area’s housing is sound, some 

units need significant repair and upgrading in order 

to suit the needs of residents of varying physical 

abilities and family types. 

A third of the 1,514 families in the Westside live 

at College Hill (435 households) and Gateway 

Tower (111 households) combined. In addition, the 

majority out households earn less than $15,000 

annually at College Hill (85%) and Gateway 

Tower (63%) compared to only 16% in the city. 

Half of Westside residents (52%) do not have 

reliable internet access at home. 66% of Westside 

households receive food stamps compared to 18% 

in Chattanooga. Crime, violence, and vandalism 

Ujima: Collective work and Responsibility by Andrew Travis

College Hill Gateway Tower Westside

# Households (HH) 435 111 1,514 72,842

769 115 2,623 181,797

Average HH Size 1.76 1.03 1.73 2.31

41% N/A 21.5% 20%

85%, 14%, 1% 65%, 31%, 3% 87%, 12%, 1% 34%, 64%, 6%

Poverty Rate 87% 60% 49% 17%

267 15% 466 15%

Source

Table 1. Residential Summary

is the primary concern residents have about the 

Westside neighborhood. 

The Plan recognizes that the heart of this 

neighborhood is its residents. As such, the Plan 

leverages the strengths of the community—building 

upon existing assets and harnessing the market 

forces already transforming nearby areas. The long-

term vision is to transform the neighborhood into 

a community that is thriving, promotes resident 

pride and unity among neighbors, and is integrated 

into the surrounding area. The vision of the Plan is 

to create a healthy and sustainable community that 

provides long term physical, social and economic 

benefits for all residents.
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Community Engagement

The planning process moved thoughtfully through 

phases of information gathering, community 

feedback, and the development of a multi-faceted 

community plan. In every phase, advising and 

feedback, gathering and distributing information, 

and building relationships was prioritized through 

new ways of engaging the community. Methods 

varied from door-to-door community surveys to 

a digital voting system for participants to use in 

selecting their priorities and aspirations for the area. 

Local artists were recruited as a key planning team 

members to creatively engage the community. 

This Imagination Team of six local artists became 

a bridge to the community as it helped gather 

memories, interpret history, and enable new forms 

of expressing community concerns. 

Community Advisory meetings, Resident Leader 

meetings, Resident meetings, and Executive 

Team meetings were conducted throughout the 

planning process to gather community feedback 

from multiple sources and to make sure that all 

voices were heard. Stakeholder interviews were 

conducted with over 44 people and organizations. 

Additionally, a resident and neighborhood survey 

was conducted with over 706 resident surveys 

completed – representing 82% of the public 

housing community— to gather individual input 

and perception of the Westside neighborhood. 

Interactive, hybrid (virtual and in-person) 

Community Workshops were conducted in 

the spring of 2021 to attract more community 

participation. Workshops offered residents a 

chance to review all the information generated 

from community surveys, completed activity 

books, interviews, and document research and 

mapping. Input sessions were repeated at various 

days and times for participant convenience. The 

feedback was used to shape the overall vision for 

the future and priorities of the Plan. 

In addition to direct engagement strategies, 

newspaper articles, press releases, social media 

posts, and a project website helped inform the 

public at large about opportunities, build interest 

throughout greater Chattanooga, and encourage 

feedback. The planning team programmed 

interactive and community-based activities that 

encouraged residents to get involved such as a 

voter registration event, Halloween candy give-

away, holiday party, and flagpole gatherings. These 

events centered around vital locations in the 

Westside such as the College Hill Courts flagpole, 

Grove Street, and Sheila Jennings Park and helped 

to build relationships with Westside residents. 

Artist bird’s eye rendering of proposed re-imagined Sheila Jennings Park view looking West along W. 12th Street.

Plan release at neighborhood block party
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Plan Highlights

The Plan aims to enhance and promote social, 

economic, and physical benefits to its residents. The 

Plan values community-building and connection 

through the introduction of high-quality housing, 

a higher quality of life and well-being, and diverse 

education and employment opportunities to the 

Westside. The Plan envisions a mixed-income, 

resilient community that encourages neighbors 

to socialize, enhances quality of life and instills 

an intangible sense of belonging and pride in 

residents. Carefully considering the fundamental 

needs of the community and surrounding context, 

the Plan’s objective is to create a healthy and 

sustainable community that provides long term 

physical, social and economic value for all residents.

Community Vision

Through the implementation of the Plan, the 

Westside can become “a thriving, growing 

community, moving, culturally sound, embracing 

what was, building a healthy, enlightened, rich 

future for everyone.” 

Community-building and Connection

Addressing the need for connectivity and safety 

for diverse family types, the Plan establishes 

a more robust street grid and integrates more 

active community spaces throughout, with a 

concentration around the revitalization of the 

historic James A. Henry school. The Plan will 

also introduce retail, services and economic 

development into the area to connect residents 

to amenities near home. The Plan incorporates 

sustainable design principles in all aspects of 

physical design and community culture, aiming 

to strengthen physical, cultural, and historic 

connections. 

Focusing on connecting the community through 

a network of green spaces and walkways, the 

Plan will link the main thoroughfares of W. MLK 

Boulevard and W. Main Street, creating spaces 

that support pedestrian activity and community 

gatherings. With the integration of local artists and 

programs such as SPLASH Youth Arts Workshop, 

the Plan will promote a community campus for 

art, culture, education and services at the James 

A. Henry building, using art and culture as an 

intersection for bringing the community together. 

The building will help to preserve the rich history of 

the Westside while also serve as the cultural center 

of the community, celebrating and promoting art 

and creativity, listening, and gathering.

Westside Evolves Plan Concept Map
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Quality of Life and Well-Being

The Plan envisions a holistic set of strategies to 

improve the quality of life and personal well-being 

of all neighborhood residents. The Plan aims to 

ensure access to affordable, healthy, and fresh 

foods; support aging-in-place and independent 

living; connect residents to high-quality, primary 

care services; develop open space and amenities 

to promote exercise, socializing, community 

building and time outdoors; adopt green and 

sustainable building principles; and increase a 

sense of personal safety. This strategy is realized 

through the redevelopment and repositioning of 

Shelia Jennings Park and the preservation and 

expansion of the James A. Henry building into a 

“hub” for community activity.

Education, Employment & Economic Development

Westside residents highly value education and 

supports for youth in the community. To prepare 

children for success in college and career, there 

must be effective family and community supports 

coupled with strong academic experiences. 

The Plan prioritizes expanded access to quality 

early childhood education, providing parents the 

support they need to be strong caregivers from 

cradle to college, and offering relevant, desirable, 

accessible, and consistent youth programming.  

Preserving and expanding existing after school and 

summer programs through the Newton Center and 

YFD Head Start Program and informing parents 

of where and when these resources are available 

are important first steps. Youth programming 

provides opportunities to enhance children’s social, 

emotional, educational, and physical development.

In addition to youth, investments in workforce 

development that remove obstacles and help 

individuals gain the skills they need for economic  

success are critical. Key to this endeavor is providing 

reliable access to the internet and enhancing the 

public transportation network. The Plan creates 

multiple pathways for increased economic self-

sufficiency regardless of employment experience 

or background through the leveraging of a more 

robust infrastructure, local in-neighborhood 

hiring agreements, and pathways and training 

opportunities with local partners such as the 

Chamber of Commerce and/or Chattanooga State 

Community College. Growing and supporting 

local and micro-businesses and ensuring equitable 

access to resources and opportunities will build the 

talent and entrepreneurship that already exists in 

the Westside and will encourage others to realize 

their potential. 

Artist rendering of proposed Westside Development view looking towards flag pole + 
Grace tree plaza, along future extension of Boynton Drive.

Housing

With many residents living in subsidized housing 

dating back to the 1940’s, existing housing 

conditions will be a priority to update and 

replace. Both Gateway Tower and College Hill 

Courts present challenges for rehabilitation and 

preservation, due to environmental and structural 

decline so demolition and redevelopment is 

proposed. Existing and future residents alike 

deserve a community with high quality structures 

that function well for modern living needs. 

Considering the history of displacement in the 

area, it is crucial that the residents who called 

Westside home before this process, can continue 

to call it home in the future. Therefore, the 

plan replaces all existing affordable units into 

a new mixed income community, with housing 

options ranging from over 1,600 on publicly 

controlled land, to over 3,000 units, based on 

the integration of additional sites.  The goals of 

the housing plan are: to provide inclusive housing 

choices and diverse design options to promote a 

sense of ownership and pride in the community; 

to replace all existing units using a one-to-one 

replacement requirement; and to present space 

options for economic/commercial development 

to connect residents to much needed amenities 

and resources. 
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Implementation and Next Steps

The Plan lays out an ambitious 10+ year road-

map for equitable, sustainable and holistic 

revitalization of the community and the 

families who live here. The planning process has 

resulted in the development of a Plan that has 

established the vision and goals that will remain 

as guiding principles for all future activities. The 

Plan guarantees eligible residents the “right to 

return” and proposes a “build first” approach that 

minimizes offsite relocations. Implementation 

will begin on sites controlled by the Chattanooga 

Housing Authority (CHA) and the City of 

Chattanooga, then expand as new sites become 

available. 

Financing

Implementation, relocation, and demolition 

will be phased. Phase 1 of the Plan proposes 

to start development at the Youth and Family 

Development Administrative Office (YFD) site 

and the James A. Henry school simultaneously. 

Financing the Plan, which will likely cost more than 

$1 Billion, will require the identification, assembly, 

and deployment of multiple funding sources over 

many years as the Westside revitalization effort is 

expansive and complex. 

Team

The CHA, the City of Chattanooga and the 

Chattanooga Design Studio nurtured a highly 

successful partnership during the planning process 

and formed the Executive Team. All remain 

committed to working together to ensure the 

implementation of the Plan. Coordination and 

collaboration with many additional committed 

partners are essential to the success of such an 

ambitious and comprehensive plan.

Ongoing and Early Action Engagement Activities

Continuing to engage residents and community 

stakeholders is crucial to the Plan’s success. 

Consistent, transparent, and accessible 

communications will be essential throughout 

implementation with both stakeholders, funders, 

developers, partners, and residents. Keeping the 

residents of CHA properties informed through 

periodic resident-only meetings and discussing 

relevant issues is valuable to earn and maintain 

the trust of the community. Continuing the 

artist-led engagement effort with diverse artists 

helps with both traditional and non-traditional 

forms of engagement. Visible actions, even 

modest ones, are necessary to build momentum 

for change. These actions improve neighborhood 

confidence, sustain community energy, attract 

further engagement and help convince skeptical 

stakeholders that positive change is possible.

The Plan includes early action activities that 

emerged from conversations with residents and 

stakeholders during the planning process - the 

design and concept plan for the James A. Henry 

building, the renovation of Boynton Terrace and 

Dogwood Manor communities, the renovation 

and reopening of CHI Memorial Health Clinic 

at Boynton Terrace, the Community Health 

Promotion Program, COVID-19 vaccination, 

mental health services, community gardens, 

workforce development and resident councils. 

Early engagement activities with the neighborhood residents

Artist rendering of proposed Grove Street improvements and proposed mixed-use development.



SECTION II. INTRODUCTION AND HISTORY  

Every good plan and every good planning process begins with the history of the place and its people to create a foundation for common 

understanding and wise decision making.  Yet it is also important that the history we learn and build the future on is candid and complete. 

For the most part, the history of the Westside has been written by the dominant culture of the times, not representing the people who 

have lived in the Westside and who have been most impacted by its development and redevelopment over the decades.  The Community 

Advisory Group and the planning team were committed to changing this pattern of history-telling. Therefore, local award-winning author 

and teacher Rita Lorraine Hubbard was engaged to document the history less often told of the Westside. The history of the Westside is as 

old and complex as the history of the city as a whole and while the area was home to Indigenous people over thousands of years, our history 

begins after the end of the Civil War in 1865.   

Children gather at the central flagpole, early 1940s, photo courtesy of resident Joy Johnson
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As the City of Chattanooga expands and evolves, definitive 

changes are expected for one of its oldest neighborhoods, 

the downtown neighborhood called the Westside. All eyes 

are focused upon the Westside’s future, but even so, the 

spotlight of history is also focused upon its past. This focus 

includes dedicated research into the Westside’s history, its 

early residents, its pioneering personalities, and its grand 

landmarks of yesterday and today. The re-discovery of the 

Westside’s history, coupled with the planned makeover for 

its buildings and its devoted residents, both fall under the 

umbrella of “the Westside Evolves initiative,” a community 

engaged and carefully planned effort to envision the future 

of the Westside neighborhood by learning from its former 

glory.

WESTSIDE HISTORY

Photo: Skating around the flag pole at College Hill Courts

Award-winning author Rita Lorraine Hubbard is a native 

Chattanoogan and a retired special education teacher of 20 

years. She now champions unsung heroes whose stories need 

to be told with courage and heart. Her books, The Oldest 
Student: How Mary Walker Learned To Read; Hammering For 
Freedom: The William Lewis Story; and African Americans Of 
Chattanooga: A History Of Unsung Heroes, have garnered 

honors and awards that include the New Voices Award, the 

East Tennessee Historical Preservation Award, the 2021 

Crystal Kite, the 2021 Comstock Children’s Read-aloud   

Award, and 2021-2022 Texas Bluebonnet Master List Award. 

Rita is proud to help memorialize the amazing history of 

Chattanooga’s Westside and the tireless and devoted pioneers 

who helped make it the neighborhood it is today.

SPOTLIGHT
RITA HUBBARD

(RESEARCH & WRITING BY RITA LORRAINE HUBBARD)
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Downtown Chattanooga is steeped in 

enchantment and tradition as far as the eye can 

see. From its luscious skyline topped by white 

clouds and sunshine to its landscape framed 

by sparkling water, our city is bustling with 

life and brimming with a history that demands 

celebration. 

This is what Downtown Chattanooga is like 

today. But what was it like yesterday?

The history of Chattanooga has been 

documented in many books and articles, but the 

history of certain neighborhoods – especially 

those composed largely of African American 

populations, have not been afforded the same 

indulgence. 

African American presence in Chattanooga 

goes as far back as 1541 – and probably even 

further than that, but for purposes of the 

Westside Evolves initiative, we will begin 

after the end of the Civil War. Just after the 

war ended, the downtown area from East 9th 

Street to the Westside and Cameron Hills 

bustled with African American businesses and 

enterprises. A formerly enslaved man named 

HISTORY OF THE AREA

Before The Westside

William “Bill” Lewis owned a home not far 

from the old Provident Building. He had come 

to Chattanooga from Winchester, Tennessee 

– a slave who had saved a large amount of 

money from the tips he’d been given for the 

work he performed for his owner. He used 

his tips to make a bargain with his owner: he 

wanted to rent himself for $350 for a year of 

freedom to do whatever he wanted. When the 

owner agreed, Bill moved to Chattanooga and 

earned enough money as a blacksmith to free 

himself and his entire family. By expanding his 

blacksmith shops and purchasing and reselling 

tobacco, he became extremely wealthy. He 

provided real estate, primarily for the former 

slaves who poured into Chattanooga after the 

end of the war.

Bill decided to join with his nephew, John S. 

Lovell, to spearhead a business development 

that would benefit the African Americans of 

Chattanooga.  John was a freeborn African 

American whose primary wealth sprang from 

his business, called Mahogany Hall. It was 

located in what is now known as Miller Park.  The 

building was three stories tall and had a hotel, 

restaurants, saloons, casino, dance hall, and 

brothel.  John chose that precise spot because 

it had once been the site of the slave auction 

house, which drew many customers from as far 

away as the Deep South.

Bill’s and John’s business and real estate ventures 

helped spur growth of the black neighborhood 

along East 9th Street past the former Irish Hill 

area. Nearby was a neighborhood that came to 

be known as Tadetown. On the south side of the 

area, a neighborhood called Scruggstown was 

flourishing also. By this time, Chattanooga’s 

population was two-thirds African American, 

and so was its city police force and its fire 

department.  In addition to the former Camp 

Contraband (Hill City), Chattanooga black 

citizens were concentrated in and around the 

Fourth Ward in the years after the war.

Photo: College Hill Courts during Civil War 1860’s

Bill Lewis & John Lovell
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In 1867, Congregational minister Reverend 

Ewing O. Tade founded Howard Free School, the 

first public school in Chattanooga that existed 

to serve the black community.  Reverend Tade 

became this county’s first Superintendent of 

Education. He was also headmaster of Howard 

Free School, where his wife was one of the 

teachers. 

In 1886, the city rejoiced as Miss Bell 

Washington became the first African American 

graduate (male or female) of Howard School, in 

a class of one.  

The first African American male graduate, Mr. 

Augustus Wickliff, graduated in 1887.  His was 

also a class of one.

While a good educational foundation was being 

established, Chattanooga’s diverse African 

American population was assuming a range of 

occupations. Several African Americans served 

as mail carriers; others served as foremen, 

pharmacists, coal dealers, and undertakers.  They 

were also employed at places like Chattanooga 

Plow Company, Southern Railroad, Ross-

Mehan Foundry, U.S. Cast Iron & Pipe Foundry, 

and the Empire Steam Laundry.

Southern Stove and Hollowware Manufacturing, 

which made its own stoves and hollowware—

and shipped to states like Alabama, Mississippi, 

and Georgia.  The Rising Sun Manufacturing 

Company was located on Harrison Avenue 

and run by Mr. J.A. Strictland. It specialized in 

stoves, grate baskets, fenders and fronts, stove 

repair and hollowware.  The very business-

minded Douglas McWharter, who owned 

extensive property throughout the city and 

a prosperous cotton farm on the side, was a 

major stockholder.

There was a “Colored” Y.M.C.A. that was 

located at the corner of Georgia Avenue and 

East 9th Street, had been formed by Mr. William 

Education Major Occupations & Business Community

M. Wilson, and was supported by blacks and 

whites alike. Wilson had once been appointed 

Deputy Sheriff of the county, and also served 

as a letter-carrier for the post office. 

The James Building was located on East 9th 

Street. It was owned by Dr. O.W. James, and his 

partner, a man named Mr. Allen. Together they 

formed the James and Allen Drug Company 

and supplied all the drugs in demand by the 

East Side Pharmacy.  

The East Side Pharmacy was located on the 

first floor and was considered one of the most 

modern buildings of its time, the James Building.  

Dr. James had designed the building with ample 

space for offices and private lodgings and had 

spared no expense in seeing that it had “all 

the necessary sanitary arrangements.”  It was 

considered the finest Negro Drug Store in the 

entire United States, and Negro physicians and 

their patients frequented the establishment.  

The prescriptions were filled by young 

pharmacist R. Emerson Andrews. Mr. Andrews 

was a scholar graduate of Shaw University 

Pharmaceutical Department.  As the legend 

went, Andrews spoke Latin and Greek, excelled 

in mathematics, and was so intellectually gifted, 

he graduated from Shaw’s Pharmaceutical 

Department in 1893—at the tender age of 12!

1917 Sanborn map of the Westside with building footprint overlay.

Howard School

Miss Washington

East Side Pharmacy

HISTORY OF THE AREA
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Ninth Street 

Back in the day, MLK Boulevard was divided 

into East and West 9th Street.  West 9th Street 

was brimming with black businesses.  West 

9th Street was the section past the present-

day downtown public library going toward 

the Golden Gateway. An important African 

American attorney named J.P. Easley, shown 

left, lived near West 9th Street, on Cedar Street 

on Cameron Hill. His offices were in his home. 

He also had a “picture show” or movie theater 

there. Once the city revitalized the area, all the 

black businesses were shut down.

East Ninth Street 

East 9th Street was a prototype of the types 

of neighborhoods we strive for today: it was 

diverse. According to Mr. Fluker Walton in a 

1981 interview, “there was a white store here, 

a Jewish store there, and a black store there.” 

There were shoe shops, and many cobbler shops 

where shoes were made and repaired.  There 

were also barber shops, drug stores, restaurants, 

doctors, and dentists. There were fruit vendors 

and people who sold suits of clothes and coats 

hanging on the street.

It has already been mentioned that Mr. J.P. 

Easley owned a “moving picture show.” There 

was another such moving picture show on East 

9th Street above Houston Street that was 

owned by the Conyers Brothers.  There was also 

a third moving picture theatre at Five Points 

in the Westside. It was owned by Dr. George 

Macker, shown right, who was a popular dentist 

in Chattanooga.

Other businesses that served the downtown 

and Westside neighborhoods were: The L&G 

Five and Dime on East 9th Street, and the 

Martin Hotel Snack Shop, located inside the 

Martin Hotel on East 9th.

West Ninth Street 

West 9th Street also boasted a black hospital – Carver Hospital. But before it was Carver, the building was called Ellis Hospital, and it was specifically 

for wealthy whites. Later it became Carver Hospital, for blacks so that they would not have to be admitted to Erlanger.

Photo: Carver Memorial Hospital

The Snack Shop, located inside the Martin Hotel, was 
managed by Mamie Martin. She was a schoolteacher in 
South Carolina who quit her job to come help her uncle 
Robert Martin run the Martin Hotel.

L&G Five and Dime Store, owned by Mr. Gordon, was located 
on Ninth Street, now MLK Boulevard.

HISTORY OF THE AREA
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At the beginning of the 20th century, African 

Americans in Chattanooga were concentrated 

in the neighborhoods of Tadetown and 

Scruggstown along East 9th Street, in parts 

of East Side, the area from Georgia Avenue 

to East End (later Central) Avenue.  On the 

Westside, between Cameron and Academy 

Hills and the river, they lived in the shantytowns 

of Blue Goose Hollow (north of West 6th, later 

West 9th, Street) and Tannery Flats (south of 

the same street).

In the suburbs, African-Americans lived in 

Citico City (a.k.a. Lincoln Park, between 

Wiehl Street and the railroad tracks, north 

of East 3rd Street), Bushtown (the first all-

black municipality in Tennessee), Churchville, 

Stanleyville (southeast section of what would 

otherwise be Churchville), Rosstown (behind 

and including what is now Parkridge Hospital), 

Fort Cheatham (between Ridgedale and East 

Lake), the Gamble Town section of Saint Elmo, 

Hill City (north of the river between Manning 

Street, Stringer’s Ridge, and Forest Avenue), 

Bozentown (between Amnicola Highway 

and Riverside Drive), and in central East 

Chattanooga, right next to the public park.

20th Century

From at least 1904 to 1925, two years after 

its annexation by the city, Bushtown hosted 

Abraham Lincoln High School for black 

students living in the East Side and the suburbs 

east of the city.  It was part of the Hamilton 

County school system.  Bushtown, along with 

Churchville and Stanleyville, were annexed in 

1923.  After 1925, Lincoln became a junior high 

school, and some of the high school students 

of those communities went to Howard High; 

most, however, preferred Booker T. Washington 

School in the county in the community of Shot 

Hollow.  Abraham Lincoln Junior High School 

closed its doors in 1936, and the building was 

torn down in 1948.

In the wider Hamilton County, African 

Americans occupied the communities of 

Chickamauga (Shepherd), Shot Hollow, Turkey 

Foot (which was an organized municipality), 

Hawkinsville, Black Belt (located south of 

Harrison), Black Ankle (located south of 

Ooltewah), Summit, and Bakewell (situated 

between Soddy and Sale Creek).

The black community in Chattanooga and 

Hamilton County experienced segregation 

and bias much like the rest of the country, and 

they responded by boycotting the segregated 

streetcars of the city’s three trolly companies in 

July 1905. This is important because the city’s 

own Randolph Miller was one of the leaders 

of the boycott. Miller, who worked at an early 

Chattanooga newspaper in the downtown area, 

was editor of his own nationally syndicated 

publication called The Chattanooga Blade.

 

Miller joined forces with Alderman Hyram Tyree 

and formed “hack lines”, which were horse-

drawn trolleys that carried passengers from 

such suburbs as Churchville, Tannery Flats, St. 

Elmo, and Fort Cheatham.

The business and medical community were 

centered in the downtown area, on Market 

Street, East 9th Street, and Main Street.  Dr. 

O.L. Davis, the first female African American 

dentist to graduate in the south, held office 

in the James Building on East 9th Street.  Dr. 

Edmond W. Rogers, specialty unknown, held 

office at 211½ East 9th Street.  

Medical Community

One of Chattanooga’s most memorable 

African American physicians was Dr. Emma 

Rochelle Wheeler. When Dr. Wheeler arrived 

in Chattanooga, she became its first African 

American female physician. She and her 

husband, Dr. John Wheeler, saw their patients 

on Main Street, near several African American 

communities concentrated in and around 

Washington Street, 16th Street, Rossville 

Boulevard, East End (Central Avenue), and 

Reed Avenue.  Later, Dr. Wheeler built and 

managed Walden Hospital, which was located 

on the Corner of 8th Street and Houston. 

The main mode of transportation was jitneys 

and taxis. Jitneys existed because blacks were 

forbidden from using streetcars.  Jitneys went 

up and down the street, picking up people who 

wanted to ride from one end of the street to 

the other. They were completely separate from 

taxis, which had to be called to come to the 

customer’s home to pick him/her up.

Dr. Emma Rochelle Wheeler 
Dr. Alexander ThompsonDr. O. L. Davis

Randolph Miller

Dr. W. Alexander Thompson, specialty 

unknown, held office at 404 West 9th Street. 

Physician William H. Elmore held office at 401 

Market Street.  And Dr. J. P. Frierson, dentist, 

held office on Market Street. 

HISTORY OF THE AREA
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EARLY WESTSIDE

The Chattanooga Housing Authority (CHA) 

was established in 1938, with a prime directive 

to manage public housing and clear out all the 

slums. Many Chattanooga residents living at 

or below the poverty line needed adequate 

and affordable housing. Also, WWII was in 

full force and many African American families 

had migrated to Chattanooga via the defense 

program. They were in desperate need of 

decent shelter, too. 

One of the locations for new housing was the 

Westside in downtown Chattanooga. Today the 

Westside is composed of roughly 435 acres 

bounded by Chestnut and Carter Streets on 

the east, Main Street on the south, and the 

Tennessee River on the west and north. In 

1940, the CHA went to work on its first housing 

developments for the city: College Hill Courts, 

an area of homes built specifically to house 

blacks, and East Lake Courts, earmarked for 

whites. In the early days, these housing facilities 

were for the “temporary poor” only. 

There are conflicting accounts about when 

College Hill Courts was completed. Some 

articles say it was completed at the end of 

August 1940 and the first families moved in 

during the first week of September. However, 

one Chattanooga Times newspaper image 

dated, June 18, 1940, indicates the buildings 

were complete and people were already moving 

in at that time. In any event, the housing units 

opened sometime at or after mid-year 1940. It 

was originally designed to house approximately 

500 African American families, but the demand 

was so great that applications exceeded 750. 

The maximum income limits for admittance to 

the apartments were:

• Family of two persons, $2,300 a year.

• Family of three or four persons, $2,500/year.

• Family of five or more persons, $2,700/year.

• An additional $100 for each minor child who   

  is not the head of his family, or the spouse 

  of the head of the family, may be added to the  

  limits specified.

According to an October 14, 1941 Chattanooga 

Evening Times newspaper article, “the new 

Westside residents did not know each other 

when they first moved into the units,” but they 

soon bonded. In no time they were engaging 

in various interests and activities, including 

publishing a monthly newspaper and adopting 

a recreational program that appealed to the 

interests of children and adults.

Two well-known schools that served the 

Westside area were West Main Street School 

and the Howard School.

Chattanooga Housing Authority

Photo: Children at play with fountain at College 
Hill Courts flag pole.

Newspaper article of College Hill Courts openingNewspaper article highlighting prospective residents.
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In the meantime, Cameron Hill was flourishing. At 

the bottom right is an undated image of homes on 

Cameron Hill before the urban renewal. Once the 

homeplace of Chattanooga’s Native American/

Indigenous population, Cameron Hill became 

a lookout point both for Confederates, and 

eventually Union soldiers, during the Civil War. 

Its lush and abundant trees became firewood 

and camp structures until the end of the war. 

Later, prominent families built amazingly 

elegant homes on Cameron Hill, and according 

to several newspaper articles, it had “its own 

incline and street railway, a scenic park, a 

“refreshments pavilion,” and a stage for visiting 

performances.” But its track was eventually 

dismantled, and the most memorable feature 

became the ten acres atop the Hill that had 

been dedicated to Boynton Park.

Unfortunately, Cameron Hill’s former glory fell 

victim to progress when Mayor Peter Rudolph 

“Rudy” Olgiati led an urban renewal project that 

would shave off some of the top of the Hill, and 

would eventually create the interstate system 

through Chattanooga that is now known as the 

I-24/Highway 27 interchange. 

By the early 1950’s, Chattanooga was seriously 

considering the possibility of urban renewal, 

especially in the downtown/Westside area. 

Housing in Chattanooga had become “obsolete 

and decayed,” and streets were inadequate 

for the flow of traffic. Residential housing was 

intermingled with business and industry, schools 

and public facilities were in poor condition, and so-

called slum areas had the highest rate of juvenile 

delinquency and diseases like TB (tuberculosis). 

For these reasons and more, the government 

began to feel that areas like the Westside were 

a great economic and social burden on the city 

and should undergo urban renewal. This way, the 

city could exact higher taxes and eliminate the 

eyesores at the same time.

What is Urban Renewal? Urban renewal is a 

comprehensive program that is “designed to 

prevent the spread of blight into so-called good 

areas of the community. It is the rehabilitation of 

areas where poor and obsolete housing prevails, 

and it is the clearance of unsalvageable housing 

and the re-development of new housing when 

necessary. With these three goals in mind – 

prevention, rehabilitation and re-development 

in mind, the city went forward with its plans to 

change the face of the Westside, West 9th Street 

and Cameron Hill through urban renewal.

Cameron Hill Golden Gateway Displacement

With the assistance of the Federal government 

and other cities’ outlook and experience with 

urban renewal, the city of Chattanooga moved 

forward with the mindset that urban renewal 

required relocating residents to safe, decent, 

and sanitary housing before clearing the blighted 

structures and developing new buildings, 

installing streets and utilities, and then re-leasing 

or re-selling the land.

During the years of 1953 to 1958, other low-

income housing began to be constructed to 

house the many residents displaced by urban 

renewal. Harriet Tubman Development (Boone-

Hysinger), Spencer J. McCallie Homes, Maurice 

Poss Homes and Emma Wheeler homes were 

built to meet this need. They were built on the 

cheapest land possible, such as flood plains and 

landfills, and they became permanent homes for 

low-income residents with nowhere to go after 

the urban renewal.

In the meantime, the entire nation was planning 

a multi-billion-dollar highway program. It was a 

15-year construction program created to build 

40,000 miles of new superhighways from 

coast to coast, and Chattanooga was making its 

own plans for “connection, freeways, railroad 

relocation and annexation.” The Westside and the 

Westside Redevelopment Program tied directly 

into this national program.

In 1957, Mayor Olgiati appointed 71 people 

to consult with the Westside Renewal project 

leaders (Chattanooga Times, 4/11/57), including 

Mr. Calvin Hardwick of Hardwick & Son Funeral 

Home and Mr. Booker T. Scruggs of College Hill 

Courts. On Cameron Hill, some 260 families 

(plus another 700 white families) living in 

historic Cameron Hill were waiting to discover 

what would happen to them: would they need to 

abandon their homes for the sake of the renewal?  

The answer was…yes. Yes they would.

Urban Renewal Complete

The Golden Gateway urban renewal began in 

1958 and took 20 years to complete. During 

that time, 1,200 buildings were razed, and 

1,436 were relocated – often against their will. 

In short, the project included the tearing down 

and rebuilding of Chattanooga’s Westside. It 

was finally completed in 1978.

Although some newspaper articles called the 

urban renewal project a success in the early 

days, more critical reviews began to surface. 

A January 21, 1973 article expressed that the CHA 

had failed in its Golden Gateway urban renewal 

project because it failed to provide housing for 

hundreds of families. These families were displaced 

without any real plan for where they would live or 

what would become of them. Some had to stay 

with family members indefinitely, which was a 

great burden on them and their family members. 

They were subjected to “scatter housing,” or 

scattered site developments as a “creative” way 

of housing low-income individuals or families in 

various neighborhoods instead of projects.

Cameron Hill during urban renewal, cut and fill for the highway

HISTORY OF THE AREA
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In 1977, CHA began Phase One of its new 

development project that would be located 

atop Cameron Hill. The development would 

contain 250 units, 174 garden-type structures 

and 80 studio units.

Those who remained in the Westside flourished 

for a time.  But eventually, trouble began 

brewing again. Downtown expansion was 

closing in, and the city was once again eying 

the Westside location for re-development and 

increased taxes. “People just view this area as 

investments,” said a resident named David 

Prewitt who lived in the Golden Gateway 

Apartments. Other residents and even a 

juvenile probation officer on the Westside felt 

that a large part of the problem stemmed from 

“land grabbing and displacing people in order to 

gentrify the community so that more affluent 

people would move back into the inner city.”

There were other problems, too, like increased 

police presence, which was supposed to help 

improve the area but only served to “deteriorate 

the area on purpose” – as expressed by some 

residents. The Westside Weed and Seed fund 

paid the rent for the Westside police precinct 

and sponsored Camp Defy (Drug Education for 

Youth), a summer program led by Chattanooga 

police officers Vincent Holloman and Vernon 

Kimbrough. Then there was the closing of 

the beloved James A. Henry school and the 

WesTech Community Technology Center, plus 

the failure of some vital businesses like a salon, 

a restaurant, a laundromat, and a Dollar General 

Store. The only store/business that was able to 

survive was The Westside Shop, but logistics 

prevented it from offering anything more than 

snacks, alcohol, cigarettes, and basic items.

For several years, businesses struggled to survive. 

Some closed but were later able to reopen.

Ever hopeful and resilient, Westside residents 

pressed on, working hard to revive the 

neighborhood. The Westside Community 

Development Corp (CDC) helped to transform 

the community from “a place known for crime 

to a place where residents could aspire to be 

entrepreneurs.”  The CHA had purchased the 

James A. Henry building and initially planned to 

hold offices in the building. In fact, they were 

encouraged by the mayor to maintain their 

offices there since CHA (at that time) owned 

85% of the property in that area. But in the 

end, the CHA decided to move their offices to 

a Holtzclaw location. 

There were rumors of closing College Hill 

Courts, which was reinforced after the CHA 

admitted in 2014 that it planned to eventually 

close the entire Courts.  A new police precinct/

base moved into the neighborhood so police 

could patrol even more than they had been 

doing. Like the urban renewal period of 1958 

to 1978, questions began to float about: Where 

would the current residents go if College Hill 

Residents know and understand that change is coming, whether they want it to or not. The good 

news is that this time around, the powers-that-be have invited Westside residents to speak about 

their hopes, their concerns, and their wishes. Some of their wishes include the preservation of the 

following buildings and institutions, or the celebration of their memory:

• Chattanooga YMCA

• Calvary Baptist Church

• Carter Street Baptist Church

• West Main Street School

• James A. Henry building

• Westside Recreation Center, which still stands today

The Neighborhood Evolves 2021

Courts were closed? There was no doubt that if 

the closing did occur there would be a feeding 

frenzy among developers because College 

Hill Courts is located on prime real estate and 

developers could build market-rate housing.

And that brings us to today, where residents 

meet and plan and voice their concerns so that 

there is no mistaking their love for the Westside 

and their hopes for its future.

The residents are also very vocal about honoring 

those who have served the Westside well over 

the years:

• Charlie Newton, Artist-in-Resident

• The late Booker T. Scruggs

• Former Judge Walter Williams, 

   Chattanooga CDC Chairman

• Wade Hinton

• Marie Swofford, College Hill Courts

• Sharon Dragg, College Hill Courts

Photo: Golden Gateway under construction Photo: View from Downtown of Golden Gateway construction
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Chattanooga was incorporated as a city in 1838 and the Westside is one 

of its oldest neighborhoods. Chattanooga is now home to approximately 

180,000 people in an MSA of over 560,000. The city and the 

Westside’s history and economies have been heavily influenced by the 

evolution of transportation networks —the Tennessee River, railroads 

and highways, the Civil War and its aftermath, and the area’s rise and 

decline of heavy industry.

While the Westside stretches along the western edge of downtown, it 

has largely not benefited from downtown’s commercial, residential and 

tourism resurgence of recent decades. Westside residents, businesses 

and area stakeholders believe this dynamic is about to change for the 

better, and this Plan captures that spirit and offers a roadmap created 

by an engaged community.  

The Plan focuses on an area bounded by US 27 and downtown to 

the east, Main Street to the south, MLK Boulevard to the north, 

and Riverfront Parkway and the Tennessee river to the west.  Main 

Street and MLK Boulevard are strong linkages to jobs, commerce 

and urban neighborhoods, and across Riverfront Parkway are two 

new redevelopment areas— Cameron Harbor mostly focused on 

various housing types and The Bend currently building out office and 

commercial spaces.

The Setting
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SECTION III. THE WESTSIDE IN CONTEXT
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COMMUNITY CONTEXT AND ASSETS

The Westside neighborhood at the core of the 

Plan has important assets including residents 

of all ages, many of them with deep roots in 

the community; physical proximity to the jobs; 

commerce and services of downtown and to South 

Chattanooga; and amenities such as open spaces 

and public land that help spur redevelopment. 

College Hill Courts in the heart of the 

neighborhood is Chattanooga’s oldest public 

housing site and is surrounded by additional 

public and private housing, including high-

rise and lower density apartment buildings 

like Gateway Tower, the second CHA target 

housing site. As of yet, no opportunities 

for homeownership are available within the 

neighborhood. 

While some of the area’s housing is in sound 

condition, many dwelling units are in significant 

need of repair and some are beyond their useful 

life. At the same time, the demand for housing of 

all types is strong in the region. That demand can 

help drive the creation of mixed income units in 

the Westside to provide current residents with 

more housing choices right in their own back 

yards, and attract new families and residents to 

the community. 
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The hills and ridges of the study area offer highly 

desirable views of downtown, the mountains 

and the river but also create challenges to 

pedestrian linkages.  Some streets are shady 

and tree-lined, others narrow and crowded 

due to little available resident parking.  Green 

open spaces include community gardens, open 

grassy areas, and Sheila Jennings Park equipped 

with a walking track, playground and ball field.  

The former James A. Henry school building, 

now partly used for community programs such 

as SPLASH Youth Arts Workshop, has the 

potential to be a much more active community 

hub. Renaissance Presbyterian Church and the 

Newton Child Development Center operate 

in the community, as does a city recreation 

center and a Head Start Program in city owned 

buildings. CARTA provides public transportation 

connections to the rest of the city. 

There is a significant amount of vacant and/or 

underutilized land in the Westside and some large 

parcels are owned by the City of Chattanooga or 

the CHA, making the potential for new housing 

and economic development opportunities much 

greater than in areas short on available land. The 

redevelopment of the Westside is an opportunity 

to provide new affordable housing options to the 

Context map

current residents and diverse housing for all 

individuals, young and old, single and family. 

Having available land makes it easier to create 

better street networks with sidewalks and 

street trees, and small community spaces for 

gatherings and socializing, creating a more 

attractive and desirable area overall. Around the 

edges of the study area, on busier streets, are 

opportunities for expanded community serving 

businesses and retail.
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Over the last 20 years, development interest 

along Chattanooga’s west riverfront has 

expanded the potential for transforming 

industrial zones to urban mixed-use centers 

including a variety of urban residential options 

in a highly amenitized environment. 

Directly to the east is the Chattanooga 

Convention Center, downtown offices, Public 

Library, supporting hotels and other nearby job 

opportunities and services. Expanding from 

the Downtown core, the recently transformed 

South of Main District includes a variety 

of adaptive reuse of industrial structures to 

restaurants and residential developments.

To the north, Blue Cross Blue Shield 

Headquarters campus overlooks the Westside 

District atop the historic Cameron Hill. 

To the west, W. MLK Boulevard ties into the 

industrial character along the riverfront. Recent 

developments have reimagined these areas 

into mixed use, livable communities expanding 

connections to downtown and surrounding 

neighborhoods.

 

NEARBY DEVELOPMENT

A Neighborhood Evolving

Context map
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In 2014, Cameron Harbor broke ground on  112 

riverfront condos along the Tennessee River and 

Riverfront Parkway.  The development provides 

a pool, clubroom, fitness center, doggie spa, 

outdoor living area with grill and pavilion, and 

directly fronts the Riverwalk multi-use path.

The Bend, planned for the old Alstom Site, will 

be a mix of residential, retail, office and hotel.  

Industrial uses will occupy land south of W. Main 

Street  Over the next 10 years, the development 

is planned to include 152,000 SF of office space, 

438 residential units, and 92,729 SF of retail and 

eat/drink space.  Over the next 20 years, the 

development will add additional office, hotel and 

residential.  Two new medical buildings are located 

at 1201 Riverfront Parkway and infrastructure 

improvements on Riverfront Parkway began in 

2021.
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COMMUNITY PROFILE

Who Lives Here Now?

Nearly 1,514 families call the Westside home. 

The majority live in subsidized housing. A third 

live at College Hill Courts (435 households) and 

Gateway Tower (111 households) combined.

There are a core group of long-term public 

housing residents; approximately 15% of College 

Hill Courts and 20% of Gateway that have 

lived in the neighborhood for 10 years or more. 

Nonetheless, there is still significant turnover at 

these sites with 70% of residents at College Hill 

Courts and 42% at Gateway Tower living there 

for less than 5 years.

While the proportion of households with children 

living in the Westside (22%) is comparable to the 

city (20%), College Hill Courts has twice the 

rate of households with children (41%).

Interestingly, even with all the family households 

at College Hill Courts, there is still a higher rate 

of householders living alone (55%) than the city 

(41%). The rate is even higher for the Westside 

(67%) and, not surprisingly for a site that serves 

the elderly and disabled, much higher at Gateway 

Tower (97%).  This results in average household 

sizes that are 25-50% smaller than you would 

see in the city.

A high proportion of the 2,623 residents living 

in the Westside identify as Black or African 

American (87%); more than twice that of the 

city (33%). 

A younger population lives at College Hill 

Courts (average age is 26 years) and in the 

broader Westside neighborhood (30 years) 

than in the city (38 years). 

There is also a high proportion of persons with 

a disability. In the Westside, 28% of residents 

have a disability, nearly twice the city rate of 

15%. This is not surprising given that several 

housing sites like Gateway Tower, where 64% 

identify as having a disability, are specifically 

designed to serve elderly and disabled residents. 

But even at College Hill Courts, which is 

designed to serve families, the rate of persons 

with a disability is higher than the city at 19%. 

The higher rate of persons with a disability is 

not just among the adult population. Per CHA 

administrative data, 11% of youth at College Hill 

Courts have a documented disability compared 

to 8% in the Westside and 4% in the city.

Demographic Profile of Individuals

Photograph by Andrew Travis ©eyeshaveitartPhotographs by Andrew Travis ©eyeshaveitart
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EXISTING CONDITIONS - KEY FINDINGS

Retail
LEGEND

Civic

Education + Religious

Arts + Culture

Amenities

The Westside currently offers a few community 

resources such as a Head Start, youth community 

center, AIM Center, and SPLASH Youth Arts 

Workshop.  The study area is considered a food 

desert with a large grocery store approximately 

3 miles away. A new grocery store is planned to 

open  within a year and less than a mile from the 

study area. One small medical clinic is located 

in Boynton Terrace and the closest hospital is 3 

miles away. Renaissance Presbyterian Church 

is located in the neighborhood and provides 

services to the community.

Connectivity

The Westside provides good connectivity to the 

Riverfront and Downtown. However, many of 

these connections are not friendly to pedestrians. 

The study area includes aging infrastructure 

(e.g. streets, sidewalks, limited lighting, etc.). 

However, Boynton Drive has the most enjoyable 

streetscape providing street trees, sidewalks and 

benches.  The study area provides limited mobility 

for people with disabilities. Bus Route 21 runs 

through the study area and requires transfers 

for commuters resulting in long commute times. 

The study area lacks bus shelters and disability 

transportation options.

Street Grid

A historic street grid shows a connected 

internal street network within the study area at 

one time, but much of that was lost with urban 

renewal and currently several of the streets 

dead end creating unsafe environments.  The 

current road network is circuitous and isolates 

the neighborhood. High-speed parkways 

surrounding the study area prevent visibility into 

the Westside and walkability is compromised. 

The underpasses through Highway 27 are 

unattractive and unsafe for pedestrians, 

contributing to the low walk score of 59. 

Land Use

Over 70% of the Westside study area is zoned 

High Density Residential. The study area 

includes residential towers for elderly and walk-

up townhomes and flats inhabited by young 

families, singles and elderly in College Hill 

Courts.  Vacant commercial spaces are located 

in the center of the study area, and commercial 

and institutional uses flank the perimeter.

Housing Age and Condition

The CHA properties Gateway Tower and College 

Hill Courts are in poor condition and do not meet 

the modern needs of residents.  Built in 1977, the 

12-story Gateway Tower provides 132 units for 

senior-only residents. College Hill Courts were 

built in 1940 and consists of 497 units, all three 

and four story walk-ups that lack ADA compliant 

units. Aging infrastructure creates hazardous 

living conditions and residential units at College 

Hill Courts lack standard amenities such as 

central HVAC.

Parks and Open Space 

Green spaces are abundant in the study area, 

but underutilized. Sheila Jennings Park is 

centrally located within the study area but has 

not been properly programmed and lacks shade 

and shelters.  Small pocket parks are spread 

throughout the study area that residents within 

close proximity use for gardening and visiting 

with neighbors. The topography creates a 

challenge for residents to move north/south and 

east/west.  The western wooded bluff acts as a 

buffer and barrier between commercial zones 

on Riverfront Parkway and the residents within 

the Westside.

LEGEND

Green Space

Study area Boundary

LEGEND
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The median income in Chattanooga ($43,964) 

is four times that of the Westside ($11,968) 

and at Gateway Towers ($11,484). The median 

income at College Hill Courts is even lower 

($4,812). 

The majority of households earn less than 

$15,000 annually at College Hill Courts (85%), 

Gateway Tower (63%) and the Westside (63%) 

compared to only 16% in the city.

The employment/population ratio at College 

Hill Courts (29%) and in the Westside (28%) is 

about half of the city and state (57% for both).

The proportion of Westside residents without a 

high school diploma is more than two times the 

rate in the city (27% at College Hill Courts, 30% 

at Gateway Tower, 21% in Westside, 9% in City). 

And while 13% of College Hill Courts residents did 

say they need GED classes; few cited the lack of 

a high school diploma as a barrier to employment 

(3%).  

Employment and Income Internet Access

Source: College Hill Courts-Gateway Tower Resident SurveySource: College Hill Courts-Gateway Tower Resident Survey

Employment Barriers71%
of all residents 

reported challenges 

to find or keep work

Half of Westside residents (52%) do not have reliable Internet access at home. This issue is even 

more acute at College Hill Courts where nearly 2 out of 3 residents (63%) report they do not 

have reliable internet access at home. Additionally only 22% access the internet most frequently 

from a home computer. 

EXISTING CONDITIONS KEY FINDINGS
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Access to Health Care

Rates of health insurance at College Hill 

Courts (80%) and Gateway Tower (98%) are 

comparable to or better than the city (81%); 

although the rate in the Westside is a bit lower 

(68%). Despite the lower insurance rates, 

Westside residents report having had an annual 

check-up in the last year (81%) at a higher rate 

than the city (75%).

While limited, there are some medical resources 

in the community including the AIM Center, a 

Mental Health consortium at Dogwood Manor, 

and the CHI Memorial Center for Health 

Aging at Boynton Terrace. The latter is open 

part time and only for those 50 and older with 

an emphasis on memory care.  Most College 

Hill Courts (80%) and Gateway Tower (93%) 

residents rate their health care services as good 

or excellent. Yet, many residents at College Hill 

Courts and Gateway Tower report that they 

use the emergency room at Erlanger Medical 

Center or another hospital or urgent care most 

often when they are sick or in need of health 

advice. Overall, College Hill Courts residents 

are more likely to have unmet health needs 

(73%) than residents at Gateway Tower (45%).

Health and Wellness

Rates of chronic health issues, including poor 
mental health and oral health, are much more 
prevalent in the Westside than in the city.

Source: College Hill Courts-Gateway Tower Resident 
Survey

Services for Persons with Disabilities

An array of services is needed for persons with a 

disability. At College Hill Courts, residents with 

a disability were more likely to report that they 

need mental health (32%) services, accessible 

housing (25%) and better transportation (22%). 

While many Gateway Tower residents reported 

these needs too, there was a much more acute 

need for assistance with activities of daily living 

including In-home health assistance (49%) and 

homemaker services (63%). The majority of 

College Hill Courts (59%) and Gateway Tower 

(68%) residents also report that disability and 

health conditions limit them from being more 

physically active.

44%
of College Hill and Gateway 

Tower residents combined need 

Dental Services 

(#1 unmet health need)

EXISTING CONDITIONS KEY FINDINGS

Healthcare Access

Emergency 

Room at 

Erlanger

45%

Primary Care

Doctor/clinic

32%

Food Insecurity

66% of Westside households receive food 

stamps compared to 18% in Chattanooga. Yet 

even with these benefits, emergency food 

assistance was the #1 unmet need. College 

Hill Courts and Gateway Tower residents cited 

the cost (both 19%) and availability (10%/11%) 

of fruits and vegetables as impediments to 

healthier eating.

Source: College Hill Courts-Gateway Tower Resident Survey Primary Location used for 

Healthcare Access
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School Enrollment/Performance

Three-quarters of the 254 Westside students 

enrolled in Hamilton County Schools are 

concentrated in five schools: Battle Academy 

for Teaching/Learning (25%), Tommie F. 

Brown International Academy (21%), Orchard 

Knob Middle School (10%), Howard Connect 

Academy (4%), The Howard School (15%). The 

balance of students go to 25 different schools, 

including local charter schools. While Hamilton 

County has one of the highest concentrations 

of top ranked schools in Tennessee according 

to Public Schools Review, of the five schools 

where Westside students typically attend, only 

Battle Academy ranked in the top 50%.

Education and Youth

Early Learning

Ninety-five children age 0-5 currently live 

at College Hill Courts. Approximately half of 

respondents with young children reported that 

their child was enrolled in a center-based early 

learning program (47%), excluding those who 

attend kindergarten. 

63%
of College Hill parents 

report their child does not 

participate in any youth 

programs

There are a variety of reasons that youth do not participate but concerns about the Covid-19 pandemic tops the list (45%). Despite these barriers, 

there is interest in future participation in a range of activities including sports/recreation programs (51%), after-school programs (46%), arts/

performing arts/music (40%), summer programs (33%), tutoring/academic support (31%) and mentoring programs (26%).

EXISTING CONDITIONS KEY FINDINGS

Early Head Start (7%)

Paid Child Care in Private Home (5%) Public Preschool (7%) Public Kindergarten (12%)

Cared for at Home (42%)

Head Start (17%) Other Center-based Child care (10%)

Child Care Arrangements (Ages 0-5 Years)

Source: College Hill Courts-Gateway Tower Resident Survey
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Crime, violence, vandalism was the #1 thing that 

residents do NOT like about the Westside (67% 

selected this as one of the top three things they 

do not like).

There is good reason for this concern as the 

violent crime rate in the Westside is 2 times 

higher than the city and trending upward. While 

property crime in the Westside is also trending 

upward, it remains 35% lower than the city.

When mapped, crimes appear to be 

concentrated at College Hill Courts regardless 

of the type of crime, but the highest density of 

crime overall appears to be at The Overlook.

College Hill Courts residents (41%) are more 

likely to have experienced crime than Gateway 

Tower residents (16%). However, residents at 

Gateway Tower (48%) are more likely to believe 

crime occurs frequently in the neighborhood 

(1-2 times per week) than their counterparts at 

College Hill Courts (31%). A significant number 

of College Hill Courts residents with children 

perceive walking to and from school/bus or on 

the school bus as somewhat to very unsafe. And 

1 in 3 are very unlikely (33%) to allow their child 

to play outside.

Crime and Safety Perceptions of Crime

Better lighting (50%) and better security systems (48%) topped the list as ways to make the Westside community safer. Gateway Tower residents 

were more likely to see community policing as a way to make the neighborhood safer (38% vs. 16% at College Hill Courts or 22% among other 

Westside residents) whereas anti-gang initiatives (30%/30%) and neighborhood clean-up and beautification (28%/29%) were high on the list 

among College Hill Courts and other Westside residents respectively.

50%
desire better 

lighting to help 
improve safety

EXISTING CONDITIONS KEY FINDINGS

Heat map of crime incidents. Data Source: Chattanooga Police Department
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SECTION IV. PLANNING PROCESS 
AND COMMUNITY ENGAGEMENT

THE WESTSIDE EVOLVES PLANNING PROCESS

When a selection committee that included 

Westside stakeholders selected a consulting 

team to help plan the future of the Westside, 

important commitments and precedents had 

already set the course for strong community 

engagement in the planning process. The client 

group - the Chattanooga Housing Authority, 

the City of Chattanooga, and the Chattanooga 

Design Studio, and their local funding partners 

made lifting local voices a priority. 

From the beginning, everyone realized this would 

be a challenge due to the deep and understandable 

mistrust of planning and redevelopment efforts 

among Westside residents, former residents and 

other community stakeholders. Going back over 

70 years, people living and owning businesses in the 

Westside were subjected to decision after decision 

that damaged their homes and livelihoods, cut 

them off from downtown,  and diminished their life 

choices and access to jobs, education and services.  

Despite this, residents have immense pride in their 

resiliency and in the places they call home. They 

brought not only their skepticism but also their 

hopes and strengths to the planning process. 

What was scheduled to be a nine-month 

planning process extended to almost a year. No 

one anticipated when Covid-19 caused a national 

shut-down even before the first public meeting 

was held or that a commitment to directly 

engage community members in planning their 

future would require an unprecedented level of 

creativity, persistence, patience and empathy 

– on the part of everyone.   In addition, the 

primarily Black residents of the area, and the 

many elderly, young or those with underlying 

health conditions were among those most 

vulnerable to the virus. Their ideas and courage 

helped show the way ahead. 

The planning process moved thoughtfully through 

phases of information gathering, community 

review and feedback, and the development of a 

multi-faceted community plan.  In every phase, 

new ways of engaging the community were 

pioneered and tested. Some of it was old school 

such as community surveys on clipboards carried 

door to door for completion, some of it new such 

as a digital voting system for participants to use in 

selecting their priorities and dreams for the area. 

EJP Consulting Group, selected to lead the 

planning process, had included a local artist as 

a key planning team member. When it became 

clear that some common planning tactics such 

as large community input gatherings would be 

out of the question, the artist’s role expanded. 

This Imagination Team of six local artists, never 

involved in a planning process before, but some 

with deep ties to the neighborhood, became 

a bridge to the community and its future that 

gathered memories and interpreted history, 

enabled new forms of expressing community 

concerns, and captured the essence of the past, 

present and future of the Westside. 

This section documents the complex interweaving 

of community engagement activities and 

describes the contributions of the Imagination 

Team. While various strategies often served more 

than one purpose, they fall into three general 

categories for advising and feedback, gathering 

and distributing information, and relationship 

building.  Methods were also created with the idea 

they may continue on into the implementation 

phase following plan completion. 
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Community Advisory 
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Meeting Executive Team
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Celebration: Final Plan 
Presentation + Art 
ExhibitCollege Hill Courts 

Pop-Up Engagement
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Activity: Design a Plan

JAH Creative 
Engagement

Planning Team 2-Day 
Workshops
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COLLEGE HILL + GATEWAY TOWER RESIDENT SURVEY
COMMUNICATIONS, NEWS ARTICLES + BROADCASTS

WESTSIDE NEIGHBORHOOD SURVEY ACTIVITY BOOKS DISTRIBUTION + COLLECTION

STAGE 1: UNDERSTANDING STAGE 2: CREATING A SHARED VISION STAGE 3: DESIGN A PLAN STAGE 4: MAKE AN ACTION PLAN

IMPLEMENTATION

STAKEHOLDER INTERVIEWS
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Advising and Feedback
Gathering and Distributing Information
Understanding and Relationship Building
Continuous Engagements

PLANNING PROCESS TIMELINE

Community Input 
Sessions (Past, 
Present + Future)

6 Community
Visioning Workshops

2 Community Workshops: 
Design a Plan
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Community workshop presentation

Community workshop presentation (Spring 2021)

Virtual mapping exercise (Spring 2021) Community Celebration (July 2021)

Community Workshop presentation

COMMUNITY ADVISORY AND FEEDBACK LOOPS

Community Advisory Group (CAG) 

The CAG is a diverse and broadly representative 

group of more than 25 community stakeholders, 

including residents.  It began meeting before the 

rest of the process began and a sub-committee 

helped select the planning consultant. They 

met approximately monthly for briefings by the 

planning team and client group and weighed in 

on matters of policy, scheduling, information 

review and plan feedback. While all but the first 

few and last couple of meetings shifted to online 

conferencing mode, participation was high. The 

CAG identified the following planning goals that 

guided the process:

Resident Leaders Meetings

There are separate resident leadership groups in 

the Westside representing College Hill Courts,   

Dogwood Manor, and Gateway Towers. Meetings 

were conducted with these leadership groups along 

with several in-person outdoor briefings just for 

residents during the process.  These were helpful in 

hearing community concerns and in encouraging 

residents to participate in planning activities. 

Resident Meetings

Four resident meetings were held exclusively with 

residents of the target housing sites – College 

Hill Courts and Gateway Towers. Meetings were 

conducted in-person and provided the planning 

team the opportunity to describe the planning 

process and timeline in detail, review impacts on 

residents, review relocation rights and benefits, 

review the Right to Return and answer residents’ 

questions. 

Executive Team Meetings

These meetings were held every other week and 

included representatives of the planning team to 

ensure team coordination and cooperation with 

other partners who would be important in the Plan 

execution.  Participation by Westside based CHA 

staff and administrative staff helped to ensure 

all community participation activities had the 

resources needed to succeed.

Community Workshops

Community Workshops were conducted in 

spring of 2021 to attract as much community 

participation as possible once the basic information 

gathering stage was complete. By mid-March 

2021, community residents felt safe enough to 

consider some carefully conducted face-to-face 

sessions and, more than one location was used to 

assist with social distancing.  Virtual options were 

also provided for every workshop. 

The first set of six workshops offered residents a 

chance to review all the information generated from 

community surveys, activity books, stakeholder 

interviews, document research and mapping. Input 

sessions were repeated at various days and times 

for participant convenience. Feedback was used 

in programming the second set of workshops to 

focus on the overall vision for the future, major 

directions, and priorities of the Plan. Sessions had 

face-to-face and digital options. 

Community Celebration

With virus numbers trending down and vaccines 

readily available, an outdoor celebration of plan 

results was held along Grove Street all day on 

Saturday, July 24, 2021.  It was the first festive 

gathering in the community in many months and 

dozens of residents and stakeholders turned out 

to review the plans displayed, enjoy barbequue 

and music, and view art created throughout 

the planning process, including the Imagination 

Team’s Life Book displayed for the first time in 

the James A. Henry building. Local non-profits 

hosted tents to present their work and services 

available to the community. 

 • To serve as a community advisory role and 

sounding board for the Westside Evolves planning 

team on the planning process, based on the 

Westside neighborhood and city-wide view.

 • To assist the Westside Evolves planning team with 

stronger connections in the neighborhood and the 

public on neighborhood planning and design issues.

 •  To guide the visioning effort and provide important 

feedback on long-range plan alternatives, early 

plan and final plan that will be in the final report.

 • To make sure that Westside residents have the 

availability to participate in the process.

 • To spot programs and actions for addressing 

broader community concerns.
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Resident interviews
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GATHERING AND DISTRIBUTING INFORMATION

An immense amount of information was 

necessary to guide and complete the Plan such 

as information about the physical context and 

layout of the community and people-oriented 

information–from population data to sentiments 

about hopes and dreams for the Westside of the 

future. Partners and residents found creative 

methods of  accessing information when many 

offices were only minimally operating and 

stakeholder interviews had to be done by video 

conference calls.  Much of the input gathered and 

resident interaction had to be done outdoors in 

small groups or via the internet, made available in 

public parts of CHA buildings for those who did 

not have access in their homes.  

Resident and Neighborhood Survey 

In the information gathering phase of the process, 

the planning team assembled and hired a group of 

residents to help their neighbors complete over 

706 surveys. Significantly, this represents 82% 

of the public housing communities. The surveyors 

were trained for the electronic survey on tablets and 

deployed across the neighborhood over the course 

of five weeks in October and early November 

2020. Surveyors scheduled times with neighbors, 

sat on porches and in living rooms and delivered 

paper copies to some households. The survey 

team gathered weekly throughout the process to 

collaborate on ideas to reach more households.

Once the survey goal was met, the team gathered 

with residents for prize drawings, music and food 

to celebrate the success. This team of resident 

surveyors continued to engage with the planning 

team to assist in additional information gathering 

and distribution throughout the process.

Stakeholder Interviews

Stakeholder interviews were conducted with over 

44 individuals and organizations in Stage 1 of 

the planning process. The interviews included all 

property owners within and adjacent to the study 

boundary, social service organizations working in 

the neighborhood, city staff and future potential 

collaborators. Stakeholder interviews provided 

insights into property constraints, future potential 

connections within and to the neighborhood, 

service opportunities and where to focus on existing 

neighborhood assets. A full list of stakeholder 

interviews is included in the acknowledgments. 

Activity Books

To provide households with information about 

the process and to gain more feedback going into 

the neighborhood workshops, a colorful Activity 

Book was created and distributed (along with 

crayons and other items) to every public housing 

unit in the Westside. It contained family friendly 

activities designed to engage ideas about the 

future of the community.  Finished workbooks 

could be dropped off around the community in 

boxes created and painted by Imagination Team 

member, Andrew Travis. 

Print, Television and Radio Media

Newspaper articles and press releases about the 

Westside and the planning process helped to inform 

the public at large, to build interest in all parts of the 

community about opportunities to learn more and 

to provide feedback into the process that would 

be kicked off with the spring 2021 workshops. A 

thirty-minute television program aired on a local 

public station did the same and featured interviews 

with community stakeholders. The planning team 

presentation shared during the program was also 

archived on the project website. The local public 

radio station WUTC also did a feature about the 

Westside. 

WDEF TV broadcast, Edna Varner & Sharon DraggActivity Book distributed to residents

In the middle of the pandemic the planning team deployed as many 

available resources as possible to safely engage with residents. For 

the first workshop 1,000 copies of printed materials were delivered 

to all CHA residents to participate either (limited capacity) in 

person, by phone, or simply by filling out the printed “Activity Book.” 

Imagination Team artist Andrew Travis painted colorful boxes to 

place around the community for printed feedback collection. 

The colorful boxes are art pieces that continued to be used in the 

process for other material collection. Andrew Travis painted the 

pieces outside in the neighborhood using inspiration from the sights 

and sounds of the community. 

SPOTLIGHT
Neighborhood Drop Boxes
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Resident surveys completedWestside youth engagement

Resident creative engagement activity

Visioning and logo engagement activityEngagement on Past, Present and Future
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UNDERSTANDING AND RELATIONSHIP BUILDING

Building relationships with Westside residents and 

stakeholders went hand in hand with creating an 

understanding of why and how the process was 

to be conducted, including commitments made 

at the outset such as one-to-one public housing 

unit replacement in the neighborhood. Due to the 

pandemic, engaging residents face to face was 

made more difficult. As a result, planning team 

members and community members collaborated 

to generate multiple creative measures for 

engagement.  For example, neighborhood leader 

Sharon Dragg and Lindsey Wilke and Eric Myers 

of the Chattanooga Design Studio began to show 

up in public areas of the neighborhood with fun, 

safe and informative pop-up activities for children 

and adults to listen and to interact.

Seasonal Activities

At the beginning of the planning process, team 

members walked through the neighborhood to 

learn more about the neighborhood and safely 

engage people who were out and about. The 

team programmed interactive and community-

based activities that encouraged residents to 

get involved such as a voter registration event in 

2020, an election year. There was a Halloween 

candy giveaway, a holiday party at Renaissance 

Presbyterian Church and engagements around 

the historic flag poll location in College Hill Courts.  

Volunteers displayed work of the residents and 

Imagination Team members at the 4 Bridges Arts 

Festival in April 2021. 

Website and Social Media

The project website and Facebook pages gained 

added importance due to the pandemic to keep 

people informed. The project website acted as a 

project archive that includes recordings of CAG 

meetings, workshops and other community 

meetings, reports and documents, and a summary 

of the resident survey results.  The website also 

documents the Westside history, work of the 

Imagination Team, preliminary plans and includes 

a Spanish translation. College Hill Courts and 

Westside Evolves Facebook pages informed 

residents and community members of day-to-

day notifications, photographs and  happenings.  

Resident and fierce advocate for her neighborhood, Sharon 

Dragg is an instrumental part of the Westside Evolves process. 

Sharon was awarded Chattanooga Design Studio’s Community 

Engagement Fellowship in service to the planning process to work 

with the community. Ever since she was a child, Dragg wanted to 

be a leader. Day by day, year by year, in hard times and in good, 

she puts her community first. Always speaking up for a person in 

need, always looking out for ways to serve others. Her compassion 

and commitment is evident as she walks through Chattanooga’s 

Westside neighborhood. She knows decades of stories for each 

building, and she crosses streets to check on today’s neighbors. 

Dragg knows and loves the Westside, and she’s determined to make 

it an even better place to live. To read more, see benwood.org/

stories/a-lifetime-of-leadership.

SPOTLIGHT
Sharon Dragg
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THE IMAGINATION TEAM

The intention to incorporate art and artists at 

the heart of the planning process was clear from 

the beginning. Charlie Newton—a well known 

Chattanooga artist, former Westside resident 

and founder of SPLASH Youth Arts Workshop in 

the James A. Henry building—had been engaged 

by the client group as Artist in Residence for the 

process. His work expresses the neighborhood’s 

difficult history and its hopes for the future, 

and serves a reminder of the importance of a 

community culture.

Erika Roberts, selected by EJP Consulting 

Group as the planning team artist, organized the 

Imagination Team. The Team’s role became the 

foundation for a process of information gathering, 

interpreting, listening and elevating the past, 

present and future of the neighborhood. Art 

was used to translate across planning disciplines 

and traditional methods of engagement. Team 

members engaged the community through a 

variety of mediums including photography, poetry, 

painting, collage and storytelling. 

This poem by Erika Roberts, also a Westside 

resident, captures the spirit of the artists’ 

approach to the work. A compilation of art created 

throughout the planning process can be found at 

https://www.westsideevolves.com/gallery.

The invitation

“Come sit and 
tell us your story”

Verbalizing the scene
Kids playing in the center
Finding shade with grace

Another time full of promise
Still not perfect
Faded pictures 
Vivid memories

Candy ladies and cookouts
Conversations and tree branches

A community speaking and the art is listening.

  - Erika Roberts

ERIKA ROBERTS CHARLIE NEWTON

APRIL CORBETT

ANDREW TRAVIS

TERRANCE MCCROBEY BEN BANKS

Lead artist and poet, creative strategy for 

the planning process with the artist team.

Visual artist leading the large scale Westside 

art piece, the “Neighborhood Lifebook.” 

Artist in residence, capturing and translating 

the process through art.

Resident artist, collaborating with the team 

to document the neighborhood through art.

Neighborhood artist, engaging in multiple 

mediums including photography & painting.

Photographer and storyteller, led the oral 

histories project with long time residents.

Creative Forms of Engagement
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When Grace Breaks...

I met a tree named Grace, she has 
a history in her trunk. After one of the 
heavy storms came through back in 
March, one of her branches broke 

and a piece of Grace fell to the 
ground. All I’m saying is, we may fall 
from Grace...yet Grace still stands in 
our favor. The right soil and solid roots 

make the perfect foundation 
for growth. 

Do it with Grace. 
- Andrew Travis
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THE IMAGINATION TEAM

The Memory Room

The first crucial task determined by the Imagination 

Team was capturing the memories of current 

and former residents and family members about 

their time in the Westside. A broad call went out 

for people who had lived or visited there over 

the 70 years to share their stories, mementos, 

photographs and other records of the community 

that had substantially changed in those years.  The 

Memory Room was set up in James A. Henry, for 

people to record their memories and have their 

photos scanned for posterity.  Despite Covid fears, 

residents responded, sharing original photographs 

and participating in sharing their stories in the 

memory room. These memories and documents 

provided the inspiration for the remaining work of 

the planning team and the Imagination Team.

Grace Tree and The Flagpole

Team members identified  the original flagpole and 

a nearby public fountain in what was the central 

plaza of College Hill Courts as important landmarks 

to be preserved. In addition to the flagpole and 

fountain, an adjacent, large, deciduous tree 

referred to as “Grace Tree” carries significance 

in the neighborhood.  The fountain exists only in 

memory, but Grace Tree is growing and aging.  

These important symbolic landmarks are essential 

to the collective memory of the Westside.

Gathering and Interpreting 
Collective Memories

Creative Strategist, poet, and Westside resident, Erika Roberts 

brings a fresh perspective to everything she is engaged with. 

She has an ability to use words to create meaningful art in a way 

that conveys feeling. Erika founded Velvet Poetry Productions 

as a young woman and continues to produce independent and 

commissioned workshops and multi-sensory event experiences 

facilitated by her voice, vision, vibrancy, and verse. Even 

though writing is a solitary act, Erika’s skill as a collaborator 

have allowed her to form and coordinate the Imagination Team, 

a group of six local artists who create work for the Westside 

Evolves project. Erika is currently an artist-in-residence with 

the City of Chattanooga, helping to shape an artistic vision and 

creative process of the city’s projects and systems as a City 

Artist. Using the language of socially conscious art and her 

impact as a creative conduit, Erika’s approach to community 

work is gentle, steady, direct, and welcoming. 

Erika Roberts
SPOTLIGHT
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Artwork by Charlie Newton, Artist in Residence

Artwork by Charlie Newton, Artist in Residence

Artwork by Andrew Travis

In addition to using art day-to-day during the 

process, such as the brightly painted wooden 

boxes around the neighborhood used to gather 

community input, two visual art installations were 

created that guided the planning process and will 

remain for future exhibit. One, a collaboration 

between Erika Roberts and Andrew Travis, 

consisted of a series of panels that illustrate the 

seven principles of Kwanzaa as they relate to the 

past, present and future of the Westside. 

Second, the Neighborhood Life Book is a complex 

collage created by April Corbett that comprises 

four 4x8 feet wood panels first seen in total at 

the July 2021 community celebration of the plan. 

Engagement around the piece began with simple 

collaging with the community at the central 

flagpole. The panels focus on the past, present and 

future, asking residents to draw from the history 

of the neighborhood, everyday experience, and 

aspirations for the future. Engagements continued 

for several months to help fill out the stories on 

the panels. 

Visual Art

THE IMAGINATION TEAM

The Neighborhood Life Book pays homage to a 

community that is changing, using what was to 

inform what will be. It charts the journey to preserve 

the community’s space in the city. The piece 

incorporates historic photographs, Adinkra symbols 

and blackout poetry. The artists point out that the 

paintings are divinely inspired by the community. 



PLANNING PROCESS AND COMMUNITY ENGAGEMENT76 7776

Works By Charlie Newton, Artist In Residence Works By Andrew Travis
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During Community workshops, participants were asked: “How do you 

envision the neighborhood in the FUTURE?” The Westside Vision 

Statement was derived from the community’s words... 

SECTION V. ROADMAP FOR FUTURE SUCCESS

The Westside neighborhood is to 
become a thriving, moving and 

culturally sound community. It will 
embrace what was, while building a 
healthy, enlightened and rich future 

for everyone.

VISION STATEMENTVISION STATEMENT
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INTRODUCTION TO THE PLAN

While a proud neighborhood, rich with culture and a strong sense of community, the Westside is 

deserving of investment to ensure a high quality of life and wellbeing for its residents. Building on the 

community’s strong cultural foundation, the proposed Plan seeks to enhance and promote social, 

economic, and physical benefits to its residents. The core building blocks of community building and 

connection for the Westside begin with providing new, high-quality housing and diverse education 

and employment opportunities to community residents.

Plan Summary

The Plan prioritizes major redevelopment at 
Gateway Tower, College Hill Courts and the 
Youth and Family Development (YFD) Office 
campus. These properties together comprise 
nearly 30 acres of the Westside neighborhood 
and accommodate 546 households. To expand 
the buildable footprint, the Plan also incorporates 
smaller, underutilized CHA properties along 
Boynton Drive and Gateway Avenue, including 
surface parking lots that are easily converted to 
infill mixed-use and residential developments.

The Plan prioritizes a build-first strategy 
utilizing vacant land, allowing families to remain 

in the neighborhood while new housing is built.

The Plan re-establishes a complete street grid 

connecting community open spaces throughout, 

centered around “The Hub,” a concentration of 

community activities and services at the historic 

James A. Henry building.

A network of green spaces and trails connects 
the residents located at the top and bottom 
of the hill and provide access to the main 
thoroughfares of W. MLK Boulevard and W. 
Main Street. The Plan also introduces retail, 
services and economic development nodes to 
provide access to jobs and amenities near home.

Community Building and Connection

Housing

Quality of Life and Wellbeing

Education and Employment
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YFD

COLLEGE HILL 
COURTS

GATEWAY 
TOWER

SHEILA 
JENNINGS 

PARK

W MLK Boulevard

W MLK Boulevard

W. Main Street

W. Main Street

Riverfront Pkwy

Riverfront Pkwy

Boynton D
rive

Boynton D
rive

Grove Street

Grove Street

The success of this Plan hinges on broader 
neighborhood improvements, including privately 

owned assets. Based on the site and existing 

conditions assessment and conversations with 

stakeholders, including private property owners, 

key parcels were identified as important to the 

Westside’s transformation.   

First, based on their condition and age, CHA-

owned College Hill Courts and Gateway Tower 

have been identified to be replaced. Additionally, 

other underutilized CHA properties along 

Boynton Drive and Gateway Avenue offer infill 

opportunities. With the cooperation of the City of 

Chattanooga, Shelia Jennings Park and the YFD 

site  have been made available for redevelopment. 

These CHA and City-owned properties represent 

the launch of the implementation plan. Finally, 

a few key private properties are important 

opportunity sites for redevelopment to carry out 

the long-term  Westside transformation.  

A number of CHA-owned and private properties 

are currently in good condition, and contribute to 

the Westside Evolves vision. These properties are 

proposed to remain.

Redevelopment Sites

Study Area

City-Owned Sites

Privately Owned Opportunity Sites

CHA Infill Sites

Contributing Sites to Remain

CHA Sites For Redevelopment

The Plan envisions a mixed-income, resilient community that encourages neighbors to 
socialize, enhances quality of life and instills in residents an intangible sense of belonging and 
pride. Carefully considering the fundamental needs of the community and surrounding context, 
the Plan’s objective is to create a healthy and sustainable community that provides long term 
physical, social and economic value for all residents.

Within its urban context, the Plan:

• Provides a healthy mix of uses and creates a variety of housing choices

• Provides an environment where people can live, work, learn and play based on their choice 
   of lifestyles

• Provides a variety of housing options for people of a wide range of incomes, ages and 
   backgrounds

• Introduces a high-quality open space network that weaves throughout the district to provide
  a variety of multi-generational functions to meet the needs of the diverse community

• Reconnects the neighborhood through a network of new and improved streets, open
   spaces, a compact and walkable block network and opportunities for new amenities

Lastly, the Plan lays out a vision for the next decade and beyond, leveraging publicly-owned 
land and assets, and creates opportunities for partnerships with the private sector.

INTRODUCTION TO THE PLAN
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COMMUNITY BUILDING AND CONNECTIONS

Strengthen physical, cultural, and historic connections

Create spaces that support pedestrian activity and community 
gathering

Create a community hub for art, culture, education and services

Use art and culture as an intersection for bringing the 
community together

The Plan envisions an urban environment that improves connectivity, provides a healthy mix of uses 

and creates a variety of housing choices, creating a place where people can live, work, learn and play.

The Plan incorporates sustainable design principles in all aspects of physical design and community 

culture.  Carefully considering the fundamental roles and values of both natural systems and built 

environments, the Plan will create long term physical, social and economic value for all residents.  

Sustainable site development will include the implementation of a balanced multi-modal transit 

network for pedestrians, vehicles and cyclists.  The Plan provides a comprehensive trail network 

connecting the site north to south and east to west; creating a pleasant experience for walkers and 

bike riders, providing a better balance with vehicles.  
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COMMUNITY BUILDING AND CONNECTIONS

Improved existing underpasses enhances 

walking experience to Downtown
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7 Grove Street extension to MLK breaks up 
large blocks and creates connection to James 
A. Henry Hub

Walking pathways create convenient 
recreation and connections throughout site

New street grid connects primary open 
spaces and neighborhoods

Main Street improvements and open space 

enhances the district’s southern front door

Connection to The Bend completes east/

west connectivity and access

Extended 12th Street improves neighborhood  

east/west connectivity

Strengthen physical, cultural, and historic connections

The Plan provides an interconnected network of streets and blocks to connect the Westside to the 

surrounding neighborhoods such as The Bend and Downtown.  The compact, urban block network will 

provide better connectivity and balance the needs of walkers, drivers and bike riders, while providing 

critical city services, utilities and emergency access.  All streets are designed to be pedestrian friendly 

and encourage walking within the community.  Narrow streets, on-street parking, sidewalks and street 

trees all combine to create a safe and efficient street network.  

Residential parking is primarily provided in off-street spaces located within the residential blocks.  Some 

parking may be provided within tuck-under garages on the ground floor of multi-family and commercial 

spaces.  On-street convenience parking is provided for residents and visitors.  The urban location and 

demographics of the Westside neighborhood, supported by market study analysis, determined a parking 

ratio assumption of .7 spaces per unit, on average.

Downtown Chattanooga, Miller Plaza Rendering of future ‘Bend’ development Long-term plans for transit network through the Westside 
include a frequent east-west connection and expanded 
north-south bus route connecting downtown and beyond. 

LEGEND
Walking Pathways
Proposed New Streets
Existing Streets*
Planned Streets for “The Bend”
Existing Chattanooga Streets
*Existing streets to be improved
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The proposed section for Main Street includes a wide sidewalk to accommodate ground floor commercial 
uses. New street trees in elongated tree pits provide shade for pedestrians and cyclists. The existing 
shared lane is improved into a protected bike lane with a 2’ door zone and parallel parking to make 
biking as safe as possible. Additionally, a center median with trees is centered in the street to slow traffic 
and increase tree coverage.

The continuation of 12th Street from Grove Street to Boynton Drive and down to Riverfront Parkway 
helps to stitch together the urban grid through the study area. The street features wide sidewalks 
with a mixed path on the southern side of the street with a double row of trees providing shade for a 
comfortable walk along with improved street lighting. The street also has parallel parking on both sides 
with two lanes of travel that allow continued bus service.

Street Section Key

COMMUNITY BUILDING AND CONNECTIONS

Improve Street Networks

Grove Street extends through the site up to MLK Boulevard to the north making the site more 
accessible to pedestrians, cyclists, and drivers. The street features wide sidewalks, street trees, 
lighting, parallel parking, and two lanes of travel.

The typical residential street section features wide sidewalks, street trees, improved lighting, 
parallel parking, and two travel lanes.

The one-way streets throughout the site feature wide sidewalks, street trees, 
improved lighting, parallel parking, and tree pits. This street section is typically 
paired creating a one-way loop around open space.

Grace Boulevard is the green street connector linking Sheila Jennings Park and 
the new Westside lawn along Main Street. The section features wide sidewalks, 
street trees, improved lighting, parallel parking, and a center median providing 
additional shade.

Proposed 12th Street

Proposed Main Street and W. MLK Boulevard

Proposed Grove Street Proposed One-Way Streets

Proposed Grace BoulevardProposed Typical Residential Street
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COMMUNITY BUILDING AND CONNECTIONS

The Plan’s proposed open spaces will help to improve physical and environmental health within 

the Westside and create access to a variety of active and passive activities. The distinct types of 

open spaces vary according to their intended purpose, such as active play fields or a prominent 

corner with benches to take a break and interact with neighbors. This diversity of open spaces 

spread throughout the neighborhood provides convenience for residents and helps avoid 

conflicts with different activities. 

A key difference in the types of open spaces involves the programming. Community gardens, 

playgrounds, and splash pads help establish the use of the space, while other open space is more 

passive and allows for walking, relaxing, and enjoying nature.

Fronting housing and other types of uses on streets and parks puts “eyes on the street” that 

make spaces feel integral to the community and create a feeling of safety with residents being 

able to keep an eye on activities in the space.

Sustainable site development will include incorporating low impact storm water development, 

reusing developed land, minimizing site disturbance and the preservation of existing trees, 

where feasible. The management of storm water systems through use of impervious surfaces 

and infiltration infrastructure drastically reduces harmful storm water runoff and recharges the 

ground water table.  

Create Spaces that Support Pedestrian Activity & Community Gathering

Artist bird’s eye rendering of proposed 
reimagined Sheila Jennings Park view 

looking West along W 12th Street.
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COMMUNITY BUILDING AND CONNECTIONS

W 12th Street

W 12th Street

James A. HenryJames A. Henry
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1

2

3

4

5

6

7

8

W Main Street

W Main Street

R
iverfront P

kw
y

R
iverfront P

kw
y

W MLK Boulevard

W MLK Boulevard

Grace tree and flag pole plaza

12th Street multi-use trail and greenway 

connecting to Boynton Hill

Upper ridge pedestrian trail

Dog park and enhanced underpass

Enhanced streetscape with lights, tree 

canopy, benches, and bike paths

Activated central lawn with picnic shelters, 

tables and barbeque

Community gardens 

Open Space NetworkOpen Space Network

The Plan provides a network of open spaces across 

the site. The existing Sheila Jennings Park will be 

reprogrammed with a playground, exercise path, 

basketball courts and playing field. The improved 

park is an extension of the James A. Henry Hub, 

providing a recreational hub at the core of the 

neighborhood. Small pocket parks are scattered 

throughout the site providing additional areas for 

congregating and respite. The Plan includes areas 

for community gardens, a dog park and multiple 

paved and unpaved multi-use recreation paths.  

Streets will be updated with additional lighting, 

new sidewalks, security systems, parking, street 

trees, benches and bus shelters. Trail and sidewalk 

systems will be designed to accommodate people 

of all ages and individuals with disabilities.

Active Green Space
Passive Green Space
Sidewalk
Playground
Recreation Court
Recreation Path

LEGEND
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Create a Community Hub for Art, Culture, Education and Services

COMMUNITY BUILDING AND CONNECTIONS

Historically, the Westside had a mix of uses on a walkable block scale, rather than the current auto- 

oriented scale that exists today. The incorporation of neighborhood retail and food and beverage 

will restore the types of services that make a neighborhood complete. The ability for residents to be 

able to walk less than a mile to a grocer, laundromat, cafe, restaurant or convenience store would 

lessen the need for car ownership or reliance on public transit. Varying scales of commercial spaces 

allow for local businesses to start and grow in neighborhoods where there is existing community 

support, rather than moving away from the neighborhood.

The James A. Henry “Hub”

The existing James A. Henry School building is currently home to the SPLASH Youth Arts Workshop. 

The Plan proposes to renovate the James A. Henry building and add onto the backside, to provide 

improved space for the SPLASH Youth Arts Workshop, in addition to expanded community 

services and multi-use spaces for the neighborhood. The Head Start program located at the YFD 

building will relocate to the renovated James A. Henry building and serve as an anchor at the site. 

This centralized community “Hub” will provide space and programs for everyone to enjoy. The Hub 

includes an improved Sheila Jennings Park; Grove Street will have improved lighting, sidewalks and 

parking; it will incorporate art in the streetscape and have the ability to be 

closed off for festivals. As a central spine that connects the Hub to the 

rest of the neighborhood, Grove Street should allow for vehicles but 

prioritize pedestrians.  

The Plan proposes to preserve one existing College Hill Courts 

building adjacent to the new campus, and reposition it as an 

extension of the James A. Henry Hub,  providing additional live-

work incubator space and artist studios. “James A. Henry “James A. Henry 
HUB”HUB”
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Artist rendering of proposed Grove 
Street improvements and proposed 

mixed-use development.
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SPOTLIGHT
Charlie Newton: SPLASH - Youth Art and James A. Henry

Use Art and Culture as an intersection for bringing the community together

Charlie Newton has been educating youth 

through the SPLASH Youth Arts workshop for 

12 years in the Westside.  SPLASH is located in 

the former James A. Henry school building at the 

heart of the Westside neighborhood.  The arts 

program provides year-round free art workshops 

to the urban youth of Chattanooga, TN.  Charlie 

founded the program out of a passion to see young 

lives changed, many of them some of Tennessee’s 

poorest kids, to lift them from their under served 

high-crime areas and mitigate some of the at risk 

factors that consume their lives.

Mr.  Newton was a former resident of College 

Hill Courts and provides SPLASH as an oppor-

tunity to give back and provide experiences 

that he was not afforded as a  young person.  

Mr. Newton’s mentoring not only provides art 

instruction classes, but teaches life skills of 

leadership, pursuing goals, self-presentation, 

peer interaction, and positive behavior.

Mr. Newton has been an integral part of the 

Westside Evolves planning process.  He has 

helped  engage the community in envisioning the 

future Westside.   As an artist-in-residence, with 

his studio located in the former James A. Henry 

School, he has been present at all the Community 

Advisory Group meetings, and many others, to 

catalog his depictions of the planning process.  

Mr. Newton has worked with the planning team 

as an advocate to preserve and use the existing 

James A. Henry building for a community arts 

building.  The planning team heard the community 

and Mr. Newton, and have preserved the existing 

James  A. Henry building as the heart of the Plan 

for the Westside.  The new Plan proposes the 

aging historic James A. Henry be renovated and 

expanded to become a “Hub” for the Westside 

neighborhood. The adaptive reuse of the historic 

school will include Mr. Newton’s art school, 

possible Head Start/daycare, services for the 

community and various other arts, cultural, social 

and educational amenities.
Local artwork by Charlie Newton

Underpass improvements with artistic lighting installation

Incorporating murals on large blank facades of buildings

Use of art for beautification of street infrastructure

ROADMAP FOR FUTURE SUCCESS96 9796

The Plan anticipates that the new Hub will also 

function as the cultural center of the community, 

celebrating and promoting art and creativity, 

learning, and listening, and gathering.  Artists 

and community stakeholders will be invited to 

participate in the design and space planning for 

the new Hub.

The Plan also creates opportunities for art to be 

reflected in all aspects of implementation — the 

design of the housing, parks and open spaces, and 

other non-residential elements.

COMMUNITY BUILDING AND CONNECTIONS
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Artist rendering of proposed Westside 
Development view looking towards 
flag pole + Grace tree plaza, along 
future extension of Boynton Drive

HOUSING

As CHA plans to improve and create new opportunities to include a variety of housing types, it’s 

crucial to retain the vibrant social life of the community and allow it to thrive within the updated 

neighborhood. Residents experience the Westside through their existing housing conditions and 

will be the most intense item to be updated and replaced. Both Gateway Tower and College Hill 

Courts present challenges for rehabilitation and preservation, due to environmental and structural 

decline so demolition and redevelopment is proposed.  The two developments lack adequate ADA 

compliant units. Existing and future residents alike deserve a community with high quality structures 

that function well for modern living needs. A phased approach is recommended for replacing existing 

buildings requiring no residents to be displaced. New housing types will be integrated with the overall 

neighborhood.

The housing will include a variety of architectural styles from modern to more traditional. Residential 

buildings have small setbacks and prominently address the street creating a strong relationship to the 

public realm. Building placement is used to define streets and public spaces as places of shared use.

Inclusive housing choices and diverse design options

One-for-one replacement requirement

Present space options for economic/commercial development

Mixed-Use and Mixed-Income Housing
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The Plan incorporates a variety of housing options 
and styles rather than a “one size fits all” approach. 
The one-for-one replacement of existing units gives 
residents the option to live in senior-only buildings, 
family-friendly units, and ADA compliant units all 
while remaining in the community. The front porch 
culture is maintained with ground floor stoops 
and porches along with upper floor balconies. The 
incorporation of market-rate and attainable housing 
gives more opportunity for additional housing choices.

Townhome (Low Density)

Townhomes are attached single-family residences 
with 2-4 bedrooms in 2-4 stories. Each unit has an 
independent entry on the front facade. The parking 
is typically located on the ground floor from the 
back of the building, or in a rear parking lot.

Multi-family - Stacked Flats (Medium Density)

Stacked flats are typically 3-5 story buildings with a 
mix of 1-3 bedroom apartments, often with elevator 
service. This type typically parks behind the buildings 
in a surface lot and can have parking underneath the 
back of the building on the ground floor. This type 
can be walk-up (no elevator) and can be combined 
with townhomes within.

Multi-family - “wrap” or “podium” (High Density)

Multi-family wrapped products are typically 4-7 
story buildings with a mix of 1-3 bedroom apartments 
with elevator service. This housing “wraps” around a 
multi-story parking structure that is located within 
the building footprint, or sits atop a “podium” of 
structured parking.

Inclusive Housing Choices and 
Diverse Design Options

HOUSING
Present Space Options for Economic/
Commercial Development

Conceptual Land Use DiagramConceptual Intensity Diagram

3

1

2

3

The market study recommends commercial/mixed-

use development along W. MLK Boulevard, Riverfront 

Parkway, and W. Main Street.  Commercial investments 

in the recommended areas help create a more 

urban and walkable environment.  The commercial 

development located along the edges provides high 

visibility to all and encourages non-residents to 

invest and linger in the Westside neighborhood.  The 

commercial areas help create vibrant linkages between 

downtown and the waterfront.

Main Street Mixed-Use

The largest concentration of retail for the Westside is 

at the southern edge of the site along Main Street. This 

retail is very flexible and appropriate for a variety of 

uses such as neighborhood amenities, social services, 

retail, restaurant, or a small format grocery store. 

MLK Retail

The northeast corner of the site, closest to downtown 

and the highway interchange, is a great location for 

future ground-floor commercial. The designated area 

is large enough for a small-footprint grocery store 

while being flexible enough to be subdivided for retail 

and restaurants. 

Live-Work

Live-work units along Grove Street across the street 

from the James A. Henry building builds upon the 

existing social hub of the Westside. Live-work units 

serve as small incubator spaces for businesses to get 

off the ground as well as provide spaces for small-scale 

businesses to thrive outside of a traditional retail space.
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Nurturing a Healthier Community for All

Residents of the Westside care deeply about their community being a place that is healthy for 

everyone and where health challenges can be addressed within the neighborhood. They know that 

improving health is not just about nutrition, exercise, and regular medical check-ups. It is also about 

the environment around them. So, the Plan envisions a holistic set of strategies to improve the 

quality of life and personal wellbeing of all neighborhood residents.

Gateway Tower resident tends to 
the community garden located on 

the same property.

QUALITY OF LIFE AND WELL BEING

Ensure access to affordable, healthy, and fresh foods

Support aging in place and independent living

Connect residents to high-quality, primary care services

Develop open space and amenities to promote exercise, 
socializing, community building and time outdoors

Adopt green building principles and sustainable management 
practices

Increase sense of personal safety management practices
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Connect residents to high-quality, 
primary care services

Adopt green building principles and 
sustainable management practices

Increase sense of personal safety

Central to this strategy is the provision of a diversity 

of housing types to accommodate all different 

kinds of households and family needs. In addition, 

it is important that all aspects of community life 

including housing and building design respond 

to the needs of and are accessible to persons 

with disabilities. Services and supports must be 

readily available to assist people with personal 

care, household chores and money management. 

CHA Resident Services provides some assistance 

with activities of daily living to the public housing 

population, and a good number of local seniors 

avail themselves of such services via the PACE 

program, but gaps persist.

Support aging in place and 
independent living

QUALITY OF LIFE AND WELL BEING

Ensure access to affordable, healthy, 
and fresh foods
Access to affordable, fresh, local, and culturally 

appropriate foods at grocery stores and farmers 

markets in or near the neighborhood is critical. 

The planned investment in a grocery store at The 

Bend, the new Food City at Broad Street and 

West 13th and proposed grocery sites in the Plan 

offer two great opportunities nearby to begin 

to address this need. However, a multi-prong 

approach is necessary to promote greater food 

security in the Westside that should include but is 

not limited to the following additional strategies:

   • Support and expand community gardens 

      for fresh food and recreation.

   • Provide a place where community groups can 

      host food distributions, cook-outs, etc.

   • Enhance the YMCA Mobile Market and 

      promote other pop-up food purchase options.

   • Restart the Alexian Brothers shuttle services 

      from the senior towers.

   • Identify other shopping services for those that 

      need special assistance.

Quality public spaces are needed in convenient 

locations for people to be active, relax, socialize 

and host community events with age and culturally 

appropriate programs and amenities. These spaces 

should include indoor and outdoor facilities for 

a range of year-round activities. Some spaces 

are needed for recreation and physical fitness, 

including parks, ballfields/courts, playgrounds, 

fitness rooms, etc. Other spaces and amenities 

are necessary for relaxation and socialization 

such as benches and community gardens. The 

Plan contemplates a range of new and improved 

spaces including but not limited to Sheila Jennings 

Park, the proposed new green space at College 

Hill Courts dubbed “The Lawn” and a redeveloped 

James A. Henry building as a Hub. Ideally these 

spaces will be flexible and readily adaptable for 

a “buffet” of uses that can serve a variety of 

populations, purposes, and organizations.

Develop open space and amenities 
to promote exercise, socializing, and 
time outdoors 

While not the sole focus of a healthy community, 

access to quality medical, dental and mental health 

services is fundamental. Connecting residents 

of all ages and abilities to a primary care provider 

that can address the full array of health needs is 

important to address the high rate of emergency 

room use in the community. This could be done 

via consistent, easy to access transportation, 

but, ideally, there would be an in-neighborhood, 

comprehensive clinic. With expanded service/

hours and more consistent staffing, the Boynton 

Clinic might be expanded to serve this role or 

perhaps a new partner could be encouraged to 

create a satellite clinic in the renovated James A. 

Henry building.

The incorporation of green building practices 

in the Plan will create a healthier environment, 

reduce energy consumption, water consumption 

and reduce costs while increasing value and 

building performance. As new housing and other 

facilities are constructed, care should be taken 

to incorporate best practices in healthy and 

sustainable design. The integration of high-quality 

ventilation systems, use of low emission materials, 

elimination of carpeting, establishment of no-

smoking policies, employment of integrated pest 

management practices, use of green cleaning 

supplies, and more should be explored.

Exposure to crime and violence in a community 

contributes to a range of poor health outcomes 

for all ages. As healthy, sustainable design must be 

considered in all aspects of redevelopment in the 

Westside, there also needs to be attention to how 

physical and programmatic improvements impact 

community safety. Things such as increased 

lighting, enhancements to the US 27 pedestrian 

underpass, improved sidewalks, and changes to 

how streets and building are laid out can increase 

real and perceived safety. Community safety is 

also about investing in community building events 

and initiatives that encourage people to be out and 

about in their own neighborhoods.
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Creating multiple pathways to grow and support local businesses

View from Gateway Tower of the James A. 
Henry Building and College Hill Courts

EDUCATION AND EMPLOYMENT

Thriving neighborhoods provide the resources and opportunities that families need to improve 

their prospects in life. To prepare children for success in school and career, there must be effective 

family and community supports coupled with strong academic experiences. But it is difficult these 

days to find and keep work that offers a living wage and builds family wealth. So, investments in 

workforce development that remove obstacles and help individuals grow their skills and develop 

the tools that they need for economic success are critical. The Plan has prioritized the following 

strategies:

Expand access to quality early childhood education

Support parents to be strong caregivers from cradle to college

Offer relevant, desirable, accessible, and consistent youth 
programming including art and culture

Provide affordable and reliable access to the internet

Create multiple pathways for greater self-sufficiency 
regardless of employment experience or background

Grow/support local and micro-businesses to ensure equitable 
access to resources and opportunities

Enhance the public transportation network to expand 
employment
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Provide affordable and reliable 
access to the internet
The internet affords access to news and information, 

enables the purchase of goods and services, alerts 

neighbors to local activities, provides a means to 

enroll in services and apply for jobs and serves as a 

critical tool in educating youth. So, it is essential that 

reliable, affordable and/or free internet be available in 

the Westside. While the City’s publicly owned internet 

provider helps keep costs low, the cost is still prohibitive 

for many Westside households. Ed Connect, a 

collaboration with Hamilton County Schools and EPB 

of Chattanooga, currently offers Westside students 

free home Wi-Fi. However, this only reaches a 

fraction of Westside households. Offering free Wi-

Fi in public spaces is critical to minimize the digital 

divide. In addition, technical literacy and availability of 

computing devices are key to addressing this divide. 

Tech Goes Home has had some successful trainings 

in the Westside. It will be important to explore ways to 

build upon these successes and expand technology 

offerings in the neighborhood.

Parents play the most influential role in their 

children’s lives.  Parent involvement is the number 

one predictor of early literacy success and future 

academic achievement. The importance of 

parent involvement was highlighted as students 

transitioned to remote learning during the 

Covid-19 pandemic. Local programs such as 

Head Start, Signal Centers, First Things First, 

and Partnership for Families, Children and Adults 

offer an array of family supports that promote safe 

and supportive home environments to encourage 

learning and positive educational outcomes. It 

will be important to strengthen connections 

with these existing programs and providers. The 

plan encourages community-led solutions such 

as creating a parenting assistance program for 

experienced Westside parents to connect with and 

help new parents. Ultimately, a comprehensive 

continuum of support for whole families would be 

available in the Westside.

Support parents to be strong 
caregivers from cradle to college

EDUCATION AND EMPLOYMENT

Expand access to quality early childhood education

Existing early learning programs offered 

by the Newton Center and Chattanooga’s 

Department of Youth and Family Development 

(YFD) are important neighborhood assets. 

Research shows that exposure to high quality, 

early learning experiences is critical to healthy 

development, particularly in the first three 

years of life when 85% of brain connections are 

developed. In addition, long-term academic 

success including higher achievement test 

scores, lower rates of grade repetition and 

special education, and higher educational 

attainment have been linked to well-designed 

preschool education programs. While nearly 

half of Westside residents with young children 

report taking advantage of these services, 

there is opportunity to connect many more to 

these programs. 

Quality out-of-school-time programming, 

both after school and during summers, 

provides opportunities to enhance children’s 

social, emotional, educational, and physical 

development. While only 1 in 3 College 

Hill students currently participate in youth 

programs, there is significant interest in 

participation in a range of activities. Therefore, 

it is critical to ensure all Westside youth have 

access to culturally-sensitive, quality youth 

programs that reflect their interests. This means 

investing in existing neighborhood programs 

like SPLASH Youth Arts Workshop which has a 

long history of using art instruction to mentor, 

developing and encouraging Westside youth as 

well as youth activities and programs offered by 

Renaissance Presbyterian Church. It also means 

creating better connections with the downtown 

Library that offers a great array of programs 

and services. This could include exploring the 

Offer relevant, desirable, accessible and consistent youth programming

opportunity for satellite programming and/

or a Westside staff liaison. But given the 

diversity of youth interests as expressed in the 

resident and neighborhood surveys, it is also 

important to grow the offerings available in the 

neighborhood. Growth in programming might 

entail creating new partnerships that attract 

additional providers to the neighborhood, but 

it should also include support for more organic, 

community-based solutions like the activities 

that the College Hill Courts Resident Council 

offers. As one workshop participant noted, there 

is a willingness from the community “to do” but 

they need resources to realize their ideas.  

The Plan seeks to preserve existing programs 

and to expand the availability of high-quality, 

early learning slots. This includes exploring co-

locating the Newton Center’s early Head Start 

program with the YFD’s Head Start Program in a 

new, state-of-art facility at the James A. Henry 

Hub. This could facilitate the transition between 

programs as children age from one to the other 

and make it more convenient for parents with 

older children. If located in proximity to other 

programs at the Hub, it would be easier for parents 

to participate in other beneficial activities and 

programs.  Sometimes parents are not aware of 

available early childhood programs or the benefits 

of participation regardless of employment status, 

so outreach and engagement to households 

must be prioritized to maximize early education 

enrollment.
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Enhance the public transportation 
network to expand employment 
options

With limited employment opportunity in the 

neighborhood and so many residents reliant on 

public transit, it will be important to work with 

CARTA to review the long-term bus transit plan 

for the neighborhood to better align with job 

centers. This would include re-evaluating routes 

and frequency as well as consideration of an in-

neighborhood circulator. With the anticipated 

growth planned in the Westside and at The Bend, 

there will likely be expanded ridership in the long 

run to warrant such a review. More entrepreneurial 

ideas ought to be explored too. Might there be 

an appetite for a shuttle service offered by local 

service providers or in concert with one or more 

area employers of Westside residents? Or perhaps 

there is an opportunity for some type of car sharing 

arrangement. 

Grow/support local and micro-businesses to ensure equitable access
to resources and opportunities

Talent and entrepreneurship already exist in the Westside, and interest by residents who want to 

grow or start their own small business is high. However, these budding micro-enterprises need 

capital, support and opportunity to realize their potential.  Part of this equation is creating linkages 

with services and programs offered by Chattanooga LAUNCH, CO.LAB and the Chamber of 

Commerce. A program custom designed for Westside residents that could target services wanted in 

the Westside could be developed. But the Plan also contemplates the creation of low- and no-cost 

incubator spaces as well as artist live-work space. The Plan envisions these spaces being developed 

at multiple locations such as at Grove Street Market, and/or in ground-floor locations in mixed-use 

buildings. A place where pop-up businesses could test their markets, products and concepts could 

be incorporated into the Hub. 

The anticipated development at The Bend in combination with the large-scale development and economic 

development opportunities contemplated in this Plan presents an extraordinary opportunity for new local 

employment. A multi-prong strategy is needed to leverage these opportunities which includes:

• Building a robust infrastructure to maximize employment and local contracting during 

construction to achieve CHA’s Section 3 hiring and contracting goals. This could include a 

partnership with the new construction trades school opening in East Chattanooga next summer. 

• Recruiting businesses to the area that will be willing to establish local, in-neighborhood hiring 

agreements. 

• Creating pathways and training opportunities, potentially in partnership with the Chamber of 

Commerce and/or Chattanooga State Community College, for the anticipated jobs whether 

in construction, retail, hospitality or other potential industries.  Ideally these training programs 

will be tailored to employer needs and offer stipends as well as a guaranteed job offer upon 

successful completion.

Create multiple pathways for greater self-sufficiency regardless  
of employment experience or background
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Beyond the new job opportunities to be created 

in the immediate neighborhood, partnerships with 

other nearby employers should be explored to 

target Westside residents for work and/or training 

programs leading to work. Potential partners 

include the new Food City, Blue Cross Blue Shield 

of Tennessee, Chattanooga Convention Center, 

City of Chattanooga and more.  

In addition to workforce development training 

programs, other resources and supports are 

needed to eliminate barriers to employment. These 

could include legal assistance to expunge a criminal 

record, affordable childcare, and transportation. 

A satellite location for the American Job Center 

currently located in Eastgate at or near the James 

A. Henry Hub could be ideal. 

Rhae Parkes of EJP speaks on leveraging local businesses 
in the Westside at a community workshop in the spring of 
2021.

EDUCATION AND EMPLOYMENT
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Implementation

Implementation on CHA and City-
controlled sites MOVING TO IMPLEMENTATION 113112

The Westside community in partnership with the Chattanooga Housing Authority, the City of 

Chattanooga and the Chattanooga Design Studio have collaboratively developed a bold vision for 

this historic neighborhood. The Plan detailed in this document lays out an ambitious 10+-year 

roadmap for equitable, sustainable, and holistic revitalization of the community. This document 

represents a conclusion to the planning process. However, much work lies ahead to make this vision 

a reality. Much of that work will rely on a network of dedicated partners, including residents, the 

City, educators, service providers, businesses and many others.

This section highlights a proposed implementation structure and ongoing community engagement; 

proposes immediate next steps and an action plan; summarizes potential funding sources to pursue 

for implementation activities; and summarizes critical early start efforts intended to build additional 

momentum for change.

This Plan is a concept - a development framework that allows for flexibility and scalability as new 

opportunities emerge, or assumptions change. Over time, the Plan can be adjusted to reflect 

changing market conditions and other local factors. However, the vision and goals are intended to 

remain as guiding principles for all future activities.

The Plan proposes that implementation will begin on CHA and City-owned land.

SECTION VI. MOVING TO IMPLEMENTATION



CHA will pursue a “build-first” approach to the greatest extent possible, prior to demolition, in order to minimize temporary, off-site 

relocations and maximize the number of one-way moves for residents.

CHA understands that relocation, even temporarily, is extremely disruptive to residents, especially seniors and those with children, and only 

adds stress to what may already be a stressful situation. CHA will work closely with the resident community to develop a written Relocation  

Plan that meets the needs of residents while adhering to all the requirements of the Uniform Relocation Assistance and Real Property 

Acquisition Policies Act of 1970, Section 18, Rental Assistance Demonstration, and all other applicable HUD provisions.

All residents will meet one-on-one with a relocation counselor to determine the best relocation option for their family based on individual 

circumstances. This relocation counselor will work with residents  every  step  of the way until they are re-housed in a new  unit at the 

redeveloped site or are permanently relocated, should they choose that option. CHA will seek to maximize relocation options including 

temporarily or permanently relocating to another public housing unit or utilizing a Housing Choice Voucher for a unit in the private market, 

to the greatest extent possible.

As standard practice, mobility counseling and transportation assistance are provided, if needed, to see units, and residents have the option 

of being moved or moving themselves and receiving a one-time moving payment.

CHA will cover the relocation costs for all families who must move once HUD approves the demolition and disposition of the site(s).

Right-To-Return

CHA has committed that all lease-compliant residents living at College Hill Courts and Gateway Tower at the time of relocation/

redevelopment are guaranteed the right to return to a new unit at the redeveloped sites.

CHA Commitment
Resident Right-To-Return

Residential Program
The Implementation plan (CHA and City-controlled 

sites) guarantees a one-for-one replacement of 

all existing units in a mixed-income, mixed-use 

community with 1,783 proposed residential units. As 

the sites are occupied, the Plan will be implemented 

in phases. The Plan will replace 629 public housing 

units (College Hill Courts and Gateway Tower) with 

a combination of Rental Assistance Demonstration 

(RAD) replacement and/or project-based voucher 

units. The Plan introduces net new affordable, 

workforce and market-rate units, integrated in each 

phase. The distribution of these units is supported 

by current housing market conditions; however, the 

distribution will remain flexible and subject to evolving 

market conditions and financing as the Plan will be 

developed over many years.

Non-Residential Program
The Plan introduces opportunities for in-

neighborhood retail, services and amenities:

   • Ground-floor retail/services - 107,476 SF

   • New or improved park and open spaces - 

      133,300 SF

   • Walking trails - 3,600 Linear SF

   • New and reconstructed streets - 17,600 Linear SF

   • A renovated James A. Henry school

   • Preservation of one College Hill Courts building 

      adjacent to the James A. Henry Hub.

   • An expanded Head Start to co-locate at James  

      A. Henry with the Newton Center

   • Artist studios and live-work incubator space

Unit and Bedroom Distribution (CHA and City-Controlled Sites)

UNIT SIZE
GATEWAY TOWER & 

COLLEGE HILL COURTS 
(EXISTING)

PROPOSED UNITS

0-BR 2 --

1-BR 342 838

2-BR 251 856

3-BR 34 89

4-BR 0 --

Total 629 Units 1,783 Units

Residential Program Summary + Affordability Mix (CHA and City-Controlled Sites)

UNITS %

Replacement Units (0-30% AMI) 629 35%

178 10%

267 15%

709 40%

Total 1,783 Units 100%

Table 1. Unit Mix and Bedroom Distribution

Table 2. Affordability Mix

MOVING TO IMPLEMENTATION114 115



MOVING TO IMPLEMENTATION 117

Phasing Strategy

Implementation of the housing component of  the 

Plan will be phased.  This approach will be refined as 

new sites are controlled by CHA or the City.  This 

phasing plan is driven by the low-income housing 

tax credit funding rules, a key source of financing 

for affordable units. The “build-first” approach will  

be pursued to maximize the number of one-way 

moves. Should other unrestricted funding become 

available, the phasing plan will be adjusted. 

Relocation and demolition will also be phased in 

response  to  the availability of resources, land 

assembly, funding and market demand. While 

all original residents impacted by approved 

redevelopment action have first priority for a unit 

at the redeveloped site, CHA residents may also 

be eligible to receive a Housing Choice Voucher, if 

available for relocation. 

Phase I
The Plan proposes to start development at the 

Chattanooga Youth and Family Development   

(YFD) site, which currently houses the City’s 

YFD administrative offices and Head Start.  The 

administrative offices must be relocated before 

this phase can start. If the James A. Henry Hub is 

renovated early and Head Start moves to the new 

campus, the entire site can be developed at once.  

However, the Plan anticipates keeping Head Start 

on site and developing on a portion of the site, 

if necessary.

The Plan also tests an alternate Phase 1 scenario 

that starts construction on existing vacant land 

adjacent to the Gateway Tower (shown as Phase 9), 

allowing CHA to deliver a new senior tower before 

the existing senior tower is demolished. Phase 1 

also assumes that the design and renovation of the 

James A. Henry Hub will be initiated during this 

period.

* A new residential building for seniors has been identified 
with options for two locations.  Option 1 is a 200 unit 
building in the southern portion of Phase 9.  The location 
is currently vacant and could be constructed without the 
disruption of residents in Gateway Tower.  Residents of 
Gateway Tower could relocate to the new building once 
completed.   Option 2 is a tower located in Phase 11, 
currently located below the existing Gateway Tower.

Table 3. Development and Phasing Summary

Phasing Summary
Phasing Diagram

DEVELOPMENT AND PHASING SUMMARY 

PHASE (BLOCK) RES UNITS NONRES SF PARKING DEMO UNIT #’s

1 (I, J) 119 -- 68 YFD Building

2 (E,F) 193 82,476 227 156 + Rec Ctr.

3 (C) 117 -- 142 106

4 (D) 117 -- 105 92

5 (A1) 158 -- 375 62

6 (A2) 167 16,000 -- 40

7 (B2) 94 -- -- 41

8 (B1) 156 9,000 279 --

9 (N, U2) 237 (200*) -- 144 --

10 (H2) 217 -- -- --

11 (H1) 145* -- 375 132

12 (P,W) 63 -- 92 --

TOTALS 1,783 107,476 1,807 629
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Beyond CHA + City-Controlled Site

A Long-term Vision
The Plan creates an implementation framework 

that begins with CHA and City-controlled land, 

but has the potential to expand significantly as 

new sites and partnerships become available. As 

noted in Table 4: Additional Land Development 
Potential, the Plan has the ability to add over 1,400 

additional residential units and over 30,000 SF of 

nonresidential uses over time. The implementation 

phasing plan and approach will be refined as 

sites become available. CHA and the City of 

Chattanooga will continue to work with these 

land owners to finalize the development strategy 

for each of these sites individually and collectively 

to ensure that development is coordinated and 

integrated. The Plan assumes that development 

of these additional sites is not likely to occur for 

another six or more years, so implementation is 

focused on publicly-controlled sites. 

Table 4. Development and Block Summary for Additional Land

Additional Land Development Potential (privately controlled sites)

ADDITIONAL DEVELOPMENT POTENTIAL 

Block RES UNITS NONRES SF PARKING

G 123 3,000 147

K 22 -- 44

L 68 -- 64

M 83 -- 77

O 21 -- --

Q 44 -- 50

R 47 -- 50

S 45 3,500 73

T 364 14,000 339

U 96 2,000 64

V 131 -- 137

X 359 8,000 350

TOTALS 1,403 30,500 1,395
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The Plan as proposed is likely to cost more than $1B 

and will take a decade to complete. Implementation 

success will require the identification, assembly, 

and deployment of multiple funding sources over  

many  years  as  the Westside revitalization effort is  

expansive  and complex. Furthermore, the current 

funding climate for affordable housing at the 

Tennessee Housing Development Agency (THDA) 

is not sufficiently favorable to Chattanooga. There 

may also be new funding opportunities available. 

Therefore, several things are recommended to 

happen simultaneously:

Marketing and Education Campaign 

While many residents and stakeholders participated 

in the planning process that resulted in this Plan, 

many more stakeholders must still be engaged who 

can finance implementation, advocate for legislative 

and policy changes that benefit implementation, 

and hold partners accountable. It is recommended 

that CHA, CDS and the City embark on a targeted 

marketing campaign to ‘sell’ the Plan and recruit 

champions locally, regionally, and nationally.

New and Better Financing & Legislative Tools 

Locally

The City does not currently have adequate financing 

and legislative tools to support a project of this 

magnitude successfully. For example, an Affordable 

Financing

Housing Trust Fund exists, but it is not adequately 

funded. There is an existing TIF to attract downtown 

businesses, but the TIF is currently not supportive 

of a plan such as Westside Evolves. There is not an 

existing city-wide affordable housing master plan 

that identifies investment priorities and  targets  city  

funding  to aligned efforts such as Westside Evolves. 

It is recommended that the City adopt this Plan as 

the City’s investment priority. The City should also 

include Westside Evolves as a priority investment 

area in its “ONE Chattanooga Plan.” A combination 

of the following sources will be pursued:

Low-Income Housing Tax Credit (LIHTC) Equity: 

LIHTC equity is expected to be a primary source 

of funding for all affordable units.  Maximizing  the 

number of phases receiving 9% credits will  reduce 

the need for other funding sources and  subsidies. The 

Plan assumes that multiple rounds of a combination 

of 9% and 4% credits will be necessary. Therefore, 

CHA and the City will need to seek commitments 

from THDA, set asides or special bonus points for a 

plan of this scale and magnitude.

Public Housing Funding: Where possible, CHA 

will need to commit public housing resources to 

finance predevelopment costs, develop replacement 

housing units, and finance demolition, relocation, 

and supportive services.

Choice Neighborhoods Implementation Grant 

Funds: Subject to annual appropriations by Con-

gress, it is recommended that CHA and the City 

pursue a Choice implementation grant of $50 million. 

The grant requires significant local leverage (3:1), 

a joint application by both the City and CHA, and 

implementation partners identified and ready to start.  

Conventional Debt: Some residential and com-

mercial/retail phases can support debt. The Plan 

assumes that taxable and tax-exempt debt will be 

an important source of financing for the rental 

housing developments, exclusive of public housing 

replacement units.

Tax Increment Financing (TIF): CHA and the City 

must explore the establishment of TIF to support 

the extensive infrastructure upgrades that will be 

necessary for this redevelopment effort including 

new streets infrastructure, new and improved parks 

and open spaces, parking, and utility improvements 

throughout the planning study area.

Federal Home Loan Bank (FHLB) Affordable 

Housing Program (AHP): Typically up to $500K 

per project/phase, AHP grants are competitively 

awarded to FHLB members working with housing 

developers or community organizations to create 

rental and homeownership units for low-to-

moderate income households. 

New Markets Tax Credits (NMTC): NMTC may 

be used for the retail/nonresidential components 

in the Plan. The federal NMTC program provides 

capital markets funding (equity and/ or debt at below 

market terms) for economic development projects 

in low-income communities. NMTC cannot be 

combined with LIHTC, though these financing 

structures can be side-by-side in a development.

Historic Tax Credits: Given the age of both College 

Hill Courts and the James A. Henry school building, 

this source of financing may be leveraged to help 

finance building renovations.  

Community Development Block Grants (CDBG): 

The City is encouraged to pledge CDBG funds for 

activities that benefit low- and moderate-income 

persons, and prevent or eliminate slums or blight.  

HOME Funding: HOME funds can be used to 

provide home purchase or rehabilitation financing 

assistance to eligible homeowners and new home 

buyers; build or rehabilitate housing for rent or 

ownership; or for “other reasonable and necessary 

expenses related to the development of non-luxury 

housing,” including site acquisition or improvement, 

demolition of dilapidated housing to make way for 

HOME-assisted development, and payment of 

relocation expenses.

Section 108 Loan: Under the Section 108 loan 

guarantee program, HUD offers communities 

a source of financing for certain community 

development activities (e.g. housing rehabilitation, 

economic development, large-scale development 

projects, etc.). The City essentially pledges a portion 

of its current and future CDBG funds as security 

for a loan guarantee.

Capital Improvement Program (CIP)/City Funds:  

The Plan assumes that, over time, the City will 

undertake several of the neighborhood initiatives 

proposed in the Plan utilizing Capital Improvement 

Funds or other dedicated city sources. Furthermore, 

as the James A. Henry school building becomes the 

new Recreational Center for the community, it is 

recommended that the City consider sustained 

line-item funding for this amenity, on par with 

investments in other communities in Chattanooga.

  

Federal Funds: Federal stimulus funding 

infrastructure and Build Back Better funding may 

be available to the City and CHA that can help with 

acquisition and financing for affordable units.

Affordable Housing Trust Funds:  This is an 

important tool that the City should invest in more 

robustly to support the production of affordable 

housing units. 

Foundation Funding and Capital Campaign: CHA, 

the City, and the Chattanooga Design Studio 

will explore partnerships with local and national 

foundations for discrete plan elements, including 

the possible operations endowment for James 

A. Henry.  In addition, the parties will need to 

explore a capital campaign for the James A. Henry 

school building to help finance the renovation and 

redevelopment cost of the new campus. 

National Endowment for the Arts (NEA): NEA’s 

Our Town grant program supports creative place-

making projects that impact livability by affecting 

community priorities such as public safety, health, 

blight and vacancy reduction, job creation, local 

business development, civic participation, and/or 

community cohesion.

Other Funding: Other funding sources may become 

available over the course of implementation of the 

Plan (Federal Transportation, Education, Security). 

CHA and implementation partners will pursue all 

opportunities that arise. These may include federal 

or state grant or tax credit programs, energy 

conservation-related funding, private grants, and 

state or local funding programs.
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Continuing to engage residents and community stakeholders is essential to the Plan’s success! The following are recommended:

Community Advisory Group Meetings

The Community Advisory Group (CAG) be reconstituted to serve as a key forum for updating the community, discussing new ideas and 

solutions and recruiting and retaining project champions and partners. CAG meetings should transition to quarterly meetings. Implementation 

partners will continue to meet with the CAG at key junctures throughout the predevelopment and redevelopment effort to ensure the 

community voice remains at the center of the implementation process as the Plan moves from concept to design and construction. 

Resident Meetings

Residents of CHA properties will need to have periodic resident-only meetings to discuss issues most relevant to them such as relocation 

and right to return. CHA should remain committed to ongoing dialogue at College Hill Courts and Gateway Tower to ensure that affected 

residents remain informed and can influence the next phases of the process.

Imagination Team

A distinguishing feature of this planning process has been its artist-led engagement effort with diverse artists helping with both traditional 

and non-traditional forms of engagement. The Imagination Team should be retained to continue to assist with ongoing engagement and 

to ensure art continues to be infused in all aspects of the implementation period.  

Clear Communication Plan

Consistent, transparent, and accessible communications will be essential throughout implementation. A communications team should be 

engaged to ensure continuous flow of accurate information to and from stakeholders, including funders and champions. The development 

of an implementation-oriented communications plan should leverage assets developed during the planning period, such as the Westside 

Evolves website, social media and artist engagement. The audience for communications materials will need to expand to include funders, 

developers, existing and new partners, and residents. Where possible, cross-pollinate communications plans and methods among 

implementation team members to expand reach. 

Ongoing Community Engagement

Photos: Westside community engagement activities. 
Photographs by Andrew Travis ©eyeshaveitart

Implementation Partners

The Chattanooga Housing Authority (CHA), the 

City of Chattanooga and the Chattanooga Design 

Studio nurtured a highly successful partnership 

during the planning process. All three entities 

remain committed to working together to ensure 

implementation of the Plan, with each focusing on 

core elements.  CHA will retain lead responsibility 

for redevelopment of the public housing sites, and 

new sites that emerge for housing development; 

the City and CDS will coordinate implementation 

of neighborhood improvement efforts.  It is 

recommended that this team continue to meet 

regularly to guide the implementation process.

However, coordination and collaboration with many 

additional committed partners are essential to the 

success of such an ambitious and comprehensive 

plan. 

Housing Development – CHA should 

competitively procure a master developer 

to assist with implementation of the housing 

component and related physical development 

elements. This procurement should include a 

private property management entity to assume 

property management functions for newly built 

mixed-income, mixed-use and mixed-finance 

developments.  

Neighborhood Improvements – The Plan outlines 

multiple proposed non-residential elements 

including new and improved parks and open spaces; 

preservation, rehabilitation, and repositioning of 

the James A. Henry building into a Community 

Hub, coupled with a potential expansion and 

integration of an adjacent College Hill building 

into a new campus for learning, art, culture and 

services; new retail and services spaces; and much 

more. This range of related but disparate tasks will 

require an entity to coordinate the implementation, 

though individual partners may be procured for 

each element. CDS should transition its role from 

planning to help coordinate these neighborhood 

improvement elements, working in tandem with 

the City.

People and Services – The proposed Plan will 

require a network of supportive services partners 

who can provide discrete supportive services in 

the neighborhood and outside. It is recommended 

that CHA procure a people implementation 

partner that can provide deep support and case 

management to families, while simultaneously 

coordinating the network of providers that will be 

essential.
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Early Action Projects to Build Momentum

While thoughtful planning is a critical first step in 

establishing a shared vision for the future, residents 

and stakeholders are eager to see positive change 

now. Visible actions, even modest ones, are 

necessary to build momentum for change. These 

actions improve neighborhood confidence, sustain 

community energy, attract further engagement 

and help convince skeptical stakeholders that 

positive change is possible.

For this reason, the Plan includes early action 

activities that emerged from conversations with 

residents and stakeholders during the planning 

process. The proposed activities cover a wide 

range of community needs from investment in 

economic development and entrepreneurship to 

enhancement of parks and recreation facilities 

and programs. The activities also cover the 

improvement of the public realm and expansion 

of social services and supports. CHA and the City 

will work aggressively to marshal the partnerships 

and resources to implement as many of these 

early action activities as possible, while the 

predevelopment activity continues on the longer-

term initiatives.  Furthermore, the work of nearby 

partners should be promoted and celebrated such 

as the planned Food City.

Design and Space Planning for James A. 
Henry Hub
CHA, the City and the CDS  will embark on 

a process to create a design and concept plan 

for the James A. Henry Hub.  The process is 

expected to be completed in Q1 2022. 

Renovation of Boynton Terrace & Dogwood 
Manor Communities 
CHA invested over $1.4M in 2020 to fully 

renovate the Dogwood Manor community (136 

units) via a Rental Assistance Demonstration 

(RAD) Program.  An additional $15.2M to fully 

renovate Boynton Terrace (248 units) is in the 

final stages of construction. This initiative updates 

and preserves 384 units of quality affordable 

housing units in the community.  

Renovation and Reopening of CHI Memorial 
Health Clinic at Boynton Terrace
CHI Memorial completed renovations of the 

1000 SF clinic at Boynton Terrace in 2021. These 

renovations will enable CHI to better serve residents 

at the site and throughout the neighborhood.  CHI 

Memorial has also invited the CHA Executive 

Director to serve on its Board of Directors to better 

reach under-served populations.  This relationship 

will enable CHA to better advocate for the health 

needs of residents in the Westside.

Community Health Promotion Program
CHA joined with CHI Memorial's Center for 

Healthy Aging, Downtown YMCA, Alexian 

PACE Program, University of TN Chattanooga, 

Chattanooga Area Food Bank, and downtown 

local churches to apply for a $287,900 grant 

to implement a Community Health Promotion 

Program based in the geriatric community clinic 

at Boynton Terrace. Funding, which was awarded 

in August 2021, will support a Community Health 

Promoter who will conduct home visits and work 

in tandem with CHA's case managers to be a 

bridge to services at the CHI Memorial clinic, help 

residents overcome barriers to health care and 

connect with other community-based services.  

Additional Medical Services in the Westside
CHA has met with representatives from Matter 

Health who are interested in creating a medical 

clinic on site at Riverview Tower, and Mary Walker 

Towers. Discussions are pending.

COVID-19 Vaccinations
CHA partnered with UTC School of Nursing, 

CARTA, and Hamilton County Health Department 

to transport residents to COVID-19 vaccination 

sites. Vaccinations were also offered on site at 

Dogwood Manor for Westside Residents. 

Mental Health Services
CHA, in partnership with Volunteer Behavioral 

Health, Mental Health Cooperative, and Helen 

Ross McNabb Center, intends to resume the 

provision of mental health services at Dogwood 

Manor. The Program kicked off in January 2020 

but was discontinued a few weeks later due to 

COVID-19 concerns.  

Community Gardens
Elder's Ace Hardware is a new partner and 

supporter of the community garden at Gateway 

Tower.  Ace made a huge donation of seeds that 

will ensure vegetables and flowers for all gardeners 

at this location. And with this generous donation, 

seeds will also be available for other community 

gardeners in the Westside.  

Workforce Development 
CHA, in partnership with CHI Memorial for 

Physical Rehabilitation, is exploring a workforce 

partnership to create pathways for CHA 

residents to access entry level jobs in nursing, 

environmental services, Informational Technology 

and food services that will open career paths and 

promotional opportunities. 

Resident Councils
Historically, Residents Councils at CHA public 

housing sites have played an important role in 

offering community events and programming. 

CHA has collaborated with the League of Women 

Voters to support Westside public housing 

residents in conducting new Resident Council 

elections. An election was conducted at Gateway 

Tower in May 2021 and the newly elected council 

is now operational. Elections were held at College 

Hill Courts in August 2021, with elections at 

Boynton Terrace later in the year. Activating and 

empowering resident leaders will position them to 

lead multiple additional early action initiatives that 

residents identified during the planning process.  

In Fall 2021, the University of Tennessee 

Architecture School and Chattanooga 

Design Studio will collaborate to bring a 

fourth-year architecture studio to the 

Westside. The student teams will program 

and develop architectural solutions for 

the “Community Hub” centered around 

the preservation of the James A. Henry 

school. The studio will study sustainability 

and resilience with the lens of community 

centered architecture, picking up on themes 

that are echoed in the Plan. Professor Kevin 

Stevens is proud to bring students to study 

a Chattanooga site that is so important to 

the future of the Westside. The student 

work will help the community envision how 

spaces might be configured and how the 

historic elementary school building could be 

adapted to accommodate several types of 

activities and uses.

SPOTLIGHT
UTK Architecture
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This Plan will be implemented over a decade or more but, to pivot from planning to implementation, CHA and partners will need to focus on several critical 

path items over the next 12-24 months. 
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Critical Next Steps
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Westside
A thriving
Growing

Community
Moving

Culturally sound
Embracing what was

Building a healthy
Enlightened

Rich future for everyone!

- Erika Roberts

Grace Tree - Photograph by Andrew Travis ©eyeshaveitartFor more information on this project, please visit the 
website: westsideevolves.com





Year
Net New Tax on 

Incremental 
Assessd Value

Total Taxes 
Dedicated to Debt 

Service    

 Total Taxes 
Dedicated to 

Schools 

 Remaining 
Incremental Tax 
After Required 

Allocations 

 Total Admin Fees 
 Remaining 

Incremental Tax 
After Fees 

 Housing Authority  Downtown Schools  Fire Station 
Total Designated to 
TIF After Required 

Allocations

Total Designated to 
City General Fund 

After Required 
Allocations

Year 1 - 2025 9,544,900$      2,685,331$       2,151,043$      4,708,526$      200,376$     4,508,150$      951,927$      1,241,407$      195,985$     2,118,831$     -$        
Year 2 - 2026 14,740,479$    4,147,039$       3,321,921$      7,271,519$      309,447$     6,962,072$      1,470,090$      1,917,142$      302,666$     3,272,175$     -$        
Year 3 - 2027 17,905,974$    5,037,609$       4,035,298$      8,833,067$      375,900$     8,457,167$      1,785,789$      2,328,847$      367,662$     3,974,869$     -$        
Year 4 - 2028 23,797,759$    6,695,185$       5,363,073$      11,739,501$    499,586$     11,239,915$    2,373,386$      3,095,131$      488,638$       5,282,761$     -$        
Year 5 - 2029 27,718,973$    7,798,368$       6,246,759$      13,673,846$    581,903$     13,091,943$    2,764,454$      3,605,123$      569,152$       6,153,214$     -$        
Year 6 - 2030 30,345,240$    8,537,234$       6,838,616$      14,969,390$    637,036$     14,332,354$    3,026,376$      3,946,694$      623,077$       6,736,207$     -$        
Year 7 - 2031 32,939,037$    9,266,965$       7,423,155$      16,248,917$    691,488$     15,557,429$    3,285,059$      4,284,042$      676,336$     7,311,992$     -$        
Year 8 - 2032 39,115,723$    11,004,693$     8,815,135$      19,295,895$    821,155$     18,474,740$    3,901,069$      5,087,381$      803,161$       8,683,129$     -$        
Year 9 - 2033 41,359,279$    11,635,887$     9,320,744$      20,402,648$    868,254$     19,534,394$    4,124,822$      5,379,177$      849,228$     9,181,167$     -$        
Year 10 - 2034 41,359,279$    11,635,887$     9,320,744$      20,402,648$    868,254$     19,534,394$    4,124,822$      5,379,177$      849,228$     9,181,167$     -$        
Year 11 - 2035 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 12 - 2036 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 13 - 2037 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 14 - 2038 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 15 - 2039 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 16 - 2040 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$       9,593,893$     -$        
Year 17 - 2041 43,218,527$    12,158,962$     9,739,745$      21,319,820$    907,285$     20,412,535$    4,310,247$      5,620,992$      887,404$     9,593,893$     -$        
Year 18 - 2042 43,218,527$    12,158,962$     9,739,745$      21,319,820$    325,054$     12,677,197$    10,268,530$    9,838,833$      887,404$     -$     -$        
Year 19 - 2043 43,218,527$    12,158,962$     9,739,745$      21,319,820$    325,054$     12,677,197$    10,268,530$    9,838,833$      887,404$       -$     -$        
Year 20 - 2044 43,218,527$    12,158,962$     9,739,745$      21,319,820$    325,054$     12,677,197$    10,268,530$    9,838,833$      887,404$       -$     -$        
Year 21 - 2045 33,673,627$    9,473,631$       7,588,702$      16,611,294$    253,265$     9,877,412$      8,000,704$      7,665,906$      691,419$       -$     -$        
Year 22 - 2046 28,478,048$    8,011,923$       6,417,824$      14,048,301$    214,188$     8,353,404$      6,766,257$      6,483,117$      584,738$     -$     -$        
Year 23 - 2047 25,312,553$    7,121,353$       5,704,447$      12,486,753$    190,380$     7,424,876$      -$      11,776,632$    519,741$       -$     -$        
Year 24 - 2048 19,420,768$    5,463,777$       4,376,672$      9,580,319$      146,067$     5,696,651$      -$      3,737,601$      5,696,651$       -$     -$        
Year 25 - 2049 15,499,554$    4,360,594$       3,492,986$      7,645,974$      -$        4,546,450$      -$      2,982,949$      -$    -$   4,663,025$     
Year 26 - 2050 12,873,287$    3,621,728$       2,901,129$      6,350,430$      -$        3,776,092$      -$      2,477,515$      -$    -$   3,872,915$     
Year 27 - 2051 10,279,490$    2,891,997$       2,316,590$      5,070,903$      -$        3,015,260$      -$      1,978,329$      -$    -$   3,092,574$     
Year 28 - 2052 4,102,804$      1,154,269$       924,610$      2,023,925$      -$        1,203,465$      -$      789,602$      -$    -$   1,234,323$     
Year 29 - 2053 1,859,248$      523,075$     419,001$      917,172$      -$        545,368$      -$      357,820$      -$    -$   559,352$     
Year 30 - 2054 1,859,248$      523,075$     419,001$      917,172$      -$        545,368$      -$      357,820$      -$    -$   559,352$      
Total 864,370,540$  243,179,240$   194,794,900$  426,396,400$  13,983,456$   357,596,240$  103,552,074$  143,734,855$  22,091,722$     129,052,763$    13,981,541$      

**Net Present Value 110,041,174$    
*Based on a 12-year build out with the increment utilized from each property limited to 20 years.
**The discount rate for NPV calculation is 6%.
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Taxes Dedicated to 
Debt Service     

($0.3633)

 Taxes Dedicated to 
Schools  ($1.0116) 

 Remaining 
Incremental Tax 
After Required 

Allocations 

 County Admin 
Fee/Trustee Fee 

 Remaining 
Incremental Tax 

After Fees 
 Downtown Schools Designated to TIF

16.2% 45.2% 7.0% 53% 47%
Year 1 - 2025 4,758,943$       770,948$        2,151,043$      1,836,952$      128,587$         1,708,365$      905,433$         802,932$          
Year 2 - 2026 7,349,380$       1,190,599$     3,321,921$      2,836,860$      198,581$         2,638,279$      1,398,287$      1,239,992$       
Year 3 - 2027 8,927,648$       1,446,278$     4,035,298$      3,446,072$      241,226$         3,204,846$      1,698,568$      1,506,278$       
Year 4 - 2028 11,865,203$     1,922,162$     5,363,073$      4,579,968$      320,599$         4,259,369$      2,257,465$      2,001,904$       
Year 5 - 2029 13,820,261$     2,238,882$     6,246,759$      5,334,620$      373,424$         4,961,196$      2,629,433$      2,331,763$       
Year 6 - 2030 15,129,678$     2,451,008$     6,838,616$      5,840,054$      408,805$         5,431,249$      2,878,561$      2,552,688$       
Year 7 - 2031 16,422,906$     2,660,511$     7,423,155$      6,339,240$      443,748$         5,895,492$      3,124,610$      2,770,882$       
Year 8 - 2032 19,502,508$     3,159,406$     8,815,135$      7,527,967$      526,959$         7,001,008$      3,710,533$      3,290,475$       
Year 9 - 2033 20,621,113$     3,340,620$     9,320,744$      7,959,749$      557,184$         7,402,565$      3,923,358$      3,479,207$       
Year 10 - 2034 20,621,113$     3,340,620$     9,320,744$      7,959,749$      557,184$         7,402,565$      3,923,358$      3,479,207$       
Year 11 - 2035 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 12 - 2036 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 13 - 2037 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 14 - 2038 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 15 - 2039 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 16 - 2040 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 17 - 2041 21,548,107$     3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$       
Year 18 - 2042 21,548,107$     3,490,793$     9,739,745$      8,317,569$      -$                 -$                 8,317,569$      -$                 
Year 19 - 2043 21,548,107$     3,490,793$     9,739,745$      8,317,569$      -$                 -$                 8,317,569$      -$                 
Year 20 - 2044 21,548,107$     3,490,793$     9,739,745$      8,317,569$      -$                 -$                 8,317,569$      -$                 
Year 21 - 2045 16,789,164$     2,719,845$     7,588,702$      6,480,617$      -$                 -$                 6,480,617$      -$                 
Year 22 - 2046 14,198,727$     2,300,194$     6,417,824$      5,480,709$      -$                 -$                 5,480,709$      -$                 
Year 23 - 2047 12,620,459$     2,044,515$     5,704,447$      4,871,497$      -$                 -$                 4,871,497$      -$                 
Year 24 - 2048 9,682,904$       1,568,631$     4,376,672$      3,737,601$      -$                 -$                 3,737,601$      -$                 
Year 25 - 2049 7,727,846$       1,251,911$     3,492,986$      2,982,949$      -$                 -$                 2,982,949$      -$                 
Year 26 - 2050 6,418,429$       1,039,785$     2,901,129$      2,477,515$      -$                 -$                 2,477,515$      -$                 
Year 27 - 2051 5,125,201$       830,282$        2,316,590$      1,978,329$      -$                 -$                 1,978,329$      -$                 
Year 28 - 2052 2,045,599$       331,387$        924,610$         789,602$         -$                 -$                 789,602$         -$                 
Year 29 - 2053 926,994$          150,173$        419,001$         357,820$         -$                 -$                 357,820$         -$                 
Year 30 - 2054 926,994$          150,173$        419,001$         357,820$         -$                 -$                 357,820$         -$                 
Total 430,962,140$   69,815,860$   194,794,900$  166,351,380$  7,831,914$      104,052,300$  109,614,868$  48,904,598$     

**Net Present Value 41,700,159$     
*Based on a 12-year build out with the increment utilized from each property limited to 20 years.
**The discount rate for NPV calculation is 6%.

Net New Tax on 
Incremental 

Assessd Value

Hamilton County 
Tax Rate:  $2.2373
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Taxes Dedicated to 
Debt Service  

 Remaining 
Incremental Tax After 
Required Allocations 

 City Admin Fee 
 Remaining 

Incremental Tax After 
Fees 

 Housing Authority  Downtown Schools  Fire Station 
Total Designated to 
TIF After Required 

Allocations

Total Designated to 
General Fund After 

Required Allocations

40.0% 2.5% 34% 12% 7% 47%

Year 1 - 2025 4,785,957$     1,914,383$       2,871,574$        71,789$             2,799,785$        951,927$           335,974$              195,985$           1,315,899$        -$                  
Year 2 - 2026 7,391,099$     2,956,440$       4,434,659$        110,866$           4,323,793$        1,470,090$        518,855$              302,666$           2,032,183$        -$                  
Year 3 - 2027 8,978,326$     3,591,331$       5,386,995$        134,674$           5,252,321$        1,785,789$        630,279$              367,662$           2,468,591$        -$                  
Year 4 - 2028 11,932,556$    4,773,023$       7,159,533$        178,987$           6,980,546$        2,373,386$        837,666$              488,638$           3,280,857$        -$                  
Year 5 - 2029 13,898,712$    5,559,486$       8,339,226$        208,479$           8,130,747$        2,764,454$        975,690$              569,152$           3,821,451$        -$                  
Year 6 - 2030 15,215,562$    6,086,226$       9,129,336$        228,231$           8,901,105$        3,026,376$        1,068,133$           623,077$           4,183,519$        -$                  
Year 7 - 2031 16,516,131$    6,606,454$       9,909,677$        247,740$           9,661,937$        3,285,059$        1,159,432$           676,336$           4,541,110$        -$                  
Year 8 - 2032 19,613,215$    7,845,287$       11,767,928$      294,196$           11,473,732$      3,901,069$        1,376,848$           803,161$           5,392,654$        -$                  
Year 9 - 2033 20,738,166$    8,295,267$       12,442,899$      311,070$           12,131,829$      4,124,822$        1,455,819$           849,228$           5,701,960$        -$                  
Year 10 - 2034 20,738,166$    8,295,267$       12,442,899$      311,070$           12,131,829$      4,124,822$        1,455,819$           849,228$           5,701,960$        -$                  
Year 11 - 2035 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 12 - 2036 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 13 - 2037 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 14 - 2038 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 15 - 2039 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 16 - 2040 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 17 - 2041 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,247$        1,521,264$           887,404$           5,958,283$        -$                  
Year 18 - 2042 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      10,268,530$      1,521,264$           887,404$           -$                  -$                  
Year 19 - 2043 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      10,268,530$      1,521,264$           887,404$           -$                  -$                  
Year 20 - 2044 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      10,268,530$      1,521,264$           887,404$           -$                  -$                  
Year 21 - 2045 16,884,463$    6,753,786$       10,130,677$      253,265$           9,877,412$        8,000,704$        1,185,289$           691,419$           -$                  -$                  
Year 22 - 2046 14,279,321$    5,711,729$       8,567,592$        214,188$           8,353,404$        6,766,257$        1,002,408$           584,738$           -$                  -$                  
Year 23 - 2047 12,692,094$    5,076,838$       7,615,256$        190,380$           7,424,876$        6,905,135$           519,741$           -$                  -$                  
Year 24 - 2048 9,737,864$     3,895,146$       5,842,718$        146,067$           5,696,651$        5,696,651$        -$                  -$                  
Year 25 - 2049 7,771,708$     3,108,683$       4,663,025$        -$                   4,546,450$        -$                  4,663,025$        
Year 26 - 2050 6,454,858$     2,581,943$       3,872,915$        -$                   3,776,092$        -$                  3,872,915$        
Year 27 - 2051 5,154,289$     2,061,715$       3,092,574$        -$                   3,015,260$        -$                  3,092,574$        
Year 28 - 2052 2,057,205$     822,882$          1,234,323$        -$                   1,203,465$        -$                  1,234,323$        
Year 29 - 2053 932,254$        372,902$          559,352$           -$                   545,368$           -$                  559,352$           
Year 30 - 2054 932,254$        372,902$          559,352$           -$                   545,368$           -$                  559,352$           
Total 433,408,400$  173,363,380$   260,045,020$    6,151,542$        253,543,940$    103,552,074$    34,119,987$          22,091,722$      80,148,165$      13,981,541$      

**Net Present Value 68,341,015$      
*Based on a 12-year build out with the increment utilized from each property limited to 20 years.
**The discount rate for NPV calculation is 6%.
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Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Construction 4,115,354,447$          17,459       1,059,272,448$       13,966,505$         2,988,834$        20,754,337$         5,188,585$        N/A N/A 16,955,339$            

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos 1,201,029$                 9                497,754$                  6,563$                   1,404$               N/A N/A 13,102$               13,102$                    

Townhomes 441,860$                    3                165,916$                  2,187$                   468$                  N/A N/A 4,368$                 4,368$                      

Apartments 54,062,222$               195            11,639,550$            153,466$              32,841$             N/A N/A 283,872$             283,872$                  

Retail 1,297,929,995$          10,234       270,708,280$          12,441,478$         763,828$           14,743,051$         3,685,764$        14,898,152$        14,898,152$            

Entertainment 17,356,243$               142            3,485,958$              246,810$              9,836$               200,848$              50,212$             206,717$             206,717$                  

Hotel 46,690,467$               255            6,873,270$              677,079$              2,104,566$        586,454$              146,614$           371,216$             371,216$                  

Commercial Office 59,062,270$               1,791         111,668,850$          1,472,354$           315,084$           N/A N/A 2,607,249$          2,607,249$              

Medical Office 10,636,621$               339            25,789,764$            340,038$              72,769$             N/A N/A 493,499$             493,499$                  

Parking 12,513,014$               86              2,928,472$              170,007$              8,262$               158,247$              39,564$             125,196$             125,196$                  

Total 1,499,893,721$          13,054       433,757,814$          15,509,982$         3,309,058$        15,688,600$         3,922,154$        19,003,371$        3,922,154$           61,355,319$            

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

 Direct Net New 

Property Tax*                   

(City/County) 

 Total Local Taxes 

Condos  $              24,020,580                  9  $              9,955,080  $              131,260  $            28,080 N/A N/A  $            262,040  $                 421,380 

Townhomes  $                8,837,200                  3  $              3,318,320  $                43,740  $              9,360 N/A N/A  $              87,360  $                 140,460 

Apartments  $         1,081,244,440              195  $          232,791,000  $           3,069,320  $          656,820 N/A N/A  $         5,677,440  $              9,403,580 

Retail  $       25,958,599,900        10,234  $       5,414,165,600  $       265,894,820  $     15,276,560  $      294,861,020  $     73,715,255  $     297,963,040  $          947,710,695 

Entertainment  $            347,124,860              142  $            69,719,160  $           4,936,200  $          196,720  $          4,016,960  $       1,004,240  $         4,134,340  $            14,288,460 

Hotels  $            933,809,340              255  $          137,465,400  $         13,541,580  $     42,091,320  $        11,729,080  $       2,932,270  $         7,424,320  $            77,718,570 

Commercial Office  $         1,181,245,400          1,791  $       2,233,377,000  $         29,447,080  $       6,301,680 N/A N/A  $       52,144,980  $            87,893,740 

Medical Office  $            212,732,420              339  $          515,795,280  $           6,800,760  $       1,455,380 N/A N/A  $         9,869,980  $            18,126,120 

Parking  $            250,260,280                86  $            58,569,440  $           3,400,140  $          165,240  $          3,164,940  $          791,235  $         2,503,920  $            10,025,475 

One-Time Construction  $         4,115,354,447  Transient  $       1,059,272,448  $         13,966,505  $       2,988,834  $        20,754,337  $       5,188,585 N/A N/A  $            42,898,261 

Total 34,113,228,867$        13,054       9,734,428,728$       341,231,405$       69,169,994$      334,526,337$       83,631,585$      380,067,420$      83,631,585$         1,292,258,326$       

Total Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 191,877,820$      

Total Direct Sales Tax Desinated to Brownfield TIF 83,631,504$        

Total Designated to TIF 275,509,324$      

NPV of Property Tax Designated to TIF: 110,041,174$      

NPV of Sales Tax Designated to Brownfield TIF: 49,881,666$        

Total NPV: 159,922,840$      

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in Total 

Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Master Summary - All Phases

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in Total 

Below* 
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Year

Net New Tax on 

Incremental 

Assessd Value

Total Taxes 

Dedicated to Debt 

Service    

 Total Taxes 

Dedicated to 

Schools 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 Total Admin Fees 

 Remaining 

Incremental Tax 

After Fees 

 Housing Authority  Downtown Schools  Fire Station 

Total Designated to 

TIF After Required 

Allocations

Year 1 - 2025 9,544,900$       2,685,331$       2,151,043$      4,708,526$      200,376$        4,508,150$      951,927$       1,241,407$      195,985$          2,118,831$         

Year 2 - 2026 14,740,479$     4,147,039$       3,321,921$      7,271,519$      309,447$        6,962,072$      1,470,090$    1,917,142$      302,666$          3,272,174$         

Year 3 - 2027 17,905,974$     5,037,609$       4,035,298$      8,833,067$      375,900$        8,457,167$      1,785,790$    2,328,846$      367,663$          3,974,868$         

Year 4 - 2028 23,797,759$     6,695,185$       5,363,073$      11,739,501$    499,586$        11,239,915$    2,373,387$    3,095,130$      488,639$          5,282,759$         

Year 5 - 2029 27,718,973$     7,798,368$       6,246,759$      13,673,846$    581,903$        13,091,943$    2,764,456$    3,605,122$      569,153$          6,153,212$         

Year 6 - 2030 30,345,240$     8,537,234$       6,838,616$      14,969,390$    637,036$        14,332,354$    3,026,378$    3,946,693$      623,078$          6,736,205$         

Year 7 - 2031 32,939,037$     9,266,965$       7,423,155$      16,248,917$    691,488$        15,557,429$    3,285,061$    4,284,042$      676,336$          7,311,990$         

Year 8 - 2032 39,115,723$     11,004,693$     8,815,135$      19,295,895$    821,155$        18,474,740$    3,901,071$    5,087,380$      803,161$          8,683,128$         

Year 9 - 2033 41,359,279$     11,635,887$     9,320,744$      20,402,648$    868,254$        19,534,394$    4,124,824$    5,379,177$      849,228$          9,181,165$         

Year 10 - 2034 41,359,279$     11,635,887$     9,320,744$      20,402,648$    868,254$        19,534,394$    4,124,824$    5,379,177$      849,228$          9,181,165$         

Year 11 - 2035 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 12 - 2036 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 13 - 2037 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 14 - 2038 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 15 - 2039 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 16 - 2040 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 17 - 2041 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 18 - 2042 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 19 - 2043 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 20 - 2044 43,218,527$     12,158,962$     9,739,745$      21,319,820$    907,285$        20,412,535$    4,310,249$    5,620,991$      887,404$          9,593,891$         

Year 21 - 2045 33,673,627$     9,473,631$       7,588,702$      16,611,294$    706,909$        15,904,385$    3,358,322$    4,379,584$      691,419$          7,475,060$         

Year 22 - 2046 28,478,048$     8,011,923$       6,417,824$      14,048,301$    597,838$        13,450,463$    2,840,159$    3,703,849$      584,738$          6,321,717$         

Year 23 - 2047 25,312,553$     7,121,353$       5,704,447$      12,486,753$    531,385$        11,955,368$    2,524,459$    3,292,145$      519,741$          5,619,023$         

Year 24 - 2048 19,420,768$     5,463,777$       4,376,672$      9,580,319$      407,699$        9,172,620$      1,936,862$    2,525,861$      398,765$          4,311,132$         

Year 25 - 2049 15,499,554$     4,360,594$       3,492,986$      7,645,974$      325,382$        7,320,592$      1,545,793$    2,015,869$      318,251$          3,440,679$         

Year 26 - 2050 12,873,287$     3,621,728$       2,901,129$      6,350,430$      270,249$        6,080,181$      1,283,871$    1,674,298$      264,326$          2,857,686$         

Year 27 - 2051 10,279,490$     2,891,997$       2,316,590$      5,070,903$      215,797$        4,855,106$      1,025,188$    1,336,949$      211,068$          2,281,901$         

Year 28 - 2052 4,102,804$       1,154,269$       924,610$         2,023,925$      86,130$          1,937,795$      409,178$       533,611$         84,243$            910,763$            

Year 29 - 2053 1,859,248$       523,075$          419,001$         917,172$         39,031$          878,141$         185,425$       241,814$         38,176$            412,726$            

Year 30 - 2054 1,859,248$       523,075$          419,001$         917,172$         39,031$          878,141$         185,425$       241,814$         38,176$            412,726$            

Total 864,370,540$   243,179,240$   194,794,900$  426,396,400$  18,145,700$   408,250,700$  86,204,980$  112,419,820$  17,748,080$     191,877,820$     

**Net Present Value 110,041,174$     

*Based on a 12-year build out with the increment utilized from each property limited to 20 years.

**The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County and City of Chattanooga Tax Summary*

Real Property
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Taxes Dedicated to 

Debt Service     

($0.3633)

 Taxes Dedicated to 

Schools  ($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown Schools Designated to TIF

16.2% 45.2% 7.0% 53% 47%

Year 1 - 2025 4,758,943$      770,948$        2,151,043$      1,836,952$      128,587$         1,708,365$      905,433$         802,932$         

Year 2 - 2026 7,349,380$      1,190,599$     3,321,921$      2,836,860$      198,581$         2,638,279$      1,398,287$      1,239,992$      

Year 3 - 2027 8,927,648$      1,446,278$     4,035,298$      3,446,072$      241,226$         3,204,846$      1,698,568$      1,506,278$      

Year 4 - 2028 11,865,203$    1,922,162$     5,363,073$      4,579,968$      320,599$         4,259,369$      2,257,465$      2,001,904$      

Year 5 - 2029 13,820,261$    2,238,882$     6,246,759$      5,334,620$      373,424$         4,961,196$      2,629,433$      2,331,763$      

Year 6 - 2030 15,129,678$    2,451,008$     6,838,616$      5,840,054$      408,805$         5,431,249$      2,878,561$      2,552,688$      

Year 7 - 2031 16,422,906$    2,660,511$     7,423,155$      6,339,240$      443,748$         5,895,492$      3,124,610$      2,770,882$      

Year 8 - 2032 19,502,508$    3,159,406$     8,815,135$      7,527,967$      526,959$         7,001,008$      3,710,533$      3,290,475$      

Year 9 - 2033 20,621,113$    3,340,620$     9,320,744$      7,959,749$      557,184$         7,402,565$      3,923,358$      3,479,207$      

Year 10 - 2034 20,621,113$    3,340,620$     9,320,744$      7,959,749$      557,184$         7,402,565$      3,923,358$      3,479,207$      

Year 11 - 2035 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 12 - 2036 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 13 - 2037 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 14 - 2038 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 15 - 2039 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 16 - 2040 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 17 - 2041 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 18 - 2042 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 19 - 2043 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 20 - 2044 21,548,107$    3,490,793$     9,739,745$      8,317,569$      582,231$         7,735,338$      4,099,728$      3,635,610$      

Year 21 - 2045 16,789,164$    2,719,845$     7,588,702$      6,480,617$      453,644$         6,026,973$      3,194,295$      2,832,678$      

Year 22 - 2046 14,198,727$    2,300,194$     6,417,824$      5,480,709$      383,650$         5,097,059$      2,701,441$      2,395,618$      

Year 23 - 2047 12,620,459$    2,044,515$     5,704,447$      4,871,497$      341,005$         4,530,492$      2,401,160$      2,129,332$      

Year 24 - 2048 9,682,904$      1,568,631$     4,376,672$      3,737,601$      261,632$         3,475,969$      1,842,263$      1,633,706$      

Year 25 - 2049 7,727,846$      1,251,911$     3,492,986$      2,982,949$      208,807$         2,774,142$      1,470,295$      1,303,847$      

Year 26 - 2050 6,418,429$      1,039,785$     2,901,129$      2,477,515$      173,426$         2,304,089$      1,221,167$      1,082,922$      

Year 27 - 2051 5,125,201$      830,282$        2,316,590$      1,978,329$      138,483$         1,839,846$      975,118$         864,728$         

Year 28 - 2052 2,045,599$      331,387$        924,610$         789,602$         55,272$           734,330$         389,195$         345,135$         

Year 29 - 2053 926,994$         150,173$        419,001$         357,820$         25,047$           332,773$         176,370$         156,403$         

Year 30 - 2054 926,994$         150,173$        419,001$         357,820$         25,047$           332,773$         176,370$         156,403$         

Total 430,962,140$  69,815,860$   194,794,900$  166,351,380$  11,644,620$    154,706,760$  81,994,560$    72,712,200$    

**Net Present Value 41,700,159$    

*Based on a 12-year build out with the increment utilized from each property limited to 20 years.

**The discount rate for NPV calculation is 6%.

Net New Tax on 

Incremental 

Assessd Value

Hamilton County 

Tax Rate:  $2.2373

The Bend - Mixed-Use Development

Hamilton County Tax Summary*

Real Property
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Taxes Dedicated to 

Debt Service  

 Remaining 

Incremental Tax After 

Required Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax After 

Fees 

 Housing Authority  Downtown Schools  Fire Station 

Total Designated to 

TIF After Required 

Allocations

40.0% 2.5% 34% 12% 7% 47%

Year 1 - 2025 4,785,957$     1,914,383$       2,871,574$        71,789$             2,799,785$        951,927$           335,974$           195,985$           1,315,899$        

Year 2 - 2026 7,391,099$     2,956,440$       4,434,659$        110,866$           4,323,793$        1,470,090$        518,855$           302,666$           2,032,182$        

Year 3 - 2027 8,978,326$     3,591,331$       5,386,995$        134,674$           5,252,321$        1,785,790$        630,278$           367,663$           2,468,590$        

Year 4 - 2028 11,932,556$    4,773,023$       7,159,533$        178,987$           6,980,546$        2,373,387$        837,665$           488,639$           3,280,855$        

Year 5 - 2029 13,898,712$    5,559,486$       8,339,226$        208,479$           8,130,747$        2,764,456$        975,689$           569,153$           3,821,449$        

Year 6 - 2030 15,215,562$    6,086,226$       9,129,336$        228,231$           8,901,105$        3,026,378$        1,068,132$        623,078$           4,183,517$        

Year 7 - 2031 16,516,131$    6,606,454$       9,909,677$        247,740$           9,661,937$        3,285,061$        1,159,432$        676,336$           4,541,108$        

Year 8 - 2032 19,613,215$    7,845,287$       11,767,928$      294,196$           11,473,732$      3,901,071$        1,376,847$        803,161$           5,392,653$        

Year 9 - 2033 20,738,166$    8,295,267$       12,442,899$      311,070$           12,131,829$      4,124,824$        1,455,819$        849,228$           5,701,958$        

Year 10 - 2034 20,738,166$    8,295,267$       12,442,899$      311,070$           12,131,829$      4,124,824$        1,455,819$        849,228$           5,701,958$        

Year 11 - 2035 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 12 - 2036 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 13 - 2037 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 14 - 2038 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 15 - 2039 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 16 - 2040 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 17 - 2041 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 18 - 2042 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 19 - 2043 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 20 - 2044 21,670,420$    8,668,169$       13,002,251$      325,054$           12,677,197$      4,310,249$        1,521,263$        887,404$           5,958,281$        

Year 21 - 2045 16,884,463$    6,753,786$       10,130,677$      253,265$           9,877,412$        3,358,322$        1,185,289$        691,419$           4,642,382$        

Year 22 - 2046 14,279,321$    5,711,729$       8,567,592$        214,188$           8,353,404$        2,840,159$        1,002,408$        584,738$           3,926,099$        

Year 23 - 2047 12,692,094$    5,076,838$       7,615,256$        190,380$           7,424,876$        2,524,459$        890,985$           519,741$           3,489,691$        

Year 24 - 2048 9,737,864$     3,895,146$       5,842,718$        146,067$           5,696,651$        1,936,862$        683,598$           398,765$           2,677,426$        

Year 25 - 2049 7,771,708$     3,108,683$       4,663,025$        116,575$           4,546,450$        1,545,793$        545,574$           318,251$           2,136,832$        

Year 26 - 2050 6,454,858$     2,581,943$       3,872,915$        96,823$             3,776,092$        1,283,871$        453,131$           264,326$           1,774,764$        

Year 27 - 2051 5,154,289$     2,061,715$       3,092,574$        77,314$             3,015,260$        1,025,188$        361,831$           211,068$           1,417,173$        

Year 28 - 2052 2,057,205$     822,882$         1,234,323$        30,858$             1,203,465$        409,178$           144,416$           84,243$             565,628$           

Year 29 - 2053 932,254$        372,902$         559,352$           13,984$             545,368$           185,425$           65,444$             38,176$             256,323$           

Year 30 - 2054 932,254$        372,902$         559,352$           13,984$             545,368$           185,425$           65,444$             38,176$             256,323$           

Total 433,408,400$  173,363,380$   260,045,020$    6,501,080$        253,543,940$    86,204,980$      30,425,260$      17,748,080$      119,165,620$    

**Net Present Value 68,341,015$      

*Based on a 12-year build out with the increment utilized from each property limited to 20 years.

**The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Summary*

Real Property

City of 

Chattanooga Tax 

Rate:  $2.251

Net New Tax on 

Incremental 

Assessd Value
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Construction Retail Entertainment  Hotel  Parking  Total Direct Sales Tax 
 County                   

(50%) 

Brownfield TIF     

(25%)
Remainder to City

Year 1 2025 4,453,501$    5,017,597$         -$               -$                  26,854$         9,497,952$         4,748,976$         2,374,488$        2,374,488$         

Year 2 2026 1,756,650$    5,870,860$         -$               -$                  56,510$         7,684,020$         3,842,010$         1,921,005$        1,921,005$         

Year 3 2027 1,116,777$    6,280,185$         -$               282,495$          95,668$         7,775,125$         3,887,563$         1,943,781$        1,943,781$         

Year 4 2028 2,631,648$    7,321,695$         200,848$       282,495$          98,665$         10,535,351$       5,267,676$         2,633,838$        2,633,837$         

Year 5 2029 2,453,731$    8,380,171$         200,848$       282,495$          115,461$       11,432,706$       5,716,353$         2,858,177$        2,858,176$         

Year 6 2030 1,970,559$    8,801,606$         200,848$       445,688$          122,124$       11,540,825$       5,770,413$         2,885,206$        2,885,206$         

Year 7 2031 1,193,511$    10,073,532$       200,848$       445,688$          130,447$       12,044,026$       6,022,013$         3,011,007$        3,011,006$         

Year 8 2032 3,253,294$    12,094,848$       200,848$       586,454$          153,237$       16,288,681$       8,144,341$         -$                   8,144,340$         

Year 9 2033 1,009,665$    12,843,040$       200,848$       586,454$          158,247$       14,798,254$       7,399,127$         -$                   7,399,127$         

Year 10 2034 -$               12,843,040$       200,848$       586,454$          158,247$       13,788,589$       6,894,295$         -$                   6,894,294$         

Year 11 2035 915,001$       14,743,051$       200,848$       586,454$          158,247$       16,603,601$       8,301,801$         -$                   8,301,800$         

Year 12 2036 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 13 2037 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 14 2038 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 15 2039 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 16 2040 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 17 2041 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 18 2042 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 19 2043 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 20 2044 14,743,051$       200,848$       586,454$          158,247$       15,688,600$       7,844,300$         -$                   7,844,300$         

Year 21 2045 9,725,454$         200,848$       586,454$          131,393$       10,644,149$       5,322,075$         -$                   5,322,074$         

Year 22 2046 8,872,191$         200,848$       586,454$          101,737$       9,761,230$         4,880,615$         -$                   4,880,615$         

Year 23 2047 8,462,866$         200,848$       303,959$          62,579$         9,030,252$         4,515,126$         -$                   4,515,126$         

Year 24 2048 7,421,356$         -$               303,959$          59,582$         7,784,897$         3,892,449$         -$                   3,892,448$         

Year 25 2049 6,362,880$         -$               303,959$          42,786$         6,709,625$         3,354,813$         -$                   3,354,812$         

Year 26 2050 5,941,445$         -$               140,766$          36,123$         6,118,334$         3,059,167$         -$                   3,059,167$         

Year 27 2051 4,669,519$         -$               140,766$          27,800$         4,838,085$         2,419,043$         -$                   2,419,042$         

Year 28 2052 2,648,203$         -$               -$                  5,010$           2,653,213$         1,326,607$         -$                   1,326,606$         

Year 29 2053 1,900,011$         -$               -$                  -$               1,900,011$         950,006$            -$                   950,005$            

Year 30 2054 1,900,011$         -$               -$                  -$               1,900,011$         950,006$            -$                   950,005$            

Total 294,861,020$     4,016,960$    11,729,080$     3,164,940$    334,526,337$     167,263,175$     17,627,502$      149,635,660$     

Total Direct Sales Tax: 334,526,337$     

Total Taxes Designated to TIF: 17,627,502$       

Net Present Value of Taxes Designated to TIF: *Net Present Value Year 1-5 9,803,849$         

*The discount rate for NPV calculation is 6%.

Direct Local Sales 

Tax Rate: 2.25%

Direct Sales Tax - Master Summary

The Bend - Mixed-Use Development
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Construction Retail Entertainment  Hotel  Parking  Total Direct Sales Tax 
 County                   

(50%) 

Brownfield TIF     

(25%)
Remainder to City

Year 1 2025 4,453,501$   5,017,597$         -$               -$                 26,854$        9,497,952$         4,748,976$         2,374,488$         2,374,488$         

Year 2 2026 1,756,650$   5,870,860$         -$               -$                 56,510$        7,684,020$         3,842,010$         1,921,005$         1,921,005$         

Year 3 2027 1,116,777$   6,280,185$         -$               282,495$         95,668$        7,775,125$         3,887,563$         1,943,781$         1,943,781$         

Year 4 2028 2,631,648$   7,321,695$         200,848$       282,495$         98,665$        10,535,351$       5,267,676$         2,633,838$         2,633,837$         

Year 5 2029 2,453,731$   8,380,171$         200,848$       282,495$         115,461$      11,432,706$       5,716,353$         2,858,177$         2,858,176$         

Year 6 2030 1,970,559$   8,801,606$         200,848$       445,688$         122,124$      11,540,825$       5,770,413$         2,885,206$         2,885,206$         

Year 7 2031 1,193,511$   10,073,532$       200,848$       445,688$         130,447$      12,044,026$       6,022,013$         3,011,007$         3,011,006$         

Year 8 2032 3,253,294$   12,094,848$       200,848$       586,454$         153,237$      16,288,681$       8,144,341$         4,072,170$         4,072,170$         

Year 9 2033 1,009,665$   12,843,040$       200,848$       586,454$         158,247$      14,798,254$       7,399,127$         3,699,564$         3,699,563$         

Year 10 2034 -$              12,843,040$       200,848$       586,454$         158,247$      13,788,589$       6,894,295$         3,447,147$         3,447,147$         

Year 11 2035 915,001$      14,743,051$       200,848$       586,454$         158,247$      16,603,601$       8,301,801$         4,150,900$         4,150,900$         

Year 12 2036 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 13 2037 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 14 2038 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 15 2039 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 16 2040 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 17 2041 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 18 2042 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 19 2043 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 20 2044 14,743,051$       200,848$       586,454$         158,247$      15,688,600$       7,844,300$         3,922,150$         3,922,150$         

Year 21 2045 9,725,454$         200,848$       586,454$         131,393$      10,644,149$       5,322,075$         2,661,037$         2,661,037$         

Year 22 2046 8,872,191$         200,848$       586,454$         101,737$      9,761,230$         4,880,615$         2,440,308$         2,440,307$         

Year 23 2047 8,462,866$         200,848$       303,959$         62,579$        9,030,252$         4,515,126$         2,257,563$         2,257,563$         

Year 24 2048 7,421,356$         -$               303,959$         59,582$        7,784,897$         3,892,449$         1,946,224$         1,946,224$         

Year 25 2049 6,362,880$         -$               303,959$         42,786$        6,709,625$         3,354,813$         1,677,406$         1,677,406$         

Year 26 2050 5,941,445$         -$               140,766$         36,123$        6,118,334$         3,059,167$         1,529,584$         1,529,583$         

Year 27 2051 4,669,519$         -$               140,766$         27,800$        4,838,085$         2,419,043$         1,209,521$         1,209,521$         

Year 28 2052 2,648,203$         -$               -$                 5,010$          2,653,213$         1,326,607$         663,303$            663,303$            

Year 29 2053 1,900,011$         -$               -$                 -$              1,900,011$         950,006$            475,003$            475,002$            

Year 30 2054 1,900,011$         -$               -$                 -$              1,900,011$         950,006$            475,003$            475,002$            

Total 294,861,020$     4,016,960$    11,729,080$    3,164,940$   334,526,337$     167,263,175$     83,631,585$       83,631,577$       

Total Direct Sales Tax: 334,526,337$     

Total Taxes Designated to TIF: 83,631,585$       

Net Present Value of Taxes Designated to TIF: 40,559,404$       

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Direct Local Sales 

Tax Rate: 2.25%

Direct Sales Tax - Master Summary
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Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Construction 883,079,818$     3,747        227,337,984$     2,997,450$      641,454$     4,453,501$      1,113,375$     N/A N/A 3,638,904$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos 584,204$     4 221,224$     2,917$     624$     N/A N/A 5,823$     9,364$     

Townhomes -$     -            -$     -$     -$     N/A N/A -$     -$     

Apartments 26,742,669$     96 5,730,240$     75,553$     16,168$     N/A N/A 139,752$     231,473$     

Retail 441,732,745$     3,483        92,135,958$     1,214,813$      259,970$     5,017,597$      1,254,399$      5,070,378$     11,562,758$     

Entertainment -$     -            -$     -$     -$     -$     -$     -$     -$     

Hotel -$     -            -$     -$     -$     -$     -$     -$     -$     

Commercial Office 1,477,626$     45 2,805,750$     36,994$     7,917$     N/A N/A 65,509$     110,420$     

Medical Office -$     -            -$     -$     -$     N/A N/A -$     -$     

Parking 2,123,417$     15 510,780$     6,735$     1,441$     26,854$     6,714$     21,837$     56,867$     

Total 472,660,661$     3,643        101,403,952$     1,337,012$      286,120$     5,044,451$      1,261,113$      5,303,299$      5,036,750$      18,268,745$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos  $    11,684,080 4  $    4,424,480  $    58,340  $    12,480 N/A N/A  $    116,460  $    187,280 

Townhomes  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Apartments  $    534,853,380 96  $     114,604,800  $     1,511,060  $    323,360 N/A N/A  $     2,795,040  $    4,629,460 

Retail  $    8,834,654,900         3,483  $  1,842,719,160  $   24,296,260  $    5,199,400 100,351,940$  25,087,985$     $ 101,407,560  $    256,343,145 

Entertainment  $    -                -    $    -   $    -   $    -   $    -  -$      $    -   $    -  

Hotels  $    -                -    $    -   $    -   $    -   $    -  -$      $    -   $    -  

Commercial Office  $    29,552,520 45  $    56,115,000  $    739,880  $    158,340 N/A N/A  $    1,310,180  $    2,208,400 

Medical Office  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Parking  $    42,468,340 15  $    10,215,600  $    134,700  $    28,820  $    537,080 134,270$      $    436,740  $    1,271,610 

One-Time Construction  $    883,079,818  Transient  $     227,337,984  $     2,997,450  $    641,454  $     4,453,501 1,113,375$       N/A N/A  $    9,205,780 

Total 10,336,293,038$     3,643        2,255,417,024$  29,737,690$    6,363,854$      105,342,521$  26,335,630$    106,065,980$  100,735,000$  374,580,675$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 42,376,620$    

Total Direct Sales Tax Desinated to Brownfield TIF 26,335,616$    

Total Designated to TIF 68,712,236$    

NPV of Property Tax Designated to TIF: 24,302,824$    

NPV of Sales Tax Designated to Brownfield TIF: 15,515,221$    

Total NPV: 39,818,045$    

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in  

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase I - 2025

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in  

Total Below* 
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Commercial 

Office
Enterainment Hospitality

Medical 

Office

Residential   

Multi-Family

Residential   

Condos

Residential   

Townhomes
Retail Parking Total

Square Footage 28,480 -                     -   -   722,670 220,632 -   418,473 358,553 1,748,808           

Construction Cost/Real Property Investment* 8,544,499$    -$    -$    -$    253,144,555$    88,252,800$    -$     109,036,325$    35,855,295$    494,833,474$    

Final Demand Output Multiplier
1

1.7846 1.7846            1.7846         1.7846         1.7846 1.7846 1.7846          1.7846 1.7846 

Economic Impact 15,248,513$    -$    -$    -$    451,761,773$    157,495,947$    -$     194,586,226$    63,987,359$    883,079,818$    

Sales Tax Revenue from Capital Investment (2.25%)
2

76,900$    -$    -$    -$    2,278,301$    794,275$     -$     981,327$     322,698$    4,453,501$    

Final Demand Employment Multiplier
3

7.5715 7.5715            7.5715         7.5715         7.5715 7.5715 7.5715          7.5715 7.5715 

Jobs Supported During Construction Period (Direct & Indirect)** 65 - - - 1,917 668 - 826 271 3,747 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$     60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 3,943,680$    -$    -$    -$    116,308,224$    40,528,896$    -$     50,115,072$    16,442,112$    227,337,984$    

Local Sales Tax Revenue from Wages
5
(Indirect) 51,997$    -$    -$    -$    1,533,524$    534,373$     -$     660,767$     216,789$    2,997,450$    

Other Local Indirect Tax Revenue
6

11,127$    -$    -$    -$    328,174$     114,356$     -$     141,404$     46,393$    641,454$     

Total Tax Revenue Generated During Construction Period 140,024$    -$    -$    -$    4,139,999$    1,443,004$    -$     1,783,498$    585,880$    8,092,405$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 1,249 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

One-Time Impact from Construction - Phase I
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Number of Units Constructed* 197 197 

Average Annual HOA Fees ($150/month/unit) 354,600$       7,092,000$        

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 584,204$       11,684,080$      

Final Demand Employment Multiplier
8

12.6573 

Total Employment - Direct & Indirect 4 4 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,306$         

Total Wages - Direct & Indirect 221,224$       4,424,480$        

Local Sales Tax Revenue from Wages (Indirect)
5

2,917$       58,340$         

Other Local Indirect Tax Revenue
6

624$      12,480$         

Residential/Commercial Property Tax Revenue (Indirect)
10

5,823$       116,460$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 9,364$       187,280$       

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Condos

At Full 

Operations

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

20-Year Total
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Number of Rental Units* 649 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 18,607,479$    372,149,580$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 26,742,669$    534,853,380$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 96 96 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 5,730,240$      114,604,800$    

Local Sales Tax Revenue from Wages (Indirect)
5

75,553$       1,511,060$        

Other Local Indirect Tax Revenue
6

16,168$       323,360$       

Residential/Commercial Property Tax Revenue (Indirect)
10

139,752$         2,795,040$        

Total Tax Revenue from Operations & Wages (Direct & Indirect) 231,473$         4,629,460$        

*Projection provided by the developer.

Annual Impact of Operations  

Apartments

At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

20-Year Total
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 Apparel & 

Accessories (30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 125,542 41,847 209,237 41,847 418,473 

Estimated Sales Per Square Foot
14

385$     935$    710$     506$    

Total Projected Annual Revenue 48,333,670$     39,126,945$    148,558,270$     21,174,582$    257,193,467$     5,143,869,340$     

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028 

Total Economic Impact 82,766,577$     67,345,298$    255,564,792$     36,056,078$    441,732,745$     8,834,654,900$     

Direct Local Sales Tax Generated from Operation (2.25%)** 978,757$    792,321$     3,008,305$     238,214$     5,017,597$     100,351,940$    

Final Demand Employment Multiplier
16

10.6238 12.5640           13.8658 19.7544           

Total Employment - Direct & Indirect 513 492 2,060 418 3,483 3,483 

Hamilton County Annual Average Wage 
17

22,158$    38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 11,367,054$     18,722,568$    47,812,600$     14,233,736$    92,135,958$     1,842,719,160$     

Local Sales Tax Revenue from Wages (Indirect)
5

149,875$    246,857$     630,409$    187,672$     1,214,813$     24,296,260$    

Other Local Indirect Tax Revenue
6

32,073$    52,827$     134,908$    40,162$     259,970$    5,199,400$    

Residential/Commercial Property Tax Revenue (Indirect)
10

746,800$    716,229$     2,998,845$     608,504$     5,070,378$     101,407,560$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 1,907,505$     1,808,234$    6,772,467$     1,074,552$    11,562,758$     231,255,160$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

5/25/2023 11



Total Office Square Footage* 28,480 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$         

Total Projected Annual Revenue 1,028,128$      20,562,560$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 1,477,626$      29,552,520$      

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 45 45 

Hamilton County Annual Average Wage - Professional Services
27

62,350$       

Total Wages - Direct & Indirect 2,805,750$      56,115,000$      

Local Sales Tax Revenue from Wages (Indirect)
5

36,994$       739,880$       

Other Local Indirect Tax Revenue
6

7,917$         158,340$       

Residential/Commercial Property Tax Revenue (Indirect)
10

65,509$       1,310,180$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 110,420$         2,208,400$        

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

5/25/2023 12



Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 681 170 851 851 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$        10$      

Total Projected Annual Revenue 1,164,510$      55,845$       1,220,355$         24,407,100$        

Direct Local Sales Tax Generated from Operation (2.25%) 25,625$       1,229$         26,854$      537,080$         

Final Demand Output Multiplier 
30

1.7400 1.7400 

Total Economic Impact from Rental Revenue 2,026,247$      97,170$       2,123,417$         42,468,340$        

Final Demand Employment Multiplier 
31

11.6690           11.6690           

Total Employment - Direct & Indirect 14 1 15 15 

Hamilton County Annual Average Wage
32

34,052$       34,052$       

Total Wages - Direct & Indirect 476,728$         34,052$       510,780$        10,215,600$        

Local Sales Tax Revenue from Wages (Indirect)
5

6,286$         449$        6,735$        134,700$         

Other Local Indirect Tax Revenue
6

1,345$         96$      1,441$        28,820$       

Residential/Commercial Property Tax Revenue (Indirect)
10

20,381$       1,456$         21,837$      436,740$         

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 53,637$       3,230$         56,867$      1,137,340$      

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase I - 2025

5/25/2023 13



Construction Retail Entertainment  Hotel  Parking  Total Direct Sales Tax  County (50%) Brownfield TIF (25%) Remainder to City

Year 1 2025 4,453,501$    5,017,597$    -$    -$    26,854$    9,497,952$    4,748,976$    2,374,488$    2,374,488$    

Year 2 2026 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 3 2027 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 4 2028 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 5 2029 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 6 2030 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 7 2031 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 8 2032 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 9 2033 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 10 2034 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 11 2035 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 12 2036 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 13 2037 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 14 2038 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 15 2039 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 16 2040 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 17 2041 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 18 2042 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 19 2043 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Year 20 2044 5,017,597$    -$    -$    26,854$    5,044,451$    2,522,226$    1,261,113$    1,261,112$    

Total 4,453,501$    100,351,940$    -$    -$    537,080$    105,342,521$    52,671,270$    26,335,635$     26,335,616$    

*Net Present Value 15,515,221$     

Total Direct Sales Tax: 105,342,521$    

Total Taxes Designated to TIF: 26,335,616$    

Net Present Value of Taxes Designated to TIF: 15,515,221$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales 

Tax Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase I 

5/25/2023 14



Project:  Privately Owned Residential - 2025 SF: 220,632 Total Development

Projected Apprasied Value After Completion: 148,083,786$   

Estimated Assessed Value of  Development (25% Ratio): 37,020,947$   

Current Assessed Value of Parcels in the Development: (based on SF) 95,534$   

Real Property Incremental Assessed Value Included in TIF: 36,925,413$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

36,925,413$  16.2% 45.2% 7.0% 53% 47%

Year 1 2025 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 2 2026 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 3 2027 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 4 2028 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 5 2029 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 6 2030 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 7 2031 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 8 2032 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 9 2033 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 10 2034 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 11 2035 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 12 2036 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 13 2037 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 14 2038 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 15 2039 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 16 2040 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 17 2041 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 18 2042 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 19 2043 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Year 20 2044 826,132$   133,833$   373,412$   318,887$   22,322$   296,565$   157,179$   139,386$   

Total 16,522,640$  2,676,660$    7,468,240$    6,377,740$    446,440$   5,931,300$    3,143,580$    2,787,720$   

*Net Present Value 1,598,746$   

Total Taxes Designated to TIF: 2,787,720$   

Net Present Value of Taxes Designated to TIF: 1,598,746$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Privately Owned Residential - 2025 SF:  220,632 Total Development

Projected Apprasied Value After Completion: 148,083,786$   

Estimated Assessed Value of  Development (25% Ratio): 37,020,947$   

Current Assessed Value of Parcels in the Development: (based on SF) 95,534$   

Real Property Incremental Assessed Value Included in TIF: 36,925,413$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

36,925,413$     40.0% 2.5% 34% 12% 7% 47%

Year 1 2025 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 2 2026 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 3 2027 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 4 2028 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 5 2029 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 6 2030 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 7 2031 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 8 2032 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 9 2033 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 10 2034 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 11 2035 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 12 2036 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 13 2037 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 14 2038 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 15 2039 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 16 2040 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 17 2041 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 18 2042 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 19 2043 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Year 20 2044 830,822$   332,329$   498,493$   12,462$   486,031$   165,251$   58,324$   34,022$   228,434$   

Total 16,616,440$     6,646,580$    9,969,860$    249,240$   9,720,620$    3,305,020$    1,166,480$    680,440$   4,568,680$   

*Net Present Value 2,620,120$   

Total Taxes Designated to TIF: 4,568,680$   

Net Present Value of Taxes Designated to TIF: 2,620,120$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of Chattanooga 

Tax Rate:  $2.250

Real Property

Assessed Value
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Project:  Commercial - 2025 SF: 1,578,176 Total Development

Projected Apprasied Value After Completion: 441,167,829$   

Estimated Assessed Value of  Development (40% Ratio): 176,467,132$   

Current Assessed Value of Parcels in the Development: (based on SF) 683,350$   

Real Property Incremental Assessed Value Included in TIF: 175,783,782$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Allocated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/ Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

175,783,782$   16.2% 45.2% 7% 53% 47%

Year 1 2025 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 2 2026 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 3 2027 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 4 2028 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 5 2029 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 6 2030 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 7 2031 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 8 2032 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 9 2033 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 10 2034 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 11 2035 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 12 2036 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 13 2037 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 14 2038 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 15 2039 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 16 2040 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 17 2041 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 18 2042 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 19 2043 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Year 20 2044 3,932,811$   637,115$   1,777,631$   1,518,065$    106,265$   1,411,800$    748,254$   663,546$   

Total 78,656,220$     12,742,300$  35,552,620$  30,361,300$  2,125,300$    28,236,000$  14,965,080$  13,270,920$   

*Net Present Value 7,610,820$   

Total Taxes Designated to TIF: 13,270,920$   

Net Present Value of Taxes Designated to TIF: 7,610,820$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County 

Tax Rate:  $2.2373

Real Property

Assessed Value
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Project:  Commercial - 2025 SF: 1,578,176 Total Development

Projected Apprasied Value After Completion: 441,167,829$   

Estimated Assessed Value of  Development (40% Ratio): 176,467,132$   

Current Assessed Value of Parcels in the Development: (based on SF) 683,350$   

Real Property Incremental Assessed Value Included in TIF: 175,783,782$   

Net New Tax on 

Incremental Assessd 

Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

175,783,782$    40.0% 2.50% 34% 12% 7% 47%

Year 1 2025 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 2 2026 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 3 2027 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 4 2028 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 5 2029 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 6 2030 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 7 2031 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 8 2032 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 9 2033 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 10 2034 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 11 2035 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 12 2036 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 13 2037 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 14 2038 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 15 2039 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 16 2040 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 17 2041 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 18 2042 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 19 2043 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Year 20 2044 3,955,135$   1,582,054$    2,373,081$    59,327$   2,313,754$    786,676$   277,650$   161,963$   1,087,465$   

Total 79,102,700$   31,641,080$  47,461,620$  1,186,540$    46,275,080$  15,733,520$  5,553,000$    3,239,260$    21,749,300$   

*Net Present Value 12,473,138$   

Total Taxes Designated to TIF: 21,749,300$   

Net Present Value of Taxes Designated to TIF: 12,473,138$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of Chattanooga 

Tax Rate:  $2.250

Real Property

Assessed Value
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Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other Taxes Direct Sales Tax Brownfield TIF
Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Construction 348,324,060$    1,478           89,673,216$      1,182,341$        253,021$           1,756,650$        439,163$              N/A N/A 1,435,362$           

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other Taxes Direct Sales Tax Brownfield TIF
Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos -$                   -               -$                   -$                   -$                   N/A N/A -$                   -$                       

Townhomes -$                   -               -$                   -$                   -$                   N/A N/A -$                   -$                       

Apartments -$                   -               -$                   -$                   -$                   N/A N/A -$                   -$                       

Retail 75,118,358$      592              15,665,474$      206,548$           44,201$             853,263$           213,316$           861,804$           2,179,132$           

Entertainment -$                   -               -$                   -$                   -$                   -$                   -$                   -$                   -$                       

Hotel -$                   -               -$                   -$                   -$                   -$                   -$                   -$                   -$                       

Commercial Office 13,342,782$      404              25,189,400$      332,122$           71,074$             N/A N/A 588,123$           991,319$              

Medical Office 4,107,778$        131              9,965,956$        131,401$           28,120$             N/A N/A 190,703$           350,224$              

Parking 2,344,960$        16                544,832$           36,840$             1,537$                29,656$             7,414$                23,292$             98,739$                 

Total 94,913,878$      1,143           51,365,662$      706,911$           144,932$           882,919$           220,730$           1,663,922$        2,741,657$        6,361,071$           

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other Taxes Direct Sales Tax Brownfield TIF
Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos  $                     -                     -    $                     -    $                     -    $                     -   N/A N/A  $                     -    $                        -   

Townhomes  $                     -                     -    $                     -    $                     -    $                     -   N/A N/A  $                     -    $                        -   

Apartments  $                     -                     -    $                     -    $                     -    $                     -   N/A N/A  $                     -    $                        -   

Retail  $ 1,502,367,160                592  $    313,309,480  $      21,196,220  $           884,020 17,065,260$      4,266,315$         $      17,236,080  $         60,647,895 

Entertainment  $                     -                     -    $                     -    $                     -    $                     -    $                     -   -$                    $                     -    $                        -   

Hotels  $                     -                     -    $                     -    $                     -    $                     -    $                     -   -$                    $                     -    $                        -   

Commercial Office  $    266,855,640                404  $    503,788,000  $        6,642,440  $        1,421,480 N/A N/A  $      11,762,460  $         19,826,380 

Medical Office  $      82,155,560                131  $    199,319,120  $        2,628,020  $           562,400 N/A N/A  $        3,814,060  $           7,004,480 

Parking  $      46,899,200                  16  $      10,896,640  $           736,800  $             30,740  $           593,120 148,280$            $           465,840  $           1,974,780 

One-Time Construction  $    348,324,060  Transient  $      89,673,216  $        1,182,341  $           253,021  $        1,756,650 439,163$            N/A N/A  $           3,631,175 

Total 2,246,601,620$ 1,143           1,116,986,456$ 32,385,821$      3,151,661$        19,415,030$      4,853,758$        33,278,440$      54,833,140$      147,917,850$       

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 23,066,860$       

Total Direct Sales Tax Desinated to Brownfield TIF 4,853,762$         

Total Designated to TIF 27,920,622$       

NPV of Tax Designated to TIF: 13,228,754$       

NPV of Sales Tax Designated to Brownfield TIF: 2,946,059$         

Total NPV: 16,174,813$       

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in          

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase II - 2026

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in          

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage 257,171 -                     -              79,174 -                     -   -              71,163          396,162 803,670 

Construction Cost/Real Property Investment* 102,868,959$     -$    -$    35,629,257$  -$    -$    -$    17,068,640$  39,616,412$  195,183,268$     

Final Demand Output Multiplier
1

1.7846 1.7846 1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           

Economic Impact 183,579,944$     -$    -$    63,583,972$  -$    -$    -$    30,460,695$  70,699,449$  348,324,060$     

Sales Tax Revenue from Capital Investment (2.25%)
2

925,821$     -$    -$    320,663$    -$    -$    -$    153,618$    356,548$    1,756,650$    

Final Demand Employment Multiplier
3

7.5715 7.5715 7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           

Jobs Supported During Construction Period (Direct & Indirect)** 779 - - 270 - - - 129 300 1,478 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 47,263,488$    -$    -$    16,381,440$  -$    -$    -$    7,826,688$    18,201,600$  89,673,216$    

Local Sales Tax Revenue from Wages
5
(Indirect) 623,169$     -$    -$    215,989$    -$    -$    -$    103,195$    239,988$    1,182,341$    

Other Local Indirect Tax Revenue
6

133,358$     -$    -$    46,222$    -$    -$    -$    22,084$    51,357$    253,021$     

Total Tax Revenue Generated During Construction Period 1,682,348$    -$    -$    582,874$    -$    -$    -$    278,897$    647,893$    3,192,012$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 493 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase II - 2026

One-Time Impact from Construction - Phase II
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 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 21,349 7,116 35,582 7,116 71,163 

Estimated Sales Per Square Foot
14

385$     935$    710$     506$    

Total Projected Annual Revenue 8,219,365$     6,653,460$    25,263,220$     3,600,696$    43,736,741$     874,734,820$    

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028 

Total Economic Impact 14,074,841$     11,451,935$    43,460,317$     6,131,265$    75,118,358$     1,502,367,160$     

Direct Local Sales Tax Generated from Operation (2.25%)** 166,442$    134,733$     511,580$    40,508$     853,263$    17,065,260$    

Final Demand Employment Multiplier
16

10.6238            12.5640           13.8658 19.7544           

Total Employment - Direct & Indirect 87 84 350 71 592 592 

Hamilton County Annual Average Wage 
17

22,158$    38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 1,927,746$     3,196,536$    8,123,500$     2,417,692$    15,665,474$     313,309,480$    

Local Sales Tax Revenue from Wages (Indirect)
5

25,417$    42,146$     107,108$    31,877$     206,548$    4,130,960$    

Other Local Indirect Tax Revenue
6

5,439$    9,019$     22,921$    6,822$     44,201$    884,020$     

Residential/Commercial Property Tax Revenue (Indirect)
10

126,650$    122,283$     509,513$    103,358$     861,804$    17,236,080$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 323,948$    308,181$     1,151,122$     182,565$     1,965,816$     39,316,320$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase II - 2026
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Total Office Square Footage* 257,171 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$         

Total Projected Annual Revenue 9,283,873$      185,677,460$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 13,342,782$    266,855,640$    

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 404 404 

Hamilton County Annual Average Wage - Professional Services
27

62,350$       

Total Wages - Direct & Indirect 25,189,400$    503,788,000$    

Local Sales Tax Revenue from Wages (Indirect)
5

332,122$         6,642,440$        

Other Local Indirect Tax Revenue
6

71,074$       1,421,480$        

Residential/Commercial Property Tax Revenue (Indirect)
10

588,123$         11,762,460$      

Total Annual Tax Revenue (Indirect - from Operations & Wages) 991,319$         19,826,380$      

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase II - 2026
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Total Office Square Footage* 79,174 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$      

Total Projected Annual Revenue 2,858,181$       57,163,620$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 4,107,778$       82,155,560$      

Median SF Per Office Employee (Medical)
28

574 

Total Employment - Direct & Indirect 131 131 

Hamilton County Annual Average Wage - Healthcare Services
29

76,076$        

Total Wages - Direct & Indirect 9,965,956$       199,319,120$    

Local Sales Tax Revenue from Wages (Indirect)
5

131,401$      2,628,020$        

Other Local Indirect Tax Revenue
6

28,120$        562,400$       

Residential/Commercial Property Tax Revenue (Indirect)
10

190,703$      3,814,060$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 350,224$      7,004,480$        

*Projection provided by the developer.

Annual Impact of Operations - Medical Office Space
At Full 

Operation
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase II - 2026

5/25/2023 23



Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 752 188 940 940 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$      10$        

Total Projected Annual Revenue 1,285,920$    61,758$     1,347,678$    26,953,560$     

Direct Local Sales Tax Generated from Operation (2.25%) 28,297$         1,359$       29,656$         593,120$      

Final Demand Output Multiplier 
30

1.7400           1.7400       

Total Economic Impact from Rental Revenue 2,237,501$    107,459$   2,344,960$    46,899,200$     

Final Demand Employment Multiplier 
31

11.6690         11.6690     

Total Employment - Direct & Indirect 15 1 16 16 

Hamilton County Annual Average Wage
32

34,052$         34,052$     

Total Wages - Direct & Indirect 510,780$       34,052$     544,832$       10,896,640$     

Local Sales Tax Revenue from Wages (Indirect)
5

6,735$       449$      7,184$       143,680$      

Other Local Indirect Tax Revenue
6

1,441$       96$        1,537$       30,740$        

Residential/Commercial Property Tax Revenue (Indirect)
10

21,836$         1,456$       23,292$         465,840$      

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 58,309$         3,360$       61,669$         1,233,380$       

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase II - 2026
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Construction Retail Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2026 1,756,650$    853,263$    -$    -$    29,656$    2,639,569$    1,319,785$    659,892$    659,892$    

Year 2 2027 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 3 2028 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 4 2029 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 5 2030 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 6 2031 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 7 2032 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 8 2033 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 9 2034 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 10 2035 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 11 2036 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 12 2037 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 13 2038 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 14 2039 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 15 2040 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 16 2041 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 17 2042 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 18 2043 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 19 2044 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Year 20 2045 853,263$    -$    -$    29,656$    882,919$    441,460$    220,730$    220,729$    

Total 1,756,650$    17,065,260$     -$    -$    593,120$    19,415,030$     9,707,525$    4,853,762$    4,853,743$    

*Net Present Value 2,946,059$    

Total Direct Sales Tax: 19,415,030$    

Total Taxes Designated to TIF: 4,853,762$    

Net Present Value of Taxes Designated to TIF: 2,946,059$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

Direct Sales Tax Summary - Phase II

The Bend - Mixed-Use Development
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Project:  Commercial - 2026 SF:  803,670 Total Development

Projected Apprasied Value After Completion: 290,330,202$    

Estimated Assessed Value of  Development (40% Ratio): 116,132,081$    

Current Assessed Value of Parcels in the Development: (based on SF) 347,989$    

Real Property Incremental Assessed Value Included in TIF: 115,784,092$    

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

115,784,092$  16.2% 45.2% 7.0% 53% 47%

Year 1 2026 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 2 2027 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 3 2028 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 4 2029 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 5 2030 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 6 2031 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 7 2032 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 8 2033 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 9 2034 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 10 2035 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 11 2036 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 12 2037 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 13 2038 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 14 2039 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 15 2040 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 16 2041 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 17 2042 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 18 2043 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 19 2044 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Year 20 2045 2,590,437$   419,651$   1,170,878$    999,908$   69,994$   929,914$   492,854$   437,060$   

Total 51,808,740$    8,393,020$    23,417,560$  19,998,160$  1,399,880$    18,598,280$  9,857,080$    8,741,200$   

*Net Present Value 5,013,044$   

Total Taxes Designated to TIF: 8,741,200$   

Net Present Value of Taxes Designated to TIF: 5,013,044$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County Tax 

Rate:  $2.2373

Real Property

Assessed Value
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Project:  Commercial - 2026 SF:  803,670 Total Development

Projected Apprasied Value After Completion: 290,330,202$    

Estimated Assessed Value of  Development (40% Ratio): 116,132,081$    

Current Assessed Value of Parcels in the Development: (based on SF) 347,989$    

Real Property Incremental Assessed Value Included in TIF: 115,784,092$    

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to  Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

115,784,092$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2026 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 2 2027 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 3 2028 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 4 2029 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 5 2030 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 6 2031 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 7 2032 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 8 2033 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 9 2034 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 10 2035 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 11 2036 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 12 2037 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 13 2038 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 14 2039 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 15 2040 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 16 2041 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 17 2042 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 18 2043 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 19 2044 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Year 20 2045 2,605,142$   1,042,057$    1,563,085$    39,077$   1,524,008$    518,163$   182,881$   106,681$   716,283$   

Total 52,102,840$    20,841,140$  31,261,700$  781,540$   30,480,160$  10,363,260$  3,657,620$    2,133,620$    14,325,660$   

*Net Present Value 8,215,710$   

Total Taxes Designated to TIF: 14,325,660$   

Net Present Value of Taxes Designated to TIF: 8,215,710$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of Chattanooga 

Tax Rate:  $2.250

Real Property

Assessed Value
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Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Construction 221,444,616$     939 56,971,008$     751,163$     160,749$     1,116,777$     279,194$     N/A N/A 911,912$     

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos -$     - -$     -$     -$     N/A N/A -$     -$     

Townhomes -$     - -$     -$     -$     N/A N/A -$     -$     

Apartments -$     - -$     -$     -$     N/A N/A -$     -$     

Retail 36,035,708$     284 7,509,844$     508,342$     21,190$     409,325$     102,331$     413,434$     1,454,622$     

Entertainment -$     - -$     -$     -$     -$     -$     -$     -$     

Hotel 22,490,809$     123 3,315,342$     326,208$     1,013,783$     282,495$     70,624$     179,057$     1,872,167$     

Commercial Office -$     - -$     -$     -$     N/A N/A -$     -$     

Medical Office -$     - -$     -$     -$     N/A N/A -$     -$     

Parking 3,096,326$     21 715,092$     48,587$     2,018$     39,158$     9,790$     30,571$     130,124$     

Total 61,622,843$     428 11,540,278$     883,137$     1,036,991$     730,978$     182,745$     623,062$     1,670,400$     5,127,313$     

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos  $    -                    -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Townhomes  $    -                    -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Apartments  $    -                    -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Retail  $    720,714,160 284  $   150,196,880  $    10,166,840  $    423,800 8,186,500$     2,046,625$      $    8,268,680  $    29,092,445 

Entertainment  $    -                    -    $    -   $    -   $    -   $    -  -$      $    -   $    -  

Hotels  $    449,816,180 123  $     66,306,840  $    6,524,160  $    20,275,660  $    5,649,900 1,412,475$      $    3,581,140  $    37,443,335 

Commercial Office  $    -                    -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Medical Office  $    -                    -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Parking  $    61,926,520 21  $     14,301,840  $    971,740  $    40,360  $    783,160 195,790$      $    611,420  $    2,602,470 

One-Time Construction  $     221,444,616  Transient  $     56,971,008  $    751,163  $    160,749  $    1,116,777 279,194$      N/A N/A  $    2,307,883 

Total 1,453,901,476$  428 287,776,568$   18,413,903$     20,900,569$     15,736,337$     3,934,084$     12,461,240$     33,408,000$     104,854,133$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 14,053,880$    

Total Direct Sales Tax Desinated to Brownfield TIF 3,934,074$    

Total Designated to TIF 17,987,954$    

NPV of Tax Designated to TIF: 8,059,844$    

NPV of Sales Tax Designated to Brownfield TIF: 2,359,461$    

Total NPV: 10,419,305$    

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

  Included in  

Total Below*  

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase III - 2027

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

  Included in  

Total Below*  
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage -                       -   151,031 -                     -   -                     -             34,138         523,227 708,396 

Construction Cost/Real Property Investment* -$    -$    67,091,788$    -$    -$    -$    -$    4,671,935$   52,322,692$ 124,086,415$     

Final Demand Output Multiplier
1

1.7846          1.7846            1.7846 1.7846          1.7846          1.7846          1.7846          1.7846          1.7846          

Economic Impact -$    -$    119,732,005$    -$    -$    -$    -$    8,337,535$   93,375,076$ 221,444,616$     

Sales Tax Revenue from Capital Investment (2.25%)
2

-$    -$    603,826$     -$    -$    -$    -$    42,047$    470,904$    1,116,777$    

Final Demand Employment Multiplier
3

7.5715          7.5715            7.5715 7.5715          7.5715          7.5715          7.5715          7.5715          7.5715          

Jobs Supported During Construction Period (Direct & Indirect)** - - 508 - - - - 35 396 939 

Hamilton County Annual Average Wage - All Industries
4

60,672$     60,672$     60,672$    60,672$     60,672$     60,672$     60,672$     60,672$     60,672$     

Wages Paid to Direct/Indirect Jobs -$    -$    30,821,376$    -$    -$    -$    -$    2,123,520$   24,026,112$ 56,971,008$    

Local Sales Tax Revenue from Wages
5
(Indirect) -$    -$    406,380$     -$    -$    -$    -$    27,999$    316,784$    751,163$     

Other Local Indirect Tax Revenue
6

-$    -$    86,965$    -$    -$    -$    -$    5,992$    67,792$    160,749$     

Total Tax Revenue Generated During Construction Period -$    -$    1,097,171$    -$    -$    -$    -$    76,038$    855,480$    2,028,689$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 313 each year .

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase III - 2027

One-Time Impact from Construction - Phase III
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 Apparel & 

Accessories 

(30%) 

 Specialty 

Retail (10%) 

 Food & Beverage 

(50%) 

  Personal 

Care (10%) 
Annual Impact

Total Retail Square Footage* 10,241          3,414 17,069 3,414 34,138 

Estimated Sales Per Square Foot
14

385$     935$     710$     506$     

Total Projected Annual Revenue 3,942,785$   3,192,090$   12,118,990$     1,727,484$   20,981,349$     419,626,980$     

Final Demand Output Multiplier
15

1.7124          1.7212          1.7203 1.7028          

Total Economic Impact 6,751,625$   5,494,225$   20,848,298$     2,941,560$   36,035,708$     720,714,160$     

Direct Local Sales Tax Generated from Operation (2.25%)** 79,841$    64,640$    245,410$    19,434$    409,325$    8,186,500$     

Final Demand Employment Multiplier
16

10.6238        12.5640        13.8658 19.7544        

Total Employment - Direct & Indirect 42 40 168 34 284 284 

Hamilton County Annual Average Wage 
17

22,158$    38,054$    23,210$    34,052$    

Total Wages - Direct & Indirect 930,636$    1,522,160$   3,899,280$     1,157,768$   7,509,844$     150,196,880$     

Local Sales Tax Revenue from Wages (Indirect)
5

12,270$    20,070$    51,412$    15,265$    99,017$    1,980,340$     

Other Local Indirect Tax Revenue
6

2,626$    4,295$    11,002$    3,267$    21,190$    423,800$    

Residential/Commercial Property Tax Revenue (Indirect)
10

61,142$    58,230$    244,566$    49,496$    413,434$    8,268,680$     

Total Tax Revenue from Operations & Wages (Direct & Indirect) 155,879$    147,235$    552,390$    87,462$    942,966$    18,859,320$     

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase III - 2027
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Hotel 1 Hotel 2 Hotel 3 Total

Total Estimated Rooms* 175 - - 175 

Annual Available Sleeping Nights 63,875 - - 63,875 

Occupancy Rate
22

65.0% 65.0% 65.0%

Annual Rentals Nights 41,519 - - 41,519 

Projected Average Daily Rental Rate** 336$    386$     293$     

Total Projected Annual Revenue 13,950,384$      -$    -$    13,950,384$    279,007,680$     

Direct Local Sales Tax Generated from Operation (2.25%)** 282,495$     -$    -$    282,495$     5,649,900$     

City of Chattanooga Local Hotel Tax Generated from Operation (4%) 502,214$   -$   -$   502,214$   10,044,280$   

Hamilton County Local Hotel Tax Generated from Operation (4%) 502,214$   -$   -$   502,214$   10,044,280$   

Final Demand Output Multiplier
23

1.6122 1.6122          1.6122          

Total Economic Impact from Rental Revenue 22,490,809$    -$    -$    22,490,809$    449,816,180$     

Final Demand Employment Multiplier
24

8.7903 8.7903          8.7903          

Total Employment - Direct & Indirect 123 - - 123 123 

Hamilton County Annual Average Wage
25

26,954$     26,954$    26,954$    

Total Wages - Direct & Indirect 3,315,342$    -$    -$    3,315,342$    66,306,840$     

Local Sales Tax Revenue from Wages (Indirect)
5

43,713$     -$    -$    43,713$     874,260$    

Other Local Indirect Tax Revenue
6

9,355$     -$    -$    9,355$     187,100$    

Residential/Commercial Property Tax Revenue (Indirect)
10

179,057$     -$    -$    179,057$     3,581,140$     

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 1,519,048$    -$    -$    1,519,048$    30,380,960$     

*Projection provided by the developer.

**Assumes 90% of all room rentals are subject to local tax.

At Full Operation
Annual Impact of Operations - Hotels

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase III - 2027

20-Year Total
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 993 248 1,241 1,241 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$        10$      

Total Projected Annual Revenue 1,698,030$      81,468$       1,779,498$         35,589,960$        

Direct Local Sales Tax Generated from Operation (2.25%) 37,365$       1,793$         39,158$      783,160$         

Final Demand Output Multiplier 
30

1.7400 1.7400 

Total Economic Impact from Rental Revenue 2,954,572$      141,754$         3,096,326$         61,926,520$        

Final Demand Employment Multiplier 
31

11.6690           11.6690           

Total Employment - Direct & Indirect 20 1 21 21 

Hamilton County Annual Average Wage
32

34,052$       34,052$       

Total Wages - Direct & Indirect 681,040$         34,052$       715,092$        14,301,840$        

Local Sales Tax Revenue from Wages (Indirect)
5

8,980$         449$        9,429$        188,580$         

Other Local Indirect Tax Revenue
6

1,922$         96$      2,018$        40,360$       

Residential/Commercial Property Tax Revenue (Indirect)
10

29,115$       1,456$         30,571$      611,420$         

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 77,382$       3,794$         81,176$      1,623,520$      

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase III - 2027

5/25/2023 32



Construction Retail Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2027 1,116,777$    409,325$    -$    282,495$    39,158$    1,847,755$    923,878$    461,939$    461,938$    

Year 2 2028 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 3 2029 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 4 2030 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 5 2031 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 6 2032 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 7 2033 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 8 2034 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 9 2035 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 10 2036 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 11 2037 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 12 2038 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 13 2039 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 14 2040 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 15 2041 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 16 2042 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 17 2043 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 18 2044 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 19 2045 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Year 20 2046 409,325$    -$    282,495$    39,158$    730,978$    365,489$    182,745$    182,744$    

Total 1,116,777$    8,186,500$    -$    5,649,900$    783,160$    15,736,337$  7,868,169$    3,934,094$    3,934,074$    

*Net Present Value 2,359,461$    

Total Direct Sales Tax: 15,736,337$  

Total Taxes Designated to TIF: 3,934,074$    

Net Present Value of Taxes Designated to TIF: 2,359,461$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase III
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Project:  Commercial - 2027 SF:  708,396 Total Development

Projected Apprasied Value After Completion: 177,125,415$    

Estimated Assessed Value of  Development (40% Ratio): 70,850,166$    

Current Assessed Value of Parcels in the Development: (based on SF) 306,735$    

Real Property Incremental Assessed Value Included in TIF: 70,543,431$    

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

70,543,431$  16.2% 45.2% 7.0% 53% 47%

Year 1 2027 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 2 2028 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 3 2029 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 4 2030 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 5 2031 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 6 2032 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 7 2033 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 8 2034 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 9 2035 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 10 2036 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 11 2037 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 12 2038 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 13 2039 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 14 2040 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 15 2041 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 16 2042 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 17 2043 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 18 2044 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 19 2045 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Year 20 2046 1,578,268$    255,679$   713,377$   609,212$   42,645$   566,567$   300,281$   266,286$   

Total 31,565,360$  5,113,580$    14,267,540$  12,184,240$  852,900$   11,331,340$  6,005,620$    5,325,720$   

*Net Present Value 3,054,279$   

Total Taxes Designated to TIF: 5,325,720$   

Net Present Value of Taxes Designated to TIF: 3,054,279$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Commercial - 2027 SF:  708,396 Total Development

Projected Apprasied Value After Completion: 177,125,415$   

Estimated Assessed Value of  Development (40% Ratio): 70,850,166$   

Current Assessed Value of Parcels in the Development: (based on SF) 306,735$   

Real Property Incremental Assessed Value Included in TIF: 70,543,431$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to  Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

70,543,431$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2027 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 2 2028 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 3 2029 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 4 2030 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 5 2031 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 6 2032 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 7 2033 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 8 2034 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 9 2035 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 10 2036 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 11 2037 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 12 2038 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 13 2039 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 14 2040 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 15 2041 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 16 2042 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 17 2043 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 18 2044 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 19 2045 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Year 20 2046 1,587,227$    634,891$     952,336$     23,808$    928,528$     315,700$     111,423$     64,997$     436,408$     

Total 31,744,540$  12,697,820$  19,046,720$  476,160$    18,570,560$  6,314,000$  2,228,460$  1,299,940$  8,728,160$    

*Net Present Value 5,005,565$   

Total Taxes Designated to TIF: 8,728,160$    

Net Present Value of Taxes Designated to TIF: 5,005,565$    

*The discount rate for NPV calculation is 6%.

Assessed Value

City of 

Chattanooga Tax 

Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Construction 521,826,580$     2,213         134,267,136$     1,770,313$     378,847$     2,631,648$     657,912$     N/A N/A 2,149,160$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos -$     - -$     -$     -$     N/A N/A -$     -$    

Townhomes -$     - -$     -$     -$     N/A N/A -$     -$    

Apartments 1,442,209$     5 298,450$     3,935$     842$     N/A N/A 7,279$     12,056$    

Retail 91,691,005$     724            19,148,818$     1,293,987$     54,030$     1,041,510$     260,378$     1,053,963$     3,703,868$    

Entertainment 17,356,243$     142            3,485,958$     246,810$     9,836$     200,848$     50,212$     206,717$     714,423$    

Hotel -$     - -$     -$     -$     -$     -$     -$     -$    

Commercial Office 26,775,063$     812            50,628,200$     667,533$     142,852$     N/A N/A 1,182,069$     1,992,454$    

Medical Office -$     - -$     -$     -$     N/A N/A -$     -$    

Parking 236,991$     2 68,104$     3,895$     192$     2,997$     749$     2,912$     10,745$    

Total 137,501,511$     1,685         73,629,530$     2,216,160$     207,752$     1,245,355$     311,339$     2,452,940$     3,109,037$     9,542,583$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos  $    -                 -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Townhomes  $    -                 -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Apartments  $    28,844,180 5  $    5,969,000  $    78,700  $    16,840 N/A N/A  $    145,580  $    241,120 

Retail  $    1,833,820,100 724  $    382,976,360  $    25,879,740  $    1,080,600 20,830,200$     5,207,550$       $    21,079,260  $    74,077,350 

Entertainment  $    347,124,860 142  $    69,719,160  $    4,936,200  $    196,720  $    4,016,960 1,004,240$       $    4,134,340  $    14,288,460 

Hotels  $    -                 -    $    -   $    -   $    -   $    -  -$      $    -   $    -  

Commercial Office  $    535,501,260 812  $    1,012,564,000  $    13,350,660  $    2,857,040 N/A N/A  $    23,641,380  $    39,849,080 

Medical Office  $    -                 -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Parking  $    4,739,820 2  $    1,362,080  $    77,900  $    3,840  $    59,940 14,985$      $    58,240  $    214,905 

One-Time Construction  $    521,826,580  Transient  $    134,267,136  $    1,770,313  $    378,847  $    2,631,648 657,912$      N/A N/A  $    5,438,720 

Total 3,271,856,800$     1,685         1,606,857,736$     46,093,513$      4,533,887$      27,538,748$      6,884,687$      49,058,800$      62,180,740$     196,290,375$      

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 26,157,820$      

Total Direct Sales Tax Desinated to Brownfield TIF 6,884,672$     

Total Designated to TIF 33,042,492$      

NPV of Tax Designated to TIF: 15,001,407$      

NPV of Sales Tax Designated to Brownfield TIF: 4,191,706$     

Total NPV: 19,193,113$      

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in 

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase IV - 2028

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in 

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage 516,067 37,428 -                     -              41,716 -                     -              86,863            40,167 722,241 

Construction Cost/Real Property Investment* 197,841,696$     37,428,392$   -$    -$    20,857,552$  -$    -$    32,260,995$  4,016,711$    292,405,346$     

Final Demand Output Multiplier
1

1.7846 1.7846 1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           

Economic Impact 353,068,291$     66,794,708$   -$    -$    37,222,387$  -$    -$    57,572,972$  7,168,222$    521,826,580$     

Sales Tax Revenue from Capital Investment (2.25%)
2

1,780,575$    336,856$    -$    -$    187,718$    -$    -$    290,349$    36,150$    2,631,648$    

Final Demand Employment Multiplier
3

7.5715 7.5715 7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           

Jobs Supported During Construction Period (Direct & Indirect)** 1,498 283 - - 158 - - 244 30 2,213 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 90,886,656$    17,170,176$   -$    -$    9,586,176$    -$    -$    14,803,968$  1,820,160$    134,267,136$    

Local Sales Tax Revenue from Wages
5
(Indirect) 1,198,341$    226,389$    -$    -$    126,394$    -$    -$    195,190$    23,999$    1,770,313$    

Other Local Indirect Tax Revenue
6

256,445$     48,447$     -$    -$    27,048$    -$    -$    41,771$    5,136$    378,847$     

Total Tax Revenue Generated During Construction Period 3,235,361$    611,692$    -$    -$    341,160$    -$    -$    527,310$    65,285$    4,780,808$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 738 each year .

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028

One-Time Impact from Construction - Phase IV
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Number of Rental Units* 35 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 1,003,485$      20,069,700$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 1,442,209$      28,844,180$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 5 5 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 298,450$         5,969,000$      

Local Sales Tax Revenue from Wages (Indirect)
5

3,935$         78,700$       

Other Local Indirect Tax Revenue
6

842$        16,840$       

Residential/Commercial Property Tax Revenue (Indirect)
10

7,279$         145,580$         

Total Tax Revenue from Operations & Wages (Direct & Indirect) 12,056$       241,120$         

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028

20-Year Total
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 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 26,059 8,686 43,432 8,686 86,863 

Estimated Sales Per Square Foot
14

385$    935$    710$     506$     

Total Projected Annual Revenue 10,032,715$    8,121,410$    30,836,720$     4,395,116$     53,385,961$     1,067,719,220$     

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028 

Total Economic Impact 17,180,021$    13,978,571$    53,048,409$     7,484,004$     91,691,005$     1,833,820,100$     

Direct Local Sales Tax Generated from Operation (2.25%)** 203,162$     164,459$     624,444$    49,445$    1,041,510$     20,830,200$    

Final Demand Employment Multiplier
16

10.6238           12.5640           13.8658 19.7544          

Total Employment - Direct & Indirect 107 102 428 87 724 724 

Hamilton County Annual Average Wage 
17

22,158$     38,054$     23,210$    34,052$    

Total Wages - Direct & Indirect 2,370,906$    3,881,508$    9,933,880$     2,962,524$     19,148,818$     382,976,360$    

Local Sales Tax Revenue from Wages (Indirect)
5

31,260$     51,178$     130,978$    39,061$    252,477$    5,049,540$    

Other Local Indirect Tax Revenue
6

6,690$     10,952$     28,029$    8,359$    54,030$    1,080,600$    

Residential/Commercial Property Tax Revenue (Indirect)
10

155,765$     148,487$     623,061$    126,650$    1,053,963$     21,079,260$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 396,877$     375,076$     1,406,512$     223,515$    2,401,980$     48,039,600$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028

5/25/2023 39



Total Retail Square Footage* 37,428 37,428 

Estimated Sales Per Square Foot
18

265$      

Total Projected Annual Revenue 9,918,420$        198,368,400$    

Final Demand Output Multiplier
19

1.7499 

Total Economic Impact 17,356,243$      347,124,860$    

Direct Local Sales Tax Generated from Operation (2.25%)** 200,848$       4,016,960$        

Final Demand Employment Multiplier
20

14.2922 

Total Employment - Direct & Indirect 142 142 

Hamilton County Annual Average Wage
21

24,549$         

Total Wages - Direct & Indirect 3,485,958$        69,719,160$      

Local Sales Tax Revenue from Wages (Indirect)
5

45,962$         919,240$       

Other Local Indirect Tax Revenue
6

9,836$       196,720$       

Residential/Commercial Property Tax Revenue (Indirect)
10

206,717$       4,134,340$        

Total Tax Revenue from Operations & Wages (Direct & Indirect) 463,363$       9,267,260$        

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate .

Annual Impact of Operations - Entertainment
At Full 

Operation
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028
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Total Office Square Footage* 516,067            

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$              

Total Projected Annual Revenue 18,630,019$     372,600,380$        

Final Demand Output Multiplier
11

1.4372              

Total Economic Impact 26,775,063$     535,501,260$        

Average SF Per Office Employee (Mixed-Use)
26

604                   

Total Employment - Direct & Indirect 812                   812                        

Hamilton County Annual Average Wage - Professional Services
27

62,350$            

Total Wages - Direct & Indirect 50,628,200$     1,012,564,000$     

Local Sales Tax Revenue from Wages (Indirect)
5

667,533$          13,350,660$          

Other Local Indirect Tax Revenue
6

142,852$          2,857,040$            

Residential/Commercial Property Tax Revenue (Indirect)
10

1,182,069$       23,641,380$          

Total Annual Tax Revenue (Indirect - from Operations & Wages) 1,992,454$       39,849,080$          

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 76 19 95 95 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$        10$      

Total Projected Annual Revenue 129,960$         6,242$         136,202$        2,724,040$      

Direct Local Sales Tax Generated from Operation (2.25%) 2,860$         137$        2,997$        59,940$       

Final Demand Output Multiplier 
30

1.7400 1.7400 

Total Economic Impact from Rental Revenue 226,130$         10,861$       236,991$        4,739,820$      

Final Demand Employment Multiplier 
31

11.6690           11.6690           

Total Employment - Direct & Indirect 2 - 2 2 

Hamilton County Annual Average Wage
32

34,052$       34,052$       

Total Wages - Direct & Indirect 68,104$       -$        68,104$      1,362,080$      

Local Sales Tax Revenue from Wages (Indirect)
5

898$        -$        898$       17,960$       

Other Local Indirect Tax Revenue
6

192$        -$        192$       3,840$         

Residential/Commercial Property Tax Revenue (Indirect)
10

2,912$         -$        2,912$        58,240$       

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 6,862$         137$        6,999$        139,980$         

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IV - 2028
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Construction Retail Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2028 2,631,648$    1,041,510$    200,848$    -$    2,997$    3,877,003$    1,938,502$    969,251$    969,250$    

Year 2 2029 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 3 2030 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 4 2031 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 5 2032 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 6 2033 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 7 2034 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 8 2035 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 9 2036 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 10 2037 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 11 2038 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 12 2039 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 13 2040 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 14 2041 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 15 2042 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 16 2043 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 17 2044 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 18 2045 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 19 2046 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Year 20 2047 1,041,510$    200,848$    -$    2,997$    1,245,355$    622,678$    311,339$    311,338$    

Total 20,830,200$  4,016,960$    -$    59,940$    27,538,748$  13,769,384$  6,884,692$    6,884,672$    

*Net Present Value 4,191,706$    

Total Direct Sales Tax: 27,538,748$  

Total Taxes Designated to TIF: 6,884,672$    

Net Present Value of Taxes Designated to TIF: 4,191,706$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase IV
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Project:  Commercial - 2028 SF:  722,241 Total Development

Projected Apprasied Value After Completion: 329,029,574$   

Estimated Assessed Value of  Development (40% Ratio): 131,611,830$   

Current Assessed Value of Parcels in the Development: (based on SF) 312,730$   

Real Property Incremental Assessed Value Included in TIF: 131,299,100$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

131,299,100$  16.2% 45.2% 7.0% 53% 47%

Year 1 2028 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 2 2029 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 3 2030 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 4 2031 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 5 2032 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 6 2033 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 7 2034 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 8 2035 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 9 2036 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 10 2037 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 11 2038 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 12 2039 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 13 2040 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 14 2041 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 15 2042 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 16 2043 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 17 2044 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 18 2045 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 19 2046 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Year 20 2047 2,937,555$   475,884$   1,327,775$    1,133,896$    79,373$   1,054,523$    558,897$   495,626$   

Total 58,751,100$    9,517,680$    26,555,500$  22,677,920$  1,587,460$    21,090,460$  11,177,940$  9,912,520$   

*Net Present Value 5,684,791$   

Total Taxes Designated to TIF: 9,912,520$   

Net Present Value of Taxes Designated to TIF: 5,684,791$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County 

Tax Rate:  $2.2373

Real Property

Assessed Value
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Project:  Commercial - 2028 SF: 722,241 Total Development

Projected Apprasied Value After Completion: 329,029,574$   

Estimated Assessed Value of  Development (40% Ratio): 131,611,830$   

Current Assessed Value of Parcels in the Development: (based on SF) 312,730$   

Real Property Incremental Assessed Value Included in TIF: 131,299,100$   

Net New Tax on 

Incremental Assessd 

Value

Taxes Dedicated to 

Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing Authority 
 Downtown 

Schools 
 Fire Station Designated to TIF

131,299,100$     40.0% 2.5% 34% 12% 7% 47%

Year 1 2028 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 2 2029 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 3 2030 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 4 2031 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 5 2032 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 6 2033 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 7 2034 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 8 2035 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 9 2036 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 10 2037 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 11 2038 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 12 2039 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 13 2040 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 14 2041 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 15 2042 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 16 2043 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 17 2044 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 18 2045 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 19 2046 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Year 20 2047 2,954,230$   1,181,692$   1,772,538$   44,313$   1,728,225$   587,597$   207,387$   120,976$   812,265$   

Total 59,084,600$   23,633,840$     35,450,760$    886,260$   34,564,500$     11,751,940$     4,147,740$    2,419,520$    16,245,300$   

*Net Present Value 9,316,616$   

Total Taxes Designated to TIF: 16,245,300$   

Net Present Value of Taxes Designated to TIF: 9,316,616$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of Chattanooga 

Tax Rate:  $2.250

Real Property

Assessed Value
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Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Construction 486,547,507$          2,064          125,227,008$      1,651,119$       353,340$          2,453,731$       613,433$             N/A N/A 2,004,459$          

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos 341,033$                 3                 165,918$             2,188$              468$                  N/A N/A 4,367$              7,023$                  

Townhomes 189,792$                 1                 55,306$               729$                  156$                  N/A N/A 1,456$              2,341$                  

Apartments 5,810,041$              21               1,253,490$          16,527$            3,537$              N/A N/A 30,571$            50,635$               

Retail 93,184,949$            735             19,443,606$        1,314,840$       54,862$            1,058,476$       264,619$          1,069,976$       3,762,773$          

Entertainment -$                         -              -$                     -$                  -$                  -$                  -$                  -$                  -$                     

Hotel -$                         -              -$                     -$                  -$                  -$                  -$                  -$                  -$                     

Commercial Office 1,182,931$              36               2,244,600$          29,595$            6,333$              N/A N/A 52,407$            88,335$               

Medical Office -$                         -              -$                     -$                  -$                  N/A N/A -$                  -$                     

Parking 1,328,109$              9                 306,468$             20,837$            865$                  16,796$            4,199$              13,102$            55,799$               

Total 102,036,855$          805             23,469,388$        1,384,716$       66,221$            1,075,272$       268,818$          1,171,879$       2,069,186$       6,036,092$          

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos  $             6,820,660                   3  $          3,318,360  $            43,760  $              9,360 N/A N/A  $            87,340  $             140,460 

Townhomes  $             3,795,840                   1  $          1,106,120  $            14,580  $              3,120 N/A N/A  $            29,120  $               46,820 

Apartments  $         116,200,820                 21  $        25,069,800  $          330,540  $            70,740 N/A N/A  $          611,420  $          1,012,700 

Retail  $      1,863,698,980              735  $      388,872,120  $     26,296,800  $       1,097,240 21,169,520$     5,292,380$        $     21,399,520  $        75,255,460 

Entertainment  $                           -                   -    $                       -    $                    -    $                    -    $                    -   -$                   $                    -    $                       -   

Hotels  $                           -                   -    $                       -    $                    -    $                    -    $                    -   -$                   $                    -    $                       -   

Commercial Office  $           23,658,620                 36  $        44,892,000  $          591,900  $          126,660 N/A N/A  $       1,048,140  $          1,766,700 

Medical Office  $                           -                   -    $                       -    $                    -    $                    -   N/A N/A  $                    -    $                       -   

Parking  $           26,562,180                   9  $          6,129,360  $          416,740  $            17,300  $          335,920 83,980$             $          262,040  $          1,115,980 

One-Time Construction  $         486,547,507  Transient  $      125,227,008  $       1,651,119  $          353,340  $       2,453,731 613,433$           N/A N/A  $          5,071,623 

Total 2,527,284,607$       805             594,614,768$      29,345,439$     1,677,760$       23,959,171$     5,989,793$       23,437,580$     41,383,720$     125,793,463$      

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 17,409,060$      

Total Direct Sales Tax Desinated to Brownfield TIF 5,989,792$        

Total Designated to TIF 23,398,852$      

NPV of Tax Designated to TIF: 9,984,027$        

NPV of Sales Tax Designated to Brownfield TIF: 3,662,032$        

Total NPV: 13,646,059$      

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in      

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase V - 2029

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in      

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage            22,800 -                     -   -   168,172 128,670            71,495            88,278          224,019 703,434 

Construction Cost/Real Property Investment* 7,980,000$    -$    -$    -$    72,386,973$    64,333,886$    50,047,730$  30,725,587$  47,162,553$  272,636,729$     

Final Demand Output Multiplier
1

1.7846           1.7846           1.7846           1.7846           1.7846 1.7846 1.7846           1.7846           1.7846           

Economic Impact 14,241,108$  -$    -$    -$    129,181,792$    114,810,253$    89,315,179$  54,832,883$  84,166,292$  486,547,507$     

Sales Tax Revenue from Capital Investment (2.25%)
2

71,820$    -$    -$    -$    651,483$     579,005$     450,430$    276,530$    424,463$    2,453,731$    

Final Demand Employment Multiplier
3

7.5715           7.5715           7.5715           7.5715           7.5715 7.5715 7.5715           7.5715           7.5715           

Jobs Supported During Construction Period (Direct & Indirect)** 60 - - - 548 487 379 233 357 2,064 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 3,640,320$    -$    -$    -$    33,248,256$    29,547,264$    22,994,688$  14,136,576$  21,659,904$  125,227,008$    

Local Sales Tax Revenue from Wages
5
(Indirect) 47,998$    -$    -$    -$    438,378$     389,581$     303,185$    186,391$    285,586$    1,651,119$    

Other Local Indirect Tax Revenue
6

10,272$    -$    -$    -$    93,813$    83,370$    64,882$    39,888$    61,115$    353,340$     

Total Tax Revenue Generated During Construction Period 130,090$    -$    -$    -$    1,183,674$    1,051,956$    818,497$    502,809$    771,164$    4,458,190$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is ten years, the annual average employment would be 688 per year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029

One-Time Impact from Construction - Phase V
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Number of Units Constructed* 115 115 

Average Annual HOA Fees ($150/month/unit) 207,000$         4,140,000$      

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 341,033$         6,820,660$      

Final Demand Employment Multiplier
8

12.6573           

Total Employment - Direct & Indirect 3 3 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,306$       

Total Wages - Direct & Indirect 165,918$         3,318,360$      

Local Sales Tax Revenue from Wages (Indirect)
5

2,188$         43,760$       

Other Local Indirect Tax Revenue
6

468$        9,360$         

Residential/Commercial Property Tax Revenue (Indirect)
10

4,367$         87,340$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 7,023$         140,460$         

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Condos

At Full 

Operations

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029

20-Year Total
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Number of Units Constructed 64 64 

Average Annual HOA Fees ($150/month/unit) 115,200$         2,304,000$      

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 189,792$         3,795,840$      

Final Demand Employment Multiplier
8

12.6573           

Total Employment - Direct & Indirect 1 1 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,306$       

Total Wages - Direct & Indirect 55,306$       1,106,120$      

Local Sales Tax Revenue from Wages (Indirect)
5

729$        14,580$       

Other Local Indirect Tax Revenue
6

156$        3,120$         

Residential/Commercial Property Tax Revenue (Indirect)
10

1,456$         29,120$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 2,341$         46,820$       

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Townhomes

At Full 

Operations
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029
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Number of Rental Units* 141 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 4,042,611$      80,852,220$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 5,810,041$      116,200,820$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 21 21 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 1,253,490$      25,069,800$      

Local Sales Tax Revenue from Wages (Indirect)
5

16,527$       330,540$       

Other Local Indirect Tax Revenue
6

3,537$         70,740$         

Residential/Commercial Property Tax Revenue (Indirect)
10

30,571$       611,420$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 50,635$       1,012,700$        

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029

20-Year Total
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 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal 

Care (10%) 
Annual Impact

Total Retail Square Footage* 26,483 8,828 44,139 8,828 88,278 

Estimated Sales Per Square Foot
14

385$    935$    710$    506$     

Total Projected Annual Revenue 10,195,955$     8,254,180$    31,338,690$    4,466,968$    54,255,793$    1,085,115,860$    

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028           

Total Economic Impact 17,459,553$     14,207,095$     53,911,948$    7,606,353$    93,184,949$    1,863,698,980$    

Direct Local Sales Tax Generated from Operation (2.25%)** 206,468$    167,147$    634,608$    50,253$    1,058,476$    21,169,520$    

Final Demand Employment Multiplier
16

10.6238 12.5640 13.8658 19.7544         

Total Employment - Direct & Indirect 108 104 435 88 735 735 

Hamilton County Annual Average Wage 
17

22,158$    38,054$    23,210$    34,052$    

Total Wages - Direct & Indirect 2,393,064$    3,957,616$    10,096,350$    2,996,576$    19,443,606$    388,872,120$    

Local Sales Tax Revenue from Wages (Indirect)
5

31,553$    52,181$    133,120$    39,510$    256,364$    5,127,280$    

Other Local Indirect Tax Revenue
6

6,752$    11,167$    28,488$    8,455$    54,862$    1,097,240$    

Residential/Commercial Property Tax Revenue (Indirect)
10

157,221$    151,398$    633,251$    128,106$    1,069,976$    21,399,520$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 401,994$    381,893$    1,429,467$    226,324$    2,439,678$    48,793,560$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029
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Total Office Square Footage* 22,800 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$         

Total Projected Annual Revenue 823,080$         16,461,600$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 1,182,931$      23,658,620$    

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 36 36 

Hamilton County Annual Average Wage - Professional Services
27

62,350$       

Total Wages - Direct & Indirect 2,244,600$      44,892,000$    

Local Sales Tax Revenue from Wages (Indirect)
5

29,595$       591,900$         

Other Local Indirect Tax Revenue
6

6,333$         126,660$         

Residential/Commercial Property Tax Revenue (Indirect)
10

52,407$       1,048,140$      

Total Annual Tax Revenue (Indirect - from Operations & Wages) 88,335$       1,766,700$      

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 426 106 532 532 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$        10$      

Total Projected Annual Revenue 728,460$         34,821$       763,281$        15,265,620$        

Direct Local Sales Tax Generated from Operation (2.25%) 16,030$       766$        16,796$      335,920$         

Final Demand Output Multiplier 
30

1.7400 1.7400 

Total Economic Impact from Rental Revenue 1,267,520$      60,589$       1,328,109$         26,562,180$        

Final Demand Employment Multiplier 
31

11.6690           11.6690           

Total Employment - Direct & Indirect 9 - 9 9 

Hamilton County Annual Average Wage
32

34,052$       34,052$       

Total Wages - Direct & Indirect 306,468$         -$        306,468$        6,129,360$      

Local Sales Tax Revenue from Wages (Indirect)
5

4,041$         -$        4,041$        80,820$       

Other Local Indirect Tax Revenue
6

865$        -$        865$       17,300$       

Residential/Commercial Property Tax Revenue (Indirect)
10

13,102$       -$        13,102$      262,040$         

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 34,038$       766$        34,804$      696,080$         

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase V - 2029
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Construction Retai Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2029 2,453,731$    1,058,476$    -$    -$    16,796$    3,529,003$    1,764,502$    882,251$    882,250$    

Year 2 2030 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 3 2031 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 4 2032 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 5 2033 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 6 2034 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 7 2035 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 8 2036 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 9 2037 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 10 2038 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 11 2039 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 12 2040 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 13 2041 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 14 2042 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 15 2043 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 16 2044 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 17 2045 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 18 2046 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 19 2047 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Year 20 2048 1,058,476$    -$    -$    16,796$    1,075,272$    537,636$    268,818$    268,818$    

Total 2,453,731$    21,169,520$  -$    -$    335,920$    23,959,171$  11,979,586$  5,989,793$    5,989,792$    

*Net Present Value 3,662,032$    

Total Direct Sales Tax: 23,959,171$  

Total Taxes Designated to TIF: 5,989,792$    

Net Present Value of Taxes Designated to TIF: 3,662,032$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase V
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Project:  Privately Owned Residential - 2029 SF: 200,165 Total Development

Projected Apprasied Value After Completion: 134,451,842$   

Estimated Assessed Value of  Development (25% Ratio): 33,612,961$   

Current Assessed Value of Parcels in the Development: (based on SF) 86,671$   

Real Property Incremental Assessed Value Included in TIF: 33,526,290$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

33,526,290$  16.2% 45.2% 7.0% 53% 47%

Year 1 2029 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 2 2030 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 3 2031 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 4 2032 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 5 2033 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 6 2034 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 7 2035 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 8 2036 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 9 2037 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 10 2038 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 11 2039 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 12 2040 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 13 2041 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 14 2042 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 15 2043 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 16 2044 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 17 2045 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 18 2046 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 19 2047 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Year 20 2048 750,084$   121,514$   339,038$   289,532$   20,267$   269,265$   142,710$   126,555$   

Total 15,001,680$  2,430,280$    6,780,760$    5,790,640$    405,340$   5,385,300$    2,854,200$    2,531,100$   

*Net Present Value 1,451,576$   

Total Taxes Designated to TIF: 2,531,100$   

Net Present Value of Taxes Designated to TIF: 1,451,576$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Privately Owned Residential - 2029 SF: 200,165 Total Development

Projected Apprasied Value After Completion: 134,451,842$   

Estimated Assessed Value of  Development (25% Ratio): 33,612,961$   

Current Assessed Value of Parcels in the Development: (based on SF) 86,671$   

Real Property Incremental Assessed Value Included in TIF: 33,526,290$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to  Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

33,526,290$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2029 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 2 2030 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 3 2031 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 4 2032 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 5 2033 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 6 2034 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 7 2035 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 8 2036 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 9 2037 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 10 2038 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 11 2039 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 12 2040 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 13 2041 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 14 2042 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 15 2043 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 16 2044 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 17 2045 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 18 2046 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 19 2047 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Year 20 2048 754,342$   301,737$   452,605$   11,315$   441,290$   150,039$   52,955$   30,890$   207,406$   

Total 15,086,840$  6,034,740$    9,052,100$    226,300$   8,825,800$    3,000,780$    1,059,100$    617,800$   4,148,120$   

*Net Present Value 2,378,930$   

Total Taxes Designated to TIF: 4,148,120$   

Net Present Value of Taxes Designated to TIF: 2,378,930$   

*The discount rate for NPV calculation is 6%.

Assessed Value

City of Chattanooga 

Tax Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Project:  Commercial - 2029 SF:  503,269 Total Development

Projected Apprasied Value After Completion: 135,190,776$   

Estimated Assessed Value of  Development (40% Ratio): 54,076,310$   

Current Assessed Value of Parcels in the Development: (based on SF) 217,915$   

Real Property Incremental Assessed Value Included in TIF: 53,858,395$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

53,858,395$  16.2% 45.2% 7.0% 53% 47%

Year 1 2029 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 2 2030 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 3 2031 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 4 2032 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 5 2033 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 6 2034 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 7 2035 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 8 2036 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 9 2037 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 10 2038 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 11 2039 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 12 2040 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 13 2041 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 14 2042 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 15 2043 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 16 2044 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 17 2045 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 18 2046 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 19 2047 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Year 20 2048 1,204,974$    195,206$   544,648$   465,120$   32,558$   432,562$   229,258$   203,304$   

Total 24,099,480$  3,904,120$    10,892,960$  9,302,400$    651,160$   8,651,240$    4,585,160$    4,066,080$   

*Net Present Value 2,331,881$   

Total Taxes Designated to TIF: 4,066,080$   

Net Present Value of Taxes Designated to TIF: 2,331,881$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Commercial - 2029 SF:  503,269 Total Development

Projected Apprasied Value After Completion: 135,190,776$       

Estimated Assessed Value of  Development (40% Ratio): 54,076,310$         

Current Assessed Value of Parcels in the Development: (based on SF) 217,915$  

Real Property Incremental Assessed Value Included in TIF: 53,858,395$         

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

53,858,395$     40.0% 2.5% 34% 12% 7% 47%

Year 1 2029 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 2 2030 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 3 2031 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 4 2032 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 5 2033 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 6 2034 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 7 2035 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 8 2036 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 9 2037 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 10 2038 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 11 2039 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 12 2040 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 13 2041 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 14 2042 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 15 2043 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 16 2044 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 17 2045 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 18 2046 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 19 2047 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Year 20 2048 1,211,814$       484,726$       727,088$          18,177$         708,911$          241,030$       85,069$         49,624$         333,188$  

Total 24,236,280$     9,694,520$    14,541,760$     363,540$       14,178,220$     4,820,600$    1,701,380$    992,480$       6,663,760$           

*Net Present Value 3,821,640$  

Total Taxes Designated to TIF: 6,663,760$           

Net Present Value of Taxes Designated to TIF: 3,821,640$           

*The discount rate for NPV calculation is 6%.

Assessed Value

City of Chattanooga 

Tax Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Construction 390,740,082$     1,657        100,533,504$      1,325,534$     283,665$     1,970,559$     492,640$     N/A N/A 1,609,199$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos -$     -           -$     -$     -$     N/A N/A -$     -$    

Townhomes 163,103$     1 55,305$     729$     156$     N/A N/A 1,456$     2,341$    

Apartments 4,120,596$     15 895,350$     11,805$     2,526$     N/A N/A 21,836$     36,167$    

Retail 37,101,847$     292           7,720,158$     523,225$     21,783$     421,435$     105,359$     425,079$     1,496,881$    

Entertainment -$     -           -$     -$     -$     -$     -$     -$     -$    

Hotel 12,992,571$     71 1,913,734$     188,426$     585,642$     163,193$     40,798$     103,358$     1,081,417$    

Commercial Office -$     -           -$     -$     -$     N/A N/A -$     -$    

Medical Office -$     -           -$     -$     -$     N/A N/A -$     -$    

Parking 526,850$     3 102,156$     8,010$     288$     6,663$     1,666$     4,367$     20,994$    

Total 54,904,967$     382           10,686,703$     732,195$     610,395$     591,291$     147,823$     556,096$     1,385,856$     4,023,656$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Townhomes  $    3,262,060 1  $    1,106,100  $    14,580  $    3,120 N/A N/A  $    29,120  $    46,820 

Apartments  $    82,411,920 15  $    17,907,000  $    236,100  $    50,520 N/A N/A  $    436,720  $    723,340 

Retail  $    742,036,940            292  $    154,403,160  $    10,464,500  $    435,660 8,428,700$     2,107,175$      $    8,501,580  $    29,937,615 

Entertainment  $    -                -    $    -   $    -   $    -   $    -  -$      $    -   $    -  

Hotels  $    259,851,420 71  $    38,274,680  $    3,768,520  $    11,712,840  $    3,263,860 815,965$      $    2,067,160  $    21,628,345 

Commercial Office  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Medical Office  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $    -  

Parking  $    10,537,000 3  $    2,043,120  $    160,200  $    5,760  $    133,260 33,315$      $    87,340  $    419,875 

One-Time Construction  $    390,740,082  Transient  $    100,533,504  $    1,325,534  $    283,665  $    1,970,559 492,640$      N/A N/A  $    4,072,398 

Total 1,488,839,422$     382           314,267,564$      15,969,434$     12,491,565$     13,796,379$     3,449,095$     11,121,920$     27,717,120$     84,545,513$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 11,659,860$    

Total Direct Sales Tax Desinated to Brownfield TIF 3,449,080$    

Total Designated to TIF 15,108,940$    

NPV of Tax Designated to TIF: 6,686,884$    

NPV of Sales Tax Designated to Brownfield TIF: 2,160,273$    

Total NPV: 8,847,157$    

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in  

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase VI - 2030

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in  

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential    Multi-

Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage -                       -   154,785 -   119,257 -   61,764 35,148 88,888 459,842 

Construction Cost/Real Property Investment* -$          -$          92,872,319$      -$             58,428,387$      -$          43,235,071$    13,304,378$   11,110,917$   218,951,072$    

Final Demand Output Multiplier
1

1.7846            1.7846            1.7846 1.7846         1.7846 1.7846            1.7846 1.7846 1.7846 

Economic Impact -$          -$          165,739,940$    -$             104,271,299$    -$          77,157,308$    23,742,993$   19,828,542$   390,740,082$    

Sales Tax Revenue from Capital Investment (2.25%)
2

-$          -$          835,851$           -$             525,855$           -$          389,116$         119,739$        99,998$          1,970,559$        

Final Demand Employment Multiplier
3

7.5715            7.5715            7.5715 7.5715         7.5715 7.5715            7.5715 7.5715 7.5715 

Jobs Supported During Construction Period (Direct & Indirect)** - - 703 - 442 - 327 101 84 1,657 

Hamilton County Annual Average Wage - All Industries
4

60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   

Wages Paid to Direct/Indirect Jobs -$          -$          42,652,416$      -$             26,817,024$      -$          19,839,744$    6,127,872$     5,096,448$     100,533,504$    

Local Sales Tax Revenue from Wages
5
(Indirect) -$          -$          562,372$           -$             353,582$           -$          261,587$         80,796$          67,197$          1,325,534$        

Other Local Indirect Tax Revenue
6

-$          -$          120,348$           -$             75,667$             -$          55,980$           17,290$          14,380$          283,665$           

Total Tax Revenue Generated During Construction Period -$          -$          1,518,571$        -$             955,104$           -$          706,683$         217,825$        181,575$        3,579,758$        

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 552 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VI - 2030

One-Time Impact from Construction - Phase VI
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Number of Units Constructed 55 55 

Average Annual HOA Fees ($150/month/unit) 99,000$       1,980,000$      

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 163,103$         3,262,060$      

Final Demand Employment Multiplier
8

12.6573           

Total Employment - Direct & Indirect 1 1 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,305$       

Total Wages - Direct & Indirect 55,305$       1,106,100$      

Local Sales Tax Revenue from Wages (Indirect)
5

729$        14,580$       

Other Local Indirect Tax Revenue
6

156$        3,120$         

Residential/Commercial Property Tax Revenue (Indirect)
10

1,456$         29,120$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 2,341$         46,820$       

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Townhomes

At Full 

Operations
20-Year Total
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Number of Rental Units* 100 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 2,867,100$      57,342,000$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 4,120,596$      82,411,920$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 15 15 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 895,350$         17,907,000$    

Local Sales Tax Revenue from Wages (Indirect)
5

11,805$       236,100$         

Other Local Indirect Tax Revenue
6

2,526$         50,520$       

Residential/Commercial Property Tax Revenue (Indirect)
10

21,836$       436,720$         

Total Tax Revenue from Operations & Wages (Direct & Indirect) 36,167$       723,340$         

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VI - 2030

20-Year Total
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 Apparel & 

Accessories 

(30%) 

 Specialty 

Retail (10%) 

 Food & Beverage 

(50%) 

  Personal 

Care (10%) 
Annual Impact

Total Retail Square Footage* 10,544          3,515 17,574 3,515 35,148 

Estimated Sales Per Square Foot
14

385$     935$     710$     506$     

Total Projected Annual Revenue 4,059,440$   3,286,525$   12,477,540$     1,778,590$   21,602,095$     432,041,900$     

Final Demand Output Multiplier
15

1.7124          1.7212          1.7203 1.7028          

Total Economic Impact 6,951,385$   5,656,767$   21,465,112$     3,028,583$   37,101,847$     742,036,940$     

Direct Local Sales Tax Generated from Operation (2.25%)** 82,204$    66,552$    252,670$    20,009$    421,435$    8,428,700$     

Final Demand Employment Multiplier
16

10.6238        12.5640        13.8658 19.7544        

Total Employment - Direct & Indirect 43 41 173 35 292 292 

Hamilton County Annual Average Wage 
17

22,158$    38,054$    23,210$    34,052$    

Total Wages - Direct & Indirect 952,794$    1,560,214$   4,015,330$     1,191,820$   7,720,158$     154,403,160$     

Local Sales Tax Revenue from Wages (Indirect)
5

12,563$    20,571$    52,942$    15,714$    101,790$    2,035,800$     

Other Local Indirect Tax Revenue
6

2,688$    4,402$    11,330$    3,363$    21,783$    435,660$    

Residential/Commercial Property Tax Revenue (Indirect)
10

62,597$    59,686$    251,845$    50,951$    425,079$    8,501,580$     

Total Tax Revenue from Operations & Wages (Direct & Indirect) 160,052$    151,211$    568,787$    90,037$    970,087$    19,401,740$     

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN
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Hotel 1 Hotel 2 Hotel 3 Total

Total Estimated Rooms* - 88 - 88 

Annual Available Sleeping Nights - 32,120 - 32,120 

Occupancy Rate
22

65.0% 65.0% 65.0%

Annual Rentals Nights - 20,878 - 20,878 

Projected Average Daily Rental Rate** 336$     386$    293$     

Total Projected Annual Revenue -$    8,058,908$    -$    8,058,908$    161,178,160$     

Direct Local Sales Tax Generated from Operation (2.25%)** -$    163,193$     -$    163,193$     3,263,860$     

City of Chattanooga Local Hotel Tax Generated from Operation (4%) -$   290,121$   -$   290,121$   5,802,420$   

Hamilton County Local Hotel Tax Generated from Operation (4%) -$   290,121$   -$   290,121$   5,802,420$   

Final Demand Output Multiplier
23

1.6122          1.6122 1.6122          

Total Economic Impact from Rental Revenue -$    12,992,571$    -$    12,992,571$    259,851,420$     

Final Demand Employment Multiplier
24

8.7903          8.7903 8.7903          

Total Employment - Direct & Indirect - 71 - 71 71 

Hamilton County Annual Average Wage
25

26,954$    26,954$     26,954$    

Total Wages - Direct & Indirect -$    1,913,734$    -$    1,913,734$    38,274,680$     

Local Sales Tax Revenue from Wages (Indirect)
5

-$    25,233$     -$    25,233$     504,660$    

Other Local Indirect Tax Revenue
6

-$    5,400$     -$    5,400$     108,000$    

Residential/Commercial Property Tax Revenue (Indirect)
10

-$    103,358$     -$    103,358$     2,067,160$     

Total Tax Revenue - from Operations & Wages (Direct & Indirect) -$    877,426$     -$    877,426$     17,548,520$     

*Projection provided by the developer.

**Assumes 90% of all room rentals are subject to local tax.

At Full Operation
Annual Impact of Operations - Hotels

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VI - 2030

20-Year Total
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 169 42 211 211 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$        10$      

Total Projected Annual Revenue 288,990$         13,797$       302,787$        6,055,740$      

Direct Local Sales Tax Generated from Operation (2.25%) 6,359$         304$        6,663$        133,260$         

Final Demand Output Multiplier 
30

1.7400 1.7400 

Total Economic Impact from Rental Revenue 502,843$         24,007$       526,850$        10,537,000$        

Final Demand Employment Multiplier 
31

11.6690           11.6690           

Total Employment - Direct & Indirect 3 - 3 3 

Hamilton County Annual Average Wage
32

34,052$       34,052$       

Total Wages - Direct & Indirect 102,156$         -$        102,156$        2,043,120$      

Local Sales Tax Revenue from Wages (Indirect)
5

1,347$         -$        1,347$        26,940$       

Other Local Indirect Tax Revenue
6

288$        -$        288$       5,760$         

Residential/Commercial Property Tax Revenue (Indirect)
10

4,367$         -$        4,367$        87,340$       

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 12,361$       304$        12,665$      253,300$         

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development
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5/25/2023 65



Construction Retail Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2030 1,970,559$   421,435$  -$   163,193$  6,663$   2,561,850$   1,280,925$   640,463$  640,462$  

Year 2 2031 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 3 2032 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 4 2033 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 5 2034 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 6 2035 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 7 2036 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 8 2037 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 9 2038 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 10 2039 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 11 2040 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 12 2041 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 13 2042 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 14 2043 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 15 2044 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 16 2045 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 17 2046 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 18 2047 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 19 2048 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Year 20 2049 421,435$  -$   163,193$  6,663$   591,291$  295,646$  147,823$  147,822$  

Total 1,970,559$   8,428,700$   -$   3,263,860$   133,260$  13,796,379$ 6,898,199$   3,449,100$   3,449,080$   

*Net Present Value 2,160,273$   

Total Direct Sales Tax: 13,796,379$ 

Total Taxes Designated to TIF: 3,449,080$   

Net Present Value of Taxes Designated to TIF: 2,160,273$   

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase VI
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Project:  Privately Owned Residential - 2030 SF: 61,764 Total Development

Projected Apprasied Value After Completion: 41,545,555$   

Estimated Assessed Value of  Development (25% Ratio): 10,386,389$   

Current Assessed Value of Parcels in the Development: (based on SF) 26,744$   

Real Property Incremental Assessed Value Included in TIF: 10,359,645$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

10,359,645$  16.2% 45.2% 7.0% 53% 47%

Year 1 2030 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 2 2031 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 3 2032 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 4 2033 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 5 2034 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 6 2035 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 7 2036 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 8 2037 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 9 2038 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 10 2039 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 11 2040 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 12 2041 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 13 2042 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 14 2043 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 15 2044 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 16 2045 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 17 2046 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 18 2047 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 19 2048 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Year 20 2049 231,776$   37,548$   104,763$   89,465$   6,263$   83,202$   44,097$   39,105$   

Total 4,635,520$    750,960$   2,095,260$    1,789,300$    125,260$   1,664,040$    881,940$   782,100$   

*Net Present Value 448,531$   

Total Taxes Designated to TIF: 782,100$   

Net Present Value of Taxes Designated to TIF: 448,531$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County 

Tax Rate:  $2.2373

Real Property

Assessed Value
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Project:  Privately Owned Residential - 2030 SF: 61,764 Total Development

Projected Apprasied Value After Completion: 41,545,555$   

Estimated Assessed Value of  Development (25% Ratio): 10,386,389$   

Current Assessed Value of Parcels in the Development: (based on SF) 26,744$   

Real Property Incremental Assessed Value Included in TIF: 10,359,645$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

10,359,645$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2030 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 2 2031 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 3 2032 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 4 2033 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 5 2034 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 6 2035 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 7 2036 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 8 2037 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 9 2038 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 10 2039 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 11 2040 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 12 2041 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 13 2042 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 14 2043 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 15 2044 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 16 2045 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 17 2046 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 18 2047 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 19 2048 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Year 20 2049 233,092$   93,237$   139,855$   3,496$   136,359$   46,362$   16,363$   9,545$   64,089$   

Total 4,661,840$    1,864,740$    2,797,100$    69,920$   2,727,180$    927,240$   327,260$   190,900$   1,281,780$   

*Net Present Value 735,096$   

Total Taxes Designated to TIF: 1,281,780$   

Net Present Value of Taxes Designated to TIF: 735,096$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of 

Chattanooga Tax 

Rate:  $2.250

Real Property

Assessed Value
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Project:  Commercial - 2030 SF:  398,078 Total Development

Projected Apprasied Value After Completion: 120,848,446$   

Estimated Assessed Value of  Development (40% Ratio): 48,339,378$   

Current Assessed Value of Parcels in the Development: (based on SF) 172,368$   

Real Property Incremental Assessed Value Included in TIF: 48,167,010$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

48,167,010$  16.2% 45.2% 7.0% 53% 47%

Year 1 2030 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 2 2031 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 3 2032 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 4 2033 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 5 2034 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 6 2035 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 7 2036 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 8 2037 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 9 2038 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 10 2039 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 11 2040 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 12 2041 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 13 2042 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 14 2043 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 15 2044 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 16 2045 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 17 2046 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 18 2047 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 19 2048 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Year 20 2049 1,077,641$    174,578$   487,094$   415,969$   29,118$   386,851$   205,031$   181,820$   

Total 21,552,820$  3,491,560$    9,741,880$    8,319,380$    582,360$   7,737,020$    4,100,620$    3,636,400$   

*Net Present Value 2,085,461$   

Total Taxes Designated to TIF: 3,636,400$   

Net Present Value of Taxes Designated to TIF: 2,085,461$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County 

Tax Rate:  $2.2373

Real Property

Assessed Value
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Project:  Commercial - 2030 SF:  398,078 Total Development

Projected Apprasied Value After Completion: 120,848,446$       

Estimated Assessed Value of  Development (40% Ratio): 48,339,378$         

Current Assessed Value of Parcels in the Development: (based on SF) 172,368$  

Real Property Incremental Assessed Value Included in TIF: 48,167,010$         

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

48,167,010$     40.0% 2.5% 34% 12% 7% 47%

Year 1 2030 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 2 2031 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 3 2032 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 4 2033 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 5 2034 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 6 2035 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 7 2036 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 8 2037 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 9 2038 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 10 2039 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 11 2040 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 12 2041 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 13 2042 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 14 2043 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 15 2044 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 16 2045 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 17 2046 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 18 2047 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 19 2048 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Year 20 2049 1,083,758$       433,503$       650,255$         16,256$         633,999$          215,560$       76,080$         44,380$         297,979$  

Total 21,675,160$     8,670,060$    13,005,100$    325,120$       12,679,980$     4,311,200$    1,521,600$    887,600$       5,959,580$           

*Net Present Value 3,417,796$  

Total Taxes Designated to TIF: 5,959,580$           

Net Present Value of Taxes Designated to TIF: 3,417,796$           

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of Chattanooga 

Tax Rate:  $2.250

Real Property

Assessed Value
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Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Construction 236,659,969$      1,004 60,914,688$     803,159$     171,876$     1,193,511$      298,378$     N/A N/A 975,035$      

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos -$     - -$     -$     -$     N/A N/A -$     -$     

Townhomes -$     - -$     -$     -$     N/A N/A -$     -$     

Apartments 1,854,268$      7 417,830$      5,509$     1,179$     N/A N/A 10,190$     16,878$      

Retail 111,976,201$      883 23,362,422$     1,579,959$      65,919$     1,271,926$      317,982$     1,285,429$      4,521,215$     

Entertainment -$     - -$     -$     -$     -$     -$     -$     -$     

Hotel -$     - -$     -$     -$     -$     -$     -$     -$     

Commercial Office 7,323,793$      222 13,841,700$     182,503$     39,056$     N/A N/A 323,177$     544,736$      

Medical Office -$     - -$     -$     -$     N/A N/A -$     -$     

Parking 658,104$     4 136,208$      10,119$     384$      8,323$     2,081$     5,823$     26,730$      

Total 121,812,366$      1,116 37,758,160$     1,778,090$      106,538$     1,280,249$      320,063$     1,624,619$      1,368,722$      6,478,281$     

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*   

(City/County)

Total Local Taxes

Condos -$                         -   -$     -$     -$     N/A N/A -$     -$     

Townhomes -$                         -   -$     -$     -$     N/A N/A -$     -$     

Apartments 37,085,360$      7 8,356,600$     110,180$     23,580$     N/A N/A 203,800$     337,560$      

Retail 2,239,524,020$     883 467,248,440$     31,599,180$      1,318,380$      25,438,520$      6,359,630$      25,708,580$      90,424,290$     

Entertainment -$                         -   -$     -$     -$      $    -  -$     -$     -$     

Hotels -$                         -   -$     -$     -$      $    -  -$     -$     -$     

Commercial Office 146,475,860$      222 276,834,000$     3,650,060$      781,120$     N/A N/A 6,463,540$      10,894,720$     

Medical Office -$                         -   -$     -$     -$     N/A N/A -$     -$     

Parking 13,162,080$      4 2,724,160$     202,380$     7,680$      $     166,460 41,615$     116,460$     534,595$      

One-Time Construction  $     236,659,969  Transient  $    60,914,688  $     803,159  $    171,876  $    1,193,511 298,378$      N/A N/A  $    2,466,924 

Total 2,672,907,289$     1,116 816,077,888$     36,364,959$      2,302,636$      26,798,491$      6,699,623$      32,492,380$      27,374,440$      132,032,529$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 11,515,700$     

Total Direct Sales Tax Desinated to Brownfield TIF 6,699,618$    

Total Designated to TIF 18,215,318$     

NPV of Tax Designated to TIF: 6,604,209$    

NPV of Sales Tax Designated to Brownfield TIF: 3,952,575$    

Total NPV: 10,556,784$     

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in  

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase VII - 2031

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in  

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage          141,160 -                     -   -              54,000 -                     -            106,080          111,150 412,390 

Construction Cost/Real Property Investment* 49,406,141$  -$    -$    -$    21,600,000$  -$    -$    39,376,192$  22,230,000$  132,612,333$     

Final Demand Output Multiplier
1

1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           1.7846           

Economic Impact 88,170,199$  -$    -$    -$    38,547,360$  -$    -$    70,270,752$  39,671,658$  236,659,969$     

Sales Tax Revenue from Capital Investment (2.25%)
2

444,655$    -$    -$    -$    194,400$    -$    -$    354,386$    200,070$    1,193,511$    

Final Demand Employment Multiplier
3

7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           7.5715           

Jobs Supported During Construction Period (Direct & Indirect)** 374 - - - 164 - - 298 168 1,004 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 22,691,328$  -$    -$    -$    9,950,208$    -$    -$    18,080,256$  10,192,896$  60,914,688$    

Local Sales Tax Revenue from Wages
5
(Indirect) 299,185$    -$    -$    -$    131,193$    -$    -$    238,388$    134,393$    803,159$     

Other Local Indirect Tax Revenue
6

64,026$    -$    -$    -$    28,075$    -$    -$    51,015$    28,760$    171,876$     

Total Tax Revenue Generated During Construction Period 807,866$    -$    -$    -$    353,668$    -$    -$    643,789$    363,223$    2,168,546$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 335 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VII - 2031

One-Time Impact from Construction - Phase VII
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Number of Rental Units* 45 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 1,290,195$      25,803,900$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 1,854,268$      37,085,360$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 7 7 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 417,830$         8,356,600$      

Local Sales Tax Revenue from Wages (Indirect)
5

5,509$         110,180$         

Other Local Indirect Tax Revenue
6

1,179$         23,580$       

Residential/Commercial Property Tax Revenue (Indirect)
10

10,190$       203,800$         

Total Tax Revenue from Operations & Wages (Direct & Indirect) 16,878$       337,560$         

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VII - 2031

20-Year Total
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 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 31,824 10,608 53,040 10,608           106,080 

Estimated Sales Per Square Foot
14

385$     935$    710$     506$    

Total Projected Annual Revenue 12,252,240$     9,918,480$    37,658,400$     5,367,648$    65,196,768$     1,303,935,360$     

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028           

Total Economic Impact 20,980,736$     17,071,688$    64,783,746$     9,140,031$    111,976,201$     2,239,524,020$     

Direct Local Sales Tax Generated from Operation (2.25%)** 248,108$    200,849$     762,583$    60,386$     1,271,926$     25,438,520$    

Final Demand Employment Multiplier
16

10.6238            12.5640           13.8658 19.7544         

Total Employment - Direct & Indirect 130 125 522 106 883 883 

Hamilton County Annual Average Wage 
17

22,158$    38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 2,880,540$     4,756,750$    12,115,620$     3,609,512$    23,362,422$     467,248,440$    

Local Sales Tax Revenue from Wages (Indirect)
5

37,980$    62,718$     159,744$    47,591$     308,033$    6,160,660$    

Other Local Indirect Tax Revenue
6

8,128$    13,422$     34,185$    10,184$     65,919$    1,318,380$    

Residential/Commercial Property Tax Revenue (Indirect)
10

189,248$    181,969$     759,902$    154,310$     1,285,429$     25,708,580$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 483,464$    458,958$     1,716,414$     272,471$     2,931,307$     58,626,140$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VII - 2031
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Total Office Square Footage* 141,160           

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$         

Total Projected Annual Revenue 5,095,876$      101,917,520$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 7,323,793$      146,475,860$    

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 222 222 

Hamilton County Annual Average Wage - Professional Services
27

62,350$       

Total Wages - Direct & Indirect 13,841,700$    276,834,000$    

Local Sales Tax Revenue from Wages (Indirect)
5

182,503$         3,650,060$        

Other Local Indirect Tax Revenue
6

39,056$       781,120$       

Residential/Commercial Property Tax Revenue (Indirect)
10

323,177$         6,463,540$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 544,736$         10,894,720$      

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VII - 2031
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Monthly 

(80%)

Daily                             

(20%)
Total

Estimated Parking Spaces* 211               53                 264               264                      

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$             10$               

Total Projected Annual Revenue 360,810$      17,411$        378,221$      7,564,420$          

Direct Local Sales Tax Generated from Operation (2.25%) 7,940$          383$             8,323$          166,460$             

Final Demand Output Multiplier 
30

1.7400          1.7400          

Total Economic Impact from Rental Revenue 627,809$      30,295$        658,104$      13,162,080$        

Final Demand Employment Multiplier 
31

11.6690        11.6690        

Total Employment - Direct & Indirect 4                   -                4                   4                          

Hamilton County Annual Average Wage
32

34,052$        34,052$        

Total Wages - Direct & Indirect 136,208$      -$              136,208$      2,724,160$          

Local Sales Tax Revenue from Wages (Indirect)
5

1,796$          -$              1,796$          35,920$               

Other Local Indirect Tax Revenue
6

384$             -$              384$             7,680$                 

Residential/Commercial Property Tax Revenue (Indirect)
10

5,823$          -$              5,823$          116,460$             

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 15,943$        383$             16,326$        326,520$             

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VII - 2031
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Construction Retail Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2031 1,193,511$    1,271,926$    -$    -$    8,323$    2,473,760$    1,236,880$    618,440$    618,440$    

Year 2 2032 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 3 2033 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 4 2034 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 5 2035 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 6 2036 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 7 2037 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 8 2038 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 9 2039 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 10 2040 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 11 2041 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 12 2042 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 13 2043 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 14 2044 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 15 2045 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 16 2046 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 17 2047 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 18 2048 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 19 2049 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Year 20 2050 1,271,926$    -$    -$    8,323$    1,280,249$    640,125$    320,062$    320,062$    

Total 1,193,511$    25,438,520$  -$    -$    166,460$    26,798,491$  13,399,255$  6,699,618$    6,699,618$    

*Net Present Value 3,952,575$    

Total Direct Sales Tax: 26,798,491$  

Total Taxes Designated to TIF: 6,699,618$    

Net Present Value of Taxes Designated to TIF: 3,952,575$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase VII
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Project:  Commercial - 2031 SF:  412,390 Total Development

Projected Apprasied Value After Completion: 144,954,101$   

Estimated Assessed Value of  Development (40% Ratio): 57,981,640$   

Current Assessed Value of Parcels in the Development: (based on SF) 178,565$   

Real Property Incremental Assessed Value Included in TIF: 57,803,075$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

57,803,075$  16.2% 45.2% 7.0% 53% 47%

Year 1 2031 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 2 2032 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 3 2033 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 4 2034 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 5 2035 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 6 2036 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 7 2037 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 8 2038 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 9 2039 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 10 2040 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 11 2041 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 12 2042 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 13 2043 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 14 2044 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 15 2045 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 16 2046 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 17 2047 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 18 2048 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 19 2049 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Year 20 2050 1,293,228$    209,503$   584,539$   499,186$   34,943$   464,243$   246,049$   218,194$   

Total 25,864,560$  4,190,060$    11,690,780$  9,983,720$    698,860$   9,284,860$    4,920,980$    4,363,880$   

*Net Present Value 2,502,668$   

Total Taxes Designated to TIF: 4,363,880$   

Net Present Value of Taxes Designated to TIF: 2,502,668$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Commercial - 2031 SF: 412,390 Total Development

Projected Apprasied Value After Completion: 144,954,101$   

Estimated Assessed Value of  Development (40% Ratio): 57,981,640$   

Current Assessed Value of Parcels in the Development: (based on SF) 178,565$   

Real Property Incremental Assessed Value Included in TIF: 57,803,075$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to  Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

57,803,075$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2031 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 2 2032 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 3 2033 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 4 2034 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 5 2035 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 6 2036 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 7 2037 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 8 2038 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 9 2039 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 10 2040 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 11 2041 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 12 2042 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 13 2043 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 14 2044 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 15 2045 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 16 2046 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 17 2047 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 18 2048 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 19 2049 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Year 20 2050 1,300,569$   520,228$   780,341$   19,509$   760,832$   258,683$   91,300$   53,258$   357,591$   

Total 26,011,380$  10,404,560$  15,606,820$  390,180$   15,216,640$  5,173,660$    1,826,000$    1,065,160$    7,151,820$   

*Net Present Value 4,101,541$   

Total Taxes Designated to TIF: 7,151,820$   

Net Present Value of Taxes Designated to TIF: 4,101,541$   

*The discount rate for NPV calculation is 6%.

Assessed Value

City of Chattanooga 

Tax Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Construction 645,091,875$      2,737        166,059,264$      2,189,491$      468,552$     3,253,294$      813,324$     N/A N/A 2,658,043$     

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Direct & Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Condos 275,792$     2 110,612$     1,458$     312$      N/A N/A 2,912$     4,682$      

Townhomes 88,965$     1 55,305$     729$      156$      N/A N/A 1,456$     2,341$      

Apartments 9,477,371$      34 2,029,460$      26,758$     5,726$     N/A N/A 49,496$     81,980$      

Retail 177,950,111$      1,404        37,140,486$      2,511,014$      104,796$     2,021,316$      505,329$     2,043,874$      7,186,329$     

Entertainment -$      -            -$      -$     -$     -$     -$     -$     -$     

Hotel 11,207,087$      61 1,644,194$      162,445$     505,141$     140,766$     35,192$     88,801$     932,345$      

Commercial Office -$      -            -$      -$     -$     N/A N/A -$     -$     

Medical Office 3,664,594$      117           8,900,892$      117,358$     25,115$     N/A N/A 170,323$     312,796$      

Parking 1,802,090$      13 442,676$     28,627$     1,249$     22,790$     5,698$     18,925$     77,289$      

Total 204,466,010$      1,632        50,323,625$      2,848,389$      642,495$     2,184,872$      546,219$     2,375,787$      3,259,375$     11,857,137$     

Development Type `
Direct/ 

Indirect Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Direct & Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Condos  $     5,515,840 2  $     2,212,240  $     29,160  $     6,240 N/A N/A  $     58,240  $     93,640 

Townhomes  $     1,779,300 1  $     1,106,100  $     14,580  $     3,120 N/A N/A  $     29,120  $     46,820 

Apartments  $     189,547,420 34  $     40,589,200  $     535,160  $     114,520 N/A N/A  $     989,920  $    1,639,600 

Retail  $    3,559,002,220         1,404  $     742,809,720  $    50,220,280  $    2,095,920 40,426,320$      10,106,580$       $    40,877,480  $    143,726,580 

Entertainment  $    -                -    $    -   $    -   $    -   $    -  -$      $    -   $     -  

Hotels  $     224,141,740 61  $     32,883,880  $    3,248,900  $    10,102,820  $    2,815,320 703,830$      $    1,776,020  $    18,646,890 

Commercial Office  $    -                -    $    -   $    -   $    -  N/A N/A  $    -   $     -  

Medical Office  $     73,291,880            117  $     178,017,840  $    2,347,160  $     502,300 N/A N/A  $    3,406,460  $    6,255,920 

Parking  $     36,041,800 13  $     8,853,520  $     572,540  $     24,980  $     455,800 113,950$      $     378,500  $    1,545,770 

One-Time Construction  $     645,091,875  Transient  $     166,059,264  $    2,189,491  $     468,552  $    3,253,294 813,324$      N/A N/A  $    6,724,661 

Total 4,734,412,075$     1,632        1,172,531,764$     59,157,271$      13,318,452$      46,950,734$      11,737,684$      47,515,740$      65,187,500$     243,867,381$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 27,422,760$      

Total Direct Sales Tax Desinated to Brownfield TIF 11,737,683$      

Total Designated to TIF 39,160,443$      

NPV of Tax Designated to TIF: 15,726,845$      

NPV of Sales Tax Designated to Brownfield TIF: 7,032,364$    

Total NPV: 22,759,209$      

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in   

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase VIII - 2032

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in   

Total Below* 

5/25/2023 80



Commercial 

Office
Enterainment Hospitality Medical Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage -                       -   132,070 70,632 274,062 104,376 33,966 168,580 304,273 1,087,959           

Construction Cost/Real Property Investment* -$        -$          46,225,063$     28,252,111$     100,236,184$     52,188,796$     23,776,737$     55,040,498$     55,757,623$     361,477,012$     

Final Demand Output Multiplier
1

1.7846          1.7846 1.7846 1.7846 1.7846 1.7846 1.7846 1.7846 1.7846 

Economic Impact -$        -$          82,493,247$     50,418,717$     178,881,494$     93,136,125$     42,431,965$     98,225,273$     99,505,054$     645,091,875$     

Sales Tax Revenue from Capital Investment (2.25%)
2

-$        -$          416,026$          254,269$          902,126$            469,699$          213,991$          495,364$          501,819$          3,253,294$         

Final Demand Employment Multiplier
3

7.5715          7.5715 7.5715 7.5715 7.5715 7.5715 7.5715 7.5715 7.5715 

Jobs Supported During Construction Period (Direct & Indirect)** - - 350 214 759 395 180 417 422 2,737 

Hamilton County Annual Average Wage - All Industries
4

60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   60,672$   

Wages Paid to Direct/Indirect Jobs -$        -$          21,235,200$     12,983,808$     46,050,048$       23,965,440$     10,920,960$     25,300,224$     25,603,584$     166,059,264$     

Local Sales Tax Revenue from Wages
5
(Indirect) -$        -$          279,986$          171,192$          607,170$            315,984$          143,993$          333,583$          337,583$          2,189,491$         

Other Local Indirect Tax Revenue
6

-$        -$          59,917$            36,635$            129,934$            67,621$            30,815$            71,387$            72,243$            468,552$            

Total Tax Revenue Generated During Construction Period -$        -$          755,929$          462,096$          1,639,230$         853,304$          388,799$          900,334$          911,645$          5,911,337$         

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 912 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032

One-Time Impact from Construction - Phase VIII
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Number of Units Constructed* 93 93 

Average Annual HOA Fees ($150/month/unit) 167,400$         3,348,000$      

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 275,792$         5,515,840$      

Final Demand Employment Multiplier
8

12.6573           

Total Employment - Direct & Indirect 2 2 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,306$       

Total Wages - Direct & Indirect 110,612$         2,212,240$      

Local Sales Tax Revenue from Wages (Indirect)
5

1,458$         29,160$       

Other Local Indirect Tax Revenue
6

312$        6,240$         

Residential/Commercial Property Tax Revenue (Indirect)
10

2,912$         58,240$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 4,682$         93,640$       

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Condos

At Full 

Operations

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032

20-Year Total
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Number of Units Constructed 30 30 

Average Annual HOA Fees ($150/month/unit) 54,000$       1,080,000$      

Final Demand Output Multiplier 
7

1.6475 

Economic Impact from Service to Dwellings 88,965$       1,779,300$      

Final Demand Employment Multiplier
8

12.6573           

Total Employment - Direct & Indirect 1 1 

Hamilton County Annual Average Wage - Repair and Maintenance
9

55,305$       

Total Wages - Direct & Indirect 55,305$       1,106,100$      

Local Sales Tax Revenue from Wages (Indirect)
5

729$        14,580$       

Other Local Indirect Tax Revenue
6

156$        3,120$         

Residential/Commercial Property Tax Revenue (Indirect)
10

1,456$         29,120$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 2,341$         46,820$       

*Projection provided by the developer.

Annual Impact of Operations  

Privately-Owned Townhomes

At Full 

Operations
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032
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Number of Rental Units* 230 

Average Monthly Rental Rate* 2,515$         

Occupancy Rate 95%

Projected Annual Rental Revenue 6,594,330$      131,886,600$    

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 9,477,371$      189,547,420$    

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 34 34 

Hamilton County Annual Average Wage - Real Estate
13

59,690$       

Total Wages - Direct & Indirect 2,029,460$      40,589,200$      

Local Sales Tax Revenue from Wages (Indirect)
5

26,758$       535,160$       

Other Local Indirect Tax Revenue
6

5,726$         114,520$       

Residential/Commercial Property Tax Revenue (Indirect)
10

49,496$       989,920$       

Total Tax Revenue from Operations & Wages (Direct & Indirect) 81,980$       1,639,600$        

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032

20-Year Total

5/25/2023 84



 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 50,574 16,858 84,290 16,858 168,580 

Estimated Sales Per Square Foot
14

385$    935$    710$     506$    

Total Projected Annual Revenue 19,470,990$    15,762,230$    59,845,900$     8,530,148$    103,609,268$     2,072,185,360$    

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028 

Total Economic Impact 33,342,123$    27,129,950$    102,952,902$     14,525,136$    177,950,111$     3,559,002,220$    

Direct Local Sales Tax Generated from Operation (2.25%)** 394,288$     319,185$     1,211,879$     95,964$     2,021,316$     40,426,320$     

Final Demand Employment Multiplier
16

10.6238           12.5640           13.8658 19.7544           

Total Employment - Direct & Indirect 207 198 830 169 1,404 1,404 

Hamilton County Annual Average Wage 
17

22,158$     38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 4,586,706$    7,534,692$    19,264,300$     5,754,788$    37,140,486$     742,809,720$     

Local Sales Tax Revenue from Wages (Indirect)
5

60,476$     99,345$     254,000$    75,877$     489,698$    9,793,960$     

Other Local Indirect Tax Revenue
6

12,942$     21,260$     54,356$    16,238$     104,796$    2,095,920$     

Residential/Commercial Property Tax Revenue (Indirect)
10

301,340$     288,239$     1,208,273$     246,022$     2,043,874$     40,877,480$     

Total Tax Revenue from Operations & Wages (Direct & Indirect) 769,046$     728,029$     2,728,508$     434,101$     4,659,684$     93,193,680$     

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032
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Hotel 1 Hotel 2 Hotel 3 Total

Total Estimated Rooms* - - 100 100 

Annual Available Sleeping Nights - - 36,500 36,500 

Occupancy Rate
22

65.0% 65.0% 65.0%

Annual Rentals Nights - - 23,725 23,725 

Projected Average Daily Rental Rate** 336$     386$     293$    

Total Projected Annual Revenue -$    -$    6,951,425$    6,951,425$    139,028,500$    

Direct Local Sales Tax Generated from Operation (2.25%)** -$    -$    140,766$     140,766$     2,815,320$    

City of Chattanooga Local Hotel Tax Generated from Operation (4%) -$   -$   250,251$   250,251$   5,005,020$   

Hamilton County Local Hotel Tax Generated from Operation (4%) -$   -$   250,251$   250,251$   5,005,020$   

Final Demand Output Multiplier
23

1.6122          1.6122          1.6122 

Total Economic Impact from Rental Revenue -$    -$    11,207,087$    11,207,087$    224,141,740$    

Final Demand Employment Multiplier
24

8.7903          8.7903          8.7903 

Total Employment - Direct & Indirect - - 61 61 61 

Hamilton County Annual Average Wage
25

26,954$    26,954$    26,954$     

Total Wages - Direct & Indirect -$    -$    1,644,194$    1,644,194$    32,883,880$    

Local Sales Tax Revenue from Wages (Indirect)
5

-$    -$    21,679$     21,679$     433,580$     

Other Local Indirect Tax Revenue
6

-$    -$    4,639$     4,639$     92,780$     

Residential/Commercial Property Tax Revenue (Indirect)
10

-$    -$    88,801$     88,801$     1,776,020$    

Total Tax Revenue - from Operations & Wages (Direct & Indirect) -$    -$    756,387$     756,387$     15,127,740$    

*Projection provided by the developer.

**Assumes 90% of all room rentals are subject to local tax.

At Full Operation
Annual Impact of Operations - Hotels

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032

20-Year Total
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Total Office Square Footage* 70,632 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$      

Total Projected Annual Revenue 2,549,815$       50,996,300$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 3,664,594$       73,291,880$      

Median SF Per Office Employee (Medical)
28

574 

Total Employment - Direct & Indirect 117 117 

Hamilton County Annual Average Wage - Healthcare Services
29

76,076$        

Total Wages - Direct & Indirect 8,900,892$       178,017,840$    

Local Sales Tax Revenue from Wages (Indirect)
5

117,358$      2,347,160$        

Other Local Indirect Tax Revenue
6

25,115$        502,300$       

Residential/Commercial Property Tax Revenue (Indirect)
10

170,323$      3,406,460$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 312,796$      6,255,920$        

*Projection provided by the developer.

Annual Impact of Operations - Medical Office Space
At Full 

Operation
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 578 144 722 722 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$      10$        

Total Projected Annual Revenue 988,380$       47,304$         1,035,684$    20,713,680$        

Direct Local Sales Tax Generated from Operation (2.25%) 21,749$         1,041$       22,790$         455,800$         

Final Demand Output Multiplier 
30

1.7400           1.7400           

Total Economic Impact from Rental Revenue 1,719,781$    82,309$         1,802,090$    36,041,800$        

Final Demand Employment Multiplier 
31

11.6690         11.6690         

Total Employment - Direct & Indirect 12 1 13 13 

Hamilton County Annual Average Wage
32

34,052$         34,052$         

Total Wages - Direct & Indirect 408,624$       34,052$         442,676$       8,853,520$      

Local Sales Tax Revenue from Wages (Indirect)
5

5,388$       449$      5,837$       116,740$         

Other Local Indirect Tax Revenue
6

1,153$       96$        1,249$       24,980$       

Residential/Commercial Property Tax Revenue (Indirect)
10

17,469$         1,456$       18,925$         378,500$         

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 45,759$         3,042$       48,801$         976,020$         

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase VIII - 2032
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Construction Retai Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2032 3,253,294$    2,021,316$    -$    140,766$    22,790$    5,438,166$    2,719,083$    1,359,542$    1,359,541$    

Year 2 2033 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 3 2034 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 4 2035 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 5 2036 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 6 2037 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 7 2038 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 8 2039 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 9 2040 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 10 2041 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 11 2042 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 12 2043 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 13 2044 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 14 2045 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 15 2046 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 16 2047 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 17 2048 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 18 2049 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 19 2050 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Year 20 2051 2,021,316$    -$    140,766$    22,790$    2,184,872$    1,092,436$    546,218$    546,218$    

Total 3,253,294$    40,426,320$  -$    2,815,320$    455,800$    46,950,734$  23,475,367$  11,737,684$  11,737,683$  

*Net Present Value 7,032,364$    

Total Direct Sales Tax: 46,950,734$  

Total Taxes Designated to TIF: 11,737,683$  

Net Present Value of Taxes Designated to TIF: 7,032,364$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase VIII
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Project:  Privately Owned Residential - 2032 SF: 138,342 Total Development

Projected Apprasied Value After Completion: 92,902,314$   

Estimated Assessed Value of  Development (25% Ratio): 23,225,579$   

Current Assessed Value of Parcels in the Development: (based on SF) 59,902$   

Real Property Incremental Assessed Value Included in TIF: 23,165,677$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

23,165,677$  16.2% 45.2% 7.0% 53% 47%

Year 1 2032 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 2 2033 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 3 2034 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 4 2035 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 5 2036 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 6 2037 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 7 2038 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 8 2039 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 9 2040 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 10 2041 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 11 2042 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 12 2043 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 13 2044 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 14 2045 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 15 2046 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 16 2047 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 17 2048 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 18 2049 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 19 2050 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Year 20 2051 518,286$   83,962$   234,265$   200,059$   14,004$   186,055$   98,609$   87,446$   

Total 10,365,720$  1,679,240$    4,685,300$    4,001,180$    280,080$   3,721,100$    1,972,180$    1,748,920$   

*Net Present Value 1,002,999$   

Total Taxes Designated to TIF: 1,748,920$   

Net Present Value of Taxes Designated to TIF: 1,002,999$   

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Privately Owned Residential - 2032 SF: 138,342 Total Development

Projected Apprasied Value After Completion: 92,902,314$   

Estimated Assessed Value of  Development (25% Ratio): 23,225,579$   

Current Assessed Value of Parcels in the Development: (based on SF) 59,902$   

Real Property Incremental Assessed Value Included in TIF: 23,165,677$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

23,165,677$     40.0% 2.5% 34% 12% 7% 47%

Year 1 2032 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 2 2033 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 3 2034 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 4 2035 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 5 2036 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 6 2037 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 7 2038 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 8 2039 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 9 2040 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 10 2041 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 11 2042 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 12 2043 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 13 2044 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 14 2045 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 15 2046 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 16 2047 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 17 2048 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 18 2049 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 19 2050 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Year 20 2051 521,228$   208,491$   312,737$   7,818$   304,919$   103,672$   36,590$   21,344$   143,313$   

Total 10,424,560$     4,169,820$    6,254,740$     156,360$   6,098,380$    2,073,440$    731,800$   426,880$   2,866,260$   

*Net Present Value 1,643,789$   

Total Taxes Designated to TIF: 2,866,260$   

Net Present Value of Taxes Designated to TIF: 1,643,789$   

*The discount rate for NPV calculation is 6%.

Assessed Value

City of Chattanooga 

Tax Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Project:  Commercial - 2032 SF:  949,617 Total Development

Projected Apprasied Value After Completion: 287,234,127$       

Estimated Assessed Value of  Development (40% Ratio): 114,893,651$       

Current Assessed Value of Parcels in the Development: (based on SF) 411,184$      

Real Property Incremental Assessed Value Included in TIF: 114,482,467$       

Net New Tax on 

Incremental Assessd 

Value

Taxes Dedicated to 

Debt Service  

($0.3633)

 Taxes Dedicated to 

Schools  ($1.0116) 

 Remaining 

Incremental Tax After 

Required Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax After 

Fees 

 Downtown Schools Designated to TIF

114,482,467$   16.2% 45.2% 7.0% 53% 47%

Year 1 2032 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 2 2033 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 3 2034 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 4 2035 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 5 2036 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 6 2037 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 7 2038 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 8 2039 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 9 2040 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 10 2041 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 11 2042 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 12 2043 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 13 2044 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 14 2045 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 15 2046 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 16 2047 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 17 2048 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 18 2049 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 19 2050 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Year 20 2051 2,561,316$       414,933$        1,157,715$      988,668$      69,207$        919,461$      487,314$      432,147$      

Total 51,226,320$     8,298,660$     23,154,300$    19,773,360$     1,384,140$       18,389,220$     9,746,280$       8,642,940$       

*Net Present Value 4,956,692$    

Total Taxes Designated to TIF: 8,642,940$       

Net Present Value of Taxes Designated to TIF: 4,956,692$       

*The discount rate for NPV calculation is 6%.

Assessed Value

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule
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Project:  Commercial - 2032 SF:  949,617 Total Development

Projected Apprasied Value After Completion: 287,234,127$     

Estimated Assessed Value of  Development (40% Ratio): 114,893,651$     

Current Assessed Value of Parcels in the Development: (based on SF) 411,184$    

Real Property Incremental Assessed Value Included in TIF: 114,482,467$     

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated to  

Debt Service  

 Remaining 

Incremental Tax After 

Required Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing Authority 
 Downtown 

Schools 
 Fire Station Designated to TIF

114,482,467$ 40.0% 2.5% 34% 12% 7% 47%

Year 1 2032 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 2 2033 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 3 2034 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 4 2035 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 5 2036 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 6 2037 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 7 2038 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 8 2039 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 9 2040 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 10 2041 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 11 2042 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 12 2043 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 13 2044 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 14 2045 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 15 2046 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 16 2047 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 17 2048 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 18 2049 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 19 2050 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Year 20 2051 2,575,856$     1,030,342$     1,545,514$     38,638$     1,506,876$    512,338$     180,825$     105,481$     708,232$    

Total 51,517,120$   20,606,840$   30,910,280$     772,760$     30,137,520$  10,246,760$  3,616,500$    2,109,620$    14,164,640$     

*Net Present Value 8,123,365$    

Total Taxes Designated to TIF: 14,164,640$     

Net Present Value of Taxes Designated to TIF: 8,123,365$     

*The discount rate for NPV calculation is 6%.

Assessed Value

City of Chattanooga 

Tax Rate:  $2.250

Real Property

The Bend - Mixed-Use Development

Chattanooga Tax Schedule
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Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Construction 200,205,374$          850            51,571,200$        679,966$             145,513$         1,009,665$           252,416$            N/A N/A 825,479$              

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos -$                         -             -$                    -$                     -$                 N/A N/A -$                    -$                     

Townhomes -$                         -             -$                    -$                     -$                 N/A N/A -$                    -$                     

Apartments 4,615,068$              17              1,014,730$          13,379$               2,863$             N/A N/A 24,748$              40,990$                

Retail 65,868,353$            519            13,720,802$        929,100$             38,714$           748,192$              187,048$         755,535$            2,658,589$           

Entertainment -$                         -             -$                    -$                     -$                 -$                      -$                 -$                    -$                     

Hotel -$                         -             -$                    -$                     -$                 -$                      -$                 -$                    -$                     

Commercial Office 3,285,433$              100            6,235,000$          82,208$               17,593$           N/A N/A 145,575$            245,376$              

Medical Office 2,864,249$              91              6,922,916$          91,279$               19,534$           N/A N/A 132,473$            243,286$              

Parking 396,167$                 3                102,156$             6,357$                 288$                5,010$                  1,253$             4,367$                17,275$                

Total 77,029,270$            730            27,995,604$        1,122,323$          78,992$           753,202$              188,301$         1,062,698$         1,183,902$          4,389,418$           

Development Type Economic Impact
Direct/ 

Indirect Jobs

Wages                     
(Direct & Indirect)

Local Sales Tax                                         
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect                   

Property Tax

Direct Net New 

Property Tax*                   

(City/County)

Total Local Taxes

Condos -$                                        -   -$                    -$                     -$                 N/A N/A -$                    -$                     

Townhomes -$                                        -   -$                    -$                     -$                 N/A N/A -$                    -$                     

Apartments 92,301,360$                          17 20,294,600$        267,580$             57,260$           N/A N/A 494,960$            819,800$              

Retail 1,317,367,060$                   519 274,416,040$      18,582,000$        774,280$         14,963,840$         3,740,960$      15,110,700$       53,171,780$         

Entertainment -$                                        -   -$                    -$                     -$                  $                       -   -$                 -$                    -$                     

Hotels -$                                        -   -$                    -$                     -$                  $                       -   -$                 -$                    -$                     

Commercial Office 65,708,660$                        100 124,700,000$      1,644,160$          351,860$         N/A N/A 2,911,500$         4,907,520$           

Medical Office 57,284,980$                          91 138,458,320$      1,825,580$          390,680$         N/A N/A 2,649,460$         4,865,720$           

Parking 7,923,340$                              3 2,043,120$          127,140$             5,760$              $             100,200 25,050$           87,340$              345,490$              

One-Time Construction  $          200,205,374  Transient  $       51,571,200  $            679,966  $         145,513  $          1,009,665 252,416$          N/A N/A  $          2,087,560 

Total 1,740,790,774$       730            611,483,280$      23,126,426$        1,725,353$      16,073,705$         4,018,426$      21,253,960$       23,678,040$        89,875,910$         

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 9,960,740$       

Total Direct Sales Tax Desinated to Brownfield TIF 4,018,416$       

Total Designated to TIF 13,979,156$     

NPV of Tax Designated to TIF: 5,712,445$       

NPV of Sales Tax Designated to Brownfield TIF: 2,397,926$       

Total NPV: 8,110,371$       

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in         

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase IX - 2033

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in         

Total Below* 
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Commercial 

Office
Enterainment Hospitality Medical Office

Residential    

Multi-Family

Residential   

Condos

Residential    

Townhomes
Retail Parking Total

Square Footage 63,324 -                    -   55,206            133,772 -                    -   62,399 67,176 381,877 

Construction Cost/Real Property Investment* 22,164,450$    -$    -$    22,082,936$    40,131,841$    -$    -$    21,088,014$    6,717,772$    112,185,013$    

Final Demand Output Multiplier
1

1.7846 1.7846 1.7846         1.7846 1.7846 1.7846         1.7846         1.7846 1.7846 

Economic Impact 39,554,677$    -$    -$    39,409,208$    71,619,283$    -$    -$    37,633,670$    11,988,536$    200,205,374$    

Sales Tax Revenue from Capital Investment (2.25%)
2

199,480$    -$    -$    198,746$    361,187$    -$    -$    189,792$    60,460$    1,009,665$    

Final Demand Employment Multiplier
3

7.5715 7.5715 7.5715         7.5715 7.5715 7.5715         7.5715         7.5715 7.5715 

Jobs Supported During Construction Period (Direct & Indirect)** 168 - - 167 304 - - 160 51 850 

Hamilton County Annual Average Wage - All Industries
4

60,672$    60,672$    60,672$    60,672$    60,672$    60,672$    60,672$     60,672$    60,672$    

Wages Paid to Direct/Indirect Jobs 10,192,896$    -$    -$    10,132,224$    18,444,288$    -$    -$    9,707,520$    3,094,272$    51,571,200$    

Local Sales Tax Revenue from Wages
5
(Indirect) 134,393$    -$    -$    133,593$    243,188$    -$    -$    127,994$    40,798$    679,966$    

Other Local Indirect Tax Revenue
6

28,760$    -$    -$    28,589$    52,042$    -$    -$    27,391$    8,731$    145,513$    

Total Tax Revenue Generated During Construction Period 362,633$    -$    -$    360,928$    656,417$    -$    -$    345,177$    109,989$    1,835,144$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 283 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033

One-Time Impact from Construction - Phase IX
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Number of Rental Units* 112 

Average Monthly Rental Rate* 2,515$      

Occupancy Rate 95%

Projected Annual Rental Revenue 3,211,152$       64,223,040$     

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 4,615,068$       92,301,360$     

Final Demand Employment Multiplier
12

5.1584 

Total Employment - Direct & Indirect 17 17 

Hamilton County Annual Average Wage - Real Estate
13

59,690$        

Total Wages - Direct & Indirect 1,014,730$       20,294,600$     

Local Sales Tax Revenue from Wages (Indirect)
5

13,379$        267,580$      

Other Local Indirect Tax Revenue
6

2,863$      57,260$        

Residential/Commercial Property Tax Revenue (Indirect)
10

24,748$        494,960$      

Total Tax Revenue from Operations & Wages (Direct & Indirect) 40,990$        819,800$      

*Projection provided by the developer.

Annual Impact of Operations - Apartments
At Full 

Operation

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033

20-Year Total
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 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 18,720 6,240 31,200 6,240 62,399 

Estimated Sales Per Square Foot
14

385$    935$    710$     506$    

Total Projected Annual Revenue 7,207,200$    5,834,400$    22,152,000$     3,157,440$    38,351,040$    767,020,800$    

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028           

Total Economic Impact 12,341,609$    10,042,169$    38,108,086$     5,376,489$    65,868,353$    1,317,367,060$     

Direct Local Sales Tax Generated from Operation (2.25%)** 145,946$     118,147$     448,578$    35,521$     748,192$     14,963,840$    

Final Demand Employment Multiplier
16

10.6238           12.5640           13.8658 19.7544         

Total Employment - Direct & Indirect 77 73 307 62 519 519 

Hamilton County Annual Average Wage 
17

22,158$     38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 1,706,166$    2,777,942$    7,125,470$     2,111,224$    13,720,802$    274,416,040$    

Local Sales Tax Revenue from Wages (Indirect)
5

22,496$     36,627$     93,949$    27,836$     180,908$     3,618,160$    

Other Local Indirect Tax Revenue
6

4,814$     7,838$     20,105$    5,957$     38,714$     774,280$     

Residential/Commercial Property Tax Revenue (Indirect)
10

112,093$     106,270$     446,915$    90,257$     755,535$     15,110,700$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 285,349$     268,882$     1,009,547$     159,571$     1,723,349$    34,466,980$    

*Projection provided by the developer.

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail At Full Operation 20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033
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Total Office Square Footage* 63,324 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$      

Total Projected Annual Revenue 2,285,996$       45,719,920$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 3,285,433$       65,708,660$      

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 100 100 

Hamilton County Annual Average Wage - Professional Services
27

62,350$        

Total Wages - Direct & Indirect 6,235,000$       124,700,000$    

Local Sales Tax Revenue from Wages (Indirect)
5

82,208$        1,644,160$        

Other Local Indirect Tax Revenue
6

17,593$        351,860$       

Residential/Commercial Property Tax Revenue (Indirect)
10

145,575$      2,911,500$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 245,376$      4,907,520$        

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033
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Total Office Square Footage* 55,206 

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$      

Total Projected Annual Revenue 1,992,937$       39,858,740$      

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 2,864,249$       57,284,980$      

Median SF Per Office Employee (Medical)
28

574 

Total Employment - Direct & Indirect 91 91 

Hamilton County Annual Average Wage - Healthcare Services
29

76,076$        

Total Wages - Direct & Indirect 6,922,916$       138,458,320$    

Local Sales Tax Revenue from Wages (Indirect)
5

91,279$        1,825,580$        

Other Local Indirect Tax Revenue
6

19,534$        390,680$       

Residential/Commercial Property Tax Revenue (Indirect)
10

132,473$      2,649,460$        

Total Annual Tax Revenue (Indirect - from Operations & Wages) 243,286$      4,865,720$        

*Projection provided by the developer.

Annual Impact of Operations - Medical Office Space
At Full 

Operation
20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033
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Monthly 

(80%)

Daily     

(20%)
Total

Estimated Parking Spaces* 127 32 159 159 

Occupancy Rate 95.0% 90.0%

Projected Average Rental Rate** 150$         10$       

Total Projected Annual Revenue 217,170$      10,512$        227,682$      4,553,640$      

Direct Local Sales Tax Generated from Operation (2.25%) 4,779$      231$         5,010$      100,200$         

Final Demand Output Multiplier 
30

1.7400          1.7400          

Total Economic Impact from Rental Revenue 377,876$      18,291$        396,167$      7,923,340$      

Final Demand Employment Multiplier 
31

11.6690        11.6690        

Total Employment - Direct & Indirect 3 - 3 3 

Hamilton County Annual Average Wage
32

34,052$        34,052$        

Total Wages - Direct & Indirect 102,156$      -$      102,156$      2,043,120$      

Local Sales Tax Revenue from Wages (Indirect)
5

1,347$      -$      1,347$      26,940$       

Other Local Indirect Tax Revenue
6

288$         -$      288$         5,760$         

Residential/Commercial Property Tax Revenue (Indirect)
10

4,367$      -$      4,367$      87,340$       

Total Tax Revenue - from Operations & Wages (Direct & Indirect) 10,781$        231$         11,012$        220,240$         

*Projection provided by the developer.

Annual Impact of Operations - Parking
At Full Operation

20-Year Total

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase IX - 2033
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Construction Retai Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) 

Brownfield TIF 

(25%)
Remainder to City

Year 1 2033 1,009,665$    748,192$    -$    -$    5,010$    1,762,867$    881,434$    440,717$    440,716$    

Year 2 2034 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 3 2035 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 4 2036 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 5 2037 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 6 2038 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 7 2039 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 8 2040 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 9 2041 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 10 2042 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 11 2043 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 12 2044 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 13 2045 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 14 2046 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 15 2047 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 16 2048 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 17 2049 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 18 2050 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 19 2051 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Year 20 2052 748,192$    -$    -$    5,010$    753,202$    376,601$    188,301$    188,300$    

Total 1,009,665$    14,963,840$  -$    -$    100,200$    16,073,705$  8,036,853$    4,018,436$    4,018,416$    

*Net Present Value 2,397,926$    

Total Direct Sales Tax: 16,073,705$  

Total Taxes Designated to TIF: 4,018,416$    

Net Present Value of Taxes Designated to TIF: 2,397,926$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase IX

5/25/2023 101



Project:  Commercial - 2033 SF:  381,877 Total Development

Projected Apprasied Value After Completion: 125,407,990$   

Estimated Assessed Value of  Development (40% Ratio): 50,163,196$   

Current Assessed Value of Parcels in the Development: (based on SF) 165,227$   

Real Property Incremental Assessed Value Included in TIF: 49,997,969$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

49,997,969$  16.2% 45.2% 7.0% 53% 47%

Year 1 2033 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 2 2034 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 3 2035 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 4 2036 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 5 2037 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 6 2038 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 7 2039 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 8 2040 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 9 2041 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 10 2042 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 11 2043 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 12 2044 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 13 2045 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 14 2046 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 15 2047 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 16 2048 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 17 2049 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 18 2050 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 19 2051 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Year 20 2052 1,118,605$   181,214$   505,609$   431,782$   30,225$   401,557$   212,825$   188,732$   

Total 22,372,100$  3,624,280$    10,112,180$  8,635,640$    604,500$   8,031,140$    4,256,500$    3,774,640$   

*Net Present Value 2,164,741$   

Total Taxes Designated to TIF: 3,774,640$   

Net Present Value of Taxes Designated to TIF: 2,164,741$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Hamilton County 

Tax Rate:  $2.2373

Real Property

Assessed Value
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Project:  Commercial - 2033 SF:  381,877 Total Development

Projected Apprasied Value After Completion: 125,407,990$   

Estimated Assessed Value of  Development (40% Ratio): 50,163,196$   

Current Assessed Value of Parcels in the Development: (based on SF) 165,353$   

Real Property Incremental Assessed Value Included in TIF: 49,997,843$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

49,997,843$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2033 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 2 2034 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 3 2035 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 4 2036 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 5 2037 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 6 2038 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 7 2039 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 8 2040 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 9 2041 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 10 2042 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 11 2043 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 12 2044 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 13 2045 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 14 2046 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 15 2047 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 16 2048 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 17 2049 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 18 2050 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 19 2051 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Year 20 2052 1,124,951$    449,980$   674,971$   16,874$   658,097$   223,753$   78,972$   46,067$   309,305$   

Total 22,499,020$  8,999,600$    13,499,420$  337,480$   13,161,940$  4,475,060$    1,579,440$    921,340$   6,186,100$   

*Net Present Value 3,547,704$   

Total Taxes Designated to TIF: 6,186,100$   

Net Present Value of Taxes Designated to TIF: 3,547,704$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of 

Chattanooga Tax 

Rate:  $2.250

Real Property

Assessed Value
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Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Construction 181,434,566$      770 46,717,440$      615,969$     131,817$     915,001$      228,750$     N/A N/A 747,786$      

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Condos -$      - -$     -$     -$     N/A N/A -$      -$    

Townhomes -$      - -$     -$     -$     N/A N/A -$      -$    

Apartments -$      - -$     -$     -$     N/A N/A -$      -$    

Retail 167,270,718$      1,318          34,860,712$      2,359,650$      98,363$     1,900,011$     475,003$      1,918,680$     6,751,707$     

Entertainment -$      - -$     -$     -$     -$      -$      -$      -$    

Hotel -$      - -$     -$     -$     -$      -$      -$      -$    

Commercial Office 5,674,642$      172 10,724,200$      141,399$     30,259$     N/A N/A 250,389$      422,047$    

Medical Office -$      - -$     -$     -$     N/A N/A -$      -$    

Parking -$      - -$     -$     -$     -$      -$      -$      -$    

Total 172,945,360$      1,490          45,584,912$      2,501,049$      128,622$     1,900,011$     475,003$      2,169,069$     981,107$      8,154,861$     

Development Type Economic Impact
Direct/ Indirect 

Jobs

Wages  
(Direct & Indirect)

Local Sales Tax  
(Indirect)

Local Other 

Taxes
Direct Sales Tax Brownfield TIF

Indirect  

Property Tax

Direct Net New 

Property Tax*  

(City/County)

Total Local Taxes

Condos -$                      -   -$     -$     -$     N/A N/A -$      -$    

Townhomes -$                      -   -$     -$     -$     N/A N/A -$      -$    

Apartments -$                      -   -$     -$     -$     N/A N/A -$      -$    

Retail 3,345,414,360$     1,318          697,214,240$      47,193,000$      1,967,260$      38,000,220$     9,500,055$     38,373,600$     135,034,135$     

Entertainment -$      - -$     -$     -$      $     -  -$      -$      -$    

Hotels -$      - -$     -$     -$      $     -  -$      -$      -$    

Commercial Office 113,492,840$      172 214,484,000$      2,827,980$      605,180$     N/A N/A 5,007,780$     8,440,940$     

Medical Office -$                      -   -$     -$     -$     N/A N/A -$      -$    

Parking -$                      -   -$     -$     -$      $     -  -$      -$      -$    

One-Time Construction  $     181,434,566  Transient  $    46,717,440  $     615,969  $    131,817  $     915,001 228,750$       N/A N/A  $     1,891,537 

Total 3,640,341,766$     1,490          958,415,680$      50,636,949$      2,704,257$      38,915,221$     9,728,805$     43,381,380$     19,622,140$     164,988,752$     

20-Year Projected Designations to TIF

Total Tax Designated to the TIF (From City of Chattanooga & Hamilton County Incremental Property Tax) 8,254,520$     

Total Direct Sales Tax Desinated to Brownfield TIF 9,728,791$     

Total Designated to TIF 17,983,311$    

NPV of Tax Designated to TIF: 4,733,935$     

NPV of Sales Tax Designated to Brownfield TIF: 5,664,049$     

Total NPV: 10,397,984$    

*This total includes dedicated debt service and school tax as well as admin fees assessed by the city and county. 

 Included in   

Total Below* 

20-Year Impact from Operations Plus One-Time Construction of Development

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Summary - Phase X - 2035

One-Time Impact from Construction

Annual Impact from Operations - At Full Operation

 Included in   

Total Below* 
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Commercial 

Office
Enterainment Hospitality

Medical 

Office

Residential  

Multi-Family

Residential  

Condos

Residential  

Townhomes
Retail Parking Total

Square Footage 109,374 -                    -   -                     -   -                     -   158,464 -   267,838 

Construction Cost/Real Property Investment* 38,280,700$    -$    -$     -$     -$    -$     -$     63,386,097$    -$     101,666,797$    

Final Demand Output Multiplier
1

1.7846 1.7846            1.7846         1.7846         1.7846          1.7846         1.7846          1.7846 1.7846         

Economic Impact 68,315,737$    -$    -$     -$     -$    -$     -$     113,118,829$    -$     181,434,566$    

Sales Tax Revenue from Capital Investment (2.25%)
2

344,526$     -$    -$     -$     -$    -$     -$     570,475$     -$     915,001$     

Final Demand Employment Multiplier
3

7.5715 7.5715            7.5715         7.5715         7.5715          7.5715         7.5715          7.5715 7.5715         

Jobs Supported During Construction Period (Direct & Indirect)** 290 - - - - - - 480 - 770 

Hamilton County Annual Average Wage - All Industries
4

60,672$   60,672$   60,672$   60,672$  60,672$   60,672$   60,672$   60,672$   60,672$   

Wages Paid to Direct/Indirect Jobs 17,594,880$    -$    -$     -$     -$    -$     -$     29,122,560$    -$     46,717,440$    

Local Sales Tax Revenue from Wages
5
(Indirect) 231,988$     -$    -$     -$     -$    -$     -$     383,981$     -$     615,969$     

Other Local Indirect Tax Revenue
6

49,645$     -$    -$     -$     -$    -$     -$     82,172$     -$     131,817$     

Total Tax Revenue Generated During Construction Period 626,159$     -$    -$     -$     -$    -$     -$     1,036,628$    -$     1,662,787$    

*Construction estimates provided by the developer.

**Total employment for the construction period. If the construction period is three years, the annual average employment would be 257 each year.

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase X - 2035

One-Time Impact from Construction - Phase X
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Percentage Complete

 Apparel & 

Accessories 

(30%) 

 Specialty Retail 

(10%) 

 Food & Beverage 

(50%) 

  Personal Care 

(10%) 
Annual Impact

Total Retail Square Footage* 47,539 15,846 79,232 15,846 158,464 

Estimated Sales Per Square Foot
14

385$     935$    710$     506$    

Total Projected Annual Revenue 18,302,515$     14,816,010$    56,254,720$     8,018,076$    97,391,321$     1,947,826,420$     

Final Demand Output Multiplier
15

1.7124 1.7212 1.7203 1.7028 

Total Economic Impact 31,341,227$     25,501,316$    96,774,995$     13,653,180$    167,270,718$     3,345,414,360$     

Direct Local Sales Tax Generated from Operation (2.25%)** 370,626$    300,024$     1,139,158$     90,203$     1,900,011$     38,000,220$    

Final Demand Employment Multiplier
16

10.6238            12.5640           13.8658 19.7544 

Total Employment - Direct & Indirect 194 186 780 158 1,318 1,318 

Hamilton County Annual Average Wage 
17

22,158$    38,054$     23,210$    34,052$     

Total Wages - Direct & Indirect 4,298,652$     7,078,044$    18,103,800$     5,380,216$    34,860,712$     697,214,240$    

Local Sales Tax Revenue from Wages (Indirect)
5

56,678$    93,324$     238,699$    70,938$     459,639$    9,192,780$    

Other Local Indirect Tax Revenue
6

12,129$    19,971$     51,082$    15,181$     98,363$    1,967,260$    

Residential/Commercial Property Tax Revenue (Indirect)
10

282,416$    270,770$     1,135,485$     230,009$     1,918,680$     38,373,600$    

Total Tax Revenue from Operations & Wages (Direct & Indirect) 721,849$    684,089$     2,564,424$     406,331$     4,376,693$     87,533,860$    

*Projection provided by the developer.

20-Year TotalAt Full Operation

**Assumes 90% of sales are subject to the local option sales tax rate with the exception of Personal Services where 50% is assumed.

Annual Impact of Operations - Retail

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase X - 2035
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Total Office Square Footage* 109,374            

Projected Occupancy Rate 95%

Average SF Gross Rental Rate* 38.00$      

Total Projected Annual Revenue 3,948,401$       78,968,020$     

Final Demand Output Multiplier
11

1.4372 

Total Economic Impact 5,674,642$       113,492,840$   

Average SF Per Office Employee (Mixed-Use)
26

604 

Total Employment - Direct & Indirect 172 172 

Hamilton County Annual Average Wage - Professional Services
27

62,350$        

Total Wages - Direct & Indirect 10,724,200$     214,484,000$   

Local Sales Tax Revenue from Wages (Indirect)
5

141,399$      2,827,980$       

Other Local Indirect Tax Revenue
6

30,259$        605,180$      

Residential/Commercial Property Tax Revenue (Indirect)
10

250,389$      5,007,780$       

Total Annual Tax Revenue (Indirect - from Operations & Wages) 422,047$      8,440,940$       

*Projection provided by the developer.

At Full 

Operation
20-Year TotalAnnual Impact of Operations - Commercial Office Space

Chattanooga, Hamilton County, TN

The Bend - Mixed-Use Development

Economic Impact Analysis - Phase X - 2035
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Construction Retai Entertainment  Hotel  Parking 
 Total Direct Sales 

Tax 
 County (50%) Brownfield TIF (25%) Remainder to City

Year 1 2035 915,001$    1,900,011$     -$    -$    -$    2,815,012$    1,407,506$    703,753$    703,753$    

Year 2 2036 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 3 2037 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 4 2038 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 5 2039 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 6 2040 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 7 2041 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 8 2042 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 9 2043 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 10 2044 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 11 2045 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 12 2046 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 13 2047 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 14 2048 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 15 2049 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 16 2050 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 17 2051 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 18 2052 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 19 2053 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Year 20 2054 1,900,011$     -$    -$    -$    1,900,011$    950,006$    475,003$    475,002$    

Total 915,001$    38,000,220$   -$    -$    -$    38,915,221$    19,457,620$    9,728,810$    9,728,791$    

*Net Present Value 5,664,049$   

Total Direct Sales Tax: 38,915,221$    

Total Taxes Designated to TIF: 9,728,791$    

Net Present Value of Taxes Designated to TIF: 5,664,049$    

*The discount rate for NPV calculation is 6%.

Direct Local Sales Tax 

Rate: 2.25%

The Bend - Mixed-Use Development

Direct Sales Tax Summary - Phase X
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Project:  Commercial - 2035 SF:  267,838 Total Development

Projected Apprasied Value After Completion: 103,873,702$   

Estimated Assessed Value of  Development (40% Ratio): 41,549,481$   

Current Assessed Value of Parcels in the Development: (based on SF) 115,885$   

Real Property Incremental Assessed Value Included in TIF: 41,433,596$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to Debt Service  

($0.3633)

 Taxes Dedicated 

to Schools  

($1.0116) 

 Remaining 

Incremental Tax 

After Required 

Allocations 

 County Admin 

Fee/Trustee Fee 

 Remaining 

Incremental Tax 

After Fees 

 Downtown 

Schools 
Designated to TIF

41,433,596$  16.2% 45.2% 7.0% 53% 47%

Year 1 2035 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 2 2036 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 3 2037 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 4 2038 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 5 2039 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 6 2040 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 7 2041 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 8 2042 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 9 2043 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 10 2044 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 11 2045 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 12 2046 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 13 2047 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 14 2048 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 15 2049 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 16 2050 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 17 2051 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 18 2052 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 19 2053 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Year 20 2054 926,994$   150,173$   419,001$   357,820$   25,047$   332,773$   176,370$   156,403$   

Total 18,539,880$  3,003,460$    8,380,020$    7,156,400$    500,940$   6,655,460$    3,527,400$    3,128,060$   

*Net Present Value 1,793,930$   

Total Taxes Designated to TIF: 3,128,060$   

Net Present Value of Taxes Designated to TIF: 1,793,930$   

*The discount rate for NPV calculation is 6%.

Hamilton County 

Tax Rate:  $2.2373

Real Property

The Bend - Mixed-Use Development

Hamilton County Tax Schedule

Assessed Value
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Project:  Commercial - 2035 SF:  267,838 Total Development

Projected Apprasied Value After Completion: 103,873,702$   

Estimated Assessed Value of  Development (40% Ratio): 41,549,481$   

Current Assessed Value of Parcels in the Development: (based on SF) 115,974$   

Real Property Incremental Assessed Value Included in TIF: 41,433,507$   

Net New Tax on 

Incremental 

Assessd Value

Taxes Dedicated 

to  Debt Service  

 Remaining 

Incremental Tax 

After Required 

Allocations 

 City Admin Fee 

 Remaining 

Incremental Tax 

After Fees 

 Housing 

Authority 

 Downtown 

Schools 
 Fire Station Designated to TIF

41,433,507$  40.0% 2.5% 34% 12% 7% 47%

Year 1 2035 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 2 2036 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 3 2037 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 4 2038 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 5 2039 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 6 2040 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 7 2041 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 8 2042 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 9 2043 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 10 2044 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 11 2045 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 12 2046 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 13 2047 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 14 2048 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 15 2049 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 16 2050 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 17 2051 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 18 2052 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 19 2053 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Year 20 2054 932,254$   372,902$   559,352$   13,984$   545,368$   185,425$   65,444$   38,176$   256,323$   

Total 18,645,080$  7,458,040$    11,187,040$  279,680$   10,907,360$  3,708,500$    1,308,880$    763,520$   5,126,460$   

*Net Present Value 2,940,005$   

Total Taxes Designated to TIF: 5,126,460$   

Net Present Value of Taxes Designated to TIF: 2,940,005$   

*The discount rate for NPV calculation is 6%.

The Bend - Mixed-Use Development

Chattanooga Tax Schedule

City of 

Chattanooga Tax 

Rate:  $2.250

Real Property

Assessed Value
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Notes for The Bend Mixed-Use Development TIF Analysis: 

1. U.S. Bureau of Economic Analysis, RIMS II aggregate final demand output multiplier for Hamilton 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. Hamilton County sales tax rate of 2.25% applied to the real property improvements to determine direct sales tax from
construction. Assumes that 40% of the capital investment would be subject to sales tax.

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

4. Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for all
industry sectors with a 1.5% inflation factor applied for 2022 and 2023.

5. U.S. Department of Labor, “Consumer Expenditure Survey, Southern US” 2021; factor applied to determine the rate of
indirect or “downstream” expenditures on sales taxable goods and services at the Chattanooga local option tax rate of
2.25%.

6. Based upon a ratio of July 2021 - June 2022 collections of business, motor vehicle and other local taxes compared to
local sales tax for Hamilton County.

7. U.S. Bureau of Economic Analysis, RIMS II final demand output multiplier for Hamilton County, Tennessee for services
to dwellings.

8. U.S. Bureau of Economic Analysis, RIMS II final demand employment multiplier for Hamilton County, Tennessee for
services to dwellings.

9. Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for repair
and maintenance with a 1.5% inflation factor applied for 2022 and 2023.

10.  Indirect property tax for Chattanooga/Hamilton County is based on projected new property value created by wages paid
to direct jobs supported by the tenants of the mixed-use development. The 2022 median home value for Hamilton
County is utilized as a proxy for residential property value to determine property tax generated per job. The new
property value may be new single-family homes, new rental property, expansions or improvements to existing
residential or commercial property. The residential assessment rate of 25% and a combined Hamilton County ($2.2373)
and City of Chattanooga ($2.25) tax rate of $4.4873 per $100 of assessed value is used. For this calculation, it is
assumed that 75% of the jobs supported are direct. Property taxes paid directly by businesses in the development are
not included in this value.

11.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand output multiplier for Hamilton County, Tennessee
for real estate.

12.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for real estate for Hamilton
County, Tennessee.

13.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for real
estate – rental and leasing with a 1.5% inflation factor applied for 2022 and 2023.
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14.  Average sales per square foot are based on Sales Per Square Foot Report as published by BizMiner and Emarketer
2019-2020 for the specified industries.

15.  U.S. Bureau of Economic Analysis, RIMS II final demand output multiplier for Hamilton County, Tennessee for the
specified retail operations – apparel & accessories, other retail, food and beverage establishments, and personal care
services.

16.  U.S. Bureau of Economic Analysis, RIMS II final demand aggregate employment multiplier for Hamilton County,
Tennessee for the specified retail operations – apparel & accessories, other retail, food and beverage establishments,
and personal care services.

17.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for the
specified industry sectors with a 1.5% inflation factor applied for 2022 and 2023.

18.  National annual average sales per square foot for entertainment venues based on data reported in 2021 annual reports
for entities such as Dave & Busters and Top Golf.

19.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand output multiplier for Hamilton County, Tennessee
for amusement, gambling, and recreation industries.

20.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for amusement, gambling,
and recreation industries for Hamilton County, Tennessee.

21.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for the
amusement and recreation industry sector with a 1.5% inflation factor applied for 2022 and 2023.

22.  Based on the average occupancy rates from pre-pandemic May 2019 and the May 2022 for Chattanooga hotels as
reported by Chattanooga Tourism Co.

23.  U.S. Bureau of Economic Analysis, RIMS II final demand aggregate output multiplier for Hamilton County, Tennessee
for accommodation.

24.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for accommodation for
Hamilton County, Tennessee.

25.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for the
accommodation industry sector with a 1.5% inflation factor applied for 2022 and 2023 .

26.  Based on Department of Energy Commercial Business Use Survey median square foot per office employee for mixed-
use office space 2021

27.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for the
professional and business services industry sector with a 1.5% inflation factor applied for 2022 and 2023.

28.  Based on Department of Energy Commercial Business Use Survey median square foot per office employee for mixed-
use office space 2021.

29.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for
ambulatory health care services with a 1.5% inflation factor applied for 2022 and 2023.
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30.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for other services for
Hamilton County, Tennessee.

31.  U.S. Bureau of Economic Analysis, RIMS II aggregate final demand employment multiplier for other services for
Hamilton County, Tennessee.

32.  Based upon data from the Tennessee Department of Labor; 2021 Annual Average Wage for Hamilton County for
personal services with a 1.5% inflation factor applied for 2022 and 2023.

Notes: 
-All calculations are in constant 2023 dollars.
-No assumptions or adjustments for changes (increase or decrease) in tax rates or inflation.
-The most current vintage (2012/2020) RIMS II Multipliers are utilized for this analysis.
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Construction Retail Entertainment  Hotel  Parking  Total Direct Sales 
Tax 

 County                   
(50%) 

Brownfield TIF 
(25%) City General Fund City AHF

Year 1 2029 2,453,731$  8,380,171$  200,848$   282,495$   115,461$  11,432,706$   5,716,353$  2,858,177$  1,429,088$  1,429,088$  
Year 2 2030 1,970,559$  8,801,606$  200,848$   445,688$   122,124$  11,540,825$   5,770,413$  2,885,206$  1,442,603$  1,442,603$  
Year 3 2031 1,193,511$  10,073,532$   200,848$   445,688$   130,447$  12,044,026$   6,022,013$  3,011,007$  1,505,503$  1,505,503$  
Year 4 2032 3,253,294$  12,094,848$   200,848$   586,454$   153,237$  16,288,681$   8,144,341$  4,072,170$  2,036,085$  2,036,085$  
Year 5 2033 1,009,665$  12,843,040$   200,848$   586,454$   158,247$  14,798,254$   7,399,127$  3,699,564$  1,849,782$  1,849,782$  
Year 6 2034 -$   12,843,040$   200,848$   586,454$   158,247$  13,788,589$   6,894,295$  -$   3,447,147$  3,447,147$  
Year 7 2035 915,001$   14,743,051$   200,848$   586,454$   158,247$  16,603,601$   8,301,801$  -$   4,150,900$  4,150,900$  
Year 8 2036 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 9 2037 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 10 2038 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 11 2039 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 12 2040 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 13 2041 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 14 2042 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 15 2043 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 16 2044 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 17 2045 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 18 2046 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 19 2047 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Year 20 2048 -$   14,743,051$   200,848$   586,454$   158,247$  15,688,600$   7,844,300$  -$   3,922,150$  3,922,150$  
Total 271,438,951$    4,016,960$   11,143,589$    3,053,221$   300,448,482$    150,224,243$    16,526,124$   66,849,058$   66,849,058$   

Total Direct Sales Tax: 300,448,482$    

Total Taxes Designated to TIF: 16,526,124$   
Net Present Value of Taxes Designated to TIF: 13,782,385$   
*The discount rate for NPV calculation is 6%.

Direct Local Sales 
Tax Rate: 2.25%

Direct Sales Tax - Master Summary
The Bend - Mixed-Use Development
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RESOLUTION NO. 31631 
 

A RESOLUTION ADOPTING THE TAX INCREMENT 
FINANCING POLICIES AND PROCEDURES, A COPY OF 
WHICH IS IN THE FORM SUBSTANTIALLY ATTACHED 
HERETO AND MADE A PART HEREOF BY REFERENCE. 
______________________________________________________ 

 

 
 

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF CHATTANOOGA, 

TENNESSEE, That it is hereby adopting the Tax Increment Financing Policies and Procedures, 

a copy of which is in the form substantially attached hereto and made a part hereof by reference. 

ADOPTED: June 6, 2023 

/mem 
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POLICIES AND PROCEDURES RELATING TO 

 TAX INCREMENT INCENTIVES 

Introduction  

The Industrial Development Board of the City of Chattanooga, Tennessee (the “Board” or “IDB”) 

and the City of Chattanooga, Tennessee (the “City”) have adopted these Policies and Procedures (these 

“Policies”) relating to the use of tax increment incentives pursuant to Section 7-53-312 of the Tennessee 

Code Annotated (a “Tax Increment Incentive”) and are adopted pursuant to Section 9-23-107 of the 

Tennessee Code Annotated.  These Policies set forth the procedures of the Board and the City associated 

with Tax Increment Incentives and are intended to facilitate the consideration of requests for Tax Increment 

Incentives by the applicable legislative bodies of the City and Hamilton County, Tennessee (the “County”).  

These Policies also provide for the administration of the Tax Increment Incentives. The adoption of these 

Policies does not create or vest any rights in any person or entity, and both the City and the Board retain 

the right to approve any Tax Increment Incentive in the sole discretion of the City and the Board.  

These policies and procedures only apply to any Tax Increment Incentives with respect to a specific 

project being initiated by a private developer and supported by incremental property tax revenues. If the 

City initiates a project supported by tax increment revenues on its own behalf or on behalf of or through 

the Chattanooga Housing Authority to finance public improvements in a redevelopment area, the City shall 

follow such procedures as the City deems appropriate under the circumstances. 

Tax Increment Incentives generally take one of two forms – (i) reimbursements from Tax Increment 

Revenues to a private party of eligible costs incurred by that party relating to a Project as Tax Increment 

Revenues are received by the Board or (ii) non-recourse financing by the Board of eligible costs relating to 

a Project, which financing is payable from Tax Increment Revenues.  The latter type of incentive is often 

called tax increment financing or a “TIF.”  These Policies apply to both types of Tax Increment Incentives. 

Capitalized terms used in these Policies and not otherwise defined shall have the meanings given 

to such terms in Section 10 of these Policies. 

Section 1. General Policy 

A Tax Increment Incentive is an economic development tool used by municipalities to allocate a 

portion of the new, additional taxes generated by a particular geographic area over a limited period of time 

to pay for eligible costs to the extent authorized by applicable law.  For purposes of these Policies, the taxes 

that can be allocated are limited to property taxes.  The tax increment is the difference in the property tax 

revenues generated by the property in the Plan Area after a Project has been completed compared with the 

tax revenues generated by such property before the applicable plan was adopted (less certain deductions as 

required or permitted by applicable law).  This increment can be used, as described above, to reimburse 

eligible costs or to pay debt service on tax increment financing incurred to finance such eligible costs. 

Notwithstanding anything herein to the contrary, no portion of City or County property taxes, if any, that 



3 

 

is dedicated to, earmarked, or designated for public school operations shall be allocated to the IDB in 

connection with any Tax Increment Incentive, and in connection with any Tax Increment Incentive, no 

stormwater fees shall be deducted from any such property taxes so dedicated, earmarked or designated. 

The benefits of Tax Increment Incentive transactions include the following:  

(i) A TIF can be effective as “off balance sheet” financing of components of public 

infrastructure such as utilities and road and traffic improvements. A TIF is generally not 

included as a liability on the City’s balance sheet (although it may be noted).  The structure of 

these transactions allows the City to utilize new incremental revenue streams to accelerate 

funding of public improvements. A TIF therefore can enable the City to complete public 

infrastructure that it otherwise could not afford at the time.  

(ii) Tax Increment Incentives provide support for Projects that are not otherwise economically 

feasible.  For instance, a Tax Increment Incentive transaction may assist in the redevelopment 

of blighted and under-utilized property in the City.  

(iii) Because of the accelerated development of public infrastructure improvements, the ad 

valorem property tax base from associated and adjacent properties often increases, which 

produces even greater benefits for the City and County.  

(iv) Tax Increment Incentives are paid from increases in tax revenues from a Plan Area and not 

from tax subsidies from other areas of the City. Therefore, that portion of the cost of Projects 

supported by Tax Increment Incentives generally are paid by the development itself.  

(v) Projects supported by a Tax Increment Incentive may attract significant new jobs, 

businesses, and investment to the community, or may retain jobs and businesses that otherwise 

would be missed or lost without the investment made possible through a Tax Increment 

Incentive.  

Tax Increment Incentives will generally be used for economic development Projects that provide 

improvements in blighted and under-utilized areas in the City and in other properties approved by the City 

and, if applicable, the County.  Members of the City Council of the City and the County Commission of the 

County (collectively, the “Governmental Authorities”), as the community’s elected representatives, are not 

only vested with the final authority to approve plans authorizing Tax Increment Incentives, but also are in 

the best position to determine the relative priorities of the proposed infrastructure improvements and the 

related community benefits from a public policy standpoint. The Board, with the support of the City’s staff, 

will administer and implement these Policies consistent with the policy directives of the City and, to the 

extent applicable, the County. 

Section 2. Statutory Background 

The IDB is a nonprofit public corporation that was established in 1966 pursuant to the Tennessee 

Industrial Development Corporation Act (the “IDB Act”), Tenn. Code Ann. §§7-53-101 et seq. The Board’s 
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statutory purpose includes financing, owning, and leasing certain real and personal properties, which will 

have the effect of maintaining and increasing employment and otherwise promoting new industry, 

commerce and trade in Tennessee and the City, in particular.  

On May 14, 2004, the Tennessee General Assembly amended the IDB Act to vest industrial 

development corporations like the Board with the authority to initiate and administer Tax Increment 

Incentives in areas that are approved by the Governmental Authorities.  The Board’s responsibilities under 

the amendment include the following:  

(i) Preparation and submission of an Economic Impact Plan for an area that includes an eligible 

Project, which plan must comply with certain statutory criteria;  

(ii) Holding a public hearing relating to the Economic Impact Plan after proper, published 

notice; and  

(iii) Administering the incremental tax payments allocated to the Board under the Economic 

Impact Plan.  

The purpose of these Policies is to specify the procedures for applying for a Tax Increment 

Incentive, specify the information that will be required of an Applicant, confirm that the Governmental 

Authorities retain the legal authority to approve any plan that would affect their respective property taxes, 

and prescribe the role the Board will play in the process.  These Policies presume that each Economic 

Impact Plan will be submitted for approval by both Governmental Authorities, but the IDB, with the 

approval by the City Council, may approve an Economic Impact Plan that only applies to the City’s taxes, 

in which case all references to the County in these Policies will not be applicable as to such Economic 

Impact Plan. 

The amendment, which is codified as Tenn. Code Ann. §7-53-312, provides that City Council is 

entitled to approve any Economic Impact Plan affecting property taxes due to the City and the County 

Commission must approve any Economic Impact Plan affecting property taxes owed to the County. Neither 

has the authority to approve an Economic Impact Plan affecting the property taxes of the other. A Tax 

Increment Incentive may be approved that allocates to the Board incremental property tax revenues from 

both real and personal property taxes in the specified area.  However, because of the complexity of 

administering the calculation of the increment relating to personal property taxes, a Tax Increment Incentive 

that includes personal property taxes will only be approved if the allocation of incremental personal 

property taxes is essential, in the judgment of the Board and the Governmental Authorities, to the 

development of the Plan Area. 

In 2012, the Tennessee General Assembly enacted the Uniformity in Tax Increment Financing Act 

of 2012 (the “TIF Uniformity Act”) to provide a more comprehensive statutory framework for utilizing Tax 

Increment Incentives.  The TIF Uniformity Act was codified as Chapter 23 of Title 9 of the Tennessee Code 

Annotated.  Pursuant to Section 9-23-107 of the TIF Uniformity Act, the City and the Board were 

specifically authorized to adopt policies and procedures relating to Tax Increment Incentives, and these 

Policies are adopted pursuant to such statutory authorization. 
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The Tennessee General Assembly has also enacted Section 7-53-316 of the IDB Act, which 

authorizes the use of certain incremental sales tax revenues to supplement Tax Increment Revenues in 

connection with the development of certain brownfield sites.  These Policies shall apply to the consideration 

of an Economic Impact Plan to be adopted pursuant to Section 7-53-316 of the IDB Act, as well as Section 

7-53-312 of the IDB Act, and any Applicant requesting consideration of an Economic Impact Plan under 

Section 7-53-316 of the IDB Act shall request such consideration in the Applicant’s Application. 

Section 3. Process 

3.1. Application. The process for requesting a Tax Increment Incentive will commence with an 

Applicant filing a completed Application in the form attached to these Policies as Exhibit A and 

incorporated herein by reference together with all exhibits, supplements, schedules, and financial 

information required in the Application. The Applicant shall tender an application fee to the Board in an 

amount set forth in Section 6 of these Policies. No action will be taken with respect to the Application until 

the Board (or its Administrative Agent) determines that it has received all information which may be 

relevant or necessary in determining the qualifications of the Applicant and the Project. Acceptance of the 

Application does not imply, evidence, or confirm the IDB’s support for, or recommendation of, the 

Project identified in the Application or the Tax Increment Incentive request.  

3.2. Board Considerations. The Board has always viewed its core mission as the promotion of 

economic development and growth in the City, and in particular, commercial and industrial Projects that 

involve a significant capital investment and the generation of new jobs with wages in excess of the annual 

average wage in the City. An Application detailing a Project that fits within this core mission will encounter 

greater flexibility and receptivity by the Board, as well as the City and the County, as opposed to Projects 

that do not involve these factors. Additionally, the Board will evaluate the Project’s community impact in 

connection with evaluating an Application for a Tax Increment Incentive. The Board recognizes that new 

commercial and industrial Projects have direct and indirect impacts on the existing businesses and people 

who work, live, dine, shop, and commute in and around the location of the Project, and an Applicant should 

consider any concerns of the community to be impacted by the Project and, to the extent practicable, be 

responsive to such concerns. 

3.3 Submission to Governmental Authorities. Upon receipt of the Application, the Board shall 

work with City staff to review the Application. The review shall include, but not be limited to, the following 

considerations: the purpose of the request; experience of the Applicant; description of the Project to be 

located in the area that would be the subject of the Economic Impact Plan (the “Plan Area”); proposed 

sources of funds to pay the Project; evidence of the financial capability of the Applicant to undertake the 

Project; and community impact of the Project. Once the Board determines that it has received a properly 

completed Application and any other information that it considers relevant or necessary for City Council 

to evaluate the Application and the Project, the Board will submit its acceptance of the Application with a 

proposed Resolution of Intent to the City Council. 

Upon receipt of the Application from the Board, the City Council may take one of three actions: (i) 

reject the Application and return it to the Board, (ii) return the Application to the Board to request more 

information from the Applicant as specified by City Council, or (iii) approve the Resolution of Intent to 
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consider an Economic Impact Plan relating to the Application.  If adopted, the Resolution of Intent will 

instruct the Board to prepare and submit to City Council an Economic Impact Plan as requested by the 

Application.  

If the Tax Increment Incentive request will affect County property taxes, the Board will also submit 

the Application and a proposed Resolution of Intent to the County Mayor and County Commission.  County 

Commission may then take one of three actions described above in the same manner as City Council.  If 

County Commission disapproves the Application or does not consider the Application in a timely manner, 

the City Council may reconsider the Application and adopt another Resolution of Intent instructing the 

Board to prepare and submit an Economic Impact Plan that only affects City taxes.  

3.3. Economic Impact Plan. If the Board receives a Resolution of Intent from the City Council 

and, if applicable, County Commission, the Board may prepare, with input from the Applicant, a proposed 

Economic Impact Plan for the Board’s consideration.  The Board may also instruct the Applicant to prepare 

the proposed Economic Impact Plan for the Board’s consideration.  The proposed Economic Impact Plan 

shall contain the information required by Section 7-53-312(b) of the IDB Act and, to the extent not already 

required by the IDB Act, shall also include the following information:  

(i) a list of tax parcels composing the Plan Area, including owners and parcel numbers, from 

which the Tax Increment Revenues will be generated, and the Base Taxes for each such tax 

parcel;  

(ii) a map clearly identifying the boundaries of the Plan Area; 

 

(iii) a clear description of the Project or Projects that will be located in the Plan Area and that 

will be developed by the Applicant;  

 

(iv) confirmation of the current zoning of the parcels in the Plan Area subject to the Economic 

Impact Plan;  

(v) the proposed period of time for which taxes will be allocated from the Plan Area in 

accordance with the Economic Impact Plan as to each tax parcel, and if the allocation period 

as to each tax parcel shall not commence in the same tax year, the maximum period of time 

during which such allocation periods can commence;  

(vi) a description of any proposed borrowing related to the Tax Increment Incentive;  

(vii) the number of jobs which the Applicant estimates will be created by the Project identified 

in the Plan Area and a summary of the projected compensation that will be paid to those 

holding the jobs;  

(viii) the estimated development and construction costs of the Project; and  

(ix) the projected total cost of the Tax Increment Incentive, including interest paid during the 
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term of the Tax Increment Incentive.  

If the Applicant is requested to prepare a proposed Economic Impact Plan, the Applicant shall 

submit the proposed Economic Impact Plan to the Board no later than ninety (90) days after such request 

is made of the Applicant. If the Applicant does not submit the proposed Economic Impact Plan within that 

period, the Board has the authority to take no further action with respect to the Application and the Project. 

If the Board chooses to take no further action, the Board will consider any further requests of the Applicant 

as a new request requiring a new Application, the re-commencement of the procedures described above, 

and the payment of another application fee.  If the Board elects to cause the preparation of the Economic 

Impact Plan, the Board will cause such preparation to occur promptly after approval of the applicable 

Resolution of Intent.  In either case, the Applicant shall fully cooperate in connection with preparation of 

the proposed Economic Impact Plan and shall provide such economic impact information, including a report 

relating thereto from an independent consultant if requested by the Board. 

3.4. Application Review Committee. There shall be an Application Review Committee consisting 

of not less than seven (7) members. Two (2) members shall be appointed by the City Mayor; two (2) 

members shall be appointed by City Council; two (2) members shall be appointed by the Board, and one 

(1) member shall be a representative of the Chamber of Commerce.  The Board shall appoints its two 

members before the end of each calendar year for the following year. The Application Review Committee 

will review each Application, each proposed Economic Impact Plan, the application process to date, and 

the Resolution(s) of Intent.  The Committee will advise the Board whether the Application and the proposed 

Economic Impact Plan comply with the IDB Act and these Policies, and is, therefore, qualified to be 

considered for submission to City Council and/or County Commission for approval.  The Committee, in 

consultation with the Board’s chairman, will then establish a proposed date for the Board to hold a public 

hearing and determine whether to submit the Economic Impact Plan to the City Council and, if applicable, 

County Commission for approval. The meetings of the Application Review Committee shall be subject to 

the Tennessee Open Meetings Act.  

3.5. Public Hearing by the IDB. After the Application Review Committee and the Board’s 

designated staff and counsel determine the Economic Impact Plan to be complete, the Board will hold a 

public hearing relating to the proposed Economic Impact Plan at a regular or special meeting of the Board.  

Notice of the public hearing shall be published in a newspaper of general circulation in Hamilton County 

at least two weeks prior to the date of the public hearing, as required by Section 7-53-312(g) of the IDB 

Act. If approved by the Board, the Board will submit the Economic Impact Plan to Chattanooga City 

Council and, if applicable, County Commission for consideration and approval. The submission shall 

include a summary of any comments from the public hearing on the proposed Economic Impact Plan and 

other information deemed pertinent by the Board. 

3.6. Approval of Economic Impact Plan.  The City Council and, if applicable, County 

Commission shall then consider whether to approve the proposed Economic Impact Plan.  Such approval, 

if provided, shall be undertaken by resolution of the applicable governing body in accordance with the IDB 

Act and TIF Uniformity Act.  After such approval, City Council and, if applicable, County Commission 

shall provide a certified copy of the resolution providing such approval to the Board. 
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3.7. Closing of Tax Increment Incentive. If an Economic Impact Plan requested by an Applicant 

is approved by City Council and, if applicable, County Commission, the Applicant and the Board will 

commence negotiation of the appropriate documents implementing the Tax Increment Incentive authorized 

by the Economic Impact Plan.  Such documentation shall include, without limitation, a Development 

Agreement with the Applicant that will incorporate the specific terms of the Tax Increment Incentive and 

will require the Applicant to undertake the Project identified in the Economic Impact Plan consistent with 

the Applicant’s Application.  If the Tax Increment Incentive includes tax increment financing, the 

documents required to implement such tax increment financing shall also be negotiated between the parties.  

Such documents, once negotiated, will be presented to the Board in substantially final form for 

consideration for approval.   

The Board may instruct its counsel to prepare the documentation required to implement any Tax 

Increment Incentive or may instruct the Applicant to prepare such documents for the Board’s review.  In 

any event, all contractual commitments of the Board under such documents, including any tax increment 

financing, shall be non-recourse as to the Board other than with respect to allocated Tax Increment 

Revenues.  All such documents shall be subject to the review and approval of the Board’s counsel.  

The Applicant will close the Tax Increment Incentive transaction within a reasonable period of time 

after the City Council and, if applicable, County Commission, approve the applicable Economic Impact 

Plan.  If the closing of the Tax Increment Incentive does not occur within a 120-day period after such 

approval, the Board may consider the Application withdrawn and, unless such time period is extended by 

the Board, all approvals by the Board shall be deemed to have lapsed and be of no further force or effect.  

Section 4. Board Policies for Tax Increment Incentives 

The following policies shall apply with respect to Tax Increment Incentives within each Plan Area:   

4.1. Maximum Allocation Period.  Unless City Council and, if applicable, County Commission, 

approve otherwise in an Economic Impact Plan, the maximum allocation period for any Tax Increment 

Revenues as to any parcel in a Plan Area shall be 20 years, but the Board may provide for a shorter allocation 

period in any Economic Impact Plan if the Board determines that such shorter allocation period will result 

in a Tax Increment Incentive sufficient to make the Project financially feasible.  A longer allocation period 

will only be permitted in extraordinary circumstances and only with the required statutory approvals under 

the TIF Uniformity Act. 

4.2. Limit on Allocation of Gross Incremental Tax Revenues. Unless City Council approves 

otherwise in an Economic Impact Plan, the maximum amount of Gross Tax Increment Revenues of the City 

allocable to support a Tax Increment Incentive shall be 75% of the Gross Tax Increment Revenues of the 

City if the allocation period for the Tax Increment Incentive is 10 years or less and 60% of the Gross Tax 

Increment Revenues of the City if the allocation period for the Tax Increment Incentive is more than 10 

years.  The maximum amount of Gross Tax Increment Revenues of the County allocable to support a Tax 

Increment Incentive shall be as is approved by the County Commission if the Economic Impact Plan is 

submitted to the County for approval. 
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4.3. Plan Area. The Plan Area, from which the Tax Increment Revenues will be generated, will 

consist of no more than (i) the parcels on which the applicable Project will be located, and (ii) those parcels, 

determined by the Board, to be directly affected and substantially benefited by the Project, whose owners 

have received the notice referred to in Section 4.5.  The Board may rely upon the opinions of City staff and 

such independent consultants as the Board deems advisable in determining whether a parcel would be 

directly affected and substantially benefited by the Project in the Plan Area.  

4.4. Eligible Costs. Unless City Council and, if applicable, County Commission approve otherwise 

in an Economic Impact Plan, a Tax Increment Incentive may only be used to pay or reimburse the cost of 

Public Infrastructure in a Plan Area that relates to a Project or Projects in such Plan Area.  The cost of 

Public Instructure may include the following costs:  

(i) The cost of the land on which the Public Infrastructure will be located; 

(ii) Costs relating to the design and construction of the Public Infrastructure, including 

clearing, grading and excavating, site work, and other hard construction expenses;  

(iii) costs of obtaining permits for the Project from Governmental Authorities; 

 

(iv) capitalized interest relating to financing of the Public Infrastructure;  

(v) premiums for payment and performance bonds issued in favor of Governmental Authorities 

or professional fees for architectural and engineering services and legal expenses capitalized 

as Project costs under generally accepted accounting principles;  

(vi) acquisition costs for equipment included in the Public Infrastructure; and  

(vii) fees and expenses of the Board and other fees and expenses related to the Tax Increment 

Incentive.  

For purposes of these Policies, “Public Infrastructure” shall have the meaning given to that term in 

Section 9-23-102 of the TIF Uniformity Act. 

If an Applicant desires the Board to pay any cost not described above, the Applicant should make 

such a request in its Application and shall demonstrate the extraordinary circumstances requiring the 

payment of such additional costs.  If City Council and, if applicable, County Commission approve such 

additional costs as part of a Resolution of Intent, the Board may include such additional costs as being 

permitted in the applicable Economic Impact Plan.  

4.5. Notice to Property Owners.  The Board through its designated administrative staff will notify 

any owners of parcels included in the proposed Plan Area (other than the Applicant) that the Board will 

consider the Application for Tax Increment Incentive on a certain date and at a prescribed time and place. 

The Applicant will provide a list of all parcels contained in the Plan Area, the names of the record owners 

and the address of each owner. The Board’s notice will invite public comment and will be mailed to such 
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property owners at least 14 days prior to the public hearing of the Board relating to the Economic Impact 

Plan described in Section 3.5 above.  In addition, the form of notice will advise property owners how they 

may comment on the Economic Impact Plan such as by email or by letter, as well as by attending the 

hearing. This notice is in addition to the notice required by Tenn. Code Ann. 7-53-312(g).  

4.6. Maximum Percentage of Project Cost and Minimum Project Size. The amount of a Tax 

Increment Incentive for a specific Project (either through the reimbursement of costs or based upon the 

principal amount of any tax increment financing) shall not exceed fifteen percent (15%) of the Total 

Projected Project Cost of any Applicant.  The Applicant must also reasonably anticipate a Total Projected 

Project Cost of at least $5,000,000 with respect to a proposed Project in order to apply for a Tax Increment 

Incentive. 

4.7. Eligible Projects. As is described above, each Economic Impact Plan must include an eligible 

Project.  The list of eligible Projects is included in Section 7-53-101(15) of the IDB Act.  Such list of eligible 

Projects includes many types of commercial, industrial, and warehousing facilities as may be determined 

by the Board.  However, in the absence of unusual or extenuating circumstances acceptable to the Board 

and the City, Projects that are substantially residential or are multifamily housing facilities under Section 

7-53-101(15)(x) of the IDB Act will not qualify as an eligible Project for purposes of an Economic Impact 

Plan.  A request for an incentive for a residential project, including a multifamily housing facility, should 

be submitted to the appropriate governmental authority or entity to the extent incentives may be available 

for such projects. 

4.8. Guaranties of Completion. The Board may require guaranties of completion of all or any 

portion of the Public Infrastructure from principals of the Applicant, payment and performance bonds from 

sureties acceptable to the Board, or letters of credit from financial institutions acceptable to the Board that 

assure the timely completion of the Public Infrastructure.  

4.9. Transfer of Tax Increment Incentive. No rights to a Tax Increment Incentive may be sold, 

assigned, or leased, including by transfer of ownership interests in the Applicant, unless approved by the 

Board or otherwise specified in the Development Agreement, provided however that the Board will consent 

to the collateral assignment of Tax Increment Revenues to secure tax increment financing. 

4.10. Additional Requirements; Amendments.  These Policies are in addition to the normal rules 

and procedures of the Board. From time to time and without notice, these Policies may be amended or 

waived, in whole or part, by the Board and the City, and new policies may also be adopted by the Board 

and the City. The Board may consider any special circumstances or conditions in determining whether to 

submit an Application for consideration by the City Council and, if applicable, County Commission, and 

whether to prepare and submit an Economic Impact Plan for approval.  

4.11.  Applicant Affidavit and Third-Party Review.  The Applicant must submit a signed 

affidavit certifying that the Project cannot proceed without the availability of a Tax Increment Incentive 

and must provide supporting documentation justifying the need for and the amount of the Tax Increment 

Incentive, in accordance with the Application form.  The form of such affidavit is attached to these Policies 

as Exhibit B.  In addition to requiring such affidavit, the Board, as a condition to the approval of any 
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Economic Impact Plan, shall retain an independent consulting firm with experience in public finance and 

real estate development, at the expense of the Applicant, to evaluate the Applicant’s financial projections 

for the Applicant’s Project to assist in evaluating whether the amount and allocation period of Tax 

Increment Incentive requested by the Applicant is required for Applicant to receive a commercially 

reasonable return on investment with respect to the Applicant’s Project. By submitting an Application, the 

Applicant agrees to pay the cost of such independent consulting firm.  

4.12.  Tax Increment Payment Dates. The Tax Increment Revenues to be allocated to the Board 

for any Tax Increment Incentive shall be paid by the City and, if applicable, the County no later than sixty 

(60) days from the last day of each February, which is the last day that such tax revenues are not overdue. 

Delinquent taxes to be allocated to the Board shall be paid by the County and the City no later than sixty 

(60) days after each date such delinquent taxes are collected, together with interest thereon to the extent 

required by the Tax Increment Act. 

4.13.  State Approval Process. If any Tax Increment Incentive will be used to pay any cost that 

does not relate to Public Infrastructure or if any allocation period with respect to any parcel is to extend 

beyond 20 years, and only to the extent permitted by these Policies, the State Commissioner of Community 

and Economic Development and the State Comptroller of the Treasury shall be required to make a 

determination, as provided in the TIF Uniformity Act, that it is in the best interests of the State to permit 

such use of the Tax Increment Incentive or such extended allocation period. 

4.14.  Stormwater Fees.  All applications for Tax Increment Incentives shall require verification 

that all stormwater fees for any properties owned by the Applicant shall have been paid in full. No Tax 

Increment Incentive payments shall be made by the Board or the City to an Applicant or its permitted 

assigns unless all stormwater fees have been paid in full and continue to be paid in full during the term of 

any Tax Incremental Incentive by the Applicant and its permitted assigns.  Additionally, no stormwater fees 

within a Plan Area shall be waived at any time during the term of the Tax Increment Incentive pursuant to 

Tennessee law. 

Section 5. Post-Closing Evaluation 

The Board intends to produce substantial and measurable changes and improvements to and for the 

economic and commercial environment of the City through the use of Tax Increment Incentives.  

Accordingly, the Applicant will be obligated to develop the Project substantially in accordance with the 

Economic Impact Plan and the Applicant’s Application, and the Development Agreement will document 

that obligation.  Material departures from the development specified in the Development Agreement will 

require the consent of the Board and may result in reductions or even elimination of the Tax Increment 

Incentive, depending on the effect of the proposed changes. 

In addition, the Board requires the Applicant to annually certify compliance with the Development 

and Financing Agreement in a writing signed by the Applicant’s chief executive officer or other executive 

acceptable to the Board. The Board will annually (or at such other times as it deems appropriate) evaluate 

each Project receiving a TIF to ensure compliance with the Development and Financing Agreement. 
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Section 6. Fees 

6.1. Application Fee. The Applicant will submit the Application with an Application Fee of 

$1,500.00, provided that for any Application submitted on or after January 1, 2023, the Application Fee 

shall be increased to $8,000.00. 

6.2. Annual Administrative Fee. For all Economic Impact Plans approved prior to January 1, 

2023, the Applicant will pay to the Board an annual administrative fee equal to 25 basis points (0.25%) of 

the Tax Increment Revenues allocated to the Board each year with respect to the applicable Plan Area. For 

all Economic Impact Plans approved on or after January 1, 2023, the Applicant will pay to the Board an 

annual administrative fee equal to 250 basis points (2.50%) of the Tax Increment Revenues allocated to the 

Board each year with respect to the applicable Plan Area.  The annual administrative fees provided for in 

this paragraph shall be payable from the Tax Increment Revenues allocable to the Board and not from Gross 

Tax Increment Revenues retained by the City. 

In addition, the Board will charge reasonable fees for any amendments to the Tax Increment 

Incentive, including any amendment to the Development Agreement, that will be based upon the facts and 

circumstances requiring the amendment, the actions required by the Board to effect the amendment, and 

the involvement of any Governmental Authorities. The Board may require that these fees be paid in advance 

of Board action and at the time the Applicant requests the amendment.  

The fees described above are intended to offset the expenses of the Board and the City staff for 

evaluating and administering Tax Increment Incentives.  In addition to the fees described above, the 

Applicant is responsible for payment of the Board’s counsel fees and other expenses incurred by the Board 

with respect to the Application, the Economic Impact Plan, the Development Agreement and all other 

aspects of the Tax Increment Incentive, as applied to the Applicant, including, without limitation, the cost 

of any economic impact study and/or financial review deemed advisable by the Board. 

 

Section 7. Environmental Report and Title Insurance  

The Board may require the Applicant to provide at its expense a Phase I Environmental Site 

Assessment Report for the Project and/or Plan Areas that (i) shall be prepared by a recognized Person in 

the health, safety and environmental field that is acceptable to the Board; (ii) shall bear a date acceptable to 

the Board; and (iii) shall disclose no unacceptable conditions to the Board. All environmental reports 

requested by the Board must grant to the Board the right to rely on such reports.  

The Board may also require that the Applicant obtain at its expense, and deliver to the Board, a title 

insurance commitment for the Project and/or Plan Areas described in the Economic Impact Plan. 

Section 8. Conflicts of Interest 

Each Board member shall be responsible for disclosing any material interest which he or she may 

have in or with an Applicant or any financing source for the applicable Project. Any Board member having 

any material interest in a Project or a financial or family relationship with an Applicant or financing source 
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for the applicable Project shall submit to general counsel for the Board a representation of that interest, and 

such counsel shall advise both the Board and Board member whether the member needs to recuse himself 

or herself from consideration of the Application. Such recommendation of the Board’s counsel shall be 

conclusive. If recusal is recommended, the Board will then consider the Application without participation 

from the member or members who recuse themselves.  

If any counsel has a professional legal relationship with the Applicant or source of the financing 

for the Project other than incidental representations in connection with financings of other projects, the 

Board will retain special counsel to represent the Board in connection with the particular Application and 

Project being considered.  

Section 9. Disclosures 

 

The Application will require the Applicant to disclose, in addition to all other information required 

by the Application, the following: 

 

(i) If the Applicant or any principal in the Applicant are currently engaged in any civil or 

criminal proceeding; 

 

(ii) If the Applicant or any principal in the Applicant have ever been charged or convicted of 

any felony or currently is under indictment; or 

 

(iii) If the Applicant or any principal in the Applicant has ever filed for bankruptcy. 

Section 10.  Definitions 

For purposes of these Policies, the following terms shall have the following meanings:  

“Administrative Agent” means the Person providing administrative services to the Board from time to 

time. The Board’s current administrative agent is Office of Economic Development of the City.  

“Application” means the Application for Tax Increment Incentive submitted hereunder in the form 

designated by the Board and as amended from time to time. The current form of the Application is attached 

hereto as Exhibit A. 

“Base Taxes” has the meaning given to such term in Section 9-23-102 of the TIF Uniformity Act. 

“Dedicated Taxes” has the meaning given to such term in Section 9-23-102 of the TIF Uniformity Act. 

“Development Agreement” means the Development Agreement between the Board and the Applicant 

(and any guarantor thereof) or similar agreement or contract providing for the terms and implementation of 

the Project and the Tax Increment Incentive. 

“Economic Impact Plan” means an economic impact plan within the meaning of Section 7-53-312 of the 

IDB Act.  
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“Governmental Authority” means the City of Chattanooga, Tennessee, and Hamilton County, Tennessee. 

“Gross Tax Increment Revenues” means the property tax revenues generated from the Plan Area less the 

Base Taxes, without reduction for Dedicated Taxes and any amount the County, the City, or the Board 

withhold as administrative expenses or as may be reserved pursuant to applicable law. 

“IDB Act” means Chapter 53 of Title 7 of the Tennessee Code Annotated, as amended. 

“Person” means any individual, sole proprietorship, corporation, limited liability company, association, 

partnership (general, limited, or limited liability partnership), organization, business, trust, individual and 

Governmental Authority.  

“Plan Area” means the parcels of real property identified as the plan area in the applicable Economic 

Impact Plan.  

“Project” means a project under Section 7-53-101(11) of the IDB Act and includes the infrastructure, 

utilities, road and traffic improvements, traffic signage and signals, buildings, structures, machinery, 

equipment, and land defined in the Application as part of the Project. 

“Public Infrastructure” has the meaning assigned to it in Section 4.3.  

“Reserved Taxes” means the Base Taxes and the Dedicated Taxes. 

“Tax Increment Revenues” means the property tax revenues generated from the Plan Area after the 

Reserved Taxes less any amount that the County, the City or the Board withhold as administrative expenses 

or as may be reserved pursuant to applicable law. 

“TIF Uniformity Act” means the Uniformity in Tax Increment Financing Act of 2012, as amended. 

“Total Projected Project Cost” means all costs that are expected to be incurred in connection with the 

development of a Project and that would be capitalized in accordance with generally acceptable accounting 

principles other than interest, property taxes and insurance during the construction of the Project as set forth 

in the Applicant’s Application. 
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EXECUTIVE SUMMARY______________________________________ 
 
Utilizing assumptions provided by the City of Chattanooga (the “Client” and the “City”), 
which assumptions were largely based on information provided by Urban Story Ventures 
(the “Applicant”), MuniCap, Inc. (“MuniCap”) has calculated the estimated financial 
performance and the associated returns for the proposed “The Bend” development project, 
located in Chattanooga, TN (the “Project”), as further described below. MuniCap’s 
projection of the Project’s financial performance indicates that without public assistance, 
the Project can be expected to produce a financial return that is lower than the standard 
targets of real property developers. Additionally, utilizing the given assumptions and 
Client’s indication of a targeted level of public assistance through the use of both (1) a tax 
increment finance reimbursement resulting from real property tax revenues (the “TIF 
Reimbursement”), and (2) a reimbursement from local option sales tax revenues generated 
within the project site (the “Brownfield Sales Tax Revenue Reimbursement”), MuniCap’s 
projection of the estimated financial performance of the Project indicates that the Project 
can be expected to produce a financial return that is within the range of standard targets of 
real property developers. 
 
Please see MuniCap’s full report below for an explanation of the indications stated above, 
other relevant information and the limitations of MuniCap’s analysis. 
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I. INTRODUCTION AND SCOPE OF WORK_____________________ 
 
MuniCap has executed a consulting agreement with the Client to provide consulting 
services to support Client’s review of public assistance for real estate projects. MuniCap 
has worked directly with Client, other advisors to the Client, representatives of Hamilton 
County, representatives of the Applicant and other relevant parties to review and analyze 
Applicant’s public assistance request for the Project. The Applicant has indicated that it 
intends to redevelop the 102-acre site of the Project, located within the City and along the 
Tennessee River, creating a mixed-use real property development that will include the 
following development uses: 

• Recreation 
• Residential, including market rate and workforce/affordable housing 
• Retail 
• Restaurants 
• Office 
• Industrial 
• Parking 

 
The Applicant, which has been working on the Project for several years, has indicated that 
the construction of the Project is expected to continue over approximately twelve additional 
years. Additional information on the development plan can be found in the following 
sections of this report and may be available from the Applicant.  
 
The Applicant has requested public assistance from the TIF Reimbursement and the 
Brownfield Sales Tax Revenue Reimbursement, with the stated goal of reducing the net 
effective cost of the infrastructure for the Project, in order to make the Project financially 
viable.  
  
To provide a limited analysis of the Applicant’s request for public assistance, MuniCap 
has prepared this report (see below for a description of the scope of work). MuniCap 
understands that this report will be utilized by the City and Hamilton County in their 
evaluation of the requested public assistance.  The type of limited analysis provided in this 
report is similar in scope to other analyses undertaken by MuniCap for other local 
governments in Tennessee. 
 
This report, including the attached appendices, is based in large part on a financial pro 
forma for the Project provided by Applicant. This report also utilizes additional information 
provided by Applicant, including information provided subsequent to the initial delivery 
of the Project’s financial pro forma. Key aspects of the Project and the expected financial 
results are described in more detail in Section II and Section III of this report. 
  
At the direction of Client, MuniCap’s scope of work for its analysis of the Project is limited 
to the following tasks: 

• Utilizing assumptions provided by Client (generally based on information provided 
by the Applicant) and the Applicant, calculate an estimate of the financial return of 
the Project which assumes that the requested public assistance is not provided; and 
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• Utilizing assumptions provided by Client (generally based on information provided 
by the Applicant) and the Applicant, calculate an estimate of the financial return of 
the Project, assuming that an indicated amount of public assistance is provided. 

 
MuniCap’s scope of work for this analysis excludes multiple potential considerations, 
including the following tasks and topics, which MuniCap understands have been or will be 
provided by others, to the extent that any are deemed necessary by the Client: 

• Analysis of the sources of capital to be utilized, including but not limited to:  
o Proposed borrowing arrangement with Applicant’s lender(s) (including the 

amount of capital estimated to be provided, the percentage of the Project 
estimated to be funded by the borrowing, interest rate and payback terms); 

o Availability and appropriateness of typical financing sources for similar 
developments; 

o Potential for other financing plans that would not require public assistance 
or require less public assistance. 

• Analysis of the fiscal impact of the Project on participating taxing entities, 
including the resulting net, effective tax revenues to be received by the jurisdictions 
(with or without the public assistance). 

• Independent analysis of the estimated real property taxes and sales taxes to be 
generated from the Project. 

• Analysis of the estimates provided by Applicant of the real property taxes and the 
sales taxes to be generated from the Project.    

• Analysis of many key factors in the Applicant’s pro forma for the Project, including 
but not limited to: 

o Cost estimates to build the Project; 
o Estimates of the land sale prices; 
o Estimates of the time required to construct the infrastructure for the Project; 
o Estimates of the time to sell the land within the Project to sub-developers 

that are expected to construct vertical improvements. 
• Analysis of alternative scenarios in which the Project’s outcomes vary (e.g., a 

different development use is built). 
• Analysis of potential mechanisms to vary the terms of the TIF Agreement in 

accordance with the execution and actual results of the Project.   
• Analysis of qualitative considerations as to whether the Applicant would proceed 

with the Project without public assistance. 
• Analysis of whether a different development project on this same site could be 

financially viable without public assistance. 
• Analysis of potential benefits from the Project to the surrounding area and to the 

City of Chattanooga and Hamilton County in general. 
 
As indicated above, the limited “but for” analysis provided in this report does not consider 
whether the development of the site into the proposed development use could be 
accomplished by an alternative development group without the requested public assistance 
(or at a lower amount of public assistance), potentially utilizing a more advantageous 
financial plan or development plan. Instead, the analysis within this report is limited to the 
specific consideration of whether the estimated financial return without any public 
assistance is above the standard return targets which are necessary for real property 
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developers to proceed with development plans; and secondarily, whether a specified 
amount of public assistance produces an estimated return for the Project that is greater than 
the typical range of real property return targets.  
 
II. SUMMARY OF APPLICANT’S DEVELOPMENT PLAN________ 
 
The Applicant has presented a redevelopment plan for The Bend, which generally 
contemplates the Applicant constructing horizontal infrastructure improvements, including 
public improvements, across the project site and selling approximately 46 acres of finished 
building pads to sub-developers. The Applicant has submitted plans to the Client for site 
infrastructure, including public recreational uses, a road networks, utilities and public 
parking. The Applicant has indicated expectations for various development uses 
throughout the Project, including market rate residential, workforce / affordable residential, 
retail, restaurants, office, industrial and parking.  
 
Additional information on the development plan can be found in the following Section III 
below in other materials provided tot eh Client. 
 
III. ASSUMPTIONS PROVIDED TO MUNICAP__________________ 
 
In performing its scope of work, MuniCap is utilizing assumptions provided by Client, 
most of which are either directly or generally based on information provided by the 
Applicant, as well as information provided directly by the Applicant. A summary of certain 
assumptions provided by Client and the Applicant is provided on the following page. As 
typical, through the period of MuniCap’s analysis, the Applicant has provided additional 
information, including responses for requested information. Additionally, through the 
period of this analysis, the Applicant has provided updated and or corrected information 
on the Project’s expected performance (relative to information provided within the 
originally submitted materials). At the direction of Client, certain information provided by 
Applicant following its submittal of its application has been considered and utilized in the 
preparation of this report. Additionally, Applicant has had the opportunity to review the 
financial projections prepared by MuniCap and has indicated that the financial projections 
match the information provided by Applicant (with the exception of the assumed land value 
of the contributed real property which is addressed below).  
 
As indicated on the following page, the financial projections which are presented in the 
following sections of this report are utilizing a total land contribution value of $45,000,000 
for the Applicant’s land contribution. To project a financial return on the Applicant’s 
investment in the Project, all of Applicant’s costs, including its land contribution into the 
Project, must be taken into account. Following a significant review of materials provided 
by Applicant and detailed discussions with relevant parties, including the Applicant, its 
advisors, the Hamilton County Real Property Tax Assessor’s Office and a private appraisal 
firm that prepared an appraisal of the project site for a potential lender to the Applicant, 
the Client has provided the land value assumption of $45,000,000 to utilize in this analysis. 
Based on its review of the materials that is has been provided, MuniCap considers the 
assumed land value provided by the Client to be reasonable for the limited analysis being 
performed in this report and furthermore believes that the Client has taken a reasonable 
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approach in its efforts to establish this important assumption for the scope of these financial 
projections.      
 
Additionally, as directed by Client, the financial projections presented in the following 
sections are utilizing a development timeline that includes significant activity in calendar 
year 2023, which is based in part on materials provided by the Applicant on May 26, 2023. 
MuniCap has not attempted to review the accuracy of the suggested timing presented by 
the Applicant; nor has MuniCap made any adjustments to the timing of development 
activity in the financial projections presented in the following sections.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Summary of Assumptions Affecting Return Calculations - Provided to MuniCap
Capital Sources and Construction Expenditures
Value of land contributed $45,000,000
Development costs, including contingencies $198,044,395

$243,044,395

Capital contributions to be provided by Applicant, including land $45,000,000
Debt financing $198,044,395
   Total capital provided $243,044,395

Interest rate on long term debt financing 7.0%
Term of debt financing 15 years Repayment schedule results from net land sale proceeds.

Revenues from Land Sales

Total acres to sell (in the form of finished building pad sites) 46.080                                    
Average acres sold in each year 3.840                                      

Price per acre for first year land sales $2,800,000
Price per acre for second year land sales $5,300,000
Annual increase in price per acre in all future years 6.0%

Proceeds from land sales utilized to repay debt financing.

Other
Total EPB (Electric Power Board) cost reimbursements to Applicant $1,575,000

MuniCap has not attempted to determine the reasonableness of these assumptions; MuniCap is not expressing an opinion on the reasonableness of these assumptions.

6
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IV. ESTIMATED FINANCIAL RETURNS_______________________

Assuming No Public Assistance is Provided 
The preparation of an estimate of the financial return from the Project public assistance is 
not provided requires an assumption that the Project would proceed as planned even if 
public assistance is not made available. As such, one should recognize that this scenario is 
only a conceptual approach, prepared solely to assist in the evaluation of the requested 
public assistance for the proposed Project. MuniCap is not suggesting that this deal 
structure is a realistic or an unrealistic possibility, or that it should be implemented; other 
alternatives may be more realistic or informative than this alternative (please note, 
however, that any such alternative without public assistance will also be inconsistent with 
the Applicant’s plan). 

Utilizing assumptions, including the ones specified on the prior page, the estimated 
financial return for the Project assuming that the requested public assistance is not provided 
is summarized in Table 1 below; a detailed calculation of the estimated cash flows from 
the Project and the estimated financial return is provided in the attached Appendix A. As 
indicated in Appendix A, the estimated financial return assumes the final sale of real 
property within the Project by the end of the 2034. 

Table 1 
Summary of Estimated Financial Return Assuming No Public Assistance 

Estimated total equity investment $45,000,000 

Estimated funds returned to investors $53,114,882 

Assumed return period Per 2034 

Estimated annual internal rate of return (levered) 1.4% 

The estimated internal rate of return (the “IRR”; please see Exhibit A for an explanation 
of the internal rate of return) for the Applicant is 1.4 percent, as shown in Table 1 above, 
is lower than the standard targets of real property developers, which typically range from 
12 percent to 20 percent (on a levered basis)1 and depend on many factors, including the 

1MuniCap provides this range of internal rate of return targets (assuming debt is used) for the 
purpose of comparing the estimated returns of the Project. The indicated range is based on a 
combination of sources, including but not limited to the following: MuniCap’s analysis of hundreds 
of real estate development projects, including many other “but for” tests for public assistance; direct 
communications with real estate developers (both clients and others firms involved in projects on 
which MuniCap has worked); direct communications with investors in real estate development 
projects; direct communications with brokers of investment opportunities in real estate 
development projects; analysis of actual investments in real estate development opportunities; 
review of leading industry research papers, trade publications and surveys; direct inquiry with 
property developers; and direct communications with prior applicants for public assistance on 
Tennessee projects. 
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length of the investment measurement. As such, it is reasonable to believe that the 
estimated financial return from the Project, assuming no public assistance is provided, is 
not strong enough to justify a real property developer’s investment in the Project.   
 
Please note that the indications in the prior paragraph are based on the assumptions 
specified further above (among others) and therefore the indications in the prior paragraph 
do not rule out the possibility of the development of the site according to a development 
plan which does not require public assistance.  
 
Assuming Public Assistance is Provided 
As indicated above, the Client has provided MuniCap with a specified public assistance 
assumption to utilize in the financial projection, which includes the following:  

• $100,000,000 of reimbursement of public infrastructure expenditures to Applicant 
from incremental real property tax revenues resulting from the TIF Reimbursement; 
and 

• $15,000,000 of reimbursement of public infrastructure expenditures to Applicant 
from sales tax revenues resulting from the Brownfield Sales Tax Revenue 
Reimbursement; 

 
To implement this assumed public assistance, MuniCap has prepared a financial projection 
that assumes annual reimbursement to the Applicant, which is consistent with the form of 
public assistance presented in Applicant’s submitted financial pro-forma (that is, annual 
reimbursements form available revenues, as opposed to a borrowing against future revenue 
tax revenue streams that would provide a faster reimbursement to Applicant). Furthermore, 
the implementation of this assumed public assistance utilizes Applicant provided 
projections of these revenue sources. 
 
The estimated financial return for the Applicant, utilizing assumptions, including the ones 
provided on page 6 above, and assuming that the public assistance described above is 
provided, is summarized in Table 2 below; a detailed calculation of the estimated cash 
flows from the Project and the estimated financial return is provided in the attached 
Appendix B. As noted above, the assumed public assistance would reduce the effective 
cost of the infrastructure paid by the Project, thus increasing the financial return of the 
Project. As indicated in Appendix B, the estimated financial return assumes the final sale 
of real property within the Project by the end of the 2034 and the final year of 
reimbursement of expenditures on public infrastructure from the TIF Reimbursement in 
2042, which is based on the Applicant’s estimate of real property tax increment revenues.    
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Table 2 
Estimated Financial Return Assuming Public Assistance 

 
Estimated total equity investment $45,000,000  
         
Estimated funds returned to investors $176,020,594  
         
Assumed return period Per 2042 
    
Estimated annual internal rate of return (levered) 12.4% 

 
The estimated IRR for the Applicant, 12.4 percent as shown in Table 2 above, is within the 
standard target range of real property developers, as indicated above. Assuming that range 
of IRR returns as a reasonable target range, the estimated internal rate of return from the 
Project indicates that the assumed amount of public assistance will not produce an 
excessive return. 
 
In that the estimated financial return for the Project is calculated through the use of a great 
number of assumed outcomes, the actual financial return will differ from the estimated 
return. The critical outcomes in determining the actual financial return from the Project 
include the following: 

• Actual construction costs, as well as the timing thereof, and the resulting impact on 
the loans incurred by Applicant and Applicant’s equity contributions; 

• Actual sale prices of the proposed land sales; 
• Actual timing of the proposed land sales; and 
• For a scenario in which public assistance is provided in the form assumed above, 

the actual timing and amount of the available tax revenues to be utilized to 
reimburse the Applicant. 

 
To the extent that the Applicant’s efforts to execute the Project produce better outcomes 
than the assumed outcomes (e.g., the actual land sale prices are higher than the assumed 
levels indicated in the financial projections), then the actual financial return from the 
Project will be stronger than the projected returns specified above. 
 
V. OTHER CONSIDERATIONS 
 
As stated above, MuniCap’s scope of work does not include an analysis of qualitative 
considerations as to whether the Project would proceed without public assistance. MuniCap 
believes that qualitative factors should be contemplated in a full “but for” analysis.  It is 
our understanding that some of the qualitative benefits of the Project include providing 
additional recreational amenities and providing better activation of the Tennessee River 
waterfront. 
 
In preparing the analyses presented in this report, MuniCap has become aware of the 
following attributes of the public assistance contemplated by the parties, portions of which 
are included in the financial projections described in the prior section, including: 
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• Public assistance is only available if development activity occurs; 
• Only a portion of the incremental real property taxes generated by the Project are 

made available for public assistance; 
• Limits on the time periods for which public assistance can be obtained by the 

Applicant; and 
• Requirement for the Applicant to provide the site infrastructure by designated 

deadlines.  
 
 
 



 
 

Exhibit A 
Internal Rate of Return Explanation 

 
The Internal Rate of Return (often referred to as the “IRR”) is a metric used to measure 
the attractiveness of potential investments and the performance of actual investments. The 
internal rate of return metric is used regularly by real estate developers. The internal rate 
of return can be defined as the discount rate at which the net present value of a set of cash 
flows (i.e., the initial investment, expressed negatively, and the returns, expressed 
positively) equals zero.  
 
In more simple terms, it is the annual rate at which a real estate investment grows. 
 
Among many other sources, additional information on the internal rate of return can be 
found at the link below: 
 
https://www.realtymogul.com/resource-center/articles/what-irr-can-tell-investors-about-
real-estate-investments 
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Chattanooga, TN

Schedule I: Sources and Uses of Capital

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total

Sources:
Borrowings1 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395
Applicant equity investment2 $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000

   Total sources $45,000,000 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $243,044,395

Uses
Real property
Value of land contributed2 $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000
      Total real property $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000

Development costs
Development costs3 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395
Other expenditures $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0$
      Total development costs $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395

         Total Uses $45,000,000 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $243,044,395

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix A with No TIF October 30 2023.xlsx]I
30-Oct-23

1Assumption provided by Applicant's indication of total borrowing and additional information provided by Applicant. 

3Assumptiuon provided by Applicant. 

1Assumption provided by the City.

1
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Schedule II: Estimated Draw Down and Repayment of Loan

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Bank Loan
Beginning balance $0 $0 $28,493,375 $76,068,466 $118,322,384 $137,509,105 $130,741,797 $114,094,792 $94,705,861 $72,290,570 $46,539,027 $17,113,763 $0 $0
Draws1 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $0 $0
Repayments from TIF Revenues2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Repayments from land sales3 $0 ($9,887,470) ($15,252,208) ($14,269,991) ($13,476,720) ($14,416,209) ($16,647,005) ($19,388,932) ($22,415,291) ($25,751,543) ($29,425,264) ($17,113,763) $0 $0
Ending balance $0 $28,493,375 $76,068,466 $118,322,384 $137,509,105 $130,741,797 $114,094,792 $94,705,861 $72,290,570 $46,539,027 $17,113,763 $0 $0 $0

Annual interest expense on bank loan4 $0 $1,343,330 $4,193,492 $7,303,129 $9,425,787 $9,893,349 $9,151,926 $7,986,635 $6,629,410 $5,060,340 $3,257,732 $1,197,963 $0 $0

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix A with No TIF October 30 2023.xlsx]II
1See Schedule I. 30-Oct-23
2Assumption provided by Applicant's indication that it expects its lenders to require reimbursements from TIF revenues, if any, to be utilized to repay outstanding borrowings. See Schedule IV for estimated amount.
3Assumption provided by Applicant's indication that it expects its lenders to require reimbursements from net revenues from land sales. See Schedule III for estimated amount.

4Assumption provided by Applicant's indication that it expects to obtain a 15 year loan with a gross interest rate of 7.00 percent, while paying interest only through the draw down of the full borrowing amount.
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The Bend Appendix A
Chattanooga, TN
Schedule III: Projected Operating Revenues and Expenditures

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Assumptions
Revenues
Land sales
Acres sold1 4.011               3.669              3.840              3.840              3.840              3.840              3.840              3.840              3.840              3.840              3.840               3.840                 -                
Average price per acre1 $2,800,000 $5,300,000 $5,618,000 $5,955,080 $6,312,385 $6,691,128 $7,092,596 $7,518,151 $7,969,240 $8,447,395 $8,954,238 $9,491,493 $10,060,982

Annual land price escalation1 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0%

Estimated Results
Projected operating revenues
Land sale revenue $0 $11,230,800 $19,445,700 $21,573,120 $22,867,507 $24,239,558 $25,693,931 $27,235,567 $28,869,701 $30,601,883 $32,437,996 $34,384,276 $36,447,332 $0
EPB cost reimbursement1,2 $0 $0 $0 $0 $35,000 $70,000 $105,000 $140,000 $175,000 $210,000 $245,000 $280,000 $315,000 $0
Other revenue1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

   Total operating revenue $0 $11,230,800 $19,445,700 $21,573,120 $22,902,507 $24,309,558 $25,798,931 $27,375,567 $29,044,701 $30,811,883 $32,682,996 $34,664,276 $36,762,332 $0

Projected operating expenditures
Operating costs1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
   Net operating expenditures $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Projected net income before interest $0 $11,230,800 $19,445,700 $21,573,120 $22,902,507 $24,309,558 $25,798,931 $27,375,567 $29,044,701 $30,811,883 $32,682,996 $34,664,276 $36,762,332 $0

Estimated interest expense3 $0 $1,343,330 $4,193,492 $7,303,129 $9,425,787 $9,893,349 $9,151,926 $7,986,635 $6,629,410 $5,060,340 $3,257,732 $1,197,963 $0 $0

Income after interest $0 $9,887,470 $15,252,208 $14,269,991 $13,476,720 $14,416,209 $16,647,005 $19,388,932 $22,415,291 $25,751,543 $29,425,264 $33,466,312 $36,762,332 $0

Estimated principal repayment3 $0 $9,887,470 $15,252,208 $14,269,991 $13,476,720 $14,416,209 $16,647,005 $19,388,932 $22,415,291 $25,751,543 $29,425,264 $17,113,763 $0 $0

Net proceeds for equity distributions $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,352,550 $36,762,332 $0
MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix A with No TIF October 30 2023.xlsx]III
1Assumption provided by Client based on information provided by Applicant. Total acres sold equals 46.08, approximately the amount indicated by Applicant (46.15). 30-Oct-23
2Assumes a total of $1,575,000 spread over the suggested term of land sales.
3See Schedule II.
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The Bend Appendix A
Chattanooga, TN

Schedule IV: Estimated TIF Reimbursements and Estimated Equity Returns

Table 1 - Estimated TIF Revenues and Uses Thereof

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 per 2042 Total
Real Property TIF Reimbursements
City of Chattanooga
Estimated Gross TIF Revenues1 $0 $2,799,785 $4,323,793 $5,252,321 $6,980,546 $8,130,747 $8,901,105 $9,661,937 $11,473,732 $12,131,829 $12,131,829 $12,677,197 $88,740,379 $183,205,200
   % Directed towards other uses / projects2 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.5%
      Estimated Net TIF Revenues available for other uses / projects $0 $2,029,844 $3,134,750 $3,807,933 $5,060,896 $5,894,792 $6,453,301 $7,004,904 $8,318,456 $8,795,576 $8,795,576 $9,190,968 $64,336,775 $132,823,770

   % Available for The Bend 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.5%
      Estimated Net TIF Revenues available for The Bend $0 $769,941 $1,189,043 $1,444,388 $1,919,650 $2,235,955 $2,447,804 $2,657,033 $3,155,276 $3,336,253 $3,336,253 $3,486,229 $24,403,604 $50,381,430

Hamilton County
Estimated Gross TIF Revenues1 $0 $4,758,943 $7,349,380 $8,927,648 $11,865,203 $13,820,261 $15,129,678 $16,422,906 $19,502,508 $20,621,113 $20,621,113 $21,548,107 $150,836,749 $311,403,609
   % Directed towards other uses / projects2 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.1%
      Estimated Net TIF Revenues available for other uses / projects $0 $3,956,109 $6,109,540 $7,421,554 $9,863,543 $11,488,783 $12,577,301 $13,652,362 $16,212,435 $17,142,331 $17,142,331 $17,912,941 $125,390,589 $258,869,820

   % Available for The Bend 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.9%
      Estimated Net TIF Revenues available for The Bend $0 $802,834 $1,239,840 $1,506,094 $2,001,660 $2,331,478 $2,552,377 $2,770,544 $3,290,073 $3,478,782 $3,478,782 $3,635,166 $25,446,160 $52,533,789

Total TIF Revenues Available for The Bend
Total annual TIF Revenue available for The Bend $0 $1,572,775 $2,428,883 $2,950,482 $3,921,310 $4,567,433 $5,000,181 $5,427,577 $6,445,349 $6,815,035 $6,815,035 $7,121,395 $49,849,764 $102,915,219
Cumulative TIF Revenue available for The Bend $0 $1,572,775 $4,001,658 $6,952,141 $10,873,450 $15,440,884 $20,441,064 $25,868,641 $32,313,991 $39,129,025 $45,944,060 $53,065,455

TIF Agreement with City and County:
No TIF Agreement $0

Real Property TIF Revenues applied to repay borrowing $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Real Property TIF Revenues provided to Developer $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Table 2 - Estimated Returns
Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 per 2042 Total

Equity contributions4 ($45,000,000) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 ($45,000,000)
Distributions from annual operations5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,352,550 $36,762,332 $0 $0 $53,114,882
   (after debt service payments) $0
Brownfield TIF Reimbursements1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Real Property TIF Reimbursements $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
   Total annual cashflow ($45,000,000) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,352,550 $36,762,332 $0 $0 $8,114,882

Estimated internal rate of return (IRR) 1.4%

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix A with No TIF October 30 2023.xlsx]IV
1Provided by Applicant. 30-Oct-23
2Provided by the City.
3Reserved
4See Schedule I.
5See Schedule III.

4



Appendix B

The Bend
Chattanooga, TN

Estimated Applicant Returns Assuming Public Assistance is Provided



The Bend Appendix B
Chattanooga, TN

Schedule I: Sources and Uses of Capital

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total

Sources:
Borrowings1 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395
Applicant equity investment2 $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000

   Total sources $45,000,000 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $243,044,395

Uses
Real property
Value of land contributed2 $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000
      Total real property $45,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $45,000,000

Development costs
Development costs3 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395
Other expenditures $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0$
      Total development costs $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $198,044,395

         Total Uses $45,000,000 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $243,044,395

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix B with TIF October 30 2023.xlsx]I
30-Oct-23

1Assumption provided by Applicant's indication of total borrowing and additional information provided by Applicant. 

3Assumptiuon provided by Applicant. 

1Assumption provided by the City.
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The Bend Appendix B
Chattanooga, TN

Schedule II: Estimated Draw Down and Repayment of Loan

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Bank Loan
Beginning balance $0 $0 $28,493,375 $76,068,466 $116,749,609 $133,397,353 $123,391,740 $102,308,921 $77,527,545 $48,909,592 $16,093,803 $0 $0 $0
Draws1 $0 $38,380,846 $62,827,298 $56,523,909 $32,663,441 $7,648,901 $0 $0 $0 $0 $0 $0 $0 $0
Repayments from TIF Revenues2 $0 $0 $0 ($1,572,775) ($2,428,883) ($2,950,482) ($3,921,310) ($4,567,433) ($5,000,181) ($5,427,577) $0 $0 $0 $0
Repayments from land sales3 $0 ($9,887,470) ($15,252,208) ($14,269,991) ($13,586,814) ($14,704,031) ($17,161,509) ($20,213,942) ($23,617,773) ($27,388,212) ($16,093,803) $0 $0 $0
Ending balance $0 $28,493,375 $76,068,466 $116,749,609 $133,397,353 $123,391,740 $102,308,921 $77,527,545 $48,909,592 $16,093,803 $0 $0 $0 $0

Annual interest expense on bank loan4 $0 $1,343,330 $4,193,492 $7,303,129 $9,315,693 $9,605,526 $8,637,422 $7,161,624 $5,426,928 $3,423,671 $1,126,566 $0 $0 $0

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix B with TIF October 30 2023.xlsx]II
1See Schedule I. 30-Oct-23
2Assumption provided by Applicant's indication that it expects its lenders to require reimbursements from TIF revenues, if any, to be utilized to repay outstanding borrowings. See Schedule IV for estimated amount.
3Assumption provided by Applicant's indication that it expects its lenders to require reimbursements from net revenues from land sales. See Schedule III for estimated amount.

4Assumption provided by Applicant's indication that it expects to obtain a 15 year loan with a gross interest rate of 7.00 percent, while paying interest only through the draw down of the full borrowing amount.
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The Bend Appendix B
Chattanooga, TN
Schedule III: Projected Operating Revenues and Expenditures

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Assumptions
Revenues
Land sales
Acres sold1 4.011               3.669              3.840              3.840              3.840              3.840              3.840              3.840              3.840              3.840              3.840               3.840                 -                
Average price per acre1 $2,800,000 $5,300,000 $5,618,000 $5,955,080 $6,312,385 $6,691,128 $7,092,596 $7,518,151 $7,969,240 $8,447,395 $8,954,238 $9,491,493 $10,060,982

Annual land price escalation1 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0% 6.0%

Estimated Results
Projected operating revenues
Land sale revenue $0 $11,230,800 $19,445,700 $21,573,120 $22,867,507 $24,239,558 $25,693,931 $27,235,567 $28,869,701 $30,601,883 $32,437,996 $34,384,276 $36,447,332 $0
EPB cost reimbursement1,2 $0 $0 $0 $0 $35,000 $70,000 $105,000 $140,000 $175,000 $210,000 $245,000 $280,000 $315,000 $0
Other revenue1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

   Total operating revenue $0 $11,230,800 $19,445,700 $21,573,120 $22,902,507 $24,309,558 $25,798,931 $27,375,567 $29,044,701 $30,811,883 $32,682,996 $34,664,276 $36,762,332 $0

Projected operating expenditures
Operating costs1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
   Net operating expenditures $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Projected net income before interest $0 $11,230,800 $19,445,700 $21,573,120 $22,902,507 $24,309,558 $25,798,931 $27,375,567 $29,044,701 $30,811,883 $32,682,996 $34,664,276 $36,762,332 $0

Estimated interest expense3 $0 $1,343,330 $4,193,492 $7,303,129 $9,315,693 $9,605,526 $8,637,422 $7,161,624 $5,426,928 $3,423,671 $1,126,566 $0 $0 $0

Income after interest $0 $9,887,470 $15,252,208 $14,269,991 $13,586,814 $14,704,031 $17,161,509 $20,213,942 $23,617,773 $27,388,212 $31,556,430 $34,664,276 $36,762,332 $0

Estimated principal repayment3 $0 $9,887,470 $15,252,208 $14,269,991 $13,586,814 $14,704,031 $17,161,509 $20,213,942 $23,617,773 $27,388,212 $16,093,803 $0 $0 $0

Net proceeds for equity distributions $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $15,462,627 $34,664,276 $36,762,332 $0
MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix B with TIF October 30 2023.xlsx]III
1Assumption provided by Client based on information provided by Applicant. Total acres sold equals 46.08, approximately the amount indicated by Applicant (46.15). 30-Oct-23
2Assumes a total of $1,575,000 spread over the suggested term of land sales.
3See Schedule II.
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The Bend Appendix B
Chattanooga, TN

Schedule IV: Estimated TIF Reimbursements and Estimated Equity Returns

Table 1 - Estimated TIF Revenues and Uses Thereof

Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 per 2042 Total
Real Property TIF Reimbursements
City of Chattanooga
Estimated Gross TIF Revenues1 $0 $2,799,785 $4,323,793 $5,252,321 $6,980,546 $8,130,747 $8,901,105 $9,661,937 $11,473,732 $12,131,829 $12,131,829 $12,677,197 $88,740,379 $183,205,200
   % Directed towards other uses / projects2 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.50% 72.5%
      Estimated Net TIF Revenues available for other uses / projects $0 $2,029,844 $3,134,750 $3,807,933 $5,060,896 $5,894,792 $6,453,301 $7,004,904 $8,318,456 $8,795,576 $8,795,576 $9,190,968 $64,336,775 $132,823,770

   % Available for The Bend 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.50% 27.5%
      Estimated Net TIF Revenues available for The Bend $0 $769,941 $1,189,043 $1,444,388 $1,919,650 $2,235,955 $2,447,804 $2,657,033 $3,155,276 $3,336,253 $3,336,253 $3,486,229 $24,403,604 $50,381,430

Hamilton County
Estimated Gross TIF Revenues1 $0 $4,758,943 $7,349,380 $8,927,648 $11,865,203 $13,820,261 $15,129,678 $16,422,906 $19,502,508 $20,621,113 $20,621,113 $21,548,107 $150,836,749 $311,403,609
   % Directed towards other uses / projects2 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.13% 83.1%
      Estimated Net TIF Revenues available for other uses / projects $0 $3,956,109 $6,109,540 $7,421,554 $9,863,543 $11,488,783 $12,577,301 $13,652,362 $16,212,435 $17,142,331 $17,142,331 $17,912,941 $125,390,589 $258,869,820

   % Available for The Bend 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.870% 16.9%
      Estimated Net TIF Revenues available for The Bend $0 $802,834 $1,239,840 $1,506,094 $2,001,660 $2,331,478 $2,552,377 $2,770,544 $3,290,073 $3,478,782 $3,478,782 $3,635,166 $25,446,160 $52,533,789

Total TIF Revenues Available for The Bend
Total annual TIF Revenue available for The Bend $0 $1,572,775 $2,428,883 $2,950,482 $3,921,310 $4,567,433 $5,000,181 $5,427,577 $6,445,349 $6,815,035 $6,815,035 $7,121,395 $49,849,764 $102,915,219
Cumulative TIF Revenue available for The Bend $0 $1,572,775 $4,001,658 $6,952,141 $10,873,450 $15,440,884 $20,441,064 $25,868,641 $32,313,991 $39,129,025 $45,944,060 $53,065,455

TIF Agreement with City and County:
Real Property TIF Agreemnt: Reimbursement up to $100,000,000

Real Property TIF Revenues applied to repay borrowing $0 $1,572,775 $2,428,883 $2,950,482 $3,921,310 $4,567,433 $5,000,181 $5,427,577 $0 $0 $0 $0 $0 $25,868,641
Real Property TIF Revenues provided to Developer $0 $0 $0 $0 $0 $0 $0 $0 $6,445,349 $6,815,035 $6,815,035 $7,121,395 $46,934,545 $74,131,359

Table 2 - Estimated Returns
Year Ending December 31 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 per 2042 Total

Equity contributions4 ($45,000,000) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 ($45,000,000)
Distributions from annual operations5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $15,462,627 $34,664,276 $36,762,332 $0 $0 $86,889,235
   (after debt service payments) $0
Brownfield TIF Reimbursements1 $0 $0 $0 $2,374,488 $1,921,005 $1,943,781 $2,633,838 $2,858,177 $2,885,206 $383,505 $0 $0 $0 $0 $15,000,000
Real Property TIF Reimbursements $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,445,349 $6,815,035 $6,815,035 $7,121,395 $46,934,545 $74,131,359
   Total annual cashflow ($45,000,000) $0 $0 $2,374,488 $1,921,005 $1,943,781 $2,633,838 $2,858,177 $2,885,206 $383,505 $21,907,976 $41,479,311 $43,577,367 $7,121,395 $46,934,545 $131,020,594

Estimated internal rate of return (IRR) 12.4%

MuniCap, Inc. https://municap.sharepoint.com/sites/ALLSTAFF/CAROLINA/Thad Municap/MuniCap/Consulting/Chattanooga TN Bend/[The Bend Chattanooga Appendix B with TIF October 30 2023.xlsx]IV
1Provided by Applicant. 30-Oct-23
2Provided by the City.
3Reserved
4See Schedule I.
5See Schedule III.
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