APPENDIX I: DEVELOPMENT LOAN APPLICATION

Date of Application:

6/5/2025

Building/Property Address:

18 S Main Street Memphis, TN 38103

Applicant's Name:

Private Mortgage Investments, -LLC

Ownership Status:

Il lown the property Ol am purchasing the property
0 Other

Primary Project Contact:

Name: Shane Clark

Phone: 916-724-9354 Email shane@pmfpartners.com

Mailing Address: 32416 autumn Forest Ct Magnolia, TX 77354

Describe the existing
condition of the property.

Prior owner reportedly spent $2.79M including structural repairs, fire
alarm & sprinkler system, restored the masonry, replaced the facade,
added windows, replaced electrical, and completed 70% of the
7,500sf ground floor retail space. The 2nd floor is not complete and is
effectively a "cold dark shell".

Describe the proposed future
use of the property.

Our goal is to finish and lease up the 1st floor retail space. While
looking for a long-term retail tenant, we would like to explore options
to rent to short-term "pop-up" users and possible event venues. We'll
be marketing the property for sale to an end buyer to finish the 2nd
floor and basement spaces.

What improvements do you
plan to make to the

property?

We plan to complete the renovation of the 1st floor retail
space to bring to a "white box" condition for lease. See the
attached bid and scope of work for more information.

Square Footage of Building/
Land Area To Be Improved:

Building: 24,800 SF

Architect (if applicable)

Name: John Halford Phone: 901-335-9062
Company: cntc. design

Total Project Budget: $590,000.00
Total Loan Requested: $200,000
Property Owner: Name:

(If not the applicant) Phone: Email:

Mailing Address:
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Legal Disclosure:
Disclose in writing whether any applicant, guarantor, or any other
person involved with the project is currently engaged in any civil or
criminal proceeding or ever filed for bankruptcy. Also, disclose
whether any individual involved with the project has ever been
charged or convicted of any felony or currently is under indictment:

no.

Board Relationship
Disclosure: Disclose in writing whether the applicant or any guarantor has any
previous or ongoing relationship with any Board member or legal
counsel of the Board.

no.

Applicant’s Certification:
This application is made in order to induce the CCDC to grant
financial incentives to the applicant. The applicant hereby represents
that all statements contained herein are true and correct. All
information materially significant to the CCDC in its consideration of
the application is included. The applicant acknowledges that it has
reviewed the descriptions of the CCDC financial program for which it
is applying and agrees to comply with those policies. The applicant
shall also be required to show best faith efforts with regard to the
employment of minority and/or women contractors and
subcontractors in the project development. The applicant specifically
agrees to pay all reasonable costs, fees and expenses incurred by the
CCDC whether or not the incentive is granted or project completed.
i
Shane Clark &r==secr

Deta; &/572025 451 PM
POF X Version 1412

Signature: Date:
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Project Brief

Located on the East side of South Main street between
Monroe Ave. and Madison Ave. stands an incomplete
redevelopment of an existing 115 year old three story
commercial building. There have been two recent
attempts to renovate the building but both imcomplete
due to previous owners finances.

The exterior alterations were mostly completed in

2020 which included all exterior glazing and windows
excluding the ground level storefront entry on S Main
St. As seen in the reference images, this was a massive
transformation to the previous building facade on all
three elevations. Later in 2023 the roof and storefront
system at the ground level were completed leaving a
maijority of the work left on the interior of the building.

The Bank that has taken ownership plans to finish

the last proposed scope of work permitted in 2023

for core and shell improvements and a warm white

box space for the ground level accessible space only.
The proposed use is for event assebly or potential
lease to retail of office tenants. Approximately 70%

of the previous contract work was completed in 2023
leaving final step to complete the MEPF and Structural
improvements as previously permitted. The warm
white box space will have modest finishes including
trimwork, refinished hardwood floors, painted walls and
exposed systems. There will be finished restrooms and
architectural lighting throughout the first level ready for
day one occupancy.

EXISTING CONDITIONS

1. View from S Main Street
Enlarged vicinity map
View down Floyd Alley

Back alley corner

o > o N

Southwest corner view standing in front of 24 S
Main St.

18 S Main St. memphis, TN 38103 | June 2025




Interior Conditions

EXISTING CONDITIONS

1.

18 S Main St. memphis, TN 38103 | June 2025

View of current planned pre-function space with
assembly space beyond steps and ramp.

View of atrium infill framing at back of assemlby
space.

View of basement with new structural reinforcment
(left) and original steel supports running through
center of building (right).

View of second level and third floor beyond
View of unfinished structural reinforcement at

southeast corner party wall. Mass masonry wall
separting with visibility into neighboring building.

cNct.
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Building Sections

1. Main Street Entrance(s)

2. Pre-Function Area

3. Ramp/ Stair

4. Basement Access Stair

5. Re-finished hardwood floors

6. Exposed MEPF systems to be painted black

7. Assembly area

8. Exposed ceiling joist to be cleaned

9. Existing stair with marble treads to be restored

10. Gypsum wall and ceiling framing to be completed

11. BOH (Catering Kitchen / Green Room / Storage)

12. Basement Storeage

13. Structural floor reinforcement completed

14. Alley Exit

15. Unoccupied / Cold Dark Shell

16. Existing Elevator Chase to be closed off and
secured

LEGEND

OOOOOonon

18 S Main St. memphis, TN 38103 | June 2025
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Exterior Elevations

The historic building underwent extensive exterior
alterations in 2019. The existing facade was completely
removed and replaced with a reinforced steel frame
and curtain wall glazing system. The glazing system is
spotted with cantilevered glass fins. The north facing
alley facade and back of the building is asymmetrically
pierced with modern punched steel framed windows.
The entirety of brick exterior is painted a dark gray.
The existing building has no signage or architectural
lighting features to date. The existing elevations are as
illustrated in the elevation drawings

18 S Main St. memphis, TN 38103 | June 2025
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Materials

1. Oyster White SW 7637 painted interior partitions
Existing glazing system

Smooth trowel concrete floor at entries

P 0o DN

Dark bronze/black metal trims

Existing painted brick exterior

6. Urbane Bronze SW 7637 painted interior brick
7. Repaired and refinished hardwood floors

8. Existing painted brick exterior and steel windows
9. Mosaic restroom tile

10. Exposed wood joist and decking

18 S Main St. memphis, TN 38103 | June 2025
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Attachment A:
Application Attachments



Applicant & Project Info

1. List all team members involved in the project at this point
a. Architect: John Halford | President & Lead Project Manager of cntc. Design
i. 901-355-9062 | john@cnctmemphis.com
b. Contractor: In process of selection. Top two candidates:
i. AlexWilliams | Owner of Alexander Construction
1. 901-238-0630 | alex@alexanderconstructionllc.com
ii. Drew O’Brian | Walker General Contractors
1. 901-596-8160 | walkergeneralcontractors.com
c. Commercial Broker: Karon Nash | Senior VP Cushman & Wakefield
i. 901-652-4876 | knash@commadv.com
d. Attorney: R. Campbell (Cam) Hillyer | Butler Snow LLP
i. (901)680-7326 | Cam.Hillyer@butlersnow.com
e. Property Manager: Scott Freeman | GM of City Wide Facility Solutions
i. 731-676-8728 | sfreeman@gocitywide.com

2. Description of applicant’s development experience.

a. Private Mortgage Investments is a hard money commercial lender with no
prior development experience. We’re leveraging the experience of John
Halford who was one of the architects for the prior owner. He has existing
plans, drawings, and design information for the original project. We will be
leveraging his experience to complete the original Phase 1 of the project to
complete the ground floor retail space. Below is John’s bio highlighting his
extensive development experience in downtown Memphis:

John’s portfolio includes complex program types including large scale
healthcare, manufacturing facilities, and performance spaces ranging from $5
million to over $100 million per project. From these diverse experiences, John
exercises his passion for organizing and executing complex programs while
managing large teams of consultants. In 2015 John founded cnct. development,
LLC in order to research, design, and invest in residential and mixed-use urban
projects in the Memphis area. John’s project management and architectural
roles have grown to include over $200 million in active mixed-use residential
developments with the founding of the architectural services branch, cnct.
design, PLLC in 2021. During his career, John has delivered over 1,000 multi-
family units to the market, with an additional 1,200 units currently in


mailto:john@cnctmemphis.com
mailto:alex@alexanderconstructionllc.com
https://urldefense.proofpoint.com/v2/url?u=http-3A__walkergeneralcontractors.com&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=7ykNsxWyTAelQPlgQPOCDrvZn9IwWRJ3YyXlbeXI348&m=JYhFNVTCQtTY99QLUF-BUMH5OkZkyq0nbl7vzGywFHq7WFFN7LdN_hppLmiGK8dN&s=VCIJt4OGNbfiDG4SuLQ8xkQTkD3WhHo8vk-dE9djpT4&e=
mailto:knash@commadv.com
mailto:Cam.Hillyer@butlersnow.com
mailto:sfreeman@gocitywide.com

development. John is the lead Project Manager and Architect in large-scale
urban design efforts including The Edge District, The Pinch District, and South
Main Arts District. cnct. development, LLC is a general partner and maintains a
majority equity position in 9 properties located in the Edge District of Downtown
Memphis. John is responsible for project research, budget analysis, design &
construction oversight, and quality control.

3. Explanation of corporate or partnership structure, if applicable
a. Private Mortgage Financing Partners, LLC is the Manager of Private Mortgage
Investments, LLC and has 100% control of PMI. All other investors are non-
voting.

4. Summary of marketing plans describing the market potential and targeted
market.

The property is situated in the heart of Downtown Memphis, within the historic South
Main Arts District, an area renowned for its cultural heritage and vibrant arts scene. This
districtis home to notable attractions such as the National Civil Rights Museum and
hosts events which draws both locals and tourists.

Market Potential:

The Memphis retail market is currently experiencing robust growth. In Q4 2023, the city
boasted a record-low retail vacancy rate of 3.5%, with rental rates increasing by 4.4%
year-over-year, reaching an average of $16.19 per square foot. Downtown Memphis, in
particular, has shown resilience, with stable vacancy rates and a favorable outlook
driven by population growth and renewed hiring. The city’s strategic location as a
transportation and logistics hub, coupled with its diverse and growing population of
over 1.3 million in the metro area, further enhances its market potential.

Target Market:

The retail space at 18 S. Main is poised to attract a diverse customer base, including:

e Local Residents: The South Main Arts District and surrounding Downtown area
are home to a mix of young professionals, artists, and long-term residents who
value the neighborhood’s historic charm and cultural offerings.

e Tourists: With attractions like the National Civil Rights Museum, Beale Street,
Red Birds, Grizzlies, Renasant Convention Center, the new Memphis Arts
Museum, and the Peabody Hotel.



e Office Workers: The inclusion the broader Downtown business community,
presents opportunities to cater to daytime foot traffic.

e Event Attendees: Proximity to venues and cultural events ensures a consistent
influx of potential customers during evenings and weekends.

Strategic Considerations:

Retailers considering 18 S. Main should align their offerings with the neighborhood’s
emphasis on authenticity and cultural appreciation. Businesses that provide unique,
locally-inspired products or experiences are likely to resonate with both residents and
visitors. Given the area’s pedestrian-friendly environment and ongoing revitalization
efforts, establishments that enhance street-level engagement and contribute to the
district’s vibrancy will be well-positioned for success.

In summary, 18 S. Main offers a compelling opportunity for retailers aiming to establish
a presence in a dynamic and culturally rich part of Memphis, supported by strong
market fundamentals and a diverse target audience.

5. If the project is speculative, describe how long full occupancy is expected to
take and who will manage the project.
a. 6-9 months. Local Property manager is Scott Freeman. Shane Clark is asset
manager with PMI overseeing overall project.

6. Describe any and all existing financing, options, taxes owed, and liens on the
property.
a. When Private Mortgage Investments purchased the property at the trustee
sale on 4/11/2025, all junior liens were wiped out. There is no debt, no liens,
and no past due property taxes on the property.



Required Drawings & Exhibits

. Architectural plans and renderings if available.
Included

. Any available history on the property.
Included

. Aletter from a certified engineer, licensed in the State of Tennessee, as to the
structural integrity of the existing building for its intended usage, if
applicable.

a. Not Available

. Photos of current conditions

Included

. Photos of all exterior building elevations
Included

. Existing floor plan, if applicable.
Included

. Plans and drawings as needed to understand the project scope.
Included


https://www.dropbox.com/scl/fi/tymzz89w6wz3x9tt6d8ai/CCDC-Presentation_18-S-Main.pdf?rlkey=m3873ttfi9t5mc0sxu0epkvmb&st=sdegohpn&dl=0
https://www.dropbox.com/scl/fi/tymzz89w6wz3x9tt6d8ai/CCDC-Presentation_18-S-Main.pdf?rlkey=m3873ttfi9t5mc0sxu0epkvmb&st=sdegohpn&dl=0
https://www.dropbox.com/scl/fo/4t3guvwt2h14i4tzak0pp/AJY2ONb-rnrtsr0LQUyZ5lc?rlkey=vzbdnff3vk6v4kuxqasewzeoc&st=h7pcsjch&dl=0
https://www.dropbox.com/scl/fo/nw65xvs8uqbiy3jkm6z1r/ABzZ0fZoCCXMtNYXT3X5MyE?rlkey=fxmowkyf3ay5sl1qshuoprv59&st=zy3e6gf0&dl=0
https://www.dropbox.com/scl/fi/tymzz89w6wz3x9tt6d8ai/CCDC-Presentation_18-S-Main.pdf?rlkey=m3873ttfi9t5mc0sxu0epkvmb&st=sdegohpn&dl=0
https://www.dropbox.com/scl/fi/tymzz89w6wz3x9tt6d8ai/CCDC-Presentation_18-S-Main.pdf?rlkey=m3873ttfi9t5mc0sxu0epkvmb&st=sdegohpn&dl=0

10.

Applicant Finances

Current audited financial statements of the applicant and guarantors. If audited
financial statements are unavailable, please submit non-audited statements

State the relationship any applicant or grantor has had with any accounting firm
over the last five years and reason for change, if any.
a. We have used the same accountant since inception. Sheila Ware,
Sheila.ware@strategictaxpartnersllc.com

Financial history of the project and previous attempts to develop, if applicable.
a. On9/28/22, PMl loaned 18 S Main Mem (principal Tom Intrator) $4.25M

commercial hard money loan to develop 18 S Main Street. He completed
much of the exterior work and approximately 70% of the first floor retail
space. PMI purchased 18 S Main back at the trustee sale on

4/11/2025.

Project Finances

If any portion of the project has been leased or is currently under lease, state
lessee and the income from the lease.

a. N/A:Vacant property

If any additional loans are being sought for renovation of the project, give the
name of the lender and the amount of the loan.

a. None

Sources and uses statement including estimated project costs broken down
by component (e.g. land, buildings, equipment, soft costs, etc.).
Included


https://www.dropbox.com/scl/fo/kjlvsz3i9o6acjpoilv7r/AAZKNtNrOkiE42cFuwKlmJM?rlkey=9wz2jua8n9ss344sxgodp5ntb&st=40oyq9fa&dl=0
mailto:Sheila.ware@strategictaxpartnersllc.com
https://www.dropbox.com/scl/fi/zhcwlh5uk9an8x4vg41yk/18-S-Main-Sources-and-Uses-Schedule.pdf?rlkey=ljsnxq485kd9cp9vpfy9qhh2j&st=xnnjhocs&dl=0

Project Timeline

1. List estimated dates to begin and finish construction
a. 10/2025to 1/28/2026
b. Note: will strive to start as soon as possible after receiving all required
permits.

References

1. List 3 credit references
a. Asindicated by our financial statements, PMI has no debt.
b. ForVendors we regularly pay on a timely manner:
i. EricHird
Hird Law Firm PC
erichird@cs.com | 832.443.4300

ii. R.Campbell (Cam) Hillyer
Butler Snow LLP
Cam.Hillyer@butlersnow.com | (901) 680-7326

iii. Sheila Ware
Strategic Tax Partners
Sheila.ware@strategictaxpartnersllc.com


https://www.dropbox.com/scl/fi/88l4kvcdi17crxqy4h8bh/18-S-Main-Pro-Forma.xlsx.pdf?rlkey=tk4801esm9lyo5x1shf9ts2wr&st=ktq0ky9p&dl=0
mailto:erichird@cs.com
mailto:Cam.Hillyer@butlersnow.com
mailto:Sheila.ware@strategictaxpartnersllc.com

ESTIMATED SOURCES & USES

18 S Main: Core & Shell Renovation

18 S Main Street, Memphis TN 38103 C l | CT °

Proposal Date: 6/5/2025

Plan Date: 5/23/2023

Estimator: cnct. design

Sources Amount

List the amount of CCDC grant funding requested $ 200,000
List the source and amount of the matching funds you are providing $ 390,000
Total Sources $ 590,000
Uses Cost

Professional Services $ 50,000
Contractors Fee $ 90,000
General Conditions $ 25,000
Demolition & Cleaning $ 15,000
Sprinkler System $ 15,000
Riser $ 9,000
Fire Alarm $ 28,000
Electrical $ 20,000
Mechanical $ 50,000
Plumbing $ 15,000
Structural $ 18,000
Roof Framing $ 8,000
Roof System $ 10,000
Staircase Repairs $ 15,000
Flooring $ 20,000
Bathroom Fixtures $ 15,000
Framing & Drywall $ 8,000
Specialties $ 7,000
Doors & Hardware $ 15,000
Handrails & Accessbility Accessories $ 12,000
Rough Carpentry $ 15,000
Paint $ 20,000
Ceiling Finishes $ 10,000
Finishes $ 15,000
Interior Architectural Lighting $ 45,000
Exterior Architectural Lighting $ 15,000
Contingency $ 25,000
Total Hard Cost $ 450,000
Total Project Cost $ 590,000




PROJECT TIMELINE

18 S Main: Core & Shell Renovation

18 S Main Street, Memphis TN 38103 C l ' C1. Y

Proposal Date: 6/5/2025

Plan Date: 5/23/2023

Estimator: cnct. design

Development & Planning Date

Schematic Design NA
CCDC Application 6/5/2025
CCDC Review 7/16/2025
Design Development NA
Design Review Board (DRB) Application 7/16/2025
Construction Documents Revisions 7/30/2025
Design Review Board (DRB) Meeting 8/6/2026
City Plan Review and Permitting 8/13/2025
Close on Financing

Construction

Bidding and Negotionations 9/10/2025
Construction Permit Issued 9/24/2025
Notice to Proceed 10/1/2025
Construction Kick-Off 10/1/2025
Substantial Completion 1/28/2026
Close Out 2/11/2026
Occupancy 2/11/2026
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