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Center City Revenue Finance Corporation  
Board Meeting 
 
To: Center City Revenue Finance Corporation (CCRFC) 
From: DMC Staff 
Date: March 3, 2026 
RE: PILOT Application: 675 S. Riverside Dr. 
 
The enclosed PILOT application has been submitted for consideration at the March 10, 2026, 
CCRFC Board Meeting. 
 
Project: 675 S. Riverside Drive - Multifamily Development 
 
Applicant: Ms. Shirley Fan 
 NCE Realty, LLC 
 1103 Kansas Street 
 Memphis, TN 38106 

 
Applicant’s Request: 15-year PILOT for a new-construction multifamily 

development with 137 apartment units.  
 

Included Parcels: 002086 00022 (2.42 acres)  
 002086 00022Z (0.159 acres) 
 
Project Description: The 2.59-acre site consists of two vacant parcels located on 

the west side of Riverside Drive, generally between W. 
Georgia Avenue and W. Carolina Avenue. Although currently 
undeveloped, the site is surrounded by established residential 
development on three sides. It is situated between the River 
Tower Condominium to the north, the Artesian Condominium 
to the south, and the Founders Point subdivision to the west. 

 
 The applicant proposes to construct 137 rental apartment units 

with 137 surface parking spaces located to the south and west 
of the residential building. Planned site amenities include a 
front plaza, a courtyard pool, and enhanced landscaping 
throughout the property.  

 
The proposed unit mix will include the following: 

• Fifty (50) Studio units / 460 sf each 
• Ten (10) One Bedroom units / 690 sf each 
• Sixty-seven (67) One Bedroom units / 644 sf each 
• Fourteen (14) Two Bedroom units / 1,086 sf each 

 
 The current plan is for the far western portion of the site to 

remain undeveloped at this time and be reserved for the future 
development of four single-family residential lots. If these lots 
are ultimately subdivided and sold for single-family use, the 
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PILOT parcels would be amended to remove that portion of 
the site from the area of the approved CCRFC PILOT. 

  
 The applicant has full site control and has owned the property 

since 2016. The proposed development is permitted by right 
under the current land use and zoning regulations. 

 
 Contingent upon approval of the PILOT, construction is 

anticipated to commence in the first quarter of 2027, with 
substantial completion expected by the end of the first quarter 
of 2029. 

 
Housing Policy: This project will be required to comply with the CCRFC 

Affordable Housing Requirement. Under the PILOT policies, 
multifamily developments with 51 or more units must adhere 
to DMC’s affordable housing policy. In accordance with that 
policy, throughout the term of the PILOT, at least twenty 
percent (20%) of the residential units must be occupied by, or 
reserved exclusively for, individuals and families of low to 
moderate income. These households must earn no more than 
eighty percent (80%) of the median gross income for Shelby 
County, Tennessee. 

  
Development Budget: The total development cost of the project is approximately 

$26,543,936. To be eligible for a PILOT, the value of the 
proposed building renovations, site improvements, or new 
construction must be equal to, or greater than, at least 60% of 
the total project cost. Based on the preliminary budget, the 
project meets this requirement. The following describes the 
overall sources and uses of funding: 
 

 Sources: 
 Senior Debt                      $13,271,468      (50%) 
 Mezzanine Debt $7,962,881 (30%) 
 Owner Equity $5,308,587 (20%) 
 
 Total Sources $26,542,936  (100%) 
 
 Uses: 
 Land $1,300,000 (5%) 
 Hard Costs                     $21,596,218 (81%) 
 Soft Costs $1,441,783 (5.5%) 
 Financing Fees $1,990,720 (7.5%) 
 PILOT Closing Fee $243,380* (1.5%) 
  
 Total Uses $26,542,936 (100%) 
 
 * This PILOT fee estimate is based on the PILOT Valuation Worksheet 

used by DMC staff to project future taxes. All figures are preliminary 
and will be refined once design plans advance and more formal 
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contractor quotes are available. Using this projected PILOT fee, the 
total estimated project cost would be $26,572,101. 

  
Project Grading: The project can achieve a maximum base grade of 17 years 

under the following PILOT scoring criteria. 
 

Primary Qualifications: 
 Residential (+51 units)  6 Years 
 Located within CBID Boundaries 3 Year  
 +$20 Million Development Cost 5 Years 
 Main to Main Corridor Location   3 Years 
   
 Maximum Base Grade:               17 Years 
 Applicant’s PILOT Request:   15 Years 
 
Parking Strategy: Parking will be provided on site with a 137-space surface 

parking lot.  
 
Design Review Board: The applicant will submit plans to the DRB in the coming 

months.  
 
Estimated Payments: The current annual city and county taxes on the subject 

property total approximately $30,582. A PILOT would allow 
for new infill development and residential density on what is 
currently a vacant and underutilized empty lot.  

 
During the 15-year PILOT term, the annual payment in lieu of 
taxes to the City and County is estimated to equal 
approximately $135,828. This represents a 344% increase 
from the amount of taxes currently generated by the property. 
 
Approval of this PILOT not only enables an otherwise 
unfeasible commercial development project to move forward, 
it also meaningfully expands the local property tax base. Over 
the 15-year PILOT term, the project is projected to generate 
approximately $1,578,677 in cumulative new City and County 
tax revenue that would not be possible without approval of the 
PILOT. 
 
At the conclusion of the abatement period, when the property 
returns to the full tax rolls, estimated annual City and County 
property taxes are projected to total $451,563 each year, a more 
than 1,376% increase compared to the taxes currently 
generated by this vacant and underutilized property.  
                                               

Staff Evaluation:  Based on the submitted application and accompanying pro 
forma, DMC staff concurs with the applicant that a PILOT 
incentive is necessary for the project to be economically 
feasible and to secure both debt financing and equity 
investment. Absent a PILOT, the pro forma reflects a Debt 
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Service Coverage Ratio well below the 1.25 threshold 
generally required by commercial lenders, indicating that the 
project would not support conventional financing. In addition, 
the projected Return on Equity (ROE) declines to a de minimis 
0.11%, substantially below returns expected for comparable 
low-risk or risk-free investment alternatives. 

  
 The DMC’s Downtown Action Plan promotes new commercial 

investment that fills gaps in activity and strengthens overall 
vibrancy. This objective is particularly important along key 
gateways into Downtown Memphis, including this highly 
visible site at the southern end of Downtown along Riverside 
Drive near the reopened Crump Boulevard and I-55 
interchange. 

 
 In addition, the Action Plan emphasizes infill development that 

enhances the pedestrian environment and improves 
walkability. The proposed project is consistent with that 
guidance. Surface parking is appropriately located to the rear 
of the site, while the building is oriented to front Riverside 
Drive in an urban form. The primary entrance and building 
fenestration face west toward Riverside Drive and the public 
sidewalk, reinforcing an active streetscape and pedestrian 
engagement. 

  
                                        Finally, expanding both the number and diversity of housing 

options Downtown remains a central priority of DMC. 
Increasing residential density advances the public interest in 
multiple ways. This development will contribute to population 
growth in the South End, generating new customers for 
businesses in the South Main neighborhood and throughout 
Downtown. Greater population density is essential to fostering 
a Downtown that can more effectively support viable public 
transit, sustain successful local retail, and cultivate a vibrant, 
active public realm. 

 
Recommendation: Staff recommends approval of a 15-year PILOT subject to 

all standard closing requirements and conditions. 
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