H DOWNTOWN

Bl B MEMPHIS
COMMISSION

To: Center City Development Corporation (CCDC) Board of Directors
From: CCDC Policy Committee & DMC Staff
Date:  January 21, 2026

RE: Policy Committee Recommendations & Incentive Program Updates

Background:
With support from DMC staff, the CCDC periodically reviews and updates its incentive programs

to reflect market conditions and current DMC priorities. CCDC’s incentive programs are typically
approved with specific “sunset dates,” giving the Board a set point to decide whether to
discontinue, modify, or reauthorize each program. The Policy Committee works with DMC staff
to develop specific recommendations for the full Board to consider at a future CCDC meeting.

The Policy Committee met on December 12, 2025 to review the existing CCDC incentive
programs. This timing also aligns well with the newly adopted Downtown Action Plan, which
outlines DMC priorities and focus areas including:
o Make Main Street the main thing - strengthen commercial vibrancy and boost ground
floor activity from the Convention Center to Central Station.
o Target investment to connect assets - prioritize blight remediation, infill, and activation
on the Main Street Mall, Downtown Core, Entertainment District, and priority retail nodes.
o Maximize walkability - invest in the public realm to improve safety, connectivity, and
elevate the pedestrian experience.

Program Impact:

Since July 2018 (Development Loan) and July 2022 (EIG Program and Retail TI Grant), the CCDC
has invested approximately $2,549,474 in loan and grant funding to attract $18.37 million in the
redevelopment of commercial properties Downtown and in the core city. This work demonstrates
an excellent overall leverage ratio of 7.2:1. This investment has supported the transformation of
44 commercial properties, enabling approximately 11 retail & service businesses, 16 food &
beverage businesses, 10 commercial bays or future office spaces, 6 multi-family rental housing
projects, and 1 boutique hotel.

The CCDC should be proud of this meaningful and measurable progress in strengthening the local
tax base through targeted commercial revitalization. However, additional work remains to increase
commercial vibrancy, remediate blighted properties, and fill vacant space Downtown. These three
incentive programs have a proven track record of success and should be reauthorized to
ensure the CCDC retains the right tools to address ongoing economic development
challenges.
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Policy Committee Recommendations:

Continuing the Exterior Improvement Grant (EIG), Retail Tenant Improvement (TI) Grant,
and Downtown Development Loan directly aligns with the guidance of the Downtown Action
Plan. These incentive tools have successfully improved building appearance, reduced blight, and
attracted investment in commercial property. The Committee recommends minor program updates
to reflect the reality of inflation and cost escalation, spur more deal flow, and focus investment
within DMC’s priority areas.

The following adjustments are recommended for adoption to take effect as of Feb. 1, 2026:

1. Retail Tenant Improvement (TI) Grant

@)
@)

Reauthorize the program for 24 months, beginning Feb. 1, 2026.

Increase the maximum grant to $45,000 (Main Street Pedestrian Mall frontage) and
leave the maximum grant set at $30,000 within priority retail nodes.

Allow “white box™ grants for commercial property owners along the Main Street
Pedestrian Mall frontage who are willing to complete eligible permanent
improvements without a specific tenant identified. As a result of this work, the
space must be delivered in occupiable condition prior to grant reimbursement.

2. Exterior Improvement Grant (EIG)

o

Reauthorize the existing grant program for 24 months, beginning Feb. 1, 2026.

3. Downtown Development Loan

@)
@)

o

Reauthorize the program for 24 months, beginning Feb. 1, 2026.

Increase maximum loan from $200,000 to $250,000 within the CBID.

Increase the maximum loan amount to $300,000 for eligible projects located along
the Main Street Pedestrian Mall.

Remove the requirement that “CCDC’s loan not exceed 25% of total project cost.”
Extend the deadline to start construction from 6 months to 12 months, following
the date of CCDC loan approval.

Clarify the debt subordination policy to read: “CCDC'’s Development Loan will be
assumed to be subordinate to any larger senior loan. Any request for subordination
that does not align with this policy must be submitted in writing by the applicant.
DMC staff will review and evaluate such requests administratively to determine
any change in financial risk to the project.”

4. Clarify “Multiple CCDC Incentives” Policy
CCDC’s goal is to use its scarce financial resources efficiently while leveraging private
investment to the fullest extent possible.

“DMC Staff will typically advise each applicant to apply for only one CCDC incentive for
the property or project. However, DMC Staff may choose to recommend approval for more
than one incentive for a high-impact project or a strategically significant location if doing
so closely aligns with the DMC'’s Action Plan and the Downtown Retail Strategy.”

The CCDC Policy Committee supports this position.
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Appendix: Program Context & Recent Approval History

Retail Tenant Improvement (TI) Grant
Since July 2022, twenty (20) Retail TI Grants have been approved. All but two (2) applicants
requested the maximum grant of $30,000. The approved grant locations are listed below:

o Main Street Retail Node: 4 projects (20%)
o South Main Retail Node: 8 projects (40%)
o Edge Retail Node: 8 projects (40%)

To date, seven (7) projects are fully complete, three (3) are under construction, and another five
(5) are in the final planning phase. As is common with potential new retail ventures - particularly
those applying before securing a fully executed lease - five (5) projects ultimately decided to not
move forward and the incentive was canceled as a result. Staff continues to encourage applicants
to reapply if their plans advance after additional consideration or identification of alternative
location options.

As it stands, 75% of the approved Retail TI Grant projects decided to move forward and
undertake their project. The fifteen (15) projects that are completed, under construction, or still
in the planning stage represent an estimated $2,709,967 in total development costs. With only
$430,250 in Retail TI Grant support from the CCDC, the program demonstrates an excellent
grant leverage ratio of 6.3:1 for these 15 projects.

Retail TI Grant Approvals - Since 2022
Project Name Date Approved Grant Status
Picture Perfect Haircuts 7/20/2022 $30,000 Work Completed
Three of Cups Wine Bar 10/19/2022 $30,000 Canceled
Lavish Too Boutique 5/17/2023 $30,000 Work Completed
Midsouth Coffee & Tea 8/16/2023 330,000 Canceled
Afterburners Cigar Lounge 10/18/2023 $30,000 Work Completed
JEM Dining 12/13/2023 $30,000 Work Completed
Memphis Filling Station 12/13/2023 $30,000 Work Completed
The Dame 4/17/2024 $30,000 Work Completed
Dream Magic Daily Market 5/15/2024 $30,000 Canceled
1 Am Rare Boutique 6/26/2024 $30,000 Canceled
SovereignTea 11/20/2024 $30,000 Under Construction
The Ginger’s Bread & Co. 3/19/2025 $30,000 Canceled
Café Noir 4/16/2025 $30,000 Planned
Gussied Up 5/22/2025 $30,000 Planned
Ritual: bistro, sip & goods 6/18/2025 $30,000 Under Construction
Playa Bowls 7/16/2025 $30,000 Under Construction
Dawg Team USA 8/20/2025 $30,000 Planned
Tonica Downtown 8/20/2025 $25,000 Work Completed
KUYA 11/19/2025 $15,250 Planned
The TEN Nail Bar 11/19/2025 $30,000 Planned
TOTAL TI GRANTS APPROVED $430,250
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Exterior Improvement Grant (EIG) Program

Since July 2022, twenty-two (22) EIGs have been approved. The maximum grant amount varies
by project location. Commercial properties with frontage along the Main Street Pedestrian Mall

are eligible for up to $80,000 in matching funds. Projects located within one of the three priority

retail nodes (Main Street, South Main, and the Edge) may receive up to $60,000. All other
locations within the CBID qualify for a maximum grant of $40,000. The average EIG grant
amount awarded since 2022 is $44,496.

EIG Approvals - Since 2022
Project Name Date Approved Grant Status
Felicia Suzanne's 7/20/2022 $60,000 Work Completed
35 Claybrook 8/17/2022 $40,000 Work Completed
620 Madison 8/17/2022 $60,000 Work Completed
Downtown Wine & Spirits 8/17/2022 $22,976 Work Completed
Hotel Pontotoc 9/14/2022 $60,000 Work Completed
Cocozza Harbor Town 9/14/2022 $19,059 Work Completed
656 Madison 10/19/2022 $40,000 Work Completed
338 S. Main 1/18/2023 $60,000 Work Completed
635 Madison (Art Alley) 1/18/2023 $60,000 Under Construction
405 Monroe 3/15/2023 $60,000 Work Completed
119 Madison 5/17/2023 360,000 Canceled
ESCO Restaurant 5/17/2023 $60,000 Work Completed
325 Wagner PL 1/17/2024 $40,000 Work Completed
430 Monroe 9/18/2024 $60,000 Planned
526 Beale St. 11/20/2024 $40,000 Planned
436 S. Front 2/19/2025 $40,000 Work Completed
Bar Limina 5/22/2025 $14,650 Planned
321 S. Main 6/18/2025 $60,000 Under Construction
324 E. Georgia 1/15/2025 $40,000 Under Construction
W&T Contracting 6/18/2025 $29,006 Planned
Soul & Spirits 10/15/2025 $40,000 Planned
Catherine & Mary’s 11/19/2025 $13,233 Planned
TOTAL EXTERIOR GRANTS $978,924

Approved grants were located in the following areas:

o Uptown / North CBID: 2 projects (9%)
o Downtown Core: 4 projects (18%)
@)

South Main / South CBID: 8 projects (36.5%)
o Maedical District: 8 projects (36.5%)

The twenty-two (22) approved EIG projects represent a total grant commitment of $978,924 and
support more than $9,630,610 in total development costs. This reflects an average leverage ratio
0f 9.8:1, demonstrating a very strong return on CCDC’s investment to improve the exterior
appearance and curb appeal of commercial property.
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Downtown Development L.oan Program

Following major policy changes in mid-2018, the Center City Development Corporation
(CCDC) has approved seven (7) Downtown Development Loans. Of these, four projects have
been successfully completed and two remain under construction. One project elected to cancel its
Development Loan and did not move forward as planned.

Approved Development Loans since 2018 have supported both renovation and new infill
construction projects across several Downtown neighborhoods:

o Uptown / North CBID: 2 projects (29%)
o Downtown Core: 3 projects (43%)
o South Main / South CBID: 1 project (14%)
o Medical District: 1 project (14%)

The six (6) projects that are completed or currently under construction represent a total loan
amount of $1,140,300, supporting around $6,031,596 in total development costs. This reflects an
average leverage ratio of 5:2, demonstrating a solid return on CCDC’s strategic investment.

The relatively modest number of approved Downtown Development Loans since 2018 should
not be interpreted as a lack of demand for the program. Rather, DMC staff have applied this tool
judiciously - reserving it for cases where the low-interest financing is critical to moving a project
forward. While most every development would benefit from access to 1% interest debt, the
CCDC must balance these opportunities against the availability of its financial resources.
Moreover, applicants often prioritize requesting grant dollars over additional debt, even with
very favorable loan terms, when selecting one CCDC incentive to apply for.

Development Loan Approvals - Since 2018
Project Name Date Approved Loan Status
Malone Park Commons 11/13/2018 $300,000* Work Completed
1400 Madison Ave. 11/17/2021 $200,000* Under Construction
73 Union Ave. 12/14/2022 $40,300%* Work Completed
Uptown Cottages 8/9/2023 $300,000* Work Completed
409 S. Main St. 10/18/2023 $100,000 Canceled
81 Monroe Ave. 4/17/2024 $100,000* Work Completed
18 S. Main St. 6/18/2025 $200,000* Under Construction
TOTAL DEVELOPMENT LOANS* $1,140,300
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