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CHAPTER 1: INTRODUCTION

“The Memphis and Shelby County Community Redevelopment Agency is established to combat
slum and blighted areas that constitute a serious and growing menace, injurious to the public
health, safety, morals, and welfare of the residents of Shelby County.”! The Memphis and Shelby
County Community Redevelopment Agency (“CRA”) establishes community-based tax increment
financing districts as a tool for implementation of the CRA Workable Program.

Over the past ten months, community organizations, the CRA Board, CRA staff, residents, and
consultants have been working on a plan to incentivize and support reinvestment and
redevelopment in the South Memphis and Soulsville neighborhoods. Neighborhood residents
and businesses, members of the SoulsvilleUSA Neighborhoods Development District (SNDD), and
members of the Southeast Regional Development Corporation (SRDC) have acted as the catalyst
for the establishment of the South Memphis/Soulsville Community Redevelopment Area
(“Area”). After extensive engagement with community stakeholders, both community
organizations presented redevelopment plans to the CRA. Engagement facilitated by the
community organizations has included neighborhood tours, meetings with residents and
property owners, meetings with businesses and non-profits, as well as local government officials.
The following document incorporates elements from both submitted community plans resulting
in a Plan specific to the neighborhoods and people of South Memphis and Soulsville.

The South Memphis and Soulsville neighborhoods are important parts of the larger Memphis and
Shelby County economies. As the birthplace of American soul music, the Area is deeply rooted in
African American music and culture. These neighborhoods have seen good times, but are facing
growing issues related to concentrations of blight, disadvantaged populations, decreasing home
values, and unemployment.

Community representation is an important part of establishing, maintaining, and implementing
a community-based tax increment financing district. The goals and priorities outlined in the South
Memphis/Soulsville Community Redevelopment Plan (“Plan”) represent the goals of the
community and the CRA. Accountability for implementing the goals will be upheld by the
establishment of a Community Advisory Committee appointed by the CRA Board. South
Memphis and Soulsville are at a tipping point. The implementation of this Plan can serve as a
model for public-private partnerships achieving gains in social, economic, and racial equity. The
following Plan outlines a neighborhood-based implementation strategy for prioritizing the use of
tax increment financing funds for the benefit of the community.

This Plan includes a description of the Area, analysis of blight and slum factors, a community
redevelopment plan, overview of financial projections, and analysis of neighborhood impacts.

1 CRA Workable Program
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CHAPTER 2: DESCRIPTION OF COMMUNITY REDEVELOPMENT AREA

South Memphis/Souslville Redevelopment Area Boundaries

The designated Community Redevelopment Area identified for redevelopment shall be known as
the South Memphis/Soulsville Community Redevelopment Area (“the Area”). The general
boundaries of the Area are the rail line west of South 3™ Street to the west, McLemore Avenue
corridor to the South, Bellevue Boulevard corridor to the east, Walker Avenue, East Georgia
Avenue and East Caroline Avenue to the north.

In the future, the Area may be expanded to facilitate additional projects. Boundary expansions
may be explored based on proposed projects, potential increment generation, and
coordination with goals of this Plan.

Exhibit 1: Boundary Overview

December 2021 Pagee5



2021 South Memphis/Soulsville Community Redevelopment Plan Memphis, TN

South Memphis/Soulsville Community Redevelopment Area Census Tracts

This Area is critically important for the long-term economic vitality of the city because of its
location and diversity of uses and that it also includes areas representing a high concentration of
blight, disadvantaged population, depressed housing values, high unemployment, and historical
structures. Also, the majority of the Area has been identified as targeted redevelopment project
areas in the CRA’s Workable Program.?

Exhibit 2: Census Tracts

2 CRA Act Section 14 (1)
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South Memphis/Soulsville Community Redevelopment Area Detailed Boundary
Description

Beginning the intersection of S 3™ Street and Simpson Avenue, follow Simpson Avenue east to S
Orleans Street then north to E McLemore Avenue; follow east along the southern property line
of the parcels fronting the south side of E McLemore Avenue to Phillips Place; follow south along
Phillips Place then follow property lines east to connect to the intersection of Neptune Street and
Stafford Avenue; follow Neptune Avenue north to the southern property line of the parcels
fronting the south side of E McLemore Avenue to 1-240; follow 1-240 north to E McLemore
Avenue; follow E McLemore Avenue east to the west property line of the parcels fronting the
west side of S Bellevue Boulevard to the railroad right-of-way; follow the railroad right-of-way
east to E McLemore Avenue; follow E McLemore Avenue west to Walk Place; follow the east
property lines of the parcels fronting the east side of S Bellevue Boulevard north to the railroad
right-of-way; follow the railroad right-of-way west to I-240; follow |-240 south to Walker Avenue;
follow Walker Avenue west to Dr. Hollis F Price Street; follow Dr. Hollis F Price Street north to E
Alston Avenue; follow E Aston Avenue west to Porter Street; follow Porter Street north to the
railroad right-of-way; follow the north property line to the intersection of E EH Crump Boulevard
and McKinley Street; follow McKinley Street north to E Georgia Avenue; follow E Georgia Avenue
west to S Danny Thomas Boulevard; follow S Danny Thomas Boulevard south to the railroad right-
of-way; follow the railroad right-of-way west to the north-south railroad right-of-way past S Main
Street; follow the railroad right-of-way south to E McLemore Avenue; follow E McLemore Avenue
east to S 3™ Street; follow S 3™ Street south to Simpson Avenue.
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Redevelopment Area Background and Reasoning for Selection

General History

South Memphis began as an independent, rural township in 1893 and was annexed by the City
of Memphis in 1919 as development expanded to the east. A once thriving community, various
social and economic changes including racial segregation, urban sprawl, disinvestment by nearby
light industrial manufacturing facilities, and a shift from owner to renter occupied housing have
led to the severe poverty and lack of economic assets the neighborhood now faces.

South Memphis was stable and close-knit until the 1950s when businesses and families began
relocating to the suburbs. Ill-conceived “revitalization” in the 1980s leveled many early buildings
and accelerated the decline. Today, it is one of the city’s most economically challenged but
culturally rich neighborhoods. The Soulsville area attracts thousands of tourists each year while
resident-led revitalization has steered recent investments towards an area farmers market as
well as a childcare and family center. South Memphis and Soulsville are also home to numerous
community gardens, LeMoyne-Owen College, and the famous Four Way Restaurant.

Mississippi Boulevard once served as the neighborhood’s “Main Street” — bustling with grocery
stores, offices, restaurants, and small businesses. The community’s challenges were further
exacerbated by the two Interstate corridors dividing the area. Interstates 55 and 69 (Midtown)
are high volume, limited access, highspeed interstates, which not only rerouted the through
traffic, but it also dissected the residential areas, making it dangerous to access by foot or bike.

In the past decade, South Memphis and Soulsville have seen a slow and steady stream of
redevelopment as both public and private investment has revitalized pockets of the
neighborhood such as South Main and SoulsvilleUSA. The adjacent neighborhood areas are fully
developed with varied land uses. To the north, the Crump Boulevard corridor has seen a decline
over the last four decades. However, the South Main Arts District has seen private investment
and is serving as a catalyst in the area.
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Area Demographics

Population Trends

As the Memphis 3.0 Populdtion Trends

Comprehensive Plan for the City
indicates, the City of Memphis has
seen decades of population
decline as new residential
subdivisions were built in the
ever-expanding fringe of the City
causing many of Memphis’ older
neighborhoods to experience
significant vacancy and blight. This
is especially true in the central city
neighborhoods like those located
within the South
Memphis/Soulsville = Community
Redevelopment Area. From 2000
to 2010, Memphis saw a 5 percent
decline in population representing
a loss of 37,765 residents. During
the same period, the South

Memphis, TN
Table 1: Population Trends
South Memphis .,
Redevelopment MCIWT: zhelby
Area emphis ounty

Population Totals

2000 Population 6,380 691,820 897,472

2010 Population 4,470 652,159 927 644

2021 Population 4,329 654,055 946,469

2026 Population (Est ) 4289 658,301 955,884
Population Density

Area (Square Miles) 1 305 786

Residents per Square Mile (2000} 4,462 2,271 1,141

Residents per Square Mile (2010} 3,126 2,141 1,179

Residents per Square Mile (2021} 3,027 2,147 1,203
Population Change

Annual Pop Growth Rate 2000 - 2021 2.1% 0.3% 0.3%

Annual Pop Growth Rate (Est) 2021 - 2026 02% 01% 02%
Household Size

2020 Household Size 265 251 258

Households with Children 31% 33% 36%

Source: U.S. Census, ESRI (2021)

Memphis/Soulsville Community Redevelopment Area saw a decline of 32 percent representing a
loss of 2,051 residents. Shelby County saw its population increase by 5 percent during this period

representing 48,997 new residents.

This signals a trend that other cities and unincorporated areas of Shelby County are seeing
population growth as residents move out of the Area and the core of Memphis. The estimated
rates of population change from 2021 to 2026 are projected to stabilize in the Area and the city.
The rate of change from 2021 to 2026 in the Area is projected to improve from a rate of -2.1
percent to a rate of -0.2 percent, resulting in a slower rate of population loss. The rate of
population change from 2021 to 2026 in Memphis is projected to grow at a rate of 0.1 percent
compared to the 2000 to 2021 growth rate of -0.3 percent. Table 1, above, provides an overview
of population trends in the Area, the city, and the county.

December 2021
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Income and Housing Trends

The Area has high concentrations of

Table 2: Household Income

Household Income

residents who live below the poverty
level. Currently, 63 percent of

South Memphis
Redevelopment
Area

Memphis, TN

City of

Memphis

Shelby
County

households have a household income
less than $25,000 compared 30 percent
and 24 percent in the City and County
respectively. The Area has a median
household income of $16,799. Median
household income in the City, $41,714,
is more than two times that of the Area.
Median household income in the
county, $52,712, is more than three
times that of the Area.

Income by Range
Less than $25,000
$25,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 or more

Median Household Income
2021 Per Capita Income
2021 Median Household Income

HOUSE‘hO[d .rf]CDfT.IE' Tfeﬂds
2026 Median Household Income (Est.)
2010 - 2026 Estimated Annual Increase

63%
25%
10%
2%
0%
0%

$9,787
$16,799

$18,848
2.3%

$25,285
$41,714

$48,310

30%
27%
17%
10%

9%

8%

3.0%

24%
24%
17%
11%
13%
12%

$30,568
$52,712

$59,147

23%

More than half of residents in the Area

Source: U5 Census, ESRI (2021)

are renters compared to 43 percent and 38 percent in the city and county, respectively. A 2016
report by the Memphis Division of Housing and Community Development found that many rental
units in the City are considered substandard housing. More than 52 percent of the City’s housing
stock (this includes single family and multi-family residences) was built before 1969. As the
number of housing units in Memphis increased over time, household growth was too slow to
generate sufficient demand for the older houses in older parts of the City. Costly housing
maintenance and resulting neighborhood deterioration prompted individuals with the financial
means to move to newer neighborhoods in the eastern part of the City.?

This may explain the immense difference in
median housing value between housing in the
Area and housing in both the City and the County.
The current median home value in the Area is
$53,992 compared to the City where values are
more than twice the value of homes in the Area;
and Shelby County where values are more than
three times the median home value in the Area.
While the annual growth rate in median home
value is similar across the Area, the City, and the
County, the wide gap in median home value is
projected to remain by 2026.

Future housing needs for the Area, the City, and
the County are estimated based the estimated
rates of population change. These estimates
project that the Area may see 40 fewer residents
and need 15 fewer housing units by 2026. This

3 Memphis 3.0 Plan

December 2021

Table 3: Housing

Housing Occupancy and Value

South Memphis

Redevelopment Mc“YT:' zhelby
o emphis ounty
Occupancy
OwnerOccupied 18% 41% 50%
Renter-Occupied 57% 43% 38%
Housing Unit Vacancy
Total Housing Units 2,107 300,663 410,928
Vacant Housing Units 106 40,630 60,431
Median Housing Value
2021 Median Home value $53,992 $143,036 $193,918
2026 Median Home Value $73,624 $198,052 $267,862
Annual Growth in Value 6% 7% 7%
Housing Value by Range
Less than $100,000 79% 35% 23%
$100,000 to $199,999 7% 31% 29%

$200,000 to $299,999
$300,000 to $399,999
$400,000 to $499,999
$500,000 to $999,999
$1,000,000 or Greater

3%
5%
2%
3%
0%

1%
9%
5%
7%
2%

17%
15%
7%
8%
2%

Source: U.S. Census, ESRI (2021)
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estimate correlates with the current trend of population decline and existing conditions of
concentrated slum and blight present throughout the Area. Current and estimated future
population and housing trends further demonstrate the need for the designation of the South
Memphis/Soulsville Community Redevelopment Area. Neighborhoods in the Area may not
attract the investment and redevelopment direly needed to arrest the direct, indirect, and
induced conditions of slum, blight, and lack of affordable housing, but for the designation of the
South Memphis/Soulsville Community Redevelopment Project Area.

Population Growth and Future Housing Need by 2026

10,000 9,415
8,000

6,000

4,246

4,000

2,000
(40) (15)

South Memphis Redevelopment Area City of Memphis Shelby County
(2,000)
W Est Additional Residents by 2026 W Housing Units Needed
Existing Land Use

The Area is comprised of 2,849 parcels. Existing land-use in the redevelopment area represents
a variety of uses ranging from residential and commercial to industrial and institutional uses.
With the adoption of the City’s Comprehensive Plan, Memphis 3.0, the Future Land Use Map will
now direct all City decisions on land use, streets, transportation and transit, public investments
in infrastructure and public spaces, and investments and incentives in housing, neighborhoods,
and job centers. The Future Land Use Map calls for mixed uses around the anchors, based on the
unique anchor type. The primary future land use in the Area is an anchor neighborhood with a
mix of building types and land uses.

The Area’s future land use is governed by the Memphis 3.0 Plan, and includes the following future
land use classifications:

e Primarily Single-Unit Neighborhood ~ ® Anchor Neighborhood — Primarily Single-Family
e Anchor Urban e Anchor Medical and Institutional Campus

e Anchor Neighborhood Main Street * Anchor Neighborhood Crossing
e High Intensity Commercial e Industrial Flex

e Public/Quasi-Public Facilities e Public/Parks
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Existing Zoning

The Area is governed by the Memphis and Shelby County Unified Development Code, and
includes the following zoning classifications:

e Commercial: CMU-1, CMU -2, CMU-3, CMP1, Gateway, South Downtown R
e Residential: R-6, R-15, RU-1, RU-3
e Industrial: EMP

Transportation

The South Memphis/Soulsville Community Redevelopment Area is served by several major
north/south streets, South 3™ Street, Mississippi Boulevard, South Bellevue Avenue, and
east/west streets, East McLemore Avenue, Walker Avenue, and E.H. Crump Boulevard, E.H.
Crump Boulevard and East McLemore Avenue traverse the north and south boundaries of the
Area providing access to Interstate 55 to the west and Interstate 240 to the east. Bellevue
Avenue, Mississippi Boulevard, and 3™ Street are primary connections to Downtown Memphis
and the Medical District to the north.

Public Transportation

The South Memphis and Soulsville neighborhoods have a large low to moderate-income
population, in which many of residents do not have access to a vehicle and must rely on walking
and public transportation. In terms of public transportation, the area is centrally located and
generally well served by transit. The area is served by bus routes and bus service exists on most
of the major streets in the area including E.H. Crump Boulevard and South 3™ Street. Transit
service to the neighborhood will be strengthened with the implementation of the Memphis 3.0
Plan Transit Vision.
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CHAPTER 3: ANALYSIS OF BLIGHT FACTORS

Basis for Eligibility of the Community Redevelopment Area

The Community Redevelopment Act of 1998 (“the Act”) establishes the criteria for designating
community redevelopment areas within the State of Tennessee. The Act defines a “Community
Redevelopment Area” as a slum area, a blighted area, or an area in which there is a shortage of
housing that is affordable to residents of low or moderate income, including the elderly, or a
combination thereof which the governing body designates as appropriate for community
redevelopment. According to the Act, in order for an area to qualify or be designated as a
Community Redevelopment Area, the governing body must adopt a resolution finding that:

1. One or more slum or blighted areas, or one or more areas in which there is a shortage of
housing affordable to residents of low or moderate income, including the elderly, exist in such
county or municipality; and,

2. The rehabilitation, conservation, or redevelopment, or a combination thereof, of such area
or areas, including, if appropriate, the development of housing which residents of low or
moderate income, including the elderly, can afford, is necessary in the interest of the public
health, safety, morals, or welfare of the residents of such county or municipality.

The qualifications document must identify which category will be used to designate the Area as
a community redevelopment area.

The Act defines a “Slum Area” as:

An area in which there is a predominance of buildings or improvements, whether residential
or nonresidential, which by reason of dilapidation, deterioration, age, or obsolescence;
inadequate provision for ventilation, light, air, sanitation, or open spaces; high density of
population and overcrowding; the existence of conditions which endanger life or property by
fire or other causes; or any combination of such factors is conducive to ill health, transmission
of disease, infant mortality, juvenile delinquency, or crime and is detrimental to the public
health, safety, morals, or welfare.

The Act defines a “Blighted Area” as:

(A) An area in which there are a substantial number of slum, deteriorated, or deteriorating
structures and conditions which endanger life or property by fire or other causes or one or
more of the following factors which substantially impairs or arrests the sound growth of a
county or municipality and is a menace to the public health, safety, morals, or welfare in its
present condition and use:

(i) Predominance of defective or inadequate street layout;
(ii) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;
(iii) Unsanitary or unsafe conditions;

(iv) Deterioration of site or other improvements;
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(v) Tax or special assessment delinquency exceeding the fair value of the land; and

(vi) Diversity of ownership or defective or unusual conditions of title which prevent the free
alienability of land within the deteriorated or hazardous area; or

(B) An area in which there exists faulty or inadequate street layout; inadequate parking
facilities; or roadways, bridges, or public transportation facilities incapable of handling the
volume of traffic flow into or through the area, either at present or following proposed
construction.

Community Redevelopment Area Qualifications for Designation

This chapter of the report documents and provides an analysis of the combination of slum, blight,
shortage of affordable housing indicators that are present in South Memphis/Soulsville
Community Redevelopment Area (the “Area”) that, in accordance with the Act, cause the Area
to meet designation qualifications for a community redevelopment area. The Area shows
significant signs of qualifying conditions throughout the Area. The existence of these qualifying
conditions is well documented by available data and planning documents from local government
and community organizations. A field survey of the Area was conducted, which confirmed the
presence of “slum” and “blight” conditions throughout the Area, with high concentrations along
major corridors. Data collected from local sources and the field survey was used to conduct a
spatial analysis of the Area. The following analysis of the statutory Slum Area and Blighted Area
indicators and qualifying conditions present throughout the Area support the determination that
the South Memphis/Soulsville Community Redevelopment Area meets the eligibility criteria for
designating community redevelopment areas within the State of Tennessee.

The Community Redevelopment Act Workable Plan was adopted in 2001 by the City of Memphis
and Shelby County, respectively, was amended in 2007, and is consistent with current community
planning efforts. The Memphis and Shelby County Community Redevelopment Agency (“CRA”)
was created for the purposes of stabilizing, revitalizing, and redeveloping areas within Shelby
County that are eligible to have Tax Increment Financing Districts created within the county, such
as South Memphis.

In February 2019, through CRA Board Action 2719-A, the CRA Board approved a resolution to
amend the CRA Workable Plan to be consistent with the City’s Comprehensive Plan, Memphis
3.0. The Memphis 3.0 Plan’s “Build Up, Not Out” motto facilitates and encourages investment in
communities, people, and access to shape the city’s future. Several of the community input goals
established by the plan align with the criteria for designating community redevelopment areas,
including: addressing blight, growth in communities and neighborhoods, enhancing public
transportation, crime reduction, business investment and opportunities, and the provision of
quality and affordable housing options.

The high concentrations of blight, underserved populations, high unemployment, and low
property values of South Memphis and Soulsville have been well documented in a number of
recent local reports and plans, many of which have been referenced in this Redevelopment Plan
and supported by the existence of blighted indicators also discussed in the following sections of
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this plan. Exhibit 3, below, shows a spatial representation of the compatibility and impact of
local planning initiatives to revitalize the neighborhoods within the South Memphis/Soulsville
Community Redevelopment Area.

Exhibit 3: Compatibility with Existing Plans & Goals

Memphis 3.0 Plan and Accelerate Memphis

Accelerate Memphis is a City initiative to facilitate community projects based on elements of the
City’s Comprehensive Plan, Memphis 3.0. The City will issue $200 million in bonds to provide
funding for projects in various Anchor Neighborhoods intended to “accelerate growth by
improving quality of life, driving equity and inclusion, improving connectivity, and solving
stubborn problems that are deeper than any single capital budget can solve.”# Initial projects are
arranged in three categories, Activating Memphis 3.0, Improving Parks, and Revitalizing Citywide
Assets.

Through Accelerate Memphis, there is approximately $12.8 million in planned investments within
the Area. These projects can serve as catalysts for additional investment in the Area and support
of projects associated with this Plan. Projects are in the planning and design phase and are

4 Accelerate Memphis website
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subject to change. Exhibit 4, below, shows the locations and descriptions of the Accelerate

Memphis projects.

Exhibit 4: Mempbhis 3.0 Plan and Accelerate Memphis Overview
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Analysis of Slum Area and Blighted Area Indicators

Slum Area Indicators

A “slum area” is comprised of a predominance of buildings indicative of dilapidation,
deterioration, age, or obsolescence. A slum area is characterized by inadequate ventilation,
sanitation, or open space; population density and overcrowding; and conditions, which endanger
life or property, and is detrimental to the public health, safety, morals, or welfare. These
characteristics are conducive to ill health, transmission of disease, infant mortality, juvenile
delinquency, and crime.

Approximately 72 percent of the parcels within the Area exhibit one or more conditions ascribed
to the statutory definition of a Slum Area. The field survey confirmed these conditions and
provided insight as to extent to the which the following slum area indicators impact the social
character of the Area and the physical character of structures, parcels, public infrastructure:

e Dilapidated or deteriorated buildings or improvements;
e High density of population or overcrowding; and
e Existence of conditions which endanger life or property by fire or other causes.

Exhibit 5, below, page provides an overview of slum area indicators present throughout the South
Memphis/Soulsville Community Redevelopment Area.

Exhibit 5: Slum Area Indicators
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Dilapidated or Deteriorated Buildings or Improvements

The Area contains a substantial number of properties which exhibit indicators of dilapidated or
deteriorated buildings or site improvements. The field survey of exterior building and site
conditions found defects in primary structural components (exterior walls, roofs, foundations,
etc.), secondary structural components (porches, pedestrian walkways or ramps, windows,
gutters, fascia, etc.), and other site improvements (sidewalks, driveways, parking areas, retaining
walls, etc.). These conditions exist in high concentrations along several major corridors:
McLemore Avenue, Mississippi Boulevard, Walker Avenue, Bellevue Boulevard, E.H. Crump
Boulevard, and 3™ Street. The highest concentrations exist along McLemore Avenue, Walker
Avenue, and Mississippi Boulevard.

Age and obsolescence are also contributing factors to dilapidation and deterioration. Natural
building deterioration has a positive correlation to the normal and continuous use of structures
over time. Housing structures that are older tend to have more issues than newly built structures,
and usually require numerous maintenance responsibilities. Since building deterioration and
related structural problems are a function of time, temperature, moisture, and the absence of
normal routine maintenance (possibly due to limited funds or absentee landlords), structures
that are 35 years and older typically exhibit more problems than recently constructed structures.
This age standard is recognized as a key factor that demonstrates the period after which buildings
require higher maintenance and are likely to have more interior and exterior deterioration
components. This standard was originally promulgated in Federal statutes and urban renewal
directives beginning with the original urban renewal acts dating from 1936. Over half of the
housing stock in the Redevelopment Area is more than 35 years old.

High Density of Population or Overcrowding

Overcrowding within the Area is exemplified by the over-intensive use of property and the
crowding of buildings and accessory facilities onto a site. This condition was observed during the
field survey where multiple, non-multifamily, residential structures exist on a single parcel.

Existence of Conditions Which Endanger Life or Property by Fire or Other Causes and Unsafe
& Unsanitary Conditions

The Area contains a substantial number of properties which exhibit indicators of conditions which
may endanger life or property by fire or other causes and unsafe and unsanitary conditions. These
indicators are exemplified by properties deemed uninhabitable due to potentially hazardous
structures and/or site improvements created by fire or other causes; vacant or abandoned
structures; high weeds/tall grass; trash, debris, and abandoned vehicles indicative of ongoing
dumping on both vacant and occupied parcels. These conditions are most often present on
vacant parcels and properties with vacant structures. Exhibit 6, on the following page, provides
an overview of the widespread vacancy (structures and land) which exists throughout the Area.

December 2021 Page ¢ 18



2021 South Memphis/Soulsville Community Redevelopment Plan Memphis, TN

Exhibit 6: Vacancy Overview
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Crime is widely recognized as having a positive correlation with urban blight and decay. Whether
crime is a contributing factor to, or a product of blight, crime and blight together can breakdown
traditional neighborhood interactions, relationships, and social pride that make a neighborhood
an attractive place to live. Crimes impacting property (i.e., property crimes, arson, breaking &
entering) exacerbate the presence of unsanitary and unsafe conditions which may endanger life
or property. Exhibit 7, below, provides an overview of instances of crime occurring throughout
the Area in 2019.

Exhibit 7: Crime Locations Overview

Additionally, there are several confirmed and potential brownfield sites in the Area, including
sites with out-of-service underground storage tanks. The existence of Brownfields indicates the
presence or potential presence of hazardous substances, pollutants, or contaminants that pose
potential health and safety issues.
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Blighted Area Indicators

The Area shows significant signs of blight in concentrated areas. Neglect and deterioration of
structures affect public perception of the area and deter reinvestment by private interest and
potential residents. The lack of investment coupled with varying stages of neglect negatively
affects property values, and thus revenues generated from property taxes. Such impairments of
sound growth are symptomatic of the conditions of blighted found in the Area. These blighting
conditions or the mere perception of them can further erode the tax base as residents move to
the suburbs within or without the City of Memphis. As residents move outside the corporate
limits but within the City of Memphis Growth Area, the City of Memphis is expected to extend
costly infrastructure to support and sustain this outward migration of residents with an ever-
eroding tax base.

Approximately 56.3 percent of the parcels within the Area exhibit one or more conditions
ascribed to the statutory definition of a Blighted Area. The field survey confirmed these
conditions and provided insight as to the extent to the which the following blighted area
indicators impact the social character of the Area and the physical character of structures,
parcels, and public infrastructure.

December 2021 Pagee21



2021 South Memphis/Soulsville Community Redevelopment Plan Memphis, TN

Blighted Area Indicators:

Slum, deteriorated, or deteriorating structures (See Slum Indicators in previous Section of this
report); and

Existence of conditions which endanger life or property by fire or other causes (See Slum
Indicators in previous Section of this report); and

Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; and
Deterioration of site or other improvements; and

Unsanitary or unsafe conditions; and

Predominance of defective or inadequate street layout; and

Inadequate parking facilities; and

Faulty or inadequate street layout.

Exhibit 9, below, provides a comparative overview of slum area and blighted area indicators
present throughout the South Memphis/Soulsville Community Redevelopment Area.
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Deterioration of Site or Other Improvements

The Area exhibits a predominance of deterioration of site or other improvements. The field
survey of exterior building and site conditions found defects in secondary structural components
and site improvements including fences, soft-and hardscaped areas, pedestrian walkways or
ramps, driveways, and parking lots. These conditions exist in high concentrations along the Area’s
major corridors: McLemore Avenue, Mississippi Boulevard, Walker Avenue, Bellevue Boulevard,
E.H. Crump Boulevard, and 3 Street. The highest concentrations exist along McLemore Avenue,
Walker Avenue, and Mississippi Boulevard.

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness and Inadequate
Parking Facilities

The area exhibits a predominance of parcels and sites with faulty lot layout. Faulty lot layout in
relation to size, adequacy, accessibility, or usefulness is a result of obsolete platting with respect
to current subdivision and zoning practices adopted since the 1950s. Obsolete platting includes
parcels of irregular shape, narrow or small size, and parcels improperly platted. Historically, these
lots were platted in the late Nineteenth and early Twentieth Centuries. As platted originally,
these lots were located adjacent to industrial areas and met the needs of the residents of the
time. Primarily due to the narrow lot frontages, many of the lots located in the Area are too small
to accommodate modern land uses and development. Several parcels are also landlocked, which
means they do not have road frontage on a public street. These conditions can create challenges
in attracting future investment and redevelopment and promote nonuniform development. The
additional time and expense normally associated with rezoning or re-platting property can also
be a deterrent to development. These conditions can cause properties with faulty layout to
remain unoccupied or undeveloped for years.

The presence of underutilized land areas is also an indicator of faulty lot layout. Underutilized
land areas, often improved with expansive and often deteriorating parking surfaces, were also
observed as an indicator of faulty lot layout.

An aerial assessment of the Area paints a clear picture of the predominance of lots that do not
meet the minimum statutory requirements related to land use and development, including
minimum lot sizes and lot width. These conditions can also be identified on a parcel-by-parcel
level by review of historical property records.
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Predominance of Defective and Inadequate Street Layout

A regular and orderly system of streets and blocks typifies those urbanized areas that are capable
of sustaining stable or improving values over time. Inadequate or defective street layout is often
found in many urban areas and this holds true for the redevelopment area. The redevelopment
and reuse of sites is made difficult by an inadequate street layout and thereby is an inhibitor to
an area’s stability. This is not only a safety issue for pedestrians but a challenge when it comes to
redevelopment of these areas in a cost-effective manner.

Several areas within the Area have a defective or inadequate street layout. This indicator is
exemplified by undersized street widths inadequate for present day development standards;
unimproved alleys; open swales; streets that lack curbs and gutters; absence or deterioration of
sidewalks; deteriorating alley and street pavement. With respect to surface improvements,
evidence of defectiveness and deterioration include cracking, crumbling, potholes, depressions,
loose paving material, and weeds protruding through paved surfaces. The Memphis and Shelby
County Unified Development Code (UDC) now mandates that large blocks be divided into smaller
areas by means of a block perimeter standard to aid attracting and facilitating modern
development.

Exhibit 10: Street and Sidewalk Indicators
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Housing Affordability and Socio-Economic Indicators

The lack of affordable housing is a key eligibility criterion for the designation of a community
redevelopment area in accordance with the Act. The Act provides for the development of
affordable housing, whether for rent or for sale, which residents of low or moderate income,
including the elderly, can afford. This undertaking may include slum clearance, redevelopment,
rehabilitation, conservation in a community redevelopment area, or any combination or part
thereof, in accordance with the community redevelopment plan. The Memphis 3.0 Plan provides
insight into the history and current condition of the lack of quality and affordable housing in the
city and how minority and lower income residents have been disproportionately impacted. The
predominant presence of these conditions throughout the Area to meet the ascribed to the
statutory definition of a community redevelopment area.

Existing Conditions Contributing to the Lack of Housing Affordability®

e More than 52 percent of the City’s housing stock was built before 1969 (this includes single-family and
multi-family residences). As the number of housing units in Memphis increased over time, household
growth was too slow to generate sufficient demand for the older houses in older parts of the City.
Costly housing maintenance and resulting neighborhood deterioration prompted individuals with the
financial means to move to newer neighborhoods in the eastern part of the City.

e As homes were built and occupied in newer subdivisions in the ever-expanding fringe of the City, many
of Memphis’ older neighborhoods experienced significant vacancy and blight. Most unoccupied
buildings of various uses throughout the City suffer from structural issues and deferred maintenance
further contributing to the overwhelming number of vacant and blighted structures.

e Nearly half of households spend more than 30 percent of their incomes on housing (the standard
measure for housing affordability), indicating a need for not only more affordable housing, but a
balanced market approach with a focus on housing affordability, type, and quality.

e The majority, 57 percent, of homes in the Area are renter occupied.® More than half of Memphis’
residents are renters. A 2016 report by the Memphis Division of Housing and Community Development
found that many rental units in the City are considered substandard housing.

e The Memphis 3.0 Plan estimates that the number of new households in the City may grow by
approximately 1,300 per year through 2040. A market analysis completed in association with the
Memphis 3.0 Plan revealed that there is an overwhelming preference (47 percent) for multi-family
housing in the city. Demand for renovated single-family housing and new single-family construction
were similarly preferred at 24 percent and 23 percent, respectively.

e Homeownership, a key mechanism for building and transferring wealth, has declined in most parts of
the City. The overall share of Memphis households who own their home was 49 percent in 2015 while
homeownership rates for the U.S. were nearly 64 percent during that same time period.

5> Memphis 3.0 Plan
6 U.S. Census, ESRI
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e The decline in homeownership was not uniform across the City; it was experienced primarily by African
American households and concentrated in some districts more than others. These factors increase the
difficulty for the majority of Memphis’ population (African Americans and other people of color) to
build and transfer wealth and move out of poverty.

These conditions illustrate why the development of affordable housing is necessary in the
interest of the public health, safety, morals, or welfare of the residents of Memphis and more
specifically the South Memphis/Soulsville Community Redevelopment Area. Like the rest of the
City, the South Memphis/Soulsville Community Redevelopment Area has a shortage of affordable
housing. The lack of affordable housing in the Area is exemplified by high concentrations of
contributing and induced socio-economic conditions, including high levels of renter occupancy,
population, age, dependence on public transportation, and poverty indicators. Exhibit 11, below,
provides an overview of socio-economic indicators present throughout the South
Memphis/Soulsville Community Redevelopment Area.

Exhibit 11: Socio-Economic Qualifiers Overview
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CHAPTER 4: COMMUNITY REDEVELOPMENT PLAN

Program Purpose

The purpose of this Redevelopment Plan is to facilitate a community-based approach to
redevelopment, to provide affordable housing, to alleviate those conditions that cause the Area
to be a “Blighted Area”, and to facilitate private investment. This Plan represents a step toward
implementation of the City’'s Comprehensive Plan, Memphis 3.0. The vision for the South
Memphis/Soulsville Area, as identified in Memphis 3.0, is as “a place where residents enjoy a
sustainable and desirable community, where heritage assets are protected and used as catalysts
for economic and cultural opportunities. The Area should be supported by appropriate
infrastructure, improved pedestrian facilities, quality housing, well-connected parks, and
community assets, and has innovative community spaces and entertainment.” Through use of a
Tax Increment Financing District (TIF), positive impacts of investment and new development can
be extended throughout the Area.

Exhibit 12: Existing Area Assets Overview
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Guiding Planning Principles

The South Memphis/Soulsville Area is envisioned as a vibrant, urban neighborhood, rooted in
history and character, with opportunities for people at varied stages in life and of diverse
economic means. The guiding principles for implementation of this Plan and management of the
District are informed by the Memphis 3.0 Plan.

e Strategically address blight and vacancy with a mix of building redevelopment and open
space and agricultural uses.
1. Encourage a mix of uses around anchors.
2. Promote infill development.
3. Encourage development resulting in additional job opportunities for residents.
e Improve pedestrian and cyclist infrastructure to increase accessibility and support
multi-modal transportation options.
1. Encourage efficient infrastructure and right-of-way improvements to address
connectivity, stormwater management, and beautification.
2. Improve multi-modal access to parks and greenspace.
e Promote affordable, high quality residential development.
1. Encourage development of diverse housing types and discourage displacement.
2. Encourage additional density of housing adjacent to anchors.
3. Promote and facilitate homeownership for historically disadvantaged populations.
e Encourage active code enforcement around commercial centers and civic assets.
1. Encourage preservation and reuse of culturally significant buildings.
2. Enhance neighborhood character.
e Improve access to quality employment, education and training.

General Land Use Plan

The Memphis 3.0 Plan includes a Future Land Use Map that will guide City decisions on land use,
streets, transportation and transit, public investment in infrastructure and public spaces, and
investments and incentives in housing, neighborhoods, and job centers. The Future Land Use
Map calls for a mixture of uses around the anchors. Infrastructure and public space
improvements are also noted and further explored in the South City / Soulsville Small Area Plan.
The final South City / Soulsville Small Area Plan has not been adopted yet, but once it is
established, will provide additional guidance on investment and design of key intersections.
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TIF Re-Investment Project Descriptions

Future Redevelopment is not feasible without significant investment in new and improved
infrastructure in the area. Future development projects would constitute eligible “projects”
under Tenn. Code Ann. § 7-53-101(11). In order to serve as a catalyst for additional
redevelopment in the Area, the CRA has requested that the City of Memphis (the "City") and
Shelby County, Tennessee (the "County") approve, as part of this Plan, a plan for tax increment
financing pursuant to Title 7, Chapter 53 of Tennessee Code Annotated to provide funds to pay a
portion of the costs of constructing and installing certain “Planned Improvements” (defined
below) in connection with the Project, as more particularly described below (the “Tax Increment
Incentive”).

The South Memphis/Soulsville Community TIF is dedicated to a strategy for “fostering a
sustainable and desirable community, where heritage assets are protected and uses as catalysts
for economic and cultural opportunities.” Of particular focus are initiatives which nurture
economic inclusion and integration (racial, ethnic, and socioeconomic) throughout the
neighborhood, related to housing, jobs, business ownership, and livability. The focus of TIF
expenditures will include:

e Affordable Housing and Neighborhood Development:

1. Development of new and infill affordable, quality workforce housing (rental and
owner occupied) for low to moderate income residents.

2. Facilitating neighborhood oriented mixed-use development containing primarily
workforce and affordable housing with some market rate housing possible.

e Infrastructure Improvements:

1. Neighborhood infrastructure improvements to enhance livability, safety, and
connectivity, including but not limited to, traffic calming, bicycle routes, enhanced
pedestrian crossings, sidewalks, underpass enhancements, public art installations,
etc.

2. Infrastructure improvements to support new development, including but not limited
to, new streets, curbs, utilities, parking lots or structures, street and sidewalk lighting,
broadband infrastructure, etc.

e Blight Remediation and Environmental Clean-up:

1. Improvements to the public health, safety, and welfare of the area, including but not
limited to, the elimination of blighted structures, clean-up and maintenance of vacant
lots, and remediation of environmental hazards.

e Public Facilities and Open Spaces:

1. Improvements to existing green spaces, greenways, parks, and public spaces,
including but not limited to, landscape and tree planting, wayfinding, seating areas,
trash and recycling receptacles, etc.

2. Creation of new greenways and public spaces to improve connectivity and provide
opportunities in new areas.
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e Equitable Economic Development:
1. Development and support of programs to enhance the business community, including
but not limited to, small business owner fagade grants and loans, and utilization of
local entrepreneurs to accomplish the redevelopment work outlined above.

Exhibit 13 includes a list of potential projects that were identified during the community
engagement process for the two proposed plans submitted to the CRA. These projects represent
potential investments; however, TIF funds shall not be limited to these projects.

Exhibit 13: Projects Overview

Label Name Address Use

1 UrbanHub 1020 S Bellevue Tech Hub

2 Dairy Apartments & Lofts Bellevue & Beechwood Mixed-Use

3 Memphis Music Magnet Saxen & Mississippi Mixed-Use, Multi-Family, Single-Family, Artists Lofts & Development Center, Senior Center
4 Green Leal Agritourism lennette & South Lauderdale Urban Micro-Farm, Multi-Family

5 Green Leal Grocery Store by Knowledge Quest 1052 S Lauderdale Farmer's Market and Deli (currently Lauderdale Market)
& Pidgeon Themas Iron Works Eh Crump & S Main Mixed-Use

7 38126 Innovation Hub & Tech Center Mississippi & Walker Tech Hub

8 Soulsville Cultural Arts Center Bellevue & Severson Arts & Culiure

9 Green Leaf Commons by Knowledge Quest 584 Jennetle Place Community Center

10 Green Leal Residential Community Jeannette & Lauderdale Multi-Family

iF| Young Actors Guild 1144 E Mclemore Arts & Culture

12 Slim House Amplitheater 1140 College Street Entertainment / Recreation

13 Greater Whitestone Senior Cottages 212 Wellington St Community Center, Multi-Family / Senior Living

14 Meire Shopping Center ER Crump & Danny Themas Commercial or Mixsd-Uss

15 Code Crew Tech Center 870 E Mclemore Youth Center
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Publicly Funded Capital Projects

The conditions of public infrastructure in the redevelopment area were observed in preparation
of this plan. Streets, sidewalks, streetlights, parks, and other readily visible public infrastructure
were determined to be subject to varying levels of deterioration. In some instances, capital
improvements have recently been made, such as the repaving and restriping of Danny Thomas
and MLK Jr. Blvd. In other instances, such as along portions of Mississippi Blvd. and Walker
Avenue where pavement and sidewalks are cracked, deteriorated, or even missing, it is evident
that no investment has been made in some time.

The Accelerate Memphis Plan has identified some projects from the Memphis 3.0 Plan within the
Area for initial implementation and funding. These projects include neighborhood investments,
funding for studies or plans, funding for public space improvements, and similar. The Area
includes some of the anchors targeted for initial investment such as Soulsville and Neptune &
Walker. Investment in public infrastructure should build on and connect to the initial investment
from Accelerate Memphis.

The age of infrastructure in this Area is advanced enough to require regular maintenance to
maintain proper condition; however, some infrastructure has reached its useful life and may
require removal and reconstruction to provide the level of service and quality required by current
standards. The Plan calls for upgraded public infrastructure (streets, sidewalks, utilities, parks,
etc.) to meet current standards and set the stage for significant private investment. Depending
upon the availability of TIF funds, some of the plan budget can serve as local match for
transportation projects.

Residential Element

A priority of the Plan is to address the need for quality affordable housing within the Area. The
2020 Housing Affordability Index (HAI) for the South Memphis/Soulsville Redevelopment Area
indicates that the households within the Area earning at least the median area income ($26,658)
only have 68% of the income required to qualify for a 30-year fixed rate mortgage loan with 20%
down based on recent home prices. In comparison, the 2020 Memphis HAI is 83%. The
development Plan aims to promote residential reinvestment, homeownership, redevelopment,
or infill of new housing units (affordable and market-rate) on vacant or underutilized properties.
This is accomplished through a variety of methods including site-specific redevelopment,
homeowner assistance to maintain existing housing, and the acquisition/disposition of vacant
lots for the purpose of constructing new housing.

The Plan strives to be a catalyst for new development within the Area. A potential hazard of
increased development is the displacement of existing residents. This can be caused by an
increase in the cost of living or through the demolition of existing residences. By prioritizing
development of affordable housing within the Area, there will be new housing options of higher
quality for existing residents to move to. As part of any development project which directly
displaces existing residents (i.e. demolition of existing homes), there must be a plan for inclusion
of replacement housing in the new development or a relocation plan for residents to remain in
the Area.
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Parks, Recreation, and Greenspace Element

Essential to establishing a high quality of life in the area for residents is adequate provisions for
parks, recreation, and other green spaces. The opportunities for children and families to walk just
a few minutes to a neighborhood park to play, walk the dog, meet neighbors, or conduct
community gatherings are limited. Children are left, therefore, with limited opportunities for
healthy play and exercise, or to build essential social skills. Instead of participating in healthy and
engaged activities, children are seen playing in the street, walking the neighborhood, or
participating in disorganized groups which are often leading to mischief or ultimately crime.

The Area has a few adequate park spaces within close proximity of residential uses. General use
and active recreation parks in the Area include Gaston Park and Chandler Park as well as the
Gaston Community Center. The Plan includes enhancements to the existing parks, the Gaston
Community Center, and the Green Leaf Learning Farm.

It is a typical best practice of desirable and healthy neighborhoods to contain passive green
spaces within an approximately 2-minute walk (530 ft.) and active recreation areas within an
approximately 5-minute walk (1320 ft.) of most residences. Based upon these metrics, many
existing and potential residential areas are beyond those distances, so park space should be
included in new residential development areas. Upgrades to existing facilities or adding new
playgrounds are suggested in several locations so as to provide adequate recreation within a few
minutes’ walk of a greater number of families. Bicycle facilities (bike lanes, cycle tracks, signage,
and signals) are being aggressively pursued throughout the City of Memphis and the region.
There are multiple bike lane projects already proposed within the area, including along
Mississippi Boulevard, Bellevue Boulevard, and 4" Street, as well as recently installed
improvements along Crump Boulevard.

Implementation Safeguards

Community support and resident engagement is key to the success of any redevelopment plan.
Processes will be set up to ensure that meaningful community engagement continues past
completion of any small area plan, redevelopment project or initiative to ensure that
reinvestment is taking place in accordance with the South Memphis/Soulsville Community
Redevelopment Plan and the vision of Memphis 3.0. This includes facilitating engagement
mechanisms to keep the community informed, provide input on proposed development projects,
and to solicit feedback on redevelopment work occurring after the TIF has been established.

The CRA proposes to form a South Memphis/Soulsville Community Advisory Committee. The
Committee will provide community input and recommendations on potential TIF investments
directly to the CRA. The Committee will officially represent the South Memphis/Soulsville
community as the steward the Plan and make recommendations to the CRA on applications for
expenditures from the TIF Fund. The TIF activities and expenditures shall be managed by or
under direction of the CRA board of directors, with advisement from the Committee. The
Committee will use the criteria below and other relevant information to evaluate projects and

December 2021 Page @ 32



2021 South Memphis/Soulsville Community Redevelopment Plan Memphis, TN

make recommendations to the CRA board. Those undertakings, activities or projects that the
Committee can embark upon initially include (additional items to be added in the future):
1. Serve as the official community representation and steward of the Plan.
2. Work with the CRA to establish communication mechanisms to effectively represent
consensus on neighborhood issues.
3. Respond to CRA inquires related to a neighborhood’s position on projects affecting
the neighborhood

Evaluate each CRA application for expenditures from the TIF Fund through the criteria found in
the Plan and provide recommendations to the CRA.The Plan recommends a project evaluation
tool designed to assess the overall alignment of each project application with the priorities
established in this TIF Implementation. The following evaluation criteria would be utilized by
the CRA and Community Advisory Committee in evaluating any private project application for
TIF Funds. Each TIF Fund application project would be evaluated for alignment with the following

objectives.

Objectives Category 1: Project Fundamentals & Financial Impact

1. Project Fundamentals:

a)

b)

Project aligns with goals and objectives of the South Memphis/Soulsville
Community Redevelopment Plan, Memphis 3.0 and previous community master
plans.

Community engagement conducted throughout the project planning process and
has proper influence in the project developer's decision-making process.
Development team meets the inclusion goal of 40 percent of the value of project
professional services and construction contracts are awarded to minority and/or
women owned firms.

2. Financial Impact:

a)
b)

c)

d)

Project's TIF allocation request aligns with the Plan's budget categories for TIF
Fund Expenditures.

Project will serve as a financial catalyst for the implementation of other key
priorities of the Plan.

Project requests no more than 10 percent of total projected TIF funds with
multiple other private and public funding sources, which account for at least 90
percent of the total project funding sources, unless otherwise approved by CRA
Board and Community Advisory Committee.

Project's TIF allocation does not impede current remaining available TIF funds
needed to implement other needs of the Plan.

3. Equitable Economic Development:

a)

b)
c)

December 2021

Projects involving multiple tenant spaces shall avail a minimum of 35 percent of
commercial space lease space to minority and/or women owned firms.

Project incorporates strategies to avoid displacement of existing local businesses.
Projects requesting $500,000 or more from the TIF Fund, shall include a
community benefit agreement and performance bond, or similar protections in a
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redevelopment agreement, which spreads economic benefits to a cross-section of
existing residents.

Objectives Category 2: Alignment with TIF Redevelopment Plan Priorities

1. Housing & Neighborhood Development:

a)
b)
c)

d)

Project expands the variety of affordable housing options and choices in the
neighborhood.

Project offers opportunities for home ownership for long-term South
Memphis/Soulsville residents.

Projects providing housing units avail a minimum of 50 percent affordable units to
low-income to moderate-income residents.

Project increases resident access to fresh food and expands the corner store
program.

2. Infrastructure Improvements:

a)

b)
c)

d)

Project improves pedestrian safety by adding new crosswalks or improves existing
sidewalks.

Project enhances neighborhood streetscapes or gateways through improvements.
Project supports public transportation access through expanded
bus/bike/pedestrian facilities.

Project maintains or increases neighborhood street connectivity and does not
close public rights-of-ways.

3. New & Enhanced Public Facilities:

a)
b)

c)

Project adds or improves shared publicly accessible greenspace to the
neighborhood.

Project improves and enhances community facilities such as parks and community
centers.

Project contributes to the Greening South Memphis urban forestry program
planting trees in public spaces.

4. Blight Remediation, Environmental Improvements, & Site Acquisition:

a)

b)

Project fights blight by redeveloping a property that was previously vacant or
blighted.
Project cleans up brownfields or properties containing environmental hazards.

Establishment of Control, Restrictions, and Covenants

It is recommended that through a public/private partnership between a private developer or
non-profit, the City of Memphis, and the CRA, a coordinated effort be made to acquire and
develop real estate according to the South Memphis/Soulsville Community Plan. Acquisition of
property should be conducted through multiple sources, including private developers, non-profit
organizations, public/private partnerships, CRA, Blight Authority of Memphis, Shelby County
Land Bank, and other partners.

December 2021
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Inclusion Goals

The Inclusion Plan for the South Memphis/Soulsville Community Plan will follow the CRA policies
regarding participation of Minority/Women Business Enterprises (M/WBE) and Locally Owned
Small Businesses (LOSB). As of the drafting of this South Memphis/Soulsville Community Plan, it
is the policy of the CRA that M/WBE shall have the maximum opportunity to participate in the
performance of contracts using taxpayer funds.

1. Forall projects, the CRA sets an overall combined goal of 40 percent M/WBE participation
for Professional Services, with a 26 percent for MBE and a 14 percent goal for WBE, as
defined by Shelby County ordinance.

2. Within this overall goal for M/WBE participation, the CRA sets goals for goods and services

categories consistent with those of the City of Memphis as outlined in Ordinance 5384,

Sec. 2-327, using the ratio of the M/WBE participation goals for each sector. These goals

are to be updated when the City of Memphis revises their goals.

The CRA’s LOSB participation goal is 20 percent.

4. The CRA will monitor its projects, requiring contractors to submit regularly reports, and
reviewing the goals on an annual basis.

w

To further ensure the South Memphis/Soulsville TIF benefits and reflects the South City and
Soulsville communities, the following goals utilizing TIF investment to support private
development are recommended:

e Goals for all requests:
1. Development Team includes a role for minority person
2. Contract value for construction firms: 35 percent minority and/or women owned
3. Contract value for maintenance / service firms: 35 percent minority and/or women
owned
e Housing-specific Initiatives:
1. Affordable Housing for residents qualifying as low/moderate income: 50 percent
2. Retention of existing residents: 60 percent
e Commercial-focused Initiatives:
1. Net new jobs — paying living wage — from commercial tenants will be filled by South
Memphis/Soulsville residents: 25 percent
2. Commercial space leased: 35 percent minority and/or women owned
3. Commercial store front space lease rates conducive to desired use of commercial
corridor
4. Retention of existing local and minority businesses: 75 percent

Conformance with the Unified Development Code, Memphis 3.0, and Other Plans

Significant zoning or planning changes are not being contemplated at this time. As the specifics
of redevelopment projects become clear, zoning or planning changes may need to be reviewed
on a case-by-case basis. The land uses proposed by the Plan are compatible with the existing uses
of those sites or the areas surrounding those sites, so it is not intended that the proposed
redevelopments be incompatible with adjacent uses. The maximum densities and bulk
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regulations/building requirements for residential or other uses proposed in the Plan are intended
to be in accordance with the adopted Unified Development Code of the City of Memphis and
Shelby County and that of Memphis 3.0. Any proposed redevelopment project that does not
conform to existing development regulations for that site will be expected to follow the regular
process of requesting rezoning, variances, or zoning adjustment as required by the governing
body. The Plan does not allow a redevelopment project to by-pass any regulations or ordinances
established by the governing body.

The following plans were reviewed and confirmed to be in accordance with the proposed Plan:

e 2019-2023 Shelby County/City of Memphis Capital Improvement Plan

e 2020 Downtown Master Plan

e 2020 City of Memphis Adopted Fiscal Goals

e CRA Workable Plan, Memphis, and Shelby County

o  Memphis 3.0 Comprehensive Plan

e Five Year Consolidated (2020-2024) Annual Action Plan (2020), City of Memphis
e South Memphis Revitalization Action Plan (SoMe RAP)

e ULI TAP Memphis Soulsville

e McLemore Corridor Vision
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CHAPTER 5: FINANCIAL RESOURCES AND REVENUE PROJECTIONS

Introduction

The primary financing tool that has been recommended in the Plan is Tax Increment Financing
(TIF). The local governments, by the authority vested in the CRA, are able to establish a
Redevelopment District and utilize TIF to facilitate private sector investment. Approval of the
appropriate taxing jurisdictions is also required.

The TIF would produce revenues as a result of the new private sector investment and increase in
the tax base of the area. The tax increment revenues are the new real property taxes generated
by the redevelopment project above the amount of taxes generated by the existing land and
improvements. The increment of tax growth is placed in a Trust Fund that must be used for the
benefit of the Area and for eligible uses specified in the Community Redevelopment Act of 1998.
This tool is perceived as a logical way to fund development projects because it relies on funds
that would not otherwise be produced unless new development takes place, and it does not
supplant existing revenues from either city or county government.

Implementation of the Plan requires significant funding due to the current levels of slum and
blighted conditions including residential, commercial, and industrial properties, and public
infrastructure. A combination of funding sources will be necessary to complement TIF revenues
because there are not major projects proposed that will generate significant revenues and the
market conditions are weaker in the Area than in other areas of Memphis. Conventional
mechanisms for generating revenues through the private sector will have to be combined with
innovative funding mechanisms provided by the City of Memphis and Shelby County. A public
private partnership among local, state, and federal governments, and private sector institutions,
businesses and individuals will be necessary to make projects feasible.

This tax increment financing district will generate revenues to promote new housing and blight
remediation without relying exclusively on appropriated funds. It will complement grants that
are likely to be obtained as well as local capital improvement dollars. It is a recommendation of
this Plan that a revolving fund be established to “seed” projects that will then create the
necessary tax increment funding to accomplish the implementation of the community’s Plan.
This fund should be substantially large enough to provide gap financing for major projects. All
projects receiving fund from the revolving loan fund should 1) be reviewed by the Community
Advisory Committee 2) Agree by Redevelopment Agreement to not pursue tax abatement or
tax exemption in order to pay their full real property taxes and 3) Agree to not utilize TIF funds
or at least pay substantially more increment than the TIF funds utilized.

Availability of Increment Tax Revenues

The availability of the projected increment tax revenues for both the affected taxing districts and
for deposit into the Trust Fund is impacted by several events. First, the availability of the
increment tax revenues is predicated upon implementation of an administrative system for the
identification and collection of these revenues by the City and County, the various offices charged
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with administration of these taxes. This system must be in place as of the initiation of the
redevelopment project.

Second, there is a time lag between the taxable event and the payment and administrative
processing of the tax payments to the various taxing districts and to the Trust Fund. This time lag
is greatest for real property taxes that are typically paid in full by the end of the tax year and are
available for deposit in the Trust Fund two to three months after the first of the following year.

Tax Revenue Projections

MuniCap, Inc. completed an analysis of the estimated value and revenues generated by the TIF.
The purpose was to determine the feasibility of establishing such a district for the purposes of
providing public financing for projects and investments within the Area in order to create the
conditions where private investment would take place.

The following projected tax revenues to be generated is based on a series of assumptions that
must be considered when interpreting the results of this analysis. The user of this analysis is
cautioned to study the assumptions noted on each of the attached spreadsheets, in addition to
the assumptions stated in the following paragraphs.

The revenue tables comprise the substance of this analysis and are contained in the Appendices.
The Baseline Tables establish the basic assumptions about the proposed Project and identify the
Base Assessed Value and Base Sales Taxes. The Tax Increment Financing Revenue Projection
tables detail the projection of tax revenues and the potential revenues that could be generated
as a result of the adoption of tax increment financing.

For purposes of this analysis, it is assumed that the tax increment revenue will be available for
financing for 30-years, although debt retirement will most likely be sooner than the full 30-years.
Furthermore, it is assumed that the tax increment financing will be approved in 2021 and that
2022 would be the first full year of the program.

Assumptions Used to Project Build Scenario

As noted earlier, absent an existing development with a performance history, assumptions must
be made with regard to the Project scope, scale, uses, future performance and future tax liability.
These assumptions are identified in the following paragraphs.

Term and Rates

A 30-year term for the TIF District is used for the analysis. Tax rates remain at the current levels
over the life of the TIF.

Inflation Factor

An inflation factor was considered for the purpose of projecting future tax revenues. The
inflation factor represents the future net changes in assessed values and tax rates. A zero percent
inflation factor was assumed based on a historical review of changes in tax rate and market value
growth as further described. Inflation can be impacted by numerous outside economic factors.
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As such, additional sensitivities were prepared to identify the range of possible results if inflation
is different than has been historically trending. Scenarios for 0.25 percent, 0.5 percent, 0.75
percent, 1.0 percent, and 2.0 percent inflation factors were also completed.

A. Tax rate growth

Based on a historical review of changes in tax rates, trends show declines in rates over time as
shown in chart below.

B. Market value growth

Based on a historical review of changes in market and assessed values from revaluations, trends
show increases over time as shown in the chart below.

As shown in the chart below, declines in tax rates essentially offset any increases in assessed
values such that the net change is revenue neutral.

Net Change in Appreciation and Tax Rate Chart
4.00% ®

2.00% -
0.00%
-2.00%
-4.00%
-6.00%

2013 Reappraisal 2017 Reappraisal 2021 Reappraisal
@-Assessed Value Tax Rates Net Change

PILOT Projects

Parcels under an existing Payment in Lieu of Taxes (PILOT) agreement are not considered to be
contributing to the revenue projects. Once a PILOT expires, the parcel will be transferred onto
the rolls and will be considered new revenue. As these PILOTs are often extended or the windfall
is committed for a specific purpose, the projections do not assume new revenues from expiring
PILOTs. The City and County have committed future revenues that might be received from
expiring PILOTs to fund pre-kindergarten education.

Availability of Community Redevelopment Area Funds

This analysis also assumes that 95 percent of the property tax increment will be available for tax
increment financing. The state statutes that permit the tax increment financing require five
percent of the incremental tax revenues to be withheld by the taxing authorities. If the entity
issuing the tax increment financing charges any annual administrative fees relative to the
financing, such charges would reduce the amount of incremental tax revenues available.
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Amount of Tax Increment Financing

The amount of TIF revenues is predicted based upon the amount of property tax revenue that
will be generated in each of the next 30 years that is above and beyond the current year’s tax
revenue. TIF revenues are calculated on a parcel-by-parcel basis to determine increment as
opposed to an area-wide basis, as allowed under the Tennessee Unified TIF Act. Current year
(2020 values assuming the TIF district and Trust Fund are established in 2021) tax revenues are
calculated to be $583,027.67 for the City of Memphis and $910,234.63 for Shelby County. This
baseline revenue will continue to flow directly to the City and County in future years, however
any natural increase in appraised value which results in an increase in tax assessments, and any
new tax revenues from PILOT projects completing that program, will result in additional property
taxes above the 2020 baseline to be directed to the Trust Fund. The baseline revenue amount
continues to go to the taxing bodies serving the Area. This system does not lower the tax
revenues collected by the varying taxing districts; nor does it impose special assessments on the
redevelopment area.

Base Real Property Taxes

The Base Taxes were determined from information regarding the assessed value and the amount
of City and County taxes that were levied on the Area in 2020. The amount of taxes that are
applied to debt service were subtracted from the total taxes levied to determine the applicable
base tax rate for the Area, as debt service taxes are not applied to tax increment financing per
the CRA Act.

Tax Rates

Tax levies dedicated to debt service retirement are not captured by tax increment financing
under the CRA Act. For Shelby County, the applicable tax rate used to calculate the amount of
incremental revenues is $2.88 per $100 of assessed value; for the City of Memphis the rate is
$1.71 per $100 of assessed value.

Projected Market Value and Assessed Value

There are multiple potential projects considered in the Plan. These projects are not considered
to be far enough in the planning phase to be included in the projections for the purpose of
estimating future growth in tax revenues. At the time a project is constructed, the Assessor will
perform an appraisal of the Project which will affect the projected results contained in this
analysis.

Bonds and Loans

At the time the South Memphis/Soulsville Community Plan was drafted, bonds were not being
contemplated. The tax increment would need to have a proven track record before the public
sector would rely on the revenue stream for bond purposes. Should future tax increment
revenues be available to the Trust Fund to an extent that would support bonds, bonds would be
an additional source of capital to support development in the Area. Necessary public approvals
would be required to determine the appropriate amount of bond funding.
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Use of Funds and Sunset Provision

Use and distribution of increment from the TIF Trust Fund for projects is overseen by the CRA
with guidance from the Community Advisory Committee. In an effort to ensure that there are
sufficient funds in the Trust Fund for management of the TIF District and for supporting projects,
the CRA will not review requests or applications for funding until the TIF Trust Fund balance has
accrued a minimum of $500,000. Should ten years pass from the date of approval of the TIF
District without the TIF Trust Fund reaching a balance of $500,000, the TIF District shall sunset
and any remaining balance after CRA expenses are covered shall be refunded to the City and
County.
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CHAPTER 6: NEIGHBORHOOD IMPACTS

Neighborhood Impact of the South Memphis/Soulsville Community Redevelopment
Plan

If a redevelopment area contains low or moderate-income housing, the Redevelopment Plan
must contain a neighborhood impact element which describes in detail the impact of the
redevelopment upon the residents of the redevelopment area and the surrounding areas in
terms of relocation, traffic circulation, environmental quality, availability of community facilities
and services, effect on school population, and other matters affecting the physical and social
quality of the neighborhood.

The South Memphis Community Redevelopment Plan planning area does contain low and
moderate-income housing, so in accordance with Section 14 (3) of the CRA Act, a description of
the neighborhood impact is required. The impact of the proposed redevelopment as planned
should maintain or improve the physical and social quality of the community, especially regarding
low- and moderate-income residents who would be most directly affected by several of the
proposed redevelopments.

Overall, the quality and living conditions in the Area should improve, and not continue to
degrade, resulting in a positive impact for those residents. Likewise, clear measures of a
stabilizing and improving neighborhoods shall be seen such as stabilizing property values; an
increasing property tax base; an increased incidence of homeownership; the steadying of the
social infrastructure in the revitalizing area due to less deterioration and less residents moving
away from their long-term neighborhood.

Relocation and Replacement Housing

It is not anticipated that the issue of replacement housing on an involuntary basis will arise. The
philosophy of the Plan is that it is important to maintain the current social structure and
neighborhood network that exists in the Area today. The objective is to enhance the quality of
life and investment climate for the existing families by eliminating vacant lots, and uninhabitable
housing units, and by creating new housing on these properties. The overall goal of the Plan is
the retention and thriving of the existing population of the South Memphis/Soulsville area.

Relocation of existing renters is expected to be minimal in the redevelopment area. The Plan calls
for the condemnation process to be consistent with the Community Redevelopment Act of 1998,
however eminent domain should avoid all owner-occupied residential properties. There is not an
intention to acquire properties by eminent domain unless a redevelopment opportunity arises
that is currently unanticipated and is deemed vital to the overall effort. If this occasion arises, the
eminent domain action could be approved by the CRA. Relocation assistance would be provided
in accordance with the current standards for other programs of the City, in terms of
compensation for moving expenses, just compensation for value of the property, and potentially
even provision of alternate housing in the area through the new construction or renovation
activity associated with the redevelopment program.
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Newly constructed residential dwellings are envisioned for currently vacant lots or where
structures are in poor physical condition, while vacant and underutilized residential buildings
should be renovated. It is anticipated that no homeowner will be unwillingly displaced from their
home as the residential program is intended to be focused on infill and vacant property. If
relocation were unavoidable, appropriate measures will be undertaken to ensure that it be
handled in an equitable and fair way.

Traffic Circulation

Traffic circulation within the Area should be enhanced and not adversely affected. No road
closures nor detours are anticipated outside of normal construction activities. The proposed
streetscape improvements and road extensions are expected to simultaneously improve the
network of road facilities resulting in decreased traffic congestion as well as improve the safety
of motorists and pedestrians on improved roadways.

Before any major road project which would change or add to the area road network is
undertaken, a traffic study is recommended to fully gauge the impact of such projects on traffic
patterns and safety and to determine what form said improvements should take (reduced lane
widths, speeds, or modify numbers of lanes, etc.).

Environmental Quality

Overall, the environmental quality of the Area based upon the proposed redevelopments should
be maintained or improved as a result of the redevelopment. Improved water quality, decreased
storm water runoff and decreased erosion along the creeks that cross the study area should
result from redevelopment, bank stabilization and park improvements projects. Air quality is not
expected to be impacted significantly one way or another. Environmental remediation will be
required on a case-by-case basis, if needed, and will be required if adverse environmental
conditions exist.

Availability of Community Facilities and Services

The Plan recommends an increase of parks, recreation, walking trails, and play areas as part of
the community facilities and services in the area. Similarly, improvements to local churches,
convenience retail, and service providers will result in the maintenance or improvement of
facilities and services for the community.

Effect on School Population

With the introduction of new housing, both infill residential and new development, the effect on
the school population is expected to increase slightly but not enough to immediately warrant
new facilities. The demographics in the study area show an aging population with fewer school
aged children and families. Given current demographic profiles the impact is expected to be
minimal to the school system.
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Physical and Social Equity

Other physical and social quality effects anticipated by this Community Redevelopment Plan will
be the stabilization of property values, increased safety, and security, improved social health, and
the end to decline and beginning of improvement of the conditions of the neighborhood. These
will help stabilize families, improve living conditions, create a stable tax base for the City and
County, and serve to stabilize the growth of the community through reinvestment in existing
infrastructure and resources.

Historic Property Impact

Physical effects anticipated by this Plan will not cause negative impact on historic properties in
the area. Except as listed below, there are no historic designated buildings or places in the project
area, and it is not the intent of this Plan to redevelop historic property whether on the sites or
off them. The following list are sites that are either eligible or are designated that fall within the
boundaries of the proposed Area.

e Booker T Washington High School e LeMoyne-Owen College Historic District
e Fountain Court National Historic District * St. Paul Avenue Historic District

e Gaston Park Historic District e Dr. Christopher M. Roulhac House

e Steele Hall

Economic Impact on Adjacent Properties

The removal of the blight and decay in the South Mempbhis/Soulsville Area will have a positive
impact on nearby developments since the blight and distress of these properties are not
contained on their sites but have a detrimental impact on the entire surrounding area. New
public infrastructure that will be built for the site and adjoining areas will improve the entire
neighborhood and help to cast the district in a different, more positive light.

Furthermore, the new mixed-income, mixed-use developments envisioned for the properties will
attract private investments directly to the site and neighborhood. The mix of income among the
residents will increase the purchasing power of the community and create more commercial
opportunities and activities within the neighborhood. All these factors will further attract new
investments and developments to the neighborhood and improve the opportunities for existing
businesses and properties.

The attraction of new investment and developments in some underserved neighborhoods can
also lead to the problem of displacement of long-term residents. This negative effect of
gentrification is due to rising property values making it expensive or impossible for lower and
moderate-income residents to continue living in the area. However, this community
redevelopment plan taps some of that increase in land values to subsidize new affordable
housing units as a part of each development and creates an existing homeowner maintenance
program for long-term low to moderate-income South Memphis/Soulsville residents.
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Expected Benefits to the City of Memphis and Shelby County

There are numerous expected benefits to the City of Memphis and Shelby County from the
implementation of the Plan. A primary goal of the Plan is to create vibrant, walkable, mixed-use
neighborhoods in the inner city. The Plan is expected to attract investment, increase population,
expand access to affordable housing, and remediate blight throughout the Area. As a result, the
Plan will improve property values, expand the tax base, as well as preserve and create jobs within
the City and the County.

The Memphis 3.0 Plan targets investment and programming around anchor neighborhoods. The
intended result of which is the creation of nodes throughout the City that will act as catalysts for
development in the surrounding areas. This Plan builds on that principle and will likely help focus
investment on the anchor neighborhoods within the Area. The establishment of a TIF District will
then help spread and channel the impacts of private investment to other neighborhood
initiatives.

The early phases of the future redevelopment are expected to support many temporary and
permanent full-time jobs in the Area. While the number of direct jobs created is not part of this
Plan, the new developments are projected to yield a net job increase for the City of Memphis and
Shelby County. There would also be the creation of indirect jobs in support of the new business
operations.

In addition to the benefits realized from maintaining a vibrant neighborhood and expanding the
job base, the City and County are also expected to receive additional taxes as a result of the
redevelopment of the Plan Area. Following the expiration of the Tax Increment term, the City and
County will benefit from the entire increase in the property taxes. The future developments are
also expected to generate additional local sales tax revenues with half of that amount being
payable to each of the City and County.
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