
THE INDUSTRIAL DEVELOPMENT BOARD OF THE 

COUNTY OF MONTGOMERY 

 

 

ECONOMIC IMPACT PLAN 

FOR 

CIVIC PLAZA DEVELOPMENT AREA 

 

 

I.  Authority for Economic Impact Plan 

 

Industrial development corporations ("IDBs") are authorized under Tenn. Code Ann. § 7-

53-312 to prepare and submit to cities and counties an economic impact plan with respect to an 

area that includes a project within the meaning of Tenn. Code Ann. § 7-53-101 and such other 

properties that the IDB determines will be directly improved or benefited due to the undertaking 

of a project.  Tenn. Code Ann. § 7-53-312 also authorizes cities and counties to allocate new 

incremental tax revenues, which arise from the area subject to the economic impact plan, to the 

IDB to promote economic development, to pay the cost of projects or to pay debt service on 

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

 

 

II.  The Project 

 

Montgomery County (the "County"), with the support of the City of Clarksville (the 

"City"), intends to construct a public plaza (the "Plaza") in downtown area of the City that will 

promote the redevelopment and growth of the downtown area.  The Plaza will be located in the 

block bounded by Main Street, Third Street, Legion Street and Second Street.  The Plaza is 

expected to promote economic development in the area surrounding the Plaza by adding a civic 

amenity that will help draw local residents and tourists to downtown Clarksville. 

 

To leverage the public investment in the Plaza, the County has requested The Industrial 

Development Board of the County of Montgomery (the "Board") to adopt this economic impact 

plan to accelerate the development of the area surrounding the Plaza and to promote economic 

development by providing funds to maintain the Plaza. 

 

The development of the Plaza, which will be a public park, is referred to herein as the 

"Project." The Project is an eligible project within the meaning of Tenn. Code Ann. § 7-53-

101(13)(A)(ix). 

 

As is stated above, the development of the Project will help promote the revitalization of 

downtown Clarksville.  As Clarksville is the largest and only incorporated city in the County, 

this revitalization would directly benefit the County.  Most of the properties surrounding the 

Project are underutilized or vacant. The development of the Project is expected to promote 

commercial, retail and residential development in the surrounding area and be a catalyst in 

returning the area to a prominent role in the civic, economic and cultural life of downtown 
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Clarksville. With the revitalization of adjacent commercial and retail businesses, the area will 

become a center-city gathering place for people to work, live, shop and dine in a metropolitan 

setting. 

 

Pursuant to the Act, incremental tax revenues derived from the Plan Area (as described 

herein) and allocated to the Board may be used to pay the cost of projects (within the meaning of 

the Act), to pay debt service on obligations issued by the Board to pay the cost of projects or to 

promote economic development in the County (the "Eligible Costs").  The Board is hereby 

authorized to utilize incremental tax revenues allocated to the Board pursuant to this Plan for any 

of such purposes provided the revenues are applied to benefit the development of eligible 

projects in the Plan Area.  

 

Notwithstanding the preceding paragraph, Tenn. Code Ann. § 9-23-108 does not permit 

the application of incremental tax revenues pursuant to this Economic Impact Plan to pay certain 

costs relating to privately-owned land without first receiving a written determination from the 

Comptroller of the State of Tennessee (the "State") and the Commissioner of Economic and 

Community Development of the State that the use of tax increment revenues for such purposes is 

in the best interest of the State.  The Board will not apply the proceeds of the tax increment 

financing authorized hereunder to pay costs as to which such a written determination is required 

without first obtaining such written determination. 

 

III.  Boundaries of Plan Area 

 

The area that would be subject to this Economic Impact Plan, and to the tax increment 

financing provisions described below, includes only the property on which the Project will be 

located and surrounding properties that will be directly improved or benefited due to the 

undertaking of the Project.  The map of the area that will be subject to this plan (the "Plan 

Area"), which consists of approximately 39 acres, is shown on Exhibit A attached hereto.  A list 

of the parcels included in the Plan Area is also attached as part of Exhibit A.  The Plan Area is 

hereby declared to be subject to this Economic Impact Plan. 

 

IV.  Expected Benefits to County and the City 

 

It is difficult to quantify the precise economic benefits of developing the Plaza because 

the Plaza, in and of itself, does not directly create jobs or tax revenues.  However, by adding a 

central gathering space in the downtown area, it is expected that residential and commercial 

development will occur in the area surrounding the Plaza on an accelerated basis than if the Plaza 

was not developed.  As has been demonstrated in other cities in Tennessee, a downtown public 

square is an impetus for public gatherings, which creates increased visits to the downtown area.  

Such a public amenity also makes the downtown area more livable and unique, which should 

attract additional residents to the downtown area. 

 

Because of the nature of the Project, it is difficult to estimate precisely the job creation 

that will occur due to the development of the Project and the overall development of the Plan 

Area.  However, each $1,000,000 of capital investment in the Plan Area that occurs or is 

accelerated due to the development of the Project should create, using a conservative estimate, 
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ten (10) construction jobs for the duration of the construction period relating to the capital 

investment.  So, if $20,000,000 in capital investment occurs in the Plan Area due to the Project 

and related private development, which is a reasonable estimate, 200 construction jobs should be 

created.  As for permanent jobs, a significant part of the development of the Plan Area is 

expected to be residential development, which will not result in significant long-term job 

creation.  However, retail development is also expected to occur in the Plan Area.   A reasonable 

estimate of the retail development initially expected to occur or be accelerated due to the 

construction of the Project is at least 10,000 square feet of development.  The development of 

that amount of retail space, which is a reasonable estimate, should result in at least 22 new jobs, 

using a conservative standard of one job per 450 square feet of retail space. 

 

The County and the City are also expected to realize additional tax receipts as a result of 

the accelerated development of the Plan Area.  With respect to property taxes, the County and 

the City will continue to receive existing property tax revenues from the Plan Area as base taxes 

pursuant to the Act.    To the extent property tax revenues are increased due to capital investment 

in the Plan Area, much of the incremental property tax revenue would be applied as provided 

herein to pay for costs of developing the Plan Area and/or debt service relating thereto.  

However, that portion of the additional property taxes that would be allocable to pay debt service 

on the County's and the City's debt would be retained by the County and City respectively. If 

$10,000,000 in appraised value of additional commercial capital investment was made in the 

Plan Area and $10,000,000 in appraised value of additional residential development was also 

made, which are reasonable estimates, the County and the City in the aggregate would realize 

approximately $28,015 in additional property tax revenue in the aggregate to pay debt service, 

using the current combined tax rate of $ 4.31 and assuming that approximately 10% of such tax 

rate, on average, would be attributable to taxes to be used to pay debt service.  

 

Furthermore, new retail establishments that are developed in the Plan Area will result in 

increased annual local sales tax revenues. If 10,000 square feet of retail space is constructed and 

such retail space results in additional annual retail sales of $1,000,000 (using a conservative 

estimate of $100 of annual sales per square foot), the County and the City would realize 

approximately $25,000 in additional local sales tax revenues annually from the development of 

the Plan Area that would be allocated to the City and the County. 

 

V.  Distribution of Property Taxes and Tax Increment Financing 

 

a. Distribution of Taxes.  Property taxes, including personal property taxes, imposed on 

the property located within the Plan Area shall be allocated and distributed as provided in this 

subsection.  The taxes assessed by the County and the City on the real and personal property 

within the Plan Area will be divided and distributed as follows in accordance with Tenn. Code 

Ann. § 7-53-312(c) and Title 9, Chapter 23 of the Tennessee Code Annotated, being the 

Uniformity in Tax Increment Financing Act of 2012 (the "Tax Increment Act"): 

 

i. The portion of the real and personal property taxes payable with respect to the 

Plan Area equal to the year prior to the date of approval of this Economic Impact Plan 

(the "Base Tax Amount") shall be allocated to and, as collected, paid to the County and 

the City as all other taxes levied by the County and the City on all other properties; 
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provided, however, that in any year in which the taxes on the property within the Plan 

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

and the City only the taxes actually imposed. 

 

ii. The excess of real and personal property taxes over the Base Tax Amount (the 

"TIF Revenues") shall be allocated and, as collected, paid into a separate fund or funds of 

the Board, created to hold such payments until the tax proceeds in the funds are to be 

applied (A) to reimburse the County, in the amount provided below, for costs of 

maintaining the Project or to reimburse the City for costs of maintaining public projects 

in the Plan Area or to pay other Eligible Costs relating to development within the Plan 

Area in order to promote economic development and/or (B) to pay debt service on the 

obligations expected to be issued by the Board to finance Eligible Costs (the "TIF 

Obligations") within the Plan Area. 

 

This allocation is subject to the provisions of Tenn. Code Ann. §7-53-312(j) and the Tax 

Increment Act, which requires that taxes levied upon property within the Plan Area for the 

payment of debt service of the County and the City shall not be allocated to the Board.  If 

approved by the State as described above, ten percent (10%) of each allocation of TIF Revenues 

shall be paid by the Board to the County to be pay direct costs relating to the maintenance and 

improvement of the Plaza in order to promote economic development, provided, however, that 

pursuant to policies and procedures approved by the Board, the City and the County, any such 

TIF Revenues derived from City taxes may be applied to maintain public projects of the City in 

the Plan Area.  Such expenditures shall be made pursuant to an agreement to be entered into 

between the Board and the County under which such percentage of the TIF Revenues would only 

be applied for such purposes. 

 

Under Section 9-23-104(d) of the Tax Increment Act, the Board is authorized to make all 

calculations of TIF Revenues on the basis of each parcel within in the Plan Area or on an 

aggregate basis for the Plan Area.  In this case, all calculations of TIF Revenues shall be based 

upon each parcel within the Plan Area and the aggregate basis method of calculation and 

allocation shall not be used. 

 

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

allocation of TIF Revenues from any parcel or group of parcels in the Plan Area shall begin in 

any tax year within the next ten tax years in order to match TIF Revenues with the application of 

TIF Revenues for the purposes provided herein, subject to the time limitation on allocations 

provided below.  No allocation of TIF Revenues, including any allocation to be used to assist in 

the maintenance of the Plaza, shall commence as to any parcel within the Plan Area until notice 

of such commencement is given by the Board to the County and the City.  Allocations of TIF 

Revenues by the County and the City shall be made (i) as to TIF Revenues derived from non-

delinquent taxes, within sixty (60) days of the date such taxes are due without penalty for each 

tax year and (ii) as to TIF Revenues derived from delinquent taxes, within sixty (60) days from 

when such taxes are collected by the County and the City. 

 

b. TIF Obligations.  In order to pay certain Eligible Costs, the Board expects to use all 

or a portion of the incremental tax revenues that it will receive as a result of the adoption of this 
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Economic Impact Plan (other than amounts to be directly used to pay the County for the 

maintenance of the Project, or paid to the City as provided above or to pay other Eligible Costs 

as provided below) to pay debt service on obligations that may be incurred to finance such costs.  

This tax increment financing or financings, if issued, would be structured as follows: 

 

i. The Board may borrow funds through the issuance and sale of notes, bonds or 

other obligations of the Board in one or more emissions.  The Board shall pledge all or a 

portion of the TIF Revenues allocated to the Board pursuant to this Economic Impact 

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

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

Board be considered a debt or obligation of the County or the City in any manner 

whatsoever, and the source of the funds to satisfy the Board's payment obligations 

thereunder shall be limited solely to the TIF Revenues and shall otherwise be non-

recourse to the Board. 

 

ii. The proceeds of the notes, bonds or obligations shall be used to pay Eligible 

Costs, costs of issuances relating to notes, bonds or obligations and capitalized interest on 

the notes, bonds or other obligations to the extent permitted by the Act.   

iii. Any tax increment financing may be refinanced by the Board at any time as 

permitted by the Act, and upon such refinancing, available tax increment revenues shall 

be applied to the payment of such refinancing debt to the extent such tax increment 

revenues were to be used to pay the debt that is being refinanced. 

c.  Direct Payment.  Notwithstanding any provision herein to the contrary, the Board 

may apply TIF Revenues directly to pay Eligible Costs without the necessity of issuing any 

notes, bonds or other obligations. 

d. Maximum Amount.  The aggregate principal amount of notes, bonds and obligations 

issued by the Board as described in subsection (a) above together with the maximum amount of 

Eligible Costs that the Board agrees to pay as described in subsection (c) above shall not in any 

event exceed $20,000,000. 

 

e. Time Period.  Taxes on the real and personal property within the Plan Area will be 

divided and distributed as provided in this Section of the Economic Impact Plan for a period, as 

to each parcel in the Plan Area, not in excess of twenty (20) tax years as to any parcel, but, in any 

event, such allocations shall cease when there are not Eligible Costs, including debt service, to be 

paid from the TIF Revenues.  The Board may approve an allocation period that is less than 

twenty (20) years as to any parcel if the Board determines that a shorter allocation period will 

provide sufficient incentive to promote the development of that parcel.  Until an allocation of 

TIF Revenues as to any parcel commences as described in subsection (a) above, no TIF 

Revenues shall be allocated to the Board as to such parcel. 

 

f. Finding of Economic Benefit.  The Board, by submission of this Plan, and the County 

and the City, by the adoption of this Plan, find that the use of the TIF Revenues, as described 

herein, is in furtherance of promoting economic development in the County and the City. 
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VI.  Approval Process 

 

 Pursuant to Tenn. Code Ann. § 7-53-312, the process for the approval of this Economic 

Impact Plan is as follows: 

 

a. The Board holds a public hearing relating to the proposed Economic Impact Plan 

after publishing notice of such hearing in a newspaper of general circulation in the County at 

least two (2) weeks prior to the date of the public hearing.  The notice must include the time, 

place and purpose of the hearing as well as notice of how a map of the subject area may be 

viewed by the public.  Following such public hearing, the Board may submit the Economic 

Impact Plan to the County and City for their approval. 

 

b. The governing bodies of the County and the City must approve the Economic Impact 

Plan for such plan to be effective as to both the County and the City.  The Economic Impact Plan 

may be approved by resolution of the County Commission or City Council, whether or not the 

local charter provisions of the County or City provide otherwise.  If the governing body of the 

County approves this Economic Impact Plan but the governing body of the City does not 

approve this Economic Impact Plan within sixty (60) days of the County's approval, this 

Economic Impact Plan shall still be effective as to the County, and all references to allocating 

TIF Revenues of the City shall be deemed deleted.  If the governing body of the City approves 

this Economic Impact Plan but the governing body of the County does not approve this 

Economic Impact Plan, this Economic Impact Plan shall not be effective.  If either the County or 

City make any changes to this Economic Impact Plan in connection with their approval hereof, 

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

changes must also be approved by the County or City, as applicable. 

 

c. Once the governing body of the County and, if applicable, the  

City has approved this Economic Impact, the Plan and related documentation shall be filed with 

the local taxing officials and the Comptroller of the State as required by the Tax Increment Act 

and annual statements of incremental tax revenues allocated to the Board shall be filed with the 

State Board of Equalization as required by the Tax Increment Act.  The Board will also comply 

with all other procedural requirements of the Tax Increment Act and other applicable laws.  

 

VII.  Policies and Procedures 

 

Pursuant to Tenn. Code Ann. § 9-23-107 of the Tax Increment Act, the Board, the 

County and, if applicable, the City shall approve policies and procedures relating to the 

implementation of this Economic Impact Plan prior to any allocation of TIF Revenues hereunder. 
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Exhibit A 

(to Economic Impact Plan) 

 

Parcels comprising the Plan Area 
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