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PILOT Application: 
 

316-324 S. Front Street, Memphis TN 38103 

 

Administered by:  

Center City Revenue Finance Corporation 

 

Dear Members of the Board, 

 

We are pleased to present the enclosed application to the Downtown Memphis Commission (DMC) for a 

PILOT to enable the development of 316-324 South Front which is planned to include the renovation of 

a vacant historic structure located at 324 S Front and a new five-story mixed-use building located at 316 

S Front.  The proposed development will activate the corner of Front Street and Vance Avenue with new 

ground-floor retail while providing higher-end residential density to the area at both affordable and 

market rates.  

 

The development team has performed the necessary due diligence, conceptual design, and preliminary 

budgeting to determine the viability of the project. Through a partnership with the DMC, the 

development team believes this project will represent a lasting positive impact for downtown Memphis 

by adding approximately 10,000 sf of curated ground floor retail, 165 new multi-family residences and 

on-site parking to an under-utilized parcel in the up-and-coming South Main Historic District. 

Furthermore, the development team believes this project will strategically complement a growing 

residential market, new & existing businesses, and other projects currently underway in the immediate 

area. 

 

We appreciate your consideration and look forward to partnering with the DMC to bring this exciting 

project to Memphis. 

 

Sincerely, 

 

18 Main, LLC Team 

 

1. Applicant Background of the applying entity 

State the name(s) of the applying entity’s representatives and any other financial guarantors of the 

Project and their addresses and telephone numbers if different from above.  

 

Applicant:    

 

324 S Front, LLC. 

 

Address:   

 

5384 Poplar Ave #400, Memphis, TN 38119 

 

Representative:  
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John Halford  

cnct. development, LLC 

676 Marshall Ave Suite 101 

Memphis, Tn 38103 

 

2. Provide background information about the applicant and guarantors, including development 

experience, if any, and all other relevant information this organization may need to consider while 

reviewing the application. Describe the corporate or partnership structure as applicable. 

 

324 S Front, LLC (controlled by 18 Main, LLC): 

 

Development and related experience:   

 

18 Main is rooted in long-term, multi-strategy real estate investment, coupled with investment in 

operating businesses centered around lifestyle brands, creative office and experiential retail 

including hospitality and food & beverage. 

 

18 Main Founder and Managing Principal Tom Intrator carries deep industry knowledge spanning 

the syndication, ownership, rehabilitation, financing, and management of commercial real estate. 

Tom has served as a founding partner of New-York based Hyde Capital, LLC since 2010. Hyde Capital 

and its subsidiary, The Lennox Companies, have acquired and managed a real estate portfolio in 

excess of $300 million across multifamily, retail, and office assets. The group has been active in 

Memphis since 2013, owning and managing over 1,500 multifamily units in the area, to date. Prior to 

forming Hyde, Tom worked with Silverback Capital, a real estate investment and development firm in 

New York City. He is managing member of financial services holding company, J.I. & Sons, LLC and 

its financial technology platform Vessti. 

 

Shay Yadin, Managing Partner of 18 Main, oversees the acquisition, development, and rehabilitation 

of the firm’s real estate portfolio. Applying over a decade of extensive experience in property 

development as well as real estate law, Shay has worked closely with investors, consultants, 

contractors, and municipal authorities to develop more than 3 million square feet, valued in excess 

of $750M, across retail, office, hospitality, and residential assets nationwide. Previously, Shay 

worked as a real estate attorney at Goldfarb Seligman LLP and as a senior wealth management and 

market analyst at Psagot Investment House in Israel. Shay holds a dual bachelor’s degree in Law and 

Business Administration with a focus in real estate as well as a master’s degree in Law (LL.M) with a 

focus in Real Estate Law. Shay is a retired Lieutenant from the Israel Defense Forces. 

 

3. Proposed Project description  

 

a) Location:  

 

Project Address: 316-324 South Front Street, Memphis Tennessee 38103 

316 S Front Parcel ID: 002102 00011C 

324 S Front Parcel ID: 002102 00013 



 

          

3 

 

316-324 S Front is located within the South Main Historic District, one of Memphis’s 

fastest growing and culturally vibrant districts.  The site is immediately adjacent to the 

world-famous Gus’s Fried Chicken, Old Dominick Distillery, and the future site of the new 

One Beale development. The development team plans to introduce new mixed-use 

program and residential density to what is currently a vacant historic structure and under-

utilized plot of land. Although there are currently no on-site parking requirements within 

the CBD district, the development team intends to provide sub-grade and ground level 

parking to improve retail viability and limit added pressure on nearby garages. The 

parking structure will be wrapped by retail in order to screen cars from view and bring 

activity to the street. 

 

b) Intended Use:   

The use for the 316-324 site is a proposed mixed-use multifamily and retail development 

to include the historic renovation of 324 S Front, as well as, a new ground-up five-story 

structure that will wrap the 324 parcel with entrances on Front and Vance.  The developer 

is working with a local team of project managers, architects, contractors, and real estate 

professionals to provide a product that will meet demands of the downtown Memphis 

market while raising the bar of new mixed-use development. 

 

c) Economic and Environmental impact:  

 

The proposed development is planned to bring approximately 165 new residential units to 

downtown Memphis as well as 10,000 sf of new retail space along the Front Street and 

Vance Avenue. It will also include approximately 120 parking spaces within a podium 

structure. The site is immediately adjacent to the Old Dominick distillery and contiguous 

to the famous Gus’s fried chicken.  By activating the currently vacant site at 316 S Front, 

the new podium structure, lined with storefront retail, will complete the block. In 

addition, the abandoned historic structure will be reactivated, bringing a new vitality to 

the north east corner of Front Street and Vance Avenue. The project will be designed by 

local professionals and built in accordance to the EBO program outlined by the DMC. 

 

d) The square footage of the building/ land area to be renovated:  

a. 316 S Front New Garage: Approximately 47,300 sf 

b. 316 S Front New Retail & Apartments: Approximately 126,800 sf / 0.459 Acres 

c. 324 S Front Renovation: Approximately 21,000 sf / 0.160 Acres 

  

e) Attached are the architectural plans, renderings. See Exhibits. 

 

f) A Letter from certified engineer, licensed in the State of Tennessee, as to the structural 

integrity of the building for its intended usage:  

The new building is being designed by Tennessee licensed architects and engineers and 

will meet all applicable building code requirements. The existing building at 324 S Front is 

visually in stable condition.  
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g) State the Marketing plans for the project identifying the intended market. What types of 

lessees are anticipated?  

Ground Floor Retail and Commercial spaces are planned to be leased under a “double-net 

lease”. Retail and Commercial Tenants will be determined over the course of project 

design & construction. Upper floor multi-family residential will be leased at market rate 

and per the PILOT guidelines with full occupancy expected within six (6) months from 

substantial completion.  

 

h) If the project is speculative, how long is full occupancy expected to take and who will 

manage the project? Full occupancy is expected within six (6) months of completion for 

the commercial office component of the project. Commercial Retail leases are expected to 

be signed during the construction phase (if not prior), transition to tenant improvements, 

and have tenants occupy the property immediately thereafter. Residential multi-family 

units are expected to be leased as traditional leases at market rates with full occupancy 

expected within six (6) months from substantial completion. Property management offices 

will be on-site and will be by an affiliated management company. 

 

i) Are changes needed to the public space around the project (for example; sidewalks, lighting 

and planting)? Improvements will be required to the sidewalk, new or re-located curb 

cuts, and road closures on Vance Avenue and Front Street for utility access and below-

grade shoring. New architectural lighting is anticipated to be included in the project’s 

design. New landscaping is expected to be included at ground level adjacent to public 

sidewalks. 

 

j) Other information fully explaining the project and its history.  324 South Front is an existing 

warehouse structure originally constructed in 1900 that has been dormant for several 

years. There was previously a warehouse structure on 316 S Front that has been removed 

prior to the 324 S Front, LLC taking site control. 

 

 

4. Site Control 

 

a) Name the property owner at the time of application: 324 S Front, LLC. 

 

 

5. Financial items: 

 

a) Financial Background:  

Attach current audited financial statements of the applicant and guarantors. If audited 

financial statements are unavailable, please submit non-audited statements. State the 

relationship any applicant or grantor has had with any accounting firm of the last five years. 

To be provided to Board Chairman or Board Attorney as required. 

 



 

          

5 

b) Describe any and all existing financing, options, and liens on the property: 324 S Front, LLC is 

scheduled to purchase the property on before the end of 2019 and will use bank financing 

to complete the renovations. 

 

Attach three years of tax returns if applicant is an individual: To be provided to Board 

Chairman or Board attorney as required. 

 

Provide the following information about the loan or proposed loan for the project: See 

attached. 

 

Attach information about the financial history of the project and previous attempts to 

develop, if possible: Recent attempts to develop this property have been limited to the 

initial planning phase. Outside of some work to stabilize the building, there has been no 

attempts to renovate this property. Historic renovations and adaptive re-use projects are 

critical to the fabric of South Front but are typically difficult to develop due to site 

constraints and access to dedicated parking. Through the PILOT program, the applicant 

can make an investment that will add density and vibrancy to the downtown core, 

sustainably preserve our historic building stock, and improve the experience of Memphis’s 

most prominent commercial corridor.  

 

c) Financial Projections:  

State the estimated Project costs broken down by component (i.e. land, buildings, 

equipment, soft costs, etc.) attach bid estimates and show amounts to be paid from loans 

and equity amount. See attached sources and uses.  

 

d) Attach a cash flow pro-forma along with a statement of Sources and Uses of funds for the 

project. See attached cash flow-proforma 

 

6. Project Timeline: 

 

a) State the proposed time schedule for the Project including the dates anticipated for the 

following:  

a. Closing of the loan or contributing financing availability. Upon PILOT approval and 

prior to the Commencement of Construction (see attached project schedule). 

b. First expenditure of funds with regard to the project.  Soft cost expenditures have 

begun as well as acquisition funds. 

c. Anticipated construction will begin. See attached project schedule. 

d. Anticipated completion date. See attached project schedule. 

 

 

7. Project Team: 

 

a) Architects and Engineers:  

a. Architect; PKM Architects 

b. Structural Engineer; TBD 
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c. M, P, & FP Engineer; TBD 

d. Electrical Engineer; TBD 

b) Contractor for Project: TBD 

c) Other Professionals: 

a. Project Management; cnct. development, LLC 

d) Does the applicant or guarantor have any previous or ongoing relationship with any board 

member or legal counsel of the board: No. 

 

 

8. References: 

 

a) Ronen Abergel 

Vice President 

Arbor Realty Trust, Inc. 

375 Park Avenue Suite 3401 

(516)506-4228 

b) Blake Pera, CCIM 

Vice Chairman 

ARA Newmark 

555 Perkins Extended, Ste 300 

Memphis, TN 38117 

(901)260-1156 

c) Jonathan Zilber 

Senior Vice President 

Meridian Capital Group – Cleveland Office 

2000 Auburn Drive, Ste. 200 

Beachwood, OH 44122 

(216)413-4201 

 

9. Items for Lease Preparation: 

 

a) State law requires that title to the projects be conveyed to CCRFC in order for it to grant 

payments in lieu of taxes;  CCRFC then leases the property to the applicant or entity 

designated by the applicant.  Indicate who the lessee will be for the Project.  324 S Front, LLC 

a. State the tax parcel number for all Property involved with the project and the current 

assessed value of the Property.  

a. 316 S Front Parcel ID: 002102 00011C; assessed value: $107,120 

b. 324 S Front Parcel ID: 002102 00013; assessed value: $94,400 

b. Are there any assessments presently under appeal? No 

c. Will the Project result in the subdivision of any present tax parcel? No 

 

 

10. Disclosures: 
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a) Please disclose whether applicant, guarantor or any other person involved with the project is 

currently engaged in any civil or criminal proceeding. No. 

b) Also, disclose whether any individual involved with the project has ever been charged or 

convicted of any felony or currently is under indictment. No. 

c) Please supply detailed information. N/A 

 

11. Applicant Affirmation: 

 

324 S Front, LLC. 

5384 Poplar Ave #400, Memphis, TN 38119 
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INDEX OF EXHIBITS:  

 

A) Proposed Project Site Plan 

B) Architectural Plans and Renderings  

C) Sources & Uses 

D) Cash Flow Proforma 

E) PILOT Grading Matrix 

F) Project Schedule



EXHIBIT A 

PROPOSED PROJECT SITE PLAN 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN   

9 



 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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EXISTING PHOTO EXISTING PHOTO 

EXISTING BASEMENT EXISTING UPPER FLOOR 



 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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 EXHIBIT B 

ARCHITECTURAL PLANS & RENDERINGS 

 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN          
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EXHIBIT C 

SOURCES & USES 

*SUBJECT TO CHANGE BASED ON FINAL DESIGN   
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 EXHIBIT D 

CASH FLOW PROFORMA 

 

 *SUBJECT TO CHANGE BASED ON FINAL DESIGN         
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 EXHIBIT D 

CASH FLOW PROFORMA 

 

 *SUBJECT TO CHANGE BASED ON FINAL DESIGN         
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 EXHIBIT E 

PILOT GRADING MATRIX 
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 EXHIBIT E 

PILOT GRADING MATRIX 
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 EXHIBIT E 

PILOT GRADING MATRIX 
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 EXHIBIT F 

PROJECT SCHEDULE MILESTONES 
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1. Programming & Concept Phase     07/15/2019   

2. PILOT Application       10/29/2019 

3. PILOT CCRFC Review      11/14/2019 

4. Schematic Design Phase      11/25/2019 

5. Design Development Phase     3/15/2020 

6. Construction Document Phase     6/15/2020 

7. Bidding & Negotiation      10/15/2020 

8. Permit Issued       11/1/2020 

9. Commencement of Construction     11/05/2020 

10. Substantial Completion      8/15/2022 

11. Full Occupancy Expected      4/15/2023 



324 PILOT EVALUATION

PILOT Request
Requested PILOT Term (years) 15.0                                                  
Project Type New & Rehab
Located in the CBID? Yes
Current Amounts
Base Appraisal $503,800
Base Assessment $201,520
Annual City Tax on Base Assessment $6,441
Annual County Tax on Base Assessment $8,162
Annual RE Taxes on Base Assessment $14,602
Project Costs
Acquisition Cost $3,000,000
Hard Costs $23,347,562
Soft Costs $898,200
Total Project Costs w/o PILOT fee $27,245,762
Hard Costs Investment Check - 85.7% YES
Public grants eligible for PILOT fee basis reduction $0
PILOT fee basis $27,245,762
PILOT fee $408,686
Total Project Costs w/ PILOT fee $27,654,448
Valuation & CBID Assessment
Base Appraisal $503,800
Percentage of Hard Costs $16,343,293
Estimated Appraisal after Improvements $16,847,093
Estimated Assessment after Improvements $6,738,837
Estimated Annual CBID Assessment after Improvements $43,737
Annual RE Taxes
Hypothetical annual taxes without PILOT*
Estimated Hypothetical Annual City Tax without PILOT* $215,372
Estimated Hypothetical Annual County Tax without PILOT* $272,923
Estimated Hypothetical Total Annual Taxes without PILOT* $488,295
Estimated annual taxes with PILOT
Estimated Annual City Tax with PILOT $58,673
Estimated Annual County Tax with PILOT $74,352
Estimated Total Annual Taxes with PILOT $133,025

Estimated Annual Benefit $355,270
Cumulative RE Taxes
Hypothetical cumulative taxes without PILOT*
Estimated Hypothetical Cumulative City Tax without PILOT* $3,230,584
Estimated Hypothetical Cumulative County Tax without PILOT* $4,093,844
Estimated Hypothetical Total Cumulative Taxes without PILOT* $7,324,428
Estimated cumulative taxes with PILOT
Estimated Cumulative City Tax with PILOT $880,102
Estimated Cumulative County Tax with PILOT $1,115,278
Estimated Total Cumulative Taxes with PILOT $1,995,381

Estimated Cumulative Benefit over 15-Year PILOT $5,329,047

Estimated Cumulative Increase in Taxes due to PILOT $1,776,349

*Staff has concluded that this project would not go forward without a PILOT.  Hence, the "Estimated Hypothetical" 
amounts are fictional/moot numbers used to calculate the benefit of the PILOT to the project.  The benefit figure does not 
represent lost tax revenue to the City or County.  Without the PILOT, the property would remain unimproved and the tax 
assessment would continue to be based upon the unimproved value.  With the PILOT, the amount listed above as 
"Estimated Cumulative Increase in Taxes due to PILOT" would be the approximate benefit over the PILOT term to the City 
and County from newly generated property tax revenue.  That amount does not include any new sales taxes that will be 
generated by the construction and operation of the project. Furthermore, after the PILOT term has finished, it is expected 
that the annual taxes will be approximate to the amount listed as "Estimated Hypothetical Total Annual Taxes without 
PILOT".
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