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TAX INCREMENT FINANCING PLAN 
HPM DEVELOPMENT PROJECT 

CITY OF STARKVILLE, MISSISSIPPI 
June 2015 

 
ARTICLE I 

 
A. PREAMBLE 

 
1. The administration and implementation of this Tax Increment Financing Plan, HPM 

Development Project, City of Starkville, Mississippi, June 2015 (the “TIF Plan”) will be 
an undertaking of the City of Starkville  (the “City”), is authorized pursuant to Section 
21-45-1 et seq., Mississippi Code of 1972, as amended (the “TIF Act”), and will be 
administered and implemented as a joint undertaking of the City of Starkville, 
Mississippi, (the “City”) and Oktibbeha County, Mississippi, (the “County”). 

 
2. HPM Development, LLC (the “Developer”) proposes to develop a Chevrolet, Chrysler, 

Dodge, Jeep Ram dealership complex and mixed use development containing a 
convenience store, restaurant, 20,000 square feet of office space and approximately 
15, single family housing units (the “Project”).  The Project will be strategically 
located off Highway 12, Pat Station Road and Old West Point Road in the City of 
Starkville.  The Project will represent a private investment in excess of $21,000,000.  
In its entirety, the Project is expected to encompass approximately 25.68 acres 
consisting of real property more particularly described in Article VII of this TIF Plan 
and the plat by James Bret Brasher completed as of July 2013 attached hereto as 
“Exhibit A” (the “Plat”), the land described in the Plat and Article VII of this Plan 
being collectively referred to as the “TIF District”.   

 
3. The City and County will enter into an interlocal cooperation agreement which will 

designate the City as the primary party in interest in carrying the Project forward.  
The issuance of bonds to provide funds to finance the costs of infrastructure 
improvements identified in the TIF Plan shall be a joint undertaking of the City and 
County whereby the City may issue Tax Increment Financing Bonds in one or more 
series as authorized herein to finance the Project as more fully described herein (the 
“TIF Bonds”). The TIF Bonds authorized by this TIF Plan shall not exceed $3,000,000. 

 
4. The Governing Body does hereby find and determine that the Project is in the best 

interest of the City and its future development and that it is in the best interest of 
the City and its citizens that the provision of Section 21-45-9 of the Act requiring 
dedication of the “redevelopment project” to the City not apply to those 
Improvements which are constructed on the privately owned portion of the Project. 
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5. The tax increment financing funds as identified herein will be used to defray the cost 
of infrastructure improvements to serve the project and the community as a whole. 

 
6. The Developer has provided information to the City regarding the proposed site 

plan, the amount of the private investment, sales tax, and job creation projections.  
Estimates of ad valorem taxes were made through consultation with the office of the 
Oktibbeha County Tax Assessor and valuations of similar projects in the region. 

 
B. STATEMENT OF INTENT 

 
1. The City may issue TIF Bonds in one or more series, pursuant to the authority 

outlined hereinabove, in one  or more series, in an amount not to exceed Three 
Million Dollars ($3,000,000), which will be secured solely by a pledge of the 
increased ad valorem taxes from real and personal property and sales tax rebates 
generated within the TIF District, which funds will be used to pay the cost of 
constructing various infrastructure improvements which may include but are not 
limited to, acquiring and constructing improvements, which may include, but not 
necessarily be limited to, installation, rehabilitation and/or relocation of utilities 
such as water, sanitary sewer, construction, renovation, or rehabilitation of drainage 
improvements, roadways, curbs, gutters, sidewalks, surface parking, relocation of 
electrical lines, lighting, signalization, landscaping of rights-of way, related 
architectural/engineering fees, attorney’s fees, TIF Plan preparation fees, issuance 
costs, capitalized interest, and other related soft costs (collectively, the 
“Infrastructure Improvements”).  

 
2. After sufficient development of the Project has been substantially completed, either 

in total or in phases, the City will issue the TIF Bonds in one or more series and 
reimburse the Developer in accordance with a development agreement to be 
entered into between the parties as authorized by the TIF Act. 
 

3. The construction of the Infrastructure Improvements will be undertaken to provide 
for the public convenience, health, and welfare. 

 
C. PUBLIC CONVENIENCE AND NECESSITY  
 

1. The public convenience and necessity requires participation by the City and County 
in the Project.  The Project will accomplish the following, which will provide for the 
public convenience and necessity and serve the best interests of the citizens of the 
City and County. 

 
a. Construction of the Project will represent a private investment of approximately 

$21,900,000. 
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b. It is estimated the Project will create construction jobs over the life of the 

Project with an estimated payroll $8,400,000.   
 

c. It is estimated that Phase 1 of the Project will create 70 new permanent full-time 
jobs and 10 part-time jobs with an estimated payroll of approximately 
$4,000,000.  Phases 2 and 3 will create approximately 50-75 new jobs.   

 
d. It is expected that the Project will result in an annual real and personal property 

tax increase of about $44,090 for the City. 
 

e. It is expected that the Project will result in an annual real and personal property 
tax increase of about $101,379 for the County. 

 
f. It is anticipated that the Project will yield an annual real and personal property 

tax increase of about $133,536 for the School District. 
 

g. The annual sales generated by the retail development are expected to reach 
$42,400,000. 

 
h. The Project is expected to result in annual sales tax rebates to the City of about 

$421,3351. 
 

i. The development of the Project will include new businesses and will help 
diversify and expand the tax base of the City. 

 

                                            
1 Certain sales associates with the automobile dealerships are taxed by the State at 3%, 5% and 7% 
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ARTICLE II 
PROJECT INFORMATION  

 
A. REDEVELOPMENT PROJECT DESCRIPTION 

 
1. The Project is expected to encompass approximately 25.68 acres and will consist of 

three automobile dealerships, approximately 20,000 square feet of office space, a 
convenience store, a restaurant, and approximately 15 single family housing units. 
The estimated Project costs is in excess of $21,000,000.  

 
2. Project Location 
 

a. Property Description and Map:  The Project is located on 25.68 acres, as more 
particularly described in Article VII and Exhibit A attached hereto. 

 
b. Environmental Characteristics and Zoning:  Development of the Project site will 

require improvements such as (but not limited to) installation and/or relocation 
of utilities such as acquiring and constructing improvements, which may include, 
but not necessarily be limited to, installation, rehabilitation and/or relocation of 
utilities such as water, sanitary sewer, construction, renovation, or rehabilitation 
of drainage improvements, roadways, curbs, gutters, sidewalks, surface parking, 
relocation of electrical lines, lighting, signalization, landscaping of rights-of way, 
related architectural/engineering fees, attorney’s fees, TIF Plan preparation fees, 
issuance costs, capitalized interest, and other related soft costs.  All proposed 
uses shall comply with the applicable zoning ordinances of the City. The property 
is currently zoned as C-2 General Commercial.  

 
B. DEVELOPER INFORMATION 
 

1.          Developer’s Name: HPM Development, LLC,  
a Mississippi limited liability  company  

    FEIN 47-3642244 
 
             2. Developer’s Address:  HPM Development, LLC 

P.O. Box 969 
Brandon, MS 39043 
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ARTICLE III 
ECONOMIC DEVELOPMENT IMPACT DESCRIPTION 

 
A. JOB CREATION 
  

1. Construction Jobs:  The Project is expected to create construction jobs.  Construction  
payroll is estimated to be $8,400,000. 
 

2. Permanent Jobs:  It is estimated that Phase 1 of the Project will create 70 new 
permanent full-time jobs and 10 part-time jobs with an estimated payroll of 
approximately $4,000,000.  Phases 2 and 3 will create approximately 50-75 new 
jobs.   

 
B. FINANCIAL BENEFIT TO THE COMMUNITY 

 
1. Ad Valorem Tax Increases:  The construction and development of the Project will 

generate significant ad valorem tax revenues for the City, the County, and the School 
District.  The following are estimates of new ad valorem tax revenues expected to be 
generated after the entire Project has been completed.  The estimates for real 
property taxes are based on assumed new true value of $12,200,000 for the 
development, and estimates for personal property taxes are based upon an assumed 
new true value of $1,175,000 for furniture, fixtures, equipment, and inventory. 

 

ENTITY 
MILLAGE 

RATE 
CURRENT TAXES AFTER PROJECT* INCREMENT 

City of Starkville Real 
Property & Personal 
Property*  21.98 $7 

 

$44,097 $44,090^ 

Oktibbeha County Real 
Property & Personal 
Property*  50.54 $17 $101,396 $101,379^ 

School District Real 
Property Taxes** 66.57 $20 $133,556 $133,536 

TOTAL 139.09 $44 $279,049 $279,005 

 
*Note: Assumes constant values and millage rates.     
** School taxes are not eligible for use  
 
^All of these taxes (together with the Retail Sales rebates discussed below) will be pledged to service the debt on the TIF 
Bonds. However, the TIF Bonds will be SIZED based upon 50% of the City’s increase in real and personal property ad valorem 
taxes and 50% of sales tax rebates, and 50% of the County’s incremental increase in real and personal property ad valorem 
taxes 
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2. Retail Sales:  It is estimated that the Project will generate approximately 
$42,400,000 in sales annually which will create annual sales tax rebates of $421,335.  
These sales tax rebates will be pledged by the City to service the debt on the TIF 
Bonds in addition to the incremental increase in the real and personal property ad 
valorem taxes discussed above; however, the amount of TIF Bonds to be issued shall 
be determined by using fifty percent (50%) of the sales tax rebates to service the 
debt on the TIF Bonds and fifty percent (50%) of the incremental increases in ad 
valorem real and personal property taxes discussed above.   
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ARTICLE IV 
 THE OBJECTIVE OF THE TAX INCREMENT FINANCING PLAN 
 

A. PUBLIC CONVENIENCE AND NECEESSITY 
 
The primary objective of this TIF Plan is to serve the public convenience and necessity by 
participating in the Project.  The TIF Plan will provide financing to construct the 
Infrastructure Improvements to serve the general public and the 25.68 acre 
development as described in detail in the preamble to this TIF Plan. 

 
B. LOCAL CODES AND ORDINANCES 

 
The Project and the Infrastructure Improvements will be constructed in accordance with 
standards, codes, and ordinances of the City. 

 
C. HEALTH AND WELFARE OF THE PUBLIC PROVIDED FOR 

 
The Infrastructure Improvements will provide for the health and welfare of the public by 
providing for safe and adequate infrastructure improvements which may include but are 
not limited to, the cost of constructing various infrastructure improvements which may 
include but are not limited to, acquiring and constructing improvements, which may 
include, but not necessarily be limited to, installation, rehabilitation and/or relocation of 
utilities such as water, sanitary sewer, construction, renovation, or rehabilitation of 
drainage improvements, roadways, curbs, gutters, sidewalks, surface parking,  
relocation of electrical lines, lighting, signalization, landscaping of rights-of way, related 
architectural/engineering fees, attorney’s fees, TIF Plan preparation fees, issuance costs, 
capitalized interest, and other related soft costs. 
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ARTICLE V 
A STATEMENT INDICATING THE NEED AND PROPOSED USE OF THE TAX INCREMENT 
FINANCING PLAN IN RELATIONSHIP TO THE REDEVELOPMENT PLAN 
 
The proposed use of the TIF Plan is to provide a financing mechanism for the construction of 
Infrastructure Improvements necessary to serve the public that will utilize the induced 
development. 
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ARTICLE VI 
A STATEMENT CONTAINING THE COST ESTIMATE OF THE REDEVELOPMENT PROJECT, 
PROJECTED SOURCES OF REVENUE TO MEET THE COSTS, AND TOTAL AMOUNT OF 
INDEBTEDNESS TO BE INCURRED 
 
A. COST ESTIMATE OF REDEVELOPMENT PROJECT 

 

1. The development of the TIF District will represent a private investment of 
approximately $21,900,000.  The proceeds of the TIF Bonds will be used to pay the 
cost of constructing various Infrastructure Improvements, more particularly 
described in Article I, Section B.   

2. The Governing Body does hereby find and determine that the Project is in the best 
interest of the City and its future development and that it is in the best interest of 
the City and its citizens that the provision of Section 21-45-9 of the Act requiring 
dedication of the “redevelopment project” to the City not apply to those 
Improvements which are constructed on the privately owned portion of the Project. 
 

3. The construction of the Infrastructure Improvements will be undertaken to provide 
for the public convenience, health, and welfare.  

 
4. Proceeds of the TIF Bonds may also be used to fund capitalized interest and/or a 

debt service reserve fund as may be permitted under Section 21-45-1, et seq., 
Mississippi Code of 1972, annotated. 

 
B. PROJECTED SOURCES OF REVENUE TO MEET COSTS 

 
1. The Developer will secure financing to construct the Project including the work to be 

funded with TIF Bonds.  
 

2. The City will all pledge the ad valorem tax increases from the real and personal 
property and the increased sales tax rebates within the TIF District to secure the TIF 
Bonds.   

 
3. The County will pledge all the increased ad valorem taxes on real and personal 

property from the TIF district to secure the TIF Bonds.    
 
4. The amount of TIF Bonds to be issued shall be determined by the using fifty percent 

(50%) of the increased ad valorem taxes of the City, fifty percent (50%) of the 
increased sales taxes generated within the TIF District, and fifty percent (50%) of the 
increased ad valorem taxes of the County.  
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C. TOTAL AMOUNT OF INDEBTEDNESS TO BE INCURRED 
 

1. The City will issue up to Three Million Dollars ($3,000,000) in TIF Bonds, in one or 
more series, which shall be secured by the City with the pledge of all of the  
incremental increases in ad valorem real and personal property taxes and all of the 
sales tax rebates and all of the County’s incremental increases in ad valorem real 
and personal property taxes from within the TIF District; provided, however, that 
the amount of TIF Bonds to be issued shall be determined by using 50% of the 
City’s sales tax rebates, 50% of the City’s  incremental increases in ad valorem 
taxes and 50% of the incremental increases in the County’s ad valorem taxes 
generated from within the District.  The Tax Increment Financing Redevelopment 
Plan, Starkville, Mississippi February 2006 and this Tax Increment Financing Plan, 
HMP Development Project, City of Starkville, Mississippi, June 2015 shall be a joint 
undertaking by the City and the County including, but not necessarily limited to, the 
issuance of the TIF Bonds, which may include bonds, notes, or other debt 
obligations, in one or more series, to provide funds to defray the cost of the 
Infrastructure Improvements. 
 

2. It is expected that Bonds or Notes can be obtained at an annual interest rate of 5% 
for up to fifteen (15) year tax increment debt obligations. Annual principal and 
interest payments are estimated to be up to approximately $283,402 assuming the 
5% rate and tax increment obligations over a period of up to fifteen (15) years. 

 
3. The increase in ad valorem real and personal property and sales tax revenues to be 

generated for the City are estimated to be $465,425. The increase in ad valorem real 
and personal property revenues to be generated for the County are $101,379.   

4. The surplus for the City is estimated to be $232,712 annually and is to be deposited 
into the general fund of the City to be used for any lawful purpose. The surplus for 
the County is estimated to be $50,689 annually and is to be deposited into the 
general fund of the County to be used for any lawful purpose. 

5. The amount and timing of the issuance of the TIF Bonds shall be determined 
pursuant to further proceedings of the City. 
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ARTICLE VII 
 REAL PROPERTY TO BE INCLUDED IN TAX INCREMENT FINANCING DISTRICT 
 

A. PARCEL NUMBERS FOR THE TIF DISTRICT 
 
The real property to be included in the TIF District from which the ad valorem real and 
personal property tax revenues and sales tax rebates will be generated to finance the 
TIF Bonds contains approximately 25.68 acres and is described below and in the Plat.   

 

 
 
 

The above True and Assessed Values were obtained from the Oktibbeha County Tax Assessor’s 
office and a copy of the information is attached hereto as Exhibit B.   
 

 
 
 

PARCEL TRUE  ASSESSED  COUNTY  CITY  SCHOOL 

      
117F-00-002.00*  $2,010   $302   $17   $7   $20  

TOTALS   $2,010   $302   $17   $7   $20  
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ARTICLE VIII 
DURATION OF THE TAX INCREMENT FINANCING PLAN’S EXISTENCE 

 
The duration of this TIF Plan shall be thirty (30) years from the date of approval thereof.   
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ARTICLE IX 
ESTIMATED IMPACT OF TAX INCREMENT FINANCING PLAN UPON THE REVENUES OF ALL 
TAXING JURISDICTIONS IN WHICH A REDEVELOPMENT PROJECT IS LOCATED 

 
A. AD VALOREM TAX INCREASES 

 
The construction and development of the Project will generate significant ad 
valorem tax revenues for the City, the County, and the School District.  The following 
are estimates of new ad valorem tax revenues expected to be generated after the 
entire Project has been completed.  The estimates for real property taxes are based 
on assumed new true value of $12,200,000 for the development, and estimates for 
personal property taxes are based upon an assumed new true value of $1,175,000 
for furniture, fixtures, equipment, and inventory. 

  

ENTITY 
MILLAGE 

RATE 
CURRENT TAXES AFTER PROJECT* INCREMENT 

City of Starkville Real 
Property & Personal 
Property*  21.98 $7 

 

$44,097 $44,090^ 

Oktibbeha County Real 
Property & Personal 
Property*  50.54 $17 $101,396 $101,379^ 

School District Real 
Property Taxes** 66.57 $20 $133,556 $133,536 

TOTAL 139.09 $44 $279,049 $279,005 

 
*Note: Assumes constant values and millage rates.  ** School taxes are not eligible for use  
 
^All of these taxes (together with the Retail Sales rebates discussed below) will be pledged to service the 
debt on the TIF Bonds; however, the TIF Bonds will be SIZED based upon 50% of the City’s increase in 
real and personal property ad valorem taxes and 50% of sales tax rebates, and 50% of the County’s 
incremental increase in real and personal property ad valorem taxes 

 
B.  RETAIL SALES  

 
It is estimated that the Project will generate approximately $42,400,000 in sales 
annually which will create annual sales tax rebates of $421,335.  These sales tax rebates 
will be pledged by the City to service the debt on the TIF Bonds in addition to the 
incremental increase in the real and personal property ad valorem taxes discussed 
above; however, the amount of TIF Bonds to be issued shall be determined by using fifty 
percent (50%) of the sales tax rebates to service the debt on the TIF Bonds and fifty 
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percent (50%) of the incremental increases in ad valorem real and personal property 
taxes discussed above.   

ARTICLE XI 
THE GOVERNING BODY OF THE CITY SHALL BY RESOLUTION FROM TIME TO TIME, DETERMINE 
(i) THE DIVISION OF AD VALOREM TAX RECEIPTS, IF ANY, THAT MAY BE USED TO PAY FOR THE 
COST OF ALL OR ANY PART OF A REDEVELOPMENT PROJECT; (ii) THE DURATION OF TIME IN 
WHICH SUCH TAXES MAY BE USED FOR SUCH PURPOSES; (iii) IF THE GOVERNING BODY SHALL 
ISSUE BONDS FOR SUCH REDEVELOPMENT PROJECT; AND (iv) SUCH OTHER RESTRICTIONS, 
RULES AND REGULATIONS AS IN THE SOLE DISCRETION OF THE GOVERNING BODY OF THE 
CITY SHALL BE NECESSARY IN ORDER TO PROMOTE AND PROTECT THE PUBLIC INTEREST. 
 
Through the adoption of the TIF Plan, HPM Development Project, City of Starkville, Mississippi, 
June 2015, the Governing Body of the City acknowledges the above and shall adopt the 
necessary resolutions when deemed necessary and appropriate. 
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ARTICLE XII 
PLAN OF FINANCING 

 
A. SECURITY FOR THE TIF BONDS 

 
The TIF Plan provides for the City to issue the TIF Bonds which will be secured by the 
pledge of incremental increases in ad valorem real and personal property taxes and 
sales taxes generated by the Project.  The City will pledge all of the ad valorem tax 
increases and all of the sales tax rebates to the City. The County will pledge all of its tax 
increases in ad valorem real and personal property taxes; provided, however, the 
amount of TIF Bonds to be issued shall be determined by using fifty percent (50%) of 
the incremental increases in the City’s ad valorem taxes, fifty percent (50%) of sales 
tax rebates to the City, and fifty percent (50%) of the incremental increases in the 
County’s ad valorem real and personal property taxes.  

 
B. FURTHER PROCEEDINGS OF THE CITY   

 
Such decision on the most advantageous method for the City to incur the debt will be 
made pursuant to further proceedings of the City. 

 
C. AMOUNT AND TIMING OF ISSUANCE  

 
The amount and timing of the issuance of the TIF Bonds shall be determined pursuant to 
further proceedings of the City. 
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EXHIBIT A 
 
 
 
 

PLAT OF TIF DISTRICT 
 
 

[ATTACHED] 
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EXHIBIT B 
 
 
 
 

DATA FROM COUNTY TAX ASSESSOR  
 
 

[ATTACHED] 



Property Link
OKTIBBEHA COUNTY, MS

Current Date 5/ 4/2015 Tax Year 2014
Records Last Updated 5/ 1/2015

PROPERTY DETAIL
OWNER GILLIS JOSEPH A ACRES : 25.22

730 ALABAMA ST LAND VALUE : 2010
IMPROVEMENTS : **NA**

COLUMBUS MS 39703 TOTAL VALUE: 2010
ASSESSED : 302

PARCEL 117F-00-002.00
ADDRESS  **NA**

TAX INFORMATION
YEAR 2014 TAX DUE PAID BALANCE
COUNTY 16.23 16.23 0.00
CITY 6.64 6.64 0.00
SCHOOL 20.10 20.10 0.00
TOTAL 42.97 42.97 0.00

LAST PAYMENT DATE   2 / 6 / 2015
MISCELLANEOUS INFORMATION

EXEMPT CODE LEGAL PT NW4 SE4
HOMESTEAD CODE None MAP 117F DB/PG 2012/5484
TAX DISTRICT 3110 B 2012 P 5484 09/13/2012
PPIN 002641
SECTION 26
TOWNSHIP 19N
RANGE 14E

Book  2012 Page  5484

PURCHASE COUNTY TAX SALE FILES

TAX SALES HISTORY, FOR UNPAID TAXES
Year Sold To Redeemed Date/By

**NO TAX SALES FOUND**

HOME  | CIVIL COURT  | CRIMINAL COURT   | JUDGMENT ROLL  | MARRIAGE LICENSE  | LAND REDEMPTION

ONLINE PROPERTY TAX PAYMENTS  | ONLINE CAR TAG PAYMENTS

TERMS OF USE   | PRIVACY POLICY

Page 1 of 1Oktibbeha County Mississippi

5/4/2015http://www.deltacomputersystems.com/cgi-lrm5/LRMCGI02?HTMCNTY=MS53&HTMB...
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