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CITY OF          

HOPEWELL 
Hopewell, Virginia 23860 

CITY COUNCIL 
Patience A. Bennett, Mayor, Ward #7 

John B. Partin, Jr., Vice Mayor, Ward #3 

Deborah B. Randolph, Councilor, Ward #1 

Arlene Holloway, Councilor, Ward #2 

Jasmine E. Gore, Councilor, Ward #4 

Janice B. Denton, Councilor, Ward #5 

Brenda S. Pelham, Councilor, Ward #6 

 

John M. Altman, Jr., City Manager 

Sandra R. Robinson, City Attorney 

Vacant, City Clerk 

AGENDA 

(804) 541-2408 

www.hopewellva.gov 

info@hopewellva.gov 

cityclerk@hopewellva.gov 

March 30, 2021 ELECTRONIC MEETING Regular Meeting:  6:30 PM 

6:30 p.m.        Call to order, roll call, and welcome to visitors 

 

CLOSED MEETING 

 

SUGGESTED MOTION:  Move to go into closed meeting pursuant to Va. Code Sections 2.2-3711(A)(7) 

and (8) to consult with the City Attorney regarding specific legal matters and actual litigation requiring the 

provision of legal advice and where such consultation in open meeting would adversely affect the City’s 

interest; and (A)(4) for the protection of the privacy of individuals in personal matters not related to public 

business. 

Roll Call 

 

SPECIAL MEETING 

 

R-1. Regular Business – Francisco Landing Development Project  

MOTION:  ______________________________________________________________ 

________________________________________________________________________ 

Roll Call 

 

  

 

  

Adjournment 

mailto:info@hopewellva.gov


CLOSED 

MEETING 

 



R-1 



 

 
SUMMARY: 

Y N       Y N  

□ □ Councilor Debbie Randolph, Ward #1    □ □ Councilor Janice Denton, Ward #5 
□ □ Councilor Arlene Holloway, Ward #2   □ □ Councilor Brenda Pelham, Ward #6 

□ □ Vice Mayor John B. Partin, Ward #3    □ □ Mayor Patience Bennett, Ward #7 

□ □ Councilor Jasmine Gore, Ward #4 
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CITY OF HOPEWELL  

CITY COUNCIL ACTION FORM 

 

 

Strategic Operating Plan Vision Theme: 

Civic Engagement 

Culture & Recreation  

Economic Development 

Education 

Housing 

Safe & Healthy Environment  

None (Does not apply) 

 

Order of Business: 

 Consent Agenda    

Public Hearing          

Presentation-Boards/Commissions  

Unfinished Business            

Citizen/Councilor Request      

Regular Business 

Reports of Council Committees  
 

 

Action: 

Approve and File  

Take Appropriate Action  

Receive & File (no motion required) 

Approve Ordinance 1st Reading 

Approve Ordinance 2nd Reading 

Set a Public Hearing       

Approve on Emergency Measure  

 

COUNCIL AGENDA ITEM TITLE:   Francisco Landing Tax Rebate Request 

ISSUE:   Seeking Approval of a Tax Rebate on the Francisco Landing Project  

RECOMMENDATION: Staff requests three separate actions by City Council: 

1. Approve the request for an Economic Development Grant to be disbursed by the City of Hopewell 

EDA, equal to 100% rebate on Real Estate taxes on the first building only (The G Building) of the 

Francisco Landing project for the life of the VH note. If the note is refinanced at any time the 

rebate will not continue. Authorize the City Attorney to edit the draft based on tonight’s comments 

and the City Manager to sign all necessary documents. (Draft Contract Attached) 

2. Authorize the City Attorney to edit the Annual Donation “Proffer” Agreement with Bowman 

based on the draft attached and comments of City Council and authorize the City Manager to sign 

all necessary documents.  (Draft Contract Attached) 

3. Authorize the City Attorney to create a draft amendment to the initial Development Agreement 

based on the attached agreed upon edits and changes and authorize the City Manager to sign all 

necessary documents. (Itemized Suggested Edits Attached) 

TIMING:   Due to the fact that the developer is already more than one year and one month into the 

2.5 year development window for completion of Phase 1 of the project, time is of the essence. It is 

imperative that VH financing can be completed and the building can be built in time for the developer 

to meet the deadline. Further delays will create a scenario where the building could possibly not be 

completed and open prior to the contractual deadline. In order to enable the maximum use of the 

remaining development window, staff requests approval of the rebate in tonight’s meeting so that the 

VH loan process may continue. The related documents based on all the agreed terms can follow after 

the Attorney completes the necessary documents.  
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BACKGROUND:  The Francisco Landing project went to financing approval this past 

summer with the expectation that it would be fully financed based on the projected revenues 

versus expenses in the model. At the very end of the approval process the underwriters 

required a change in the revenue projections based on comparable rents used. This resulted in 

a reduction in borrowing capacity in the amount of $2,000,000. This gap cannot be closed 

through borrowing from another source as that would still be a lien against the property.  

To determine the Economic Impact of this project on our community we asked the Virginia 

Gateway Region Economic Development Partnership to perform an Economic Impact Study for 

the City. The study shows nearly $45,000 in taxes exclusive of Real Estate Taxes, approximately 

15 jobs create in the community, and over $2,000,000 in economic impact annually for the City 

of Hopewell. Additionally, the Construction project alone is projected to generate $7.5 million 

in local economic impact, $186,000 in state and local taxes, 82 jobs, and $4.9 million in labor 

salaries. This project is a significant positive economic engine and will have a tremendous short 

term and long term effect on this community.  

After exhausting all options to find a path forward following the VHDA lending decision, the 

only path forward that we could determine was to reduce the annual cost of the operation by 

approximately $140,000. The projected assessed value of the property is anticipated to generate 

$139,000 in Real Estate Taxes. The rebate of these taxes would offset the lending gap and allow 

the full borrowing necessary to build this important project. However, based on City Council’s 

concerns, we felt there should be some sharing of this gap coverage and have negotiated terms 

which offset the impact of not receiving these taxes. Attached you will see both a summary of 

the proposed terms of an annual donation back to the city from W E Bowman, as well as a spread 

sheet of the actual impact. The projected real estate taxes of $139,000 would generate $4.8 

million in taxes over 35 years. During this same period the economic impact for our community 

exceeds $70 million. There is a by-right real estate tax rebate in the enterprise zone that would 

have resulted in approximately $750,000 in rebates over the first 10 years. This program exists 

for any project within the enterprise zone. That resulted in a net rebate of approximately $4 

million over the 35 year term of the note. Looking to share equally in the gap solution we 

proposed to W E Bowman that they make an annual contribution back to the City in the amount 

of $50,000 to offset and participate in the gap closure. We also asked for them to cap the annual 

rebate at the base year initial assessed value. Therefore any amount of rebate beyond the base 

amount (estimated at $139,000/year) would be refunded to the city in the form of a donation 

from W E Bowman. They accepted both of these terms and conditions.  

 

In the City Council Meeting on March 9, 2021, this item was further discussed and it was 

approved to move forward to the preparations of the contractual agreements by Staff and the 

Attorney and to be brought back to City Council for approval. Further, Councilor Gore requested 

the opportunity to meet with Staff and the Developer to gain additional clarity on multiple issues.  



 

 
SUMMARY: 

Y N       Y N  

□ □ Councilor Debbie Randolph, Ward #1    □ □ Councilor Janice Denton, Ward #5 
□ □ Councilor Arlene Holloway, Ward #2   □ □ Councilor Brenda Pelham, Ward #6 

□ □ Vice Mayor John B. Partin, Ward #3    □ □ Mayor Patience Bennett, Ward #7 

□ □ Councilor Jasmine Gore, Ward #4 
 
 

Rev. January 2021 

 

        

  

On Friday March 12, 2021 Staff and Mr. Charles Bowman met virtually with Ms. Gore to 

discuss her concerns. In leading up to the meeting, preparing for the concerns stated by 

Councilor Gore and other Councilors, staff and Mr. Bowman met to discuss the terms and the 

fact that the real stumbling block had to date been the large cost of rebates when year’s 16-35 

were included in the numbers even though we all recognized that the project would almost 

certainly be refinanced by year 16 due to the need to refresh the building at that point. After 

brainstorming this issue it was decided that Bowman would forego the rebate after year 12 by 

increasing the annual donation to meet the cost of the rebate, thereby negating the rebate entirely 

after year 12. This net change resulted in the estimated rebates for Bowman changing from 

$1,781,140.25 over 35 years to $746,680.75 over 35 years. It also results in the city’s total 

net gain in taxes to increase from the projected $2,740,696 to $3,818,999.50 over the 35 

year term. The spreadsheet showing these adjusted numbers is attached as Attachment 1. This 

information was shared with Councilor Gore during the meeting. 

Further, multiple issues were addressed or clarified in the discussion with Councilor Gore. The 

list of these is attached. The agreement by Bowman of each term/change/clarity is included as 

are the comments for clarity by our Zoning Administrator Tevya Griffin. These changes, if 

Council desires, as well as the new term sheets will be used to assist the Attorney in drawing up 

an amendment to the existing agreement, a tax rebate agreement to meet the VH requirements 

on their pre-approval, and for the Annual donations agreement for Bowman to offset the Rebates 

as agreed. That document is attached as Attachment 2. The term sheets for these agreements is 

also attached for the attorney’s use in preparing all necessary documents. Those documents are 

attached as Attachments 3 & 4. 

Additionally, there were questions by other Councilors regarding the Parking issues related to 

this development. These issues were part of the PUD approval and as a Proffer to the overall 

approval of this project. Those documents related to the PUD approval and the Proffered 

conditions related to parking are attached as Attachment 5.  

I have also attached the original Development Agreement and the Addendums to that agreement. 

They are Attachment 6. 

This negotiated deal will assure the construction of the most transformational project our 

community and downtown has ever seen, and will be the launch pad for further development 

for the downtown as the market rate adjustments will make projects more financially viable in 

the future. None of the funds committed in this proposed deal are existing city funds. They only 

exist if this project is built. 

•  

•  

•  
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•  

•  

• ENCLOSED DOCUMENTS: 

 Economic Incentive Grant (Rebate) Agreement 

 Proffer (Donations) Agreement 

 Analysis Spreadsheet (Attachment 1) 

 Amendment Items (Attachment 2) 

 Term Sheet for the Real Estate Tax Rebate (Attachment 3) 

 Term Sheet for Proffered Annual Donation Agreement (Attachment 4) 

 PUD Approval and Parking Proffer Information (Attachment 5) 

 Development Agreement and Amendments (Attachment 6) 

 

STAFF:    Charles Dane, Assistant City Manager 

                  March Altman, City Manager 

                   

 

FOR IN MEETING USE ONLY 

MOTION:_____________________________________________________________ 

________________________________________________________________________ 

Roll Call  

  

 



























































































































































ADJOURNMENT 

 


