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Mr. Tim Thornbury, City Manager 
City of Red Bank 
3115 Dayton Blvd. 
Red Bank, Tennessee 37415 

Dear Mr. Thornbury, 

The purpose of this correspondence is to respond to a Request for Proposal issued by the City of Red Bank on September 1, 2020 for the 
development of property located at 3715 Dayton Boulevard, Red Bank, Tennessee. The principal authorized contact regarding our proposal will be 
Dale Mabee. His contact information is as follows: 

Dale Mabee, Chief Manager 
Town Center Development Group, LLC 
1014 Dallas Rd. Suite 104 
Chattanooga, Tennessee 37405 
Dale@CornerstoneGrouptn.com 
423-505-4851 

Alternate Contact: 
Chris Mabee 
Chris@CornerstoneGroupTN.com 
423-280-76731 

The members of Town Center Development, LLC feel that Red Bank is well-positioned for significant growth and economic development in both the 
short- and the long-term, and that the subject location of the RFP could easily serve as the centerpiece for a true Red Bank renaissance. We feel 
that our proposed concept offers a focal point and community destination that could be the impetus for capitalizing on Red Bank’s increasing 
appeal and we thank you for the opportunity to participate in this process which is so critical to the city’s future success. 

In the following pages, we will address the points outlined in the RFP and present our visual plan and specifications as requested. Please do not 
hesitate to contact us with any questions or requests.  

Respectfully, 

Dale Mabee 
Chief Manager 

mailto:Dale@CornerstoneGrouptn.com


Requested Responses - Town Center Development Group, LLC

Examples of similar projects undertaken by the developer: 

The most relevant projects to this proposed Red Bank development are Cambridge Square in 
Ooltewah, which is a Mixed-Use community designed around a public square concept; Heritage 
Green in East Brainerd which is the first true Open Space residential development in Hamilton 
County, and Walnut Hill Townhomes in downtown Chattanooga which was developed in cooperation 
with the City of Chattanooga. Please refer to past projects section of submittal. 

Administrative capacity to undertake the project:  

The Respondent and their administrative staff have overseen the successful development of residential 
and commercial projects that collectively value in the hundreds of millions of dollars. 

Legal Discloser  

There are no current or pending judgements, bankruptcies, legal proceedings, or conflicts of interest 
relating to any of the Respondent. 



Requested Responses - Town Center Development Group, LLC
Expertise in developing high-quality projects of similar scope and scale  

It has always been the objective of our joint venture team to prioritize the comprehensive quality of our respective 

communities and neighborhoods, emphasizing strictly governed design standards in the interest of long-term 
sustainability while also incorporating elements that are of benefit to the surrounding community, its residents and 

its business owners. We believe the positive results of this focus have been demonstrated not only in the afore 

mentioned examples, but in our development portfolios in general. A sample of images from related projects 

appear on pages 14-19 of this submittal. 

The most recent and relevant community project to that proposed by Town Square Development Group, LLC is 
Cambridge Square in Ooltewah, Tennessee — a $200 million Mixed-Use concept which commenced activity in 2013. 
Similar to that of the Red Bank parcel, Cambridge Square was conceptualized to provide a town center for Ooltewah and 
since work began has delivered thousands of square feet of commercial and residential space and is home to more than 
30 locally owned businesses, medical office, restaurant and retail tenants with an occupancy rate of more than 90%. BP 
Construction serves as the developer for this project. Since 2018, Cambridge Square has generated $950,000 in 
property taxes. 

Additional examples of expertise include  those projects developed by Dale and Chris Mabee, owners of Cornerstone 
Development Group, LLC. These development projects include, but are not limited to, the current valued 40 million 
dollar plus Hill Pointe community which currently generates over a quarter of a million dollars in property taxes to the 
City of Red Bank and Hamilton County annually and the Walnut Hill Townhome Community which encompasses an 
entire downtown block and currently generates more than $300,000 in property taxes on an annual basis for the City 
of Chattanooga and Hamilton County. This $37,000,000 + valued development is located one block from the Walnut 
Street Bridge.  



Requested Responses - Town Center Development Group, LLC

• The development team partners, not including support staff, are Barry Payne owner of BP Construction and Dale and 
Chris Mabee owners of Cornerstone Construction Group. 

• Our development team has more than 75 years of combined experience in successful residential and commercial 
development with a collective portfolio of projects that values in the hundreds of millions of dollars. The joint venture 
partners have also demonstrated their leadership abilities in numerous development-related industry positions. For 
example, all three partners have served as president of the Home Builders Association of Greater Chattanooga. The 
individual partners have also received numerous awards of recognition including Developer of the Year, Builder of the 
Year, and awards for community contributions.  

• All three partners have served and two are currently serving as members of the Chattanooga-Hamilton County 
Regional Planning Commission. The chairmanship of this Commission is a joint appointment by City of Chattanooga 
and Hamilton County mayors. Until his retirement from the position, Dale Mabee was appointed by five different 
mayors over his 22 years of service as the Commission’s chairman. The partners’ involvement in the Commission has 
also given them first-hand exposure to the region’s latest development trends, patterns, and market demands.  

• This civic exposure, coupled with their business and development experience, track records for working closely and 
successfully with local governments through development processes, execution of successful quality development 
projects, and their ability to bring the necessary financial resources to projects of this nature, qualifies Town Center 
Development Group, LLC as a highly capable partner for executing Red Bank’s vision for revitalization and economic 
growth. 



Proposed Site Plan



Identifier Description
1 3.5 Story Condo Building  / Surface Parking

2A 2 Story Townhomes / Front Loaded Garages 

3A 3 Story Townhomes / Rear Loaded Garages 

3B 3 Story Townhomes / Rear Loaded Garages 

3C 3 Story Townhomes / Rear Loaded Garages 

3D 3 Story Townhomes / Rear Loaded Garages 

4A 3 Story Flex Space Residential or Boutique Retail

4B 3 Story Townhomes / Rear Loaded Garages 

5A 3 Story Flex Space - Residential or Boutique Retail

5C 3 Story Flex Space - Residential or Boutique Retail

6 1 Story Small Retail Space

7 1 Story Restaurant with Outdoor Dining

8 1 Story Restaurant with Outdoor Dining

9 4 Story / Library / Residential Flats or Office Space on Upper Levels

10A 3 Story / Restaurant Space with Outdoor Dining /  Office Space on Upper Levels

10B 1 Story Commercial with Rooftop Lounge

11 1 Story Restaurant with Outdoor Dining

12 3 Story Residential Flats /  Surface Parking

(l  l) Denotes a Cross Walk

+ Denotes Parallel Parking

(//) Denotes Parking Spaces

Site Plan Legend



Design 

• To assist in the early conceptualization of our proposed plan, Town Center Development Group, LLC engaged Franklin, Tennessee-based 
land and town planner Doug Sharp to help identify the highest and best uses for the parcel. Mr. Sharp has extensive experience in 
master planned communities, and has been instrumental in evaluating multiple logistical aspects of the site. Mr. Sharp has been actively 
engaged in Master Planned and Mixed-Use communities such as Westhaven (www.westhaventn.com) in Franklin, TN; Tucker Hill 
(www.tuckerhilltx.com) in McKinney, TX, and McEwen in Franklin’s Cool Springs district (www.mcewennorthside.com).   

• Samples of exterior building elevation design concepts and materials are included in this submittal. Upon acceptance of our 
proposed development concept, more detailed designs will be formulated and presented. We anticipate that all final designs will 
comply with the objectives of the City of Red Bank’s Design Review Standards with the possibility of some minor modifications in 
limited circumstances.  

• The streets and sidewalks will feature clear directional and information signage, attractive lighting, street furniture, landscaping and 
easily accessible crosswalks. The design and form of the buildings create streetscapes that have a visual and functional character that is 
inviting to pedestrian activity. ADA accessibility issues were also considered by incorporating ramps and wide sidewalks. 

• The front of the town center community will provide a welcoming sightline from Dayton Boulevard with views over a water feature to an 
extended vista of the main public park. The buildings designated for probable restaurant space are located directly adjacent to the 
primary town center park or a pocket park. This design will provide highly desirable outdoor dining space and encourage interaction 
between the businesses and the development’s abundance of green features. 

• It is requested that the City of Red Bank create on-street parallel parking adjacent to the development along Leawood Ave. This action 
will ensure additional parking for public events to be held at the proposed development. It is also requested that the City of Red Bank be 
responsible for the installation of a traffic signal at the main Dayton Blvd entrance to the proposed development. 

Development Proposal - Town Center Development Group, LLC

http://www.westhaventn.com
http://www.tuckerhilltx.com
http://www.mcewennorthside.com


Design 

• The development proposal offers a quality Mixed-Use community with desirable commercial services for its residents as 
well as the general public. It includes two public parks, a proposed public library, restaurant space, small retail spaces, 
community compatible office space, and a residential mixture that will include a diverse range of offerings. These 
features complimented by a walkable community with a focus on connectivity and inviting visuals will ensure an 
excellent environment for the proposed town center. It will also offer a significant source of economic benefit to the 
City of Red Bank directly and indirectly from the positive spin-offs of this proposed development to other parts of Red 
Bank. 

• Respondent requests that it retain private ownership of the roadway adjacent to the public park to enable community 
activation, as needed, that requires street closure in the interest of pedestrian safety and larger scale events.  

• Exterior building materials will consist of the following: fiber-cement siding, glass, brick, stone, hard coat stucco, pre-
cast concrete, wood, and faux stone. 

• Red Bank’s approval of zoning that enables the Respondent’s development plan will be required. 

Development Proposal - Town Center Development Group, LLC



Design Concepts 

Town Center Development Group, LLC 



Conceptual Views of Proposed Development



Conceptual Views of Proposed Development



Conceptual Views of Proposed Development



Design Concepts for Residential Buildings 



Design Concepts for Residential Buildings



Design Concepts for Commercial Buildings



Design Concepts for Commercial Buildings



Development Feature Concepts



Development Feature Concepts



Development Proposal - Town Center Development Group, LLC

Plan Consistency with 2035 Master Plan 

• The 2035 Plan considers this parcel a focal point of Red Bank’s evolving status as a destination. Our plan is 
developed with uses such as local restaurants that can entice visitors from beyond Red Bank similar to what 
Cambridge Square has been able to accomplish in its Ooltewah location.  

• Organized public input sessions dating back to 2003 and 2014 emphasized the desire for new dining options 
in the City of Red Bank. The commercial aspect of our development focuses on that use. It is also our desire 
and intent to recruit locally owned businesses and restaurants, not chain operations. 

• The 2035 Plan emphasizes the need for diversity of development which is an important part of our plan. 

• The Plan calls for more sidewalks which are included throughout our entire community. 

• The public input regarding the Plan makes note of the concerns expressed regarding the excessive 
proliferation of apartments in the City of Red Bank. The Respondent’s proposal is based on a true mixture of 
uses and product types as compared to the typical domineering apartment complex. 



Development Proposal - Town Center Development Group, LLC
Plan Consistency with 2035 Master Plan, Cont. 

• The Plan advocates for safer bikeways which our plan addresses by narrowing streets to slow vehicular traffic. Bike 
racks will also be installed at key locations in the community. The Plan also calls for more pedestrian connectivity which 
our proposal offers in terms of not only sidewalks but walking paths between the different development features. 

• As the Plan advocated, we made a comprehensive effort to make this development one that is pedestrian oriented and 
encourages multiple modes of transportation. The road network was created to strike a balance between vehicles and 
pedestrians, utilizing traffic calming measures such as narrower, shorter roadways and ample crosswalks as well as a 
robust sidewalk system to enable pedestrians to move easily and safely throughout the community.  

• The large, public square and pocket parks will encourage passive activation while also allowing for larger-scale 
community gathering events. To that point, community activation plays a very significant role in the success when it 
comes to projects of this nature. As part of our development offering, our team can play an active role in community 
engagement to begin building the development’s brand and generating excitement about all that it has to offer. 
Activation scheduling might include:  

• Live Music 

• Community events for local organizations 

• Book fairs and educational events (explore ways to get local schools involved) 

• Farmers Market 

• Holiday events 

• Other public activities shown to be of public interest 



We fully recognize the value of the 
2035 plan and believe that we have 
taken its direction into consideration 
when crafting our submittal. We fully 
intend to work with Red Bank 
leadership and staff to ensure that our 
visions are mutually beneficial and in 
line with the established design 
direction.  



Development Proposal - Town Center Development Group, LLC

Total Anticipated Investment 

We are unable to provide our exact total investment until all engineering work has been completed. However, 
at this time, we estimate the total investment will be in excess of $45 + million.  

Development Schedule    

Upon receiving the final engineering drawings/data and the receipt of the necessary permits, it would be our 
goal to start the development within 120 days and to continuously pursue the necessary actions to complete 
the development in the most expeditious time frame possible. Upon the completion of the infrastructure, it 
would be our goal to begin the development of the public parks within 30 days. Also, upon completion of the 
infrastructure, it would be our goal to begin the construction of the commercial and residential components of 
the development within 60 days. It is to our personal interest to exceed these commencement goals and 
every effort will be made to do so. It is also in our personal interest and is our intent to complete the 
development in the most expeditious manner possible, but we cannot give a detailed timeline after the 
completion of the infrastructure because the schedule will in part be dictated by the rate of market demand 
and/or the state of the general economy at any given time during the process.  

We feel it is important to engage in building quickly while limiting the risk of outpacing the market. It is in 
each party’s interest to avoid an excessive number of empty buildings in this development. Additionally, 
overly burdensome time constraints could adversely affect Respondent’s ability to prioritize the recruitment of 
quality, locally owned businesses for the development.   



Development Proposal - Town Center Development Group, LLC
Ownership by Purchaser 

The Respondent will retain ownership in and responsibility for the complete development of the property. The applicant may convey individual 
parcels to third party contractors for the construction of approved products if it is determined by the Respondent that action would expedite 
the completion of the development. The Respondent will maintain design controls in any conveyance to third parties. 

  

 Financial Capabilities 

The Respondent agree to submit information that will demonstrate their ability to complete the proposed development. 

Purchase Price 

The Respondent agree to pay $1,125,000 for the subject property under the following terms and conditions and other terms mutually agreed 
upon the execution of a formal contract for purchase occurs. 

• The acceptance of the Respondent’s development plan as presented. 

• The Tennessee Department of Environmental & Conservation and Hamilton County Wastewater Treatment Authority’s issuance of the 
necessary sewer capacity approvals for the subject site. 

• Upon this approval, the Respondent would have up to 120 days to conduct the necessary engineering and infrastructure analysis from 
the date of the previously stated approval.  

• Upon the expiration of this 120 day time period, the Respondent will have the option to exercise the right to purchase the subject 
property at the before stated price or negotiate different terms including the Purchase Price. 

Note: The Respondent have already invested considerable time and financial resources in developing this development proposal and are reluctant to expend 
additional resources on substantial engineering work without the knowledge of any requested changes to the Respondent’s presented development proposal. Major 

changes could negate the determinations of any commissioned engineering work. The Respondent feel this proposed purchase procedure gives reasonable assurance 
to both parties.  



Development Proposal - Town Center Development Group, LLC

Additional Points - Old School Remembrance Plaque 

The Respondent would construct at their expense a Remembrance plaque in recognition of the Old Red Bank Middle 
School. This plaque would be located in the Remembrance Park that will be located at the corner of Leawood Ave and 
Dayton Blvd. This remembrance would be celebrated by the general public at an outdoor gathering with special invitations 
to Old Red Bank Middle School former students, faculty and administration.   

Red Bank Public Library 

The Respondent feel a public library will be an asset to the development and the City of Red Bank and will construct a 
public library under the following options: 

• The Respondent would construct an onsite public library at its sole expense at the location indicated on the submitted 
site plan and lease the facility to the City of Red Bank on a long- term, mutually agreed upon structure.  

• The Respondent would construct a public library on site at the location indicated on the submitted site plan. The City 
of Red Bank will be entitled to purchase the completed library by reducing the land purchase amount and/or direct fee 
payment to the Respondent.  

In addition to any of these options, the Respondent would assist in soliciting financial resources from foundations, 

governmental sources, and other sources to purchase needed materials for operation. 



Development Proposal - Town Center Development Group, LLC

Summary 

As stated previously, the Respondent feel that Red Bank is on the edge of a true renaissance with this subject property being a 
critical component. We feel our design maximizes the potential of the subject site and will act as a catalyst that will spur additional 
development in Red Bank which will broaden the tax base and lessen the chances for the need to increase property taxes in the 
future. The increased revenue would allow for additional services and amenities for the citizens of Red Bank, such as the 
development of neighborhood pocket parks throughout the city. 

The development is designed to offer the service of desirable restaurants, a mixture of residential choices, and the amenity of 
public spaces that will be programed for maximum public use. These features are complimented by a town center setting 
incorporating many aspects of the City of Red Bank’s 2035 Plan which was created through public input and professional 
coordination. These factors are augmented by progressive design features and attention to responsible environmental features 
such as an entrance pond which is not only aesthetically pleasing but a means to collect stormwater run-off from the site.  

  

Our development plan is an innovative concept for the Red Bank community and will require establishing a market that does not 
currently exist within the city limits. To accomplish that we have incorporated numerous features and amenities into our 
development plan not typically found in standard commercial and residential developments. These features will generate demand 
for the end product and benefit the residents of Red Bank directly and indirectly. There is, however, significant cost associated 
with providing these amenities that had to be taken into account when determining our purchase offer.  

(Continued on next page) 



Development Proposal - Town Center Development Group, LLC

Summary Cont. 

The land purchase offer is based on the critical balance necessary to provide quality construction and amenities with financial 
feasibility for the Respondent. Revenue generated by the land sale, while certainly not insignificant, constitutes a singular pay 
out. Our objective is to extend the land sale value through an influential Mixed-Use community that will encourage new 
development projects; increase the overall property values of our neighbors; entice and increase consumer spending which will 
directly increase sales tax revenue, and attract local commercial uses looking for expansion opportunities in the area. In short, 
we would like to use this site as a catalyst to improve the overall development dynamic in the City of Red Bank, Tennessee. 

We have a proven and identifiable track record when it comes to partnering with governmental bodies, and we have effectively 
generated positive results that are mutually beneficial in terms of both finance and civic pride. We are hopeful that we can 
apply our experience and expertise on behalf of the City of Red Bank to achieve a community development project that will 
offer sustained benefits and opportunities for decades to come.  

Please do not hesitate to contact us to discuss any matter you feel is important. 

Respectfully, 

Joint Venture Partners of Town Center Development Group, LLC 



City of Red Bank RFP 
January 2021 

Letters of Endorsement 

Town Center Development Group, LLC 



Following are letters of endorsement 
from various business owners, civic 
leaders and development 
professionals, all of whom have 
worked — in some capacity — with 
members of the Town Center 
Development Group, LLC.    



December   23,   2020  

Tim   Thornberry   
Red   Bank   City   Manager  
3117   Dayton   Blvd   
Chattanooga,   TN   37415  

Mr.   Thornberry:  

First,   I   would   like   to   commend   the   Town   for   taking   the   time   and   thoughtful   attention   to   exploring   
the   redevelopment   of   the   former   Red   Bank   Middle   School   site   in   a   manner   that   will   serve   the   
town’s   long   term   civic   and   economic   needs.    As   I   am   sure   you   are   aware,   this   site   represents   a   
unique   opportunity;   it’s   location   will   certainly   shape   the   redevelopment   of   the   immediately   
adjacent   blocks.    As   you   are   considering   different   concepts   for   this   site,   I   would   recommend   a   
village   or   town   center   type   configuration   that   complements   some   of   the   existing   traditional   
buildings   that   are   adjacent   to   this   site.    This   has   already   been   successfully   done   in   locations   
such   as   Cambridge   Square   in   Ooltewah.    My   observation   of   planning   and   real   estate   trends   is   
that   the   most   successful   new   development   concepts   create   destinations   and   gathering   places,   
combining   working,   with   living,   shopping   and   playing.    I   wish   you   and   the   town   the   best   success  
for   this   strategic   part   of   your   community.   

Sincerely,  

John   B   Bridger,   Jr.  



 
 

 
 
 
 
 
 
December 23, 2020 

 
To Whom it May Concern, 
 
We are writing to offer our endorsement of BP Construction, specifically as it relates to 
the recruitment and build out of a restaurant space. We have had the opportunity to 
work with BP on a couple of occasions and in each case, the experience was professional, 
timely and cost-conscious. Based on our previous experience, we would be happy to 
listen to any opportunities that BP presents for the expansion of our brand. 
 
Sincerely, 
 
 
 
 
Georgia Garner 
Owner 
Wine Down Bistro & Lounge 
Cambridge Square 
georgia@winedownbar.com 
423-774-4994 
 



The Lupton Company, LLC 
201 W. Main Street, Suite 205 

Chattanooga, TN 37408 
 

 
 

December 23, 2020 

 

To Whom It May Concern, 

 

As the CEO of the Lupton Company, LLC, and the president of Barrier Properties, LLC, the entity that 

acquired, developed and currently operates Cambridge Square in Ooltewah, I am writing to endorse the 

capabilities of our development partner, BP Construction.  

 

From inception, BP Construction has played an integral role in formulating the Cambridge concept as 

well as executing the numerous development requirements necessary for the community to evolve and 

thrive. They have been an extremely cooperative and collaborative partner and I would highly 

recommend them for any owner seeking to build a lasting and community-minded development.  

 

I would also note that BP Construction has never been hesitant to engage beyond the scope of a typical 

developer and consistently provides valuable insight which has directly contributed to the success of the 

project.  

 

Sincerely, 

 

 

David A. Belitz 

President and CEO of  

The Lupton Company, LLC and 

Barrier Properties, LLC 

 

  



 
1110 Market st. #101 

Chattanooga, TN 37402 

p. 423-266-3366 

 
1100 Hixson Pike #100 | 9436 Bradmore Lane 
Chattanooga, TN 37405 | Ooltewah, TN 37363 

p. 423.602.5555 | p.423.498.1300 
 

 

To Whom it May Concern, 
 
I am submitting this letter of endorsement on behalf of BP Construction with whom I am very 
familiar due to their work on behalf of Il Primo’s second location in Cambridge Square. The 
relationship throughout the building process was both cooperative and insightful and we were very 
pleased with the finished product of our restaurant as well as the overall success of the larger 
development. Should they have an opportunity to work on another mixed-use project, we would 
certainly be open to learning more about the opportunity for one of our existing concepts or a 
concept unique to the project. 

 
Sincerely, 

 

 

Nathan Lindley 
Owner, Palace Foods, Inc. 





  

123 e 7th street suite 400, chattanooga, tn 37402     423.634.0806   www.riverstreetarchitecture.com  

  
 
 
December 21, 2020 
 
 
To whom it may concern, 
 
My name is Michael McGowan, and I am a partner with River Street Architecture LLC.  I have had the 
privilege of working with B.P. Construction on the Cambridge Square Development in Ooltewah 
Tennessee for the last 15 years.  The projects we have worked on together consists of both commercial 
and residential construction.  From the beginning, they have undertaken each of our joint projects with a 
spirit of collaboration and teamwork.  When issues have occurred during construction, there has always 
been a collective problem-solving effort in lieu of finger pointing, which often wastes the client’s time 
and money.  I am proud of my designs and can trust that B.P. Construction will build what is drawn, not 
cutting any corners.  I would highly recommend them for any commercial or residential project.           
  
Sincerely,                

 
         
Michael McGowan       
Partner                                                                        
River Street Architecture             
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