
 

INDUSTRIAL DEVELOPMENT AUTHORITY REGULAR MEETING 
AGENDA 

 
CITY COUNCIL CONFERENCE ROOM 

 
December 9, 2025 

 
10:30 AM   

 
A. CALL TO ORDER 

B. ROLL CALL 

C. MEETING MINUTES 

1. Industrial Development Authority November 12, 2025 Meeting Minutes 

D. FINANCIAL REPORT 

1. IDA Financial Statement as of November 30, 2025 

E. STAFF UPDATES 

F. ACTION ITEMS 

1. A Resolution of the Industrial Development Authority of Danville, Virginia approving and 
authorizing a Special Projects Loan to 1700 West Main St, LLC 

2. A Resolution of the Industrial Development Authority of Danville, Virginia approving and 
authorizing an agreement with High Impact Analysis for one year for financial underwriting 
services. 

3. A Resolution of the Industrial Development Authority of Danville, Virginia approving and 
authorizing an agreement with Richard Morris Architecture, LLC in an amount not to 
exceed $55,000 for architecture and engineering services at 402 Jefferson Street, 
Danville, Virginia. 
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4. A Resolution of the Industrial Development Authority of Danville, Virginia approving and 
authorizing a change order for additional renovations and unfits at 1350 Barker Road, 
Ringgold, Virginia in an amount not to exceed $82,995.00 

G. CLOSED MEETING 

 As Permitted by Subsection (A)(3) of Section 2.2-3711 of the Code of Virginia, 1950, as 
amended for discussion or consideration of the acquisition of real property or of the 
disposition of publicly held real property; and  
 
As Permitted by Subsection (A)(5) of Section 2.2-3711 of the Code of Virginia, 1950, as 
amended for discussion concerning a prospective business or industry related to economic 
development. 
 
As Permitted by Subsection (A)(7) of Section 2.2-3711 of the Code of Virginia, 1950, as 
amended for consultation with legal counsel concerning actual litigation and briefings by 
staff regarding specific legal matters requiring legal advice. 
 
A. Motion to Convene in Closed Meeting 
B. Motion to Reconvene in Open Meeting 
C. Motion to Certify Closed Meeting 
 

H. NEW BUSINESS 

I. ADJOURN 
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Industrial Development Authority of Danville, Virginia 

Minutes of Meeting 
November 12, 2025 

 
 Pursuant to a written notice, a copy of which is attached hereto, a regular meeting of the Board of 
Directors of the Industrial Development Authority of Danville, Virginia was held in the Fourth Floor City 
Council Conference Room of the Municipal Building on Wednesday, November 12, 2025, at 10:00 a.m. 
 
 The following members were present: 
 
 

Present: T. Neal Morris, Chairman 
 Russell Reynolds, Vice Chairman – came in during closed session 
John Laramore, Secretary 

   Phillip Hall        
   James Bebeau  

   
 

     Absent:           Robert Woodall III 
   Kristen Barker 
    

    
 

 Also present: W. Clarke Whitfield, Jr., City Attorney 
   Terri McDaniel, City Attorney’s Office 
   Michael Adkins, Chief Financial Officer/Assistant City Manager 
   Corrie Bobe, Director of Economic Development 

  Samantha Bagby, Economic Development 
  Susan McCullough, Housing and Development Director 
       
 
 
T. Neal Morris, Chairman, called the meeting to order at 10:00 a.m. 

 
 
Roll call   
 

After roll call was taken, Chairman Morris congratulated Michael Adkins on his new position as 
Assistant City Manager. 
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Minutes  
  
 Minutes for the October 14, 2025, regular called meeting of the IDA were distributed to the members 
with their agenda packets. A motion was made by Mr. Hall to approve the minutes as presented. Mr. 
Bebeau seconded the motion with the members present voting as follows: 
 
    Mr. Morris   -Aye 
    Mr. Laramore  -Aye 
    Mr. Bebeau  -Aye 
    Mr. Hall  -Aye 
     
  
 
Finances 
 

Michael Adkins, the Chief Financial Officer and Director of Finance, provided the members of the 
IDA Board a packet of the current financial statements of the IDA. Mr. Adkins reviewed the financial 
statements noting that there were no outstanding payments due to the IDA for this reporting period. 
 
 A motion was made by Mr. Hall to approve the financial report. The motion was seconded by Mr. 
Laramore and carried with members present voting as follows: 
 
    Mr. Morris   -Aye 
    Mr. Laramore   -Aye 
    Mr. Hall    Aye 
    Mr. Bebeau   -Aye   
          
 
     

 
Staff reports 
 
 Corrie Bobe shared that there were no staff reports for open session. 
 
Resolutions 
 

A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 
a change order for renovations and upfits at 1350 Barker Road, Ringgold, Virginia, in an amount not to 
exceed $171,781.74. 

   
Corrie Bobe shared that these new renovations are for electrical, flooring, alarms, and doors. 
 
Motion was made by Mr. Hall; seconded by Mr. Bebeau 
 

    Mr. Morris   - Aye 
    Mr. Laramore   - Aye 
    Mr. Hall   - Aye 
    Mr. Bebeau   - Aye 
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A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 
an agreement of purchase and sale of the Schoolfield Woods and Filtration Plant (Parcel #60595 and 
#60596) from Caesars Virginia LLC for $130,000 plus closing costs. 

 
Samantha Bagbey explained that Caesars was ready to sell these parcels back to the IDA- from 

the casino site down to Memorial Drive. 
 

Motion was made by Mr. Bebeau; seconded by Mr. Hall 
 

Mr. Morris  - Aye 
    Mr. Laramore  - Aye 
    Mr. Hall  - Aye 
    Mr. Bebeau   -Aye 
     
 
       
 

A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 
an agreement of purchase and sale between the Authority and Reimagine Ventures LLC, in an amount 
not to exceed $395,233.17. 

 
Corrie Bobe explained that this was the repurchase of the Fire Station by the IDA. 
 
Motion was made by Mr. Hall; seconded by Mr. Bebeau 
 

Mr. Morris  - Aye 
    Mr. Laramore  - Aye 
    Mr. Hall   -Aye 
    Mr. Bebeau   -Aye 
        
 
  

 
A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 

an agreement of purchase and sale between the Authority  and River District Properties LLC, an amount 
not to exceed $363,343.00. 

 
Corrie explained that this is the repurchase of the Utilities building by the IDA. 
 
 

Motion was made by Mr. Hall; seconded by Mr. Bebeau 
 
    
 
   Mr. Morris  -Aye 
   Mr. Laramore  -Aye 
   Mr. Hall  -Aye 
   Mr. Bebeau  -Aye 
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A Resolution of the Industrial Development Authority of Danville, Virginia approving the execution 
and delivery of that certain action by unanimous written consent of the members and manager of 424 
Memorial Drive Managing Member, LLC. 

 
 Clarke Whitfield explained that paper copies of the resolution were being passed out as the 

other party involved wanted certain language in the resolution after the agenda had been sent. Corrie Bobe 
added that this loan was necessary due to the structure of the agreements of the members of the Dan 
River Falls group and would be a short-lived loan. 

 
Motion was made by Mr. Laramore; seconded by Mr. Bebeau 

    
   Mr. Morris     -Aye 
   Mr. Laramore  -Aye 
   Mr. Hall  -Aye 
   Mr. Bebeau  -Aye 
    
 
 
A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 

the refinancing of a loan with First National Bank in an amount not to exceed $675,000.00 for real property 
located at 206-208 North Union Street, Danville, Virginia. 

 
Corrie Bobe informed the Board this was an ongoing loan that needed refinancing by another 

institution as Atlantic Union Bank refused to renew the loan. 
 
 Motion was made by Mr. Bebeau; seconded by Mr. Laramore 
 
   Mr. Morris  -Aye 
   Mr. Laramore  -Aye 
   Mr. Hall  -Aye 
   Mr. Bebeau  -Aye  
    
    
 
 

Closed Meeting 
 
Mr. Bebeau moved the meeting be recessed and the board immediately reconvened in executive 
closed meeting for the purposes:  

 
1. Discussion concerning a prospective business or industry or the expansion of an existing 

business or industry where no previous announcement has been made as permitted by 
subsection (a)(5) of section 2.2-3711 of the code of Virginia, 1950, as amended. 

 
2. Discussion or consideration of the acquisition/disposition of real property for a public purpose 

where discussion in an open meeting would adversely impact the bargaining position of the 
authority as permitted by subsection (a)(3) of section 2.2-3711 of the code of Virginia, 1950, as 
amended. 

 
       Motion was made by Mr. Bebeau; seconded by Mr. Hall 
 

Mr. Morris  - Aye 
    Mr. Laramore  - Aye 
    Mr. Hall  - Aye 
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    Mr. Bebeau   -Aye 
     
     
     

 
 Mr. Bebeau moved the meeting immediately reconvened into an open meeting. The 

motion was seconded by Mr. Reynolds and carried with the members present voting as follows: 
 

Mr. Morris  - Aye 
Mr. Reynolds  - Aye 

    Mr. Laramore  - Aye 
    Mr. Hall  - Aye 
    Mr. Bebeau  - Aye 
     
     
 
   

         
Upon reconvening, Mr. Bebeau moved that the board adopt a resolution certifying that to 

the best of each member’s knowledge that: 
 
1. Only public business matters lawfully exempted from open meeting requirements under section 

2.2-3711; and 
 
2. Only such public business matters as were identified in the motion by which the closed meeting 

was convened were heard, discussed, or considered in the closed meeting. 
 
 
 
Motion was made by Mr. Bebeau; seconded by Mr. Reynolds 
 

Mr. Morris  - Aye 
Mr. Reynolds  - Aye 

    Mr. Laramore  - Aye 
    Mr. Hall  - Aye 
    Mr. Bebeau  - Aye 
     
  
    
 After closed session, the following resolutions were brought forth and voted: 
 
 A Resolution of the Industrial Development Authority of Danville, Virginia, approving and 
authorizing improvements to parking lots on Newton’s Landing and Lynn Street through Elevate Asphalt 
Services LLC in an amount not to exceed $18,675. 
 
  Motion was made by Mr. Bebeau; seconded by Mr. Reynolds 
 
    Mr. Morris   - Aye 
    Mr. Reynolds  - Aye 
    Mr. Laramore  - Aye 
    Mr. Hall  - Aye 
    Mr. Bebeau  - Aye 
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 A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 
the purchase of blinds from JW Squire for all commercial spaces in Dan River Falls for an amount not to 
exceed $132,935. 
 
  Motion was made by Mr. Hall; seconded by Mr. Reynolds 
 
    Mr. Morris   -Aye 
    Mr. Reynolds  -Aye 
    Mr. Laramore  -Aye 
    Mr. Hall  -Aye 
    Mr. Bebeau  -Aye 
 
 
 A Resolution of the Industrial Development Authority of Danville, Virginia approving and authorizing 
an agreement with Dewberry Engineers Inc. in an amount not to exceed $44,150 for architectural and 
engineering services at Dan River Falls. 
   
  Motion was made by Mr. Bebeau; seconded by Mr. Reynolds 
     
    Mr. Morris  -Aye 
    Mr. Reynolds  -Aye 
    Mr. Laramore  -Aye 
    Mr. Hall  -Aye 
    Mr. Bebeau  -Aye 
   

 
Adjourned at 11:05 am with Mr. Bebeau moving to do so, Mr. Laramore seconding, and with all in favor. 
 
 
        
              
            John Laramore 
                        Secretary 
 
 
 
____________________________ 
   T. Neal Morris 

     Chairman 
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PRESENTED: December 8, 2025 

 
ADOPTED: December 8, 2025 

 
 

RESOLUTION NO. 2025- ____ .  ____ 

 
A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT 

AUTHORITY OF DANVILLE, VIRGINIA AUTHORIZING AND 

APPROVING A SPECIAL PROJECT LOAN NOT TO EXCEED A 

PRINCIPAL AMOUNT OF $1,957,000 TO 1700 MAIN STREET, LLC A 

VIRGINIA LIMITED LIABILITY COMPANY OWNED BY 7 MEMBERS 

WITH AN EQUAL 14.28% SHARE. 

 
WHEREAS, it is the purpose and intent of the Industrial 

Development Authority of Danville, Virginia (IDA) to aid the promotion of 

economic development within the City of Danville; and 

WHEREAS, in order to facilitate the promotion of economic 

development within the City of Danville the IDA may have to aid in 

funding for such purposes; and 

WHEREAS, 1700 West Main Street, LLC, has requested a 

loan from the IDA for One Million Nine Hundred Fifty-Seven Thousand 

Dollars ($1,957,000) at 5 .25 /100 percent (5.25%) interest to be paid 

back in Twenty-Four (24) months; interest only during the loan term. 

Principal is due upon the earlier closing on the permanent construction 

financing for the project or maturity; simultaneous closing with First Bank 

loan at term indicated on the term sheet; evidence that the borrower has 

paid in equity equal to the amount needed to result in an in-balance 

sources and uses statement for project phase 1. Borrower equity must 

be repaid during the loan term if a grant source or soft debt becomes 

available to the project post-closing, and 
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Whereas, the IDA loan committee has reviewed the 

application and is recommending a loan to 1700 Main Street, LLC a 

principal amount not to exceed One Million Nine Hundred Fifty-Seven 

Thousand Dollars ($1,957,000) at 5.25/100 precent interest to be paid 

back in 24 months, interest only during the loan term. 

NOW THEREFORE, BE IT RESOLVED, by the Industrial 

Development Authority of Danville, Virginia, that it does hereby approve 

and authorize a special project loan in the amount of $1,957,000 to 1700 

Main Street, LLC; and 

BE IT FURTHER RESOLVED that the IDA does hereby 

authorize its Chairman, or in his absence any officer, to execute any 

and all documents pertaining said loan. 

 
Approved: 
 
 
 
 
______________________________ 
Chairman 
 

   Attest: 
 
    
  
 
   _________________________________ 
   Secretary 
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Approved as to 

   Form and Legal Sufficiency: 

 

 

 

   _____________________________ 

   City Attorney 
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PRESENTED: December 9, 2025 
 
      ADOPTED:     December 9, 2025 
 

RESOLUTION NO. 2025-____.____ 
 

 A RESOLUTION APPROVING AND AUTHORIZING THE INDUSTRIAL 
DEVELOPMENT AUTHORITY OF DANVILLE, VIRGINIA TO EXECUTE AN 
AGREEMENT BETWEEN THE INDUSTRIAL DEVELOPMENT AUTHORITY OF 
DANVILLE, VIRGINIA AND HIGH IMPACT ANAYLSIS TO SECURE 
UNDERWRITING SERVICES.  

  
NOW THEREFORE, BE IT RESOLVED, by the Industrial Development 

Authority of Danville, Virginia that the Chairman, or in his absence any Officer, be, and 

hereby is, approved and authorized to execute the required agreement with High 

Impact Analysis  for one year to conduct underwriting services, substantially in the form 

attached hereto ; and 

  BE IT FURTHER RESOLVED that the Chairman, or in his absence any 

Officer, be, and hereby is, authorized to execute any and all documents necessary for 

this agreement and such other documents as needed to complete this transaction. 

 

     Approved: 
 
     ________________________________ 
       Chairman 
 
 
Attest: 
 
 
___________________________ 
    Secretary 
 
 
 
Approved as to 
Form and Legal Sufficiency: 
 
 
___________________________ 

 City Attorney 
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Contract for Services 

 

This contract for services (the “Agreement”) is between Industrial Development Authority of Danville 

(“Client”), a political subdivision of the Commonwealth of Virginia, and High Impact Financial Analysis, 

LLC (“High Impact”), a New York limited liability company.  The Agreement is effective as of December 

1, 2025. 

 
Objective 
Client desires to engage High Impact to assist with due diligence collection, structuring, and underwriting for 
new loans. 

 
Scope of Services / Roles 

During the term of this agreement, High Impact shall: 

 

Due Diligence Collection Scope 

1. Create a checklist of due diligence documentation needed to underwrite a loan request. 

2. Work with the borrower to collect the due diligence documentation, including clarifying any requests, 

refining the due diligence documentation checklist, and communicating with the borrower by phone and 

email. 

3. Review submitted due diligence documentation to determine if it satisfies the due diligence need. When 

minimum due diligence is collected, with Client’s approval, underwriting scope may commence and due 

diligence collection scope is completed. 

 

Underwriting Scope 

1. Review applications and due diligence documentation for completeness and clarity, identify 

additional information needed from applicant, and communicate to applicant and/or Client staff, 

as determined by Client. 

2. Complete financial and organizational analysis of borrowers. 

3. Underwrite loans and investments for projects involving charter schools, affordable housing, and 

other community and economic development projects. 

4. Maintain communication with Client staff and others as needed. 

5. Prepare credit memoranda for use by Client in its loan and investment approval process. 

6. Pursue any additional information or clarifications necessary and make revisions as directed 

based on Client staff review of the credit memoranda. 

7. Participate in credit approval meetings and conference calls with the staff and board of Client as 

needed. 
8. Provide copies of all documents collected in the underwriting process in electronic form. 

9. Deliver underwriting packages in a timely manner on schedules agreed upon with Client. 

 

During the term of this agreement, Client shall: 

1. Provide High Impact copies of Client’s existing loan policies, loan application and due diligence 

documentation submitted by borrower, and other documentation necessary to complete 

assignments. 

2. Respond in a timely manner to requests by High Impact for clarification of policy, to discuss 

loan applications, or to resolve other issues. 

 

Client acknowledges that High Impact’s ability to effectively deliver on services of this agreement and to 

meet the agreed upon schedules is dependent upon the full cooperation of all parties involved in the process, 

including timely responses to requests for information from Client and prospective borrowers throughout 

the duration of the Agreement. Client acknowledges that it has received and accepts High Impact’s 

Underwriting Procedures. 
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Communication 
Communication to Client regarding this Agreement shall be directed to: 

Kelvin G. Perry 

Asst. Director of Economic Development and Tourism 

427 Patton Street / P O Box 3300 

Danville, VA 24541 

kelvin.perry@danvilleva.gov 

434.793.1753 x 2299 

 

Communication to High Impact shall be directed to: 
Peter Schaeffing 

President 

High Impact Financial Analysis  

69 State Street, Suite 1200D 

Albany, NY 12207 

pschaeffing@highimpactanalysis.com 

 Phone: 518-599-0482 

 
Fees 

Due Diligence Collection Scope 

The Due Diligence Collection Scope is billed at $250 per week while the due diligence scope is in progress, with 

a partial week counted as a full week. If the scope is not completed within the first four weeks, Client must approve 

continuation or termination of the scope. For avoidance of doubt, this means that the initial authorization to begin 

the Due Diligence Collection Scope authorizes High Impact to attempt to collect the due diligence for four weeks 

at a total cost of $1,000 before requiring further authorization from the Client. 

 

Fees include up to one call with the borrower over each four-week period. If additional calls are required and 

approved by the Client, each additional call will be billed at $150. 

 

Underwriting Scope 

Upon receiving a new underwriting request, High Impact will evaluate the transaction to assign the 

underwriting request a fixed price based on a combination of business type, loan size and complexity, the 

pricing will be:   

 

Complexity Level Fixed Price  

Level 1 (Least Complex) $5,500 

Level 2 $7,500 

Level 3 (Most Complex) $9,500 

 

After notification of the anticipated fee by High Impact, Client will approve such fee in writing prior to 

commencement of underwriting activities. High Impact reserves the right to increase or decrease the 

pricing by one level within the first five business days of the loan underwriting project with written notice 

to Client based on factors discovered once underwriting commences. Client may accept the pricing in 

writing or decline to continue the underwriting engagement for the loan.  If Client declines to continue the 

underwriting engagement for the loan, no underwriting fees shall be incurred.  

 

In all cases, the first $2,000 of the fee shall be billable upon commencement of underwriting and the 

remainder of the fee shall be billed after submission of the underwriting package to Client.  

 

Work completed for the 1700 W. Main Street from October 1, 2025 through the end of the project will be 

billed at a flat fee of $2,000.  
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Minimum Billings 

Minimum billings under this Agreement are $10,000 due at the signing of the contract and to be applied 

for work to be completed by the Term of the contract. The minimum billings are reduced from the standard 

rate of $12,000 in acknowledgement of the forthcoming payment of outstanding invoice 2623. 

 

Review Fee 

In the event Client submits a file for underwriting that is not ready to proceed to underwriting and thus does 

not result in an engagement within two weeks, a flat fee of $1,000 will be charged for time reviewing the 

file and mobilizing for the prospective engagement. The fee will be credited toward the underwriting fee if 

underwriting commences within 60 days of notice to the Client that the original submission was not yet 

ready for underwriting. 

 

Extension Fees 

Extensions to the agreed upon deliverable submission date (“DSD”) for an underwriting assignment of 

more than two weeks caused by factors outside of High Impact’s control, including but not limited to 

failure to receive necessary due diligence within the timelines stated in the underwriting due diligence 

checklist, will result in extension fees of $1,000. For underwriting assignments that extend more than eight 

weeks beyond DSD, High Impact and Client shall agree on mutually agreeable additional fees. Before 

incurring extension fees, Client will be given the option to (a) provide written confirmation of its 

acceptance of the extension fee(s) to continue to engage High Impact on the transaction or (b) end the 

underwriting assignment, in which case the originally quoted fee will be fully earned and all work-in-

process will be provided to Client. 

 

Credit Report Fees 

Client may request that High Impact run credit reports on prospective borrowers and guarantors from time 

to time. High Impact requires a signed credit report authorization in the form provided by High Impact for 

each credit report. Client shall pay High Impact for each credit report an amount equal to (a) the actual 

incremental cost of each credit report and (b) a portion of the subscriber fees and other required monthly fees 

paid by High Impact to the credit bureaus for access to reports. The portion in (b) will equal the actual costs 

to High Impact, multiplied by 50%, and divided by the number of High Impact clients ordering credit reports 

in the month of invoicing. Based on this methodology, High Impact will always pay 50% of the subscriber 

costs, with the remainder split among clients using High Impact for credit report orders in a given month. 

 

Conditions for All Scopes 

 

Travel 

If travel is required, with prior written approval of Client, Client shall reimburse High Impact for travel 

fare and tolls evidenced by receipt, for meals up to $75.00 per day, and for automobile transportation at 

the mileage reimbursement rate established by the Internal Revenue Service.  For travel more than 25 miles 

from Albany, New York, a $500 site visit fee shall be assessed in addition to any expense reimbursements. 

 

Invoicing 

High Impact will submit invoices electronically to Client for each payment no more frequently than 

monthly to kelvin.perry@danvilleva.gov. All payments are due 20 days after submission of the invoice.  

A late fee of 5% of the amount due will be charged for payments received more than 30 days after invoice 

submission. 

 
Property 

All records and documents prepared by High Impact for Client are the property of Client and may not be 

shared with any other party. 
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Term 

This Agreement shall be in effect until November 30, 2025 unless terminated earlier by either party upon 

30 days’ prior written notice.  

 

Confidentiality 

High Impact understands that Client’s organizational and financial information and that of its loan applicants 

and borrowers may not be released or discussed by High Impact with persons external to the parties of this 

Agreement. These restrictions shall not apply to (1) information generally available to the public, (2) 

information released by Client without restriction, (3) information independently developed or acquired by 

High Impact without reliance in any way on other protected information of Client, or (4) information 

approved for the use and disclosure of High Impact without restriction.  High Impact may use certain 

information limited to the loan or project type, loan amount, and city and state of projects it underwrites in 

its promotional materials and marketing efforts. 

 

The terms of this Agreement are confidential except that (1) Client may disclose the general nature of this 

Agreement to applicants, borrowers, and partner organizations as necessary to advance its business, and (2) 

High Impact may disclose the general nature of this Agreement for promotional purposes. 

 
Independent Contractor Status 

High Impact is an independent contractor and not an employee of Client.  High Impact agrees to provide a 

completed IRS W-9 form to Client. 

 

Limitations on Liability 

Notwithstanding anything else contained herein to the contrary, High Impact shall have no liability for any 

acts or omissions by High Impact in connection with work performed under this Agreement, except acts or 

omissions constituting gross negligence, willful misconduct or a breach of this Agreement (and High Impact’s 

maximum liability hereunder for any breach of this Agreement, as distinguished from High Impact’s gross 

negligence or willful misconduct,  shall be the total amount of compensation actually paid to High Impact 

during the term of this Agreement).  To the maximum extent allowed by applicable law, neither party shall 

have any liability hereunder to the other party or to any other person or entity for any punitive, consequential 

or indirect damages, including, without limitation, loss of profit, loss of use or business stoppage. 

 

Non-Exclusive 

High Impact shall be entitled to perform work for others during the term of this Agreement.  Client shall 

retain the right to cause work of the same or a different kind to be performed by its own personnel or other 

contractors during the term of this Agreement. 

 
Entire Agreement 

This is the entire agreement between Client and High Impact for loan underwriting services. 

 
Applicable Law 
This Agreement shall be governed by the laws of the State of New York. 

 
Proposal Acceptance 

By signing below, High Impact agrees to execute the scope of services contained herein and Client agrees 

to pay High Impact’s fees in accordance with this contract. 
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Agreed to and accepted for: 

 

 Industrial Development Authority of Danville 
 

 

By:      

Name:  

Title:  

  Date:   

 

 

High Impact Financial Analysis, LLC 

 

 

By:     

Peter Schaeffing 

 President 

Date: ______________ 
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PRESENTED: December 9, 2025 
 
      ADOPTED:     December 9, 2025 
 

RESOLUTION NO. 2025-____.____ 
 

 A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT AUTHORITY 
OF DANVILLE, VIRGINIA APPROVING AND AUTHORIZING AN AGREEMENT WITH 
RICHARD MORRIS ARCHITECTURE, LLC NOT TO EXCEED $55,000 FOR 
ARCHITECTURE AND ENGINEERING SERVCES AT 402 JEFFERSON STREET, 
DANVILLE, VIRGINIA.   
 

 NOW THEREFORE, BE IT RESOLVED, by the Industrial Development 

Authority of Danville, Virginia that it does hereby approve and authorize an agreement 

with Richard Morris Architecture LLC. in an amount not to exceed Fifty-Five Thousand 

Dollars and 00/100 ($55,000.00) for architecture and engineering services, 

substantially in the form attached hereto; and   

  BE IT FURTHER RESOLVED, that the Chairman, or in his absence any 

Officer, be, and hereby is, authorized to execute any and all documents necessary for 

this agreement and such other documents as needed to complete this transaction. 

 

     Approved: 
 
     ________________________________ 
       Chairman 
 
Attest: 
 
 
___________________________ 
    Secretary 
 
 
 
Approved as to 
Form and Legal Sufficiency: 
 
 
___________________________ 

 City Attorney 
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IDA OF DANVILLE 
 

“A/E Services for 402 Jefferson Street” 
 

 THIS AGREEMENT, made this 5th day of November 2025, by and between the 
IDA of Danville, 427 Patton Street, Danville, VA  24541, hereinafter called the IDA, and 
Richard Morris Architecture, LLC, 10 Ninth Street, Lynchburg, VA  245404, hereinafter 
called the Firm. 
 
 WITNESSETH: That the IDA and the Contractor, for the consideration hereinafter 
named, agree as follows: 
 
ARTICLE 1.  The Firm agrees to furnish all materials, labor, equipment, supervision, 
and incidentals necessary, and to perform all the work for the project entitled “A/E 
Services for 402 Jefferson Street” in accordance with terms and provisions of this 
agreement and all specifications prepared by IDA, referred to and incorporated herein 
by reference. 
 
ARTICLE 2.  The Firm agrees that the work under this Agreement will be completed in 
Eight (8) weeks from Notice to Proceed.   
 
ARTICLE 3.  During the performance of this Agreement, the Firm agrees as follows: 
 

a. The Firm will not discriminate against any employee or applicant for 
employment because of race, religion, color, sex, or national origin, except 
where religion, sex, or national origin is a bona fide occupational qualification 
reasonably necessary to the normal operation of the Firm.  The Firm agrees 
to post in conspicuous places, available to employees or applicants for 
employment, notices setting forth the provisions of this nondiscrimination 
clause. 

 
b. The Firm also shall not discriminate against any handicapped person in 

violation of any state or federal law or regulation and shall also post in 
conspicuous places, available to employees and applicants for employment, 
notices setting forth the provisions of this additional nondiscrimination clause. 
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c. The Firm, in all solicitations or advertisements for employees placed by or on 
behalf of the Firm, will state that such Firm is an equal opportunity employer. 

 
d. Notices, advertisements, and solicitations placed in accordance with federal 

law, rules or regulations shall be deemed sufficient for the purpose of meeting 
the requirements of this article. 

 
The Firm will otherwise comply with all other applicable provisions of local, State, and 
Federal law.  The Firm does not, and shall not during the performance of the contract 
for goods and services in the Commonwealth; knowingly employ an unauthorized alien 
as defined in the Federal Immigration Reform and Control Act of 1986. 
 
The Industrial Development Authority (IDA) does not discriminate against faith-based 
organizations. 
 
ARTICLE 4.  During the performance of this Agreement, the Firm agrees as follows: 
 

a. Within seven (7) days after the receipt of amounts paid to the Firm by the IDA 
for work performed by any subcontractor under this agreement, the Firm shall 
either: 

 
 1. Pay the subcontractor for the proportionate share of the total 

payment received from the IDA attributable to the work performed 
by the subcontractor under this agreement; or 

 
 2. Notify the IDA and the subcontractor on all amounts owed by the 

Firm that remain unpaid after seven (7) days following receipt by 
the Firm of payment from the IDA for work performed by the 
subcontractor's payment with the reason for nonpayment. 

 
b. The Firm shall pay interest to any subcontractor on all amounts owed by the 

Firm that remain unpaid after seven (7) days following receipt by the Firm of 
payment from the IDA for work performed by the subcontractor under this 
agreement, except for amounts withheld as allowed in subsection a (2) 
above. 

 
c. Unless otherwise provided under the terms of this Agreement, interest shall 

accrue at the rate of one percent per month. 
 

d. The Firm shall include in each of its subcontracts a provision requiring each 
subcontractor to include or otherwise be subject to the same payment and 
interest requirements with respect to each lower-tier subcontractor. 
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e. The Firm's obligation to pay and interest charged to a subcontractor pursuant 
to this section may not be construed to be an obligation of the IDA.  No 
contract modification may be made for the purpose of providing 
reimbursement for such interest charge.  A cost reimbursement claim may not 
include any amount for reimbursement for such interest charge. 

 
f. Firms shall provide their social security numbers and proprietorships, 

partnerships, and corporations to provide federal employer identification 
numbers. 

 
g. Firm shall prohibit the use of forced or indentured child labor in the 

performance of the contract and requiring that the Firm include such 
prohibition in every subcontract or purchase order that exceeds $10,000, so 
that the prohibition will be binding upon each subcontractor or vendor. 

 
ARTICLE 6.  During the performance of this contract, the Firm agrees to: 
  

a. Provide a drug-free workplace for the Firm’s employees. 
 

b. Post in conspicuous places, available to employees and applicants for 
employment, a statement notifying employees that the unlawful manufacture, 
sale, distribution, dispensation, possession, or use of a controlled substance 
or marijuana is prohibited in the Firm’s workplace and specifying the actions 
that will be taken against employees for violations of such prohibition. 

 
c. State in all solicitations or advertisements for employees placed by or on 

behalf of the Firm that the Firm maintains a drug-free workplace. 
 

d. Include the provisions of the foregoing clauses in every subcontract or 
purchase order of or over $10,000, so that the provisions will be binding upon 
each subcontractor or vendor. 

 

“Drug-free workplace” means a site for the performance of work done in 
connection with a specific contract awarded to a Firm in accordance with this 
chapter, the employees of whom are prohibited from engaging in the unlawful 
manufacture, sale, distribution, dispensation, possession or use of any controlled 
substance or marijuana during the performance of the contract. 
 
 

ARTICLE 7.  The Firm shall not commence work under any contract until he has 
obtained all the insurance required hereunder and such insurance has been approved 
by the IDA; nor shall the Firm allow any Subcontractor to commence work on his 
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subcontract until all similar insurance has been so obtained and approved.  Approval of 
the insurance by the IDA shall not relieve or decrease the liability of the Firm hereunder. 
 

a. Worker’s Compensation including Occupational Disease and Employer’s 
Liability Insurance: The Firm shall take out and maintain during the life of the 
Contract, Workers’ Compensation and Employer’s Liability Insurance for all of 
his employees to be engaged in work on the project under this Contract in an 
amount no less than the minimum allowed by the State Corporation 
Commission, and in case any such work is sublet, the Firm shall require the 
Subcontractor similarly to provide Workers’ Compensation and Employers’ 
Liability Insurance for all of the latter’s employees to be engaged in such 
work. 

 
b. Comprehensive General Liability Insurance:  The Firm shall maintain during 

the life of the Contract comprehensive general liability insurance as shall 
protect him and the IDA of Danville and its officers, agents and employees 
from claims for damages for personal injury, including death, as well as from 
claims for property damage, which may arise from operations under the 
Contract, whether such operations be by himself or by any Subcontractor, or 
by anyone directly or indirectly employed by either of them.  The amount of 
such insurance shall be not less than a combined single limit of 
$1,000,000.00 per occurrence on bodily injury and property damage and 
$1,000,000.00 aggregate on completed operations.  The comprehensive 
general liability insurance shall provide the following coverage: 

 
    

Automobile liability insurance with minimum combined single limits of 
$1,000,000.00 per occurrence.  This insurance shall include bodily injury 
and property damage for the following vehicles: 

 
 

Owned Vehicles 
 
Non-owned Vehicles 
 
Hired Vehicles 
 

 
c. Umbrella Policy: At the option of the Firm, primary limits may be less than 

required, with an umbrella policy providing the additional limits needed.  The 
form of insurance will be acceptable provided that the primary and umbrella 
policies both provide the insurance coverage herein required.  However, any 
such umbrella policy must have minimum coverage limits of $3,000,000.00. 
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d. Professional Liability - $1,000,000.00 
 

e. To the fullest extent permitted by law, a Waiver of Subrogation Clause shall 
be added to the General Liability, Automobile, Excess or Umbrella and 
Workers Compensation policies in favor of the IDA of Danville and shall apply 
to it Owners officers, agents and employees, with respect to all Projects 
during the policy term. 

 
f. Prior to commencement of Work on any individual Project, the Firm shall 

submit a Certificate of Insurance in favor of the IDA of Danville and an 
Additional Insured Endorsement (in a form acceptable to the IDA) as required 
hereunder.  The Firm’s Insurance policies shall provide for thirty (30) days' 
notice to IDA for cancellation or any change in coverage and be evidenced by 
the Certificate of Insurance.  Copies of insurance policies shall promptly be 
made available to the IDA upon request. 
 

g. The IDA of Danville, along with their respective officers, agents and 
employees, shall be named as additional insureds. 

 
h. Certificate holder should read as follows: 

 
Industrial Development Authority (IDA) 
427 Patton Street    
Danville, VA  24541 

 
ARTICLE 8.  The IDA and the Firm hereby agree that the Contract specifications, which 
(with the exception of the IDA of Danville “Standard Requirements & Instructions for 
Bidding” and contract drawings) are attached hereto, and are incorporated herein and 
made a part hereof by reference as if fully set forth and include the following: 
 
 Exhibit #1 Richard Morris Architecture, LLC proposal dated 11/03/2025. 

Exhibit #2 Certificate of Insurance  
 
ARTICLE 9.  Notwithstanding any other provision of this contract to the contrary, the 
total obligation of the IDA shall not exceed Fifty-Five Thousand Dollars and Zero Cents 
($55,000.00) and no increase shall be made to this amount except by a written 
amendment executed by officials of the IDA and Firm who are authorized by law to 
execute agreements. 
 
In the event that sufficient funds are not appropriated by the Council of the IDA of 
Danville, Virginia; or, if appropriated, are not allocated or available; or, in the event the 
amounts due hereunder are to be paid with funds given to the IDA by another private or 
government entity, and such funds are not sufficient for continuation of this agreement 
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during any fiscal year after the IDA's first fiscal year; the IDA may, without breach, upon 
prior written notice to the Firm, terminate this Agreement in whole or in part. 
 
ARTICLE 10.  INDEMNIFICATION 
 

a. The Firm shall indemnify the IDA, its agents, officers, and employees against 
any damages to property or injuries to or death of any person or persons, 
including property and employees or agents of the IDA, and shall defend and 
indemnify the IDA, its agents, officers, and employees from any claims, 
demands, suits, actions, or proceedings of any kind, including workers’ 
compensation claims, of or by anyone, in any way resulting from or arising out 
to the operations in connection with the work described in the contract, 
including operations of subcontractors and acts or omissions of employees or 
agents of Firm or Firm’s subcontractors.  Firm shall procure and maintain, at 
Firm’s own costs and expense, any additional kinds and amounts of 
insurance that, in Firm’s own judgement, may be necessary for Firm’s proper 
protection in the prosecution of the work. 

 
b. The Firm shall, at his own expense, appear, defend, and pay all charge of 

attorneys and other expenses arising there from or incurred in connection 
therewith, and, if any judgement shall be rendered against the IDA, and/or its 
officers, agents, and employees, in any such action, the Firm shall, at his own 
expense, satisfy and discharge the same.  The Firm expressly understands 
and agrees that any performance bond or insurance protection required by 
this contract, or otherwise provided by the Firm, shall in no way limit the 
responsibility to indemnify, keep, and save harmless and defend the IDA and 
IDA, its agents, officers, and employees as herein provided. 

 
c. The Firm shall assume all risks and responsibilities for casualties of every 

description in connection with the work, except that he shall not be held liable 
or responsible for delays or damage to the work caused by acts of God, acts 
of Public Enemy, acts of Government, quarantine restrictions, general strikes 
through the trade, or by freight embargoes not caused or participated in by 
the Firm.  The Firm shall have charge and control of the entire work until 
completion and acceptance of the same by the IDA. 

 
d. The Firm shall alone be liable and responsible for, and shall pay, any and all 

loss or damage sustained by any person or party either during the 
performance or subsequent to the completion of the work under this 
agreement, by reason of injuries to persons and damage to property, 
buildings, and adjacent work, that may occur either during the performance of 
the work covered by this contract or that may be sustained as a result of or in 
consequence thereof, irrespective of whether or not such injury or damage be 
due to negligence or the inherent nature of the work. 
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e. The Firm shall bear all losses resulting from the amount or character of work 

being different, or because the nature of the premises on which the work is 
done is different from what was expected or on account of the weather, or 
similar causes. 

 
f. The Firm, however, will not be obligated to indemnify the IDA, its officers, 

agents or employees against liability for damage arising out of bodily injury to 
persons or damage to property caused by or resulting solely from the 
negligence of the IDA or its officers, agents, and employees. 

 
ARTICLE 11.  It is the intent and understanding of the parties to this Agreement that 
each and every provision of law required to be inserted in this Agreement shall be and 
is inserted herein.  Furthermore, if through mistakes and otherwise, any such provision 
is not inserted in correct form, then this Agreement shall upon application of either party, 
be amended by such insertion so a to comply strictly with the law and without prejudice 
to the rights of either party.  If this Agreement contains any unlawful provisions, not an 
essential part of the Agreement and which appear not to have been a controlling or 
material inducement to the making hereof, the same shall be deemed of no effect, and 
shall upon the application of either party be stricken from the Agreement without 
affecting the binding force of the Agreement as it shall remain after omitting such 
provisions. 
 
ARTICLE 12.  This Agreement and the performance hereof shall be governed by and 
enforced under the laws of the Commonwealth of Virginia, and if legal action by either 
party is necessary for or with respect to the enforcement of any or all of the terms and 
conditions hereof, then exclusive venue therefore shall lie in the IDA of Danville, 
Virginia.  A Firm organized as a stock or nonstock corporation, limited liability company, 
business trust, or limited partnership or registered as a registered limited liability 
partnership shall be authorized to transact business in the Commonwealth as a 
domestic or foreign business entity if so required by Title 13.1 or Title 50 or as otherwise 
required by law. 
 
ARTICLE 13.  The IDA and the Firm, for themselves, their successors, executors, 
administrators, and assignees hereby agree to the full performance of the covenants 
herein contained. 
  
IN WITNESS WHEREOF, these parties hereto have executed this Agreement on the 
day and year first above written in two (2) counterparts, each of which is to be deemed 
to be an original agreement. 
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PRESENTED: December 9, 2025 
 

      ADOPTED:   December 9, 2025   
 

RESOLUTION NO. 2025-____.____ 
 

 A RESOLUTION OF THE INDUSTRIAL DEVELOPMENT AUTHORITY 
OF DANVILLE, VIRGINIA APPROVING AND AUTHORIZING A CHANGE ORDER 
FOR ADDITIONAL RENOVATIONS AND UPFITS AT 1350 BARKER ROAD, 
RINGGOLD VIRGINIA IN AN AMOUNT NOT TO EXCEED $82,995.00 
 

 NOW THEREFORE, BE IT RESOLVED, by the Industrial Development 

Authority of Danville, Virginia that it does hereby approve and authorize change order 

number 3 from Blair Construction  in an amount not to exceed Eighty Two Thousand 

Nine Hundred Ninety-five Dollars  and 00/100 ($82,995.00) to make interior upfits to 

1350 Barker Road, Ringgold, Virginia; and  

  BE IT FURTHER RESOLVED that the Chairman, or in his absence any 

Officer, be, and hereby is, authorized to execute any and all documents necessary for 

this change order agreement and such other documents as needed to complete this 

transaction. 

 

     Approved: 
 
     ________________________________ 
       Chairman 
 
 
Attest: 
 
 
___________________________ 
    Secretary 
 
 
 
 
Approved as to 
Form and Legal Sufficiency: 
 
 
___________________________ 

 City Attorney 
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Document G741TM – 2024
Change Order for a Design-Build Project

AIA Document G741 – 2024. Copyright © 2015 and 2024. All rights reserved. “The American Institute of Architects,” “American Institute of Architects,” “AIA,” the
AIA Logo, and “AIA Contract Documents” are trademarks of The American Institute of Architects. This document was produced at 14:39:05 EST on 11/21/2025
under Subscription No.20240090204 which expires on 12/26/2025, is not for resale, is licensed for one-time use only, and may only be used in accordance with
the AIA Contract Documents® Terms of Service. To report copyright violations, e-mail docinfo@aiacontracts.com.
User Notes: (68e940caff76f077366e55fc)

1

PROJECT:(name and address) DESIGN-BUILD CONTRACT INFORMATION: CHANGE ORDER INFORMATION:
RBW Barker Road Upfit Contract For: General Construction Change Order Number: 004
1350 Barker Road
Ringgold, VA  

Date: 02-26-2025 Date: 11-21-2025

OWNER:(name and address) DESIGN-BUILDER:(name and address)
Industrial Development Authority of
Danville

Blair Construction, Inc.

427 Patton Street, Room 421
Danville , VA 24541

P.O. Box 612
GRETNA, VA 24557

THE DESIGN-BUILD CONTRACT IS CHANGED AS FOLLOWS:
(Insert a detailed description of the change and, if applicable, attach or reference specific exhibits. Also include agreed upon
adjustments attributable to executed Change Directives.)

Option #1.  Disconnect existing Gear, reconnect and torque bussing, take out and reinstall breakers and wiring, inspections and
Danville Power coordination, pulling out wiring and repull of wiring.                                                       $ 57,845.00

The original   was $ 1,389,000.00
The net change by previously authorized Change Orders $ 458,061.74
The   prior to this Change Order was $ 1,847,061.74
The   will be increased by this Change Order in the amount of $ 57,845.00
The new   including this Change Order will be $ 1,904,906.74

The Contract Time will be unchanged by   (0) days.
The date of Substantial Completion as of the date of this Change Order therefore is N/A

NOTE: This Change Order does not include changes in the Contract Sum, Contract Time, or Guaranteed Maximum Price that have
been authorized by Change Directive until the cost and time have been agreed upon by both the Owner and Design-Builder, in which
case a Change Order is executed to supersede the Change Directive.

When executing this Change Order, the Design-Builder represents that all changes to Project design implemented by this Change
Order have been reviewed and approved in writing by the Architect or other licensed design professional(s) of record for the Project.

NOT VALID UNTIL SIGNED BY THE DESIGN-BUILDER AND OWNER.

/s1/

DESIGN-BUILDER (Signature)

BY: Timothy J. Clark, President
(Printed name and title)

/d1/

Date

/s2/

OWNER (Signature)

BY: T. Neal Morris
(Printed name and title)

/d2/

Date
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