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[ntroduction

Tom Wackerman, CHMMJ CET, EF

Director and Founder, AST | [ nvironmental
Member, Be” Tower LLC

Fasthair, UM/UL] Real Estate Forum

Member ULI Urban Redevelopment Frocluct Counci[

810-599-546% (c)

twacker@asti-env.com

WWwW.asti-env.com

AST] E_nvironmental

Established in 1985

Over 85% Repeat/Referral

Over 14,000 projects in the United States Investigations + Compliance

Projects in Canada, Mexico, the Remediation < Restoration ¢ Incentives
Czech Republic, and Kenya

Joined PEA Group 2024

1.800.395.2784 < www.asti-env.com

Project Locations

-
Offices: Detroit, Grand Rapids, Brighton, Lansing, Auburn A) I l
Hills, Washington, and Houston, Tx EnviRonmENTAL
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Class Objectives

To understand the real estate
develoPment process

To understand the role of economic
developers in real estate
development incentives for
brownge]cl ProPerties

To understand the tgPes and uses of
incentives

Outline

Market Factors - Macro View
Ttle Mind of the Developer

]mPediments to Redevelopment

Ttle Process

ncentives ne | erspective
Incentives (One Perspective)

Browntie]cl TIF (One Option>
Keg Foints in Attracting Deve]opment

| essons Learned

QsA

6
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Michigan Ranking’?

(S News (2023)
#41 Overall State!

#29 Health Care
#41 [ ducation
#28 Econom9

#4 1 ]n{:rastructure
#27 OPPortunitg 2
#%2 [Fiscal Stabilitg
#38 Crime Detroit

#30 Natural
I nvironment

(1) 2017 #33, 2018 #37, 2019 #33,
2021 #38
(2) This ranking measures poverty,

housing affordability and
equality for women, minorities
and people with disabilities.

8
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Property Tax Burden

This variable is calculated by taking tax revenues from slate and local properly taxes per $1,000 of personal income. We have

used U.S. Census Bureau data, for which the most recent year available is 2021. These data were released in October 2022

Property Tax Burden

" Michigan

&

28

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Sales Tax Burden

This variable is calculated by taking tax reven
taken into considerat

from state and local sales taxes per $1,000 of personal income. Sales taxes
include the general sales tax and specific sales taxes. We use U.S. Census Bureau Data, for which the
most recent year available is 2021. V e appropriate, gross rec
Census data, are subtracted from a s!
were released in October 2022,

ipts or business fr
total sales taxes in order to avoid double

chise taxes, counted as sales taxes in the

unting tax burden in a state. These data

Sales Tax Burden

Michigan

22

20

16

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 1 2020 2021

10

ASTI Environmental 800-395-ASTI
September 12, 2024
Handout Page No., 6



Presentation to
MEDA Economic Development Course

Best (ities?’
# 1 Okemos

Marquette

#2 | roy
#5 NOVi Traverse
City
#4 Birmingham
#5 Beverlg Hi”s TiCounty

Grand
Rapids. Lansing @akland
Ann County

Kalamazoo
Arbor  Detroit

Jackson

(1) Niche Best Places Awards
2024

Real E_state ls Loca]

12
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Pest (ities?!

#1 Arm Arbor
#2 (Grand Rapids

" Marquette

#3 K alamazoo s AN
City
#H4 La nsing
#5 Ma rquette i) Ti-County

Grand

Rapids. Lansing ©akland
Ann County

Kalamazoo
Arbor  Detroit

Jackson

(1) Touropia 2024

Rcal E_s’ca’ce ls Loca]

Pest Regions’?

&~ Economic Development
Collaboratives

ASTI Environmental 800-395-AST/
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M ==

Interest Rates
Sb‘f/t/ Demographics
: Economic Cycles

o Market Saturation
Government Policies
Markef Markct Subsidios

FOI’CCS Matu rity Neighborhood Condition
Social Environment

Infrastructure

Markct Pandemics

Taxes

Financials

Local is WI’ICI"C we a” Plag.

Markct Factors
Markct __— | ForExample:

Desire for Dense Social
5[-, l{:t Experience, Vibrant
Communities and Open
Spaces

Market Market Desire for Accessible

Recreational Options
FOI‘CCS Matunt9 ReS:szsgelrrw]cA;luto
Anti-Sprawl Focus

Increased Ecological
Ma rket Awareness

Financials Sustainability
Buy Local Movement
20-Minute Neighborhood

16
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Market Factors

Market For Example:
Risk Based Closure
Shigt Standards vs. Negotiated

Settlements

/ Liability Protection
Ma rkct Ma ri<et Urban and Brownfield Markets
Focus on Creating Place
FO!’CCS Matu l‘itg Area Wide Planning and
Incentive Coordination

Creating Authenticity
M ar§< et Saturation of Uses

Financials

Markct Factors

For Example:
Market Multiple Incentives

Sh i{:t Capital Market Acceptance
of Risk
Incentives focused on Place

Markct arket Making and Economic
Return

Forces aturitg Crowd Funding
Socially Responsible
Investing

Mar‘«:t

Financials

18
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Keal [~ state Feasibility ~(ore O}Jjectives

Bcfore Tax and After Tax Cash Rcturns
Target 8%-10%/yr and Yield 2%+ above Market Cap
Overall [RR
UPvaluing OPPortunitics for best KO]
Fsgchic Jncome
Crcatc A Scnsc of Flace
Creatc A chacg
Create a Storg
Reducin Risk

From >T}1<j‘ ]ﬁ\)c‘,al ﬁ_:tah‘ F(ﬁ..ifv\if‘/i{!fl] (:‘lm,irt i"r»q rn'fm‘ ‘\Hc n

20
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Real I state Fcasibilitg - Keg (_oncerns

Unprec{ictabilitg in Keg Risk ]:actors
Macro and Micro Scale - 13 “(Clusters”
Time
[ ong | ead Times

e 1to5 Ycars for Economic Cﬂc]cs

3 months to 2 years for Environmental C]carance
Short Due Diligencc Window
Short Construction Window

Short Contract Time on Subcontractors
] Cost lncreases for Lumbcr/Stccl/Trac[cs

Developer Timeline 3 to 5 Years for Full Cycle

(Dependant on type of development, size of development, municipality, market conditions, etc.)

IIIIIIIIII.IIIIIIIIIIIIIIIIIIIIIIII.IIIIIIIIIIIIII)

Stages of Development

Land

(Resident

s . . .
Xi rawxn Stra@\ T I_I\E/I)_i(rlmtds%ﬁ e Exit Stra

Feasibilit Besiglﬁ’ Acquisiticﬂ Construction M O&M

Office

Financing ‘ Re- Financing

’ Marketing/Leasing

[

Industrial Risk Factors
Must Control at Least One Must Balance All
Land Capital Cost  Timing
The
Process Knowledge Tenants Risk  Value
22
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Circle of Risks (Fick % TOP ]ssues)

“C]usters”

[T conomic chles Political APProvals
Market Research Equitq and Debt

I nvironmental T axes

Arcn/E_ng‘ Sales and Leasing

Construction Fropertg Management

Social/Communitq Legal Re]ationships
GLals Fersona] and Fami]g

Most Critical Risks for Your Development:

24
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Risk Management

Success Factors
Location
Levcragc
Timing the Market
Time to Market

]:cars

Unccrtaint9

Time (Delags)

f:orecasting

Macro and Micro Cyclcs
(ost of Capital
Market Demand
Communitg Deve]opment

Fo]itical Winds

26
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In T he T nd-Does |t “Fencil Qut?

LAND COST ASSUMPTIONS.
Land Cost
Land Area in st
Land area in Acres

Paving (% of lot cover)
Building cost/sf - units

Total cost - units

Coversd parking sf (cars)

Building cost  sf - covered parking
Total cost - covered parking

Survay
Soil Investigation

site Engineering
Architectural (% of Const
Environmental

Logal

g
Insurance
Prop taxesiyear (mil rate)
Parmits

PRO FORMA SUMMARY

Gross salas Income

oft
Pre const holding costs
Construction Financing costs
Sales Financing Costs

Salas commission / closing costs
GROSS PROFIT (LOSS)

(Proit %]
i

runity
fon (Hard) costs]
ts)

Por Square Foot

SMART NAPKIN - April 26 2008 *

Pessimistic Realistic

§1,155,000 51,100,000

10890 10,890.00

025 025

$11,000 $10,000

$11,000 $10,000

0 0,000

$11,000 $10,000

0% 4792 54,356
93

§5.103.175 54,639,250

2 9900 9,000

s55 s50

$544,500 $450,000

8% 7031 5302

s165 s150

s1.160,112 $958,770

$5.500 55,000

$11,000 510,000

§55,000 $50,000

so% $532.226 $483,842

$11,000 510,000

527,500 525,000

$11,000 $10,000

15 59,075 58,250

st10,000 $100,000

Pessimistic Realistic
58,879,400 59,866,000
§1,155,000 §1,100,000

sa1,792 574356
56,807,787 6,048,020
172301 s702,002
s244,184 s197,320
$537,781 s32,628

365,980
556,115

s22, r
58,044,578 57222376
510,676,132 59,000,884
$31 SF Floor Area Ratio a26%

$172 SF
$50 SF Including financing and commissions
s24 st

Optimistic

s158
54175325
It

s20490
56,428,349
7,563,534

EINANCIAL ASSUMPTIONS
Interest Rate
Pre const and holding duration - monthe
Canstruction duration - monthe
Months to sell after construction

Closing Costs:
Title - Recording

uNIT DATA
Description
A-Old West Side Café & Bistro
& - WalkoutiGarden live work units
- Below grade basement parking
D-Smaller 1 bedroom on 2nd & 3rd floor
E-Larger 1 bedroom on 2nd & 3rd floor
F-2 badroom on 4th fr with mazzanine Loft
G- Small 2 becroom with lof)

ToTALS

A-Sales Price Per st

AVEPRICEISF

A-Sales Price Per Unit
s

F-Sales Price Per
alas Price

AVE PRICE 1 UNIT

Total sales - Unit A
Total sales - Unit B
Total sales - Unit €
Total sales - Unit D
Total sales - Unit E
Total sales - Unit F
Total sales - Unit &

TOTAL SALES

Pessimistic

$591,960
$49.500
$13.500

SFunit

213

$263,250
sa70479
$1,030,050
5380250
§3,071,250

52,047,500
$263,250

58,870,400

205,980
55,000

515,000

#of Units

s303

1,144,500
$619,500

325,000
202,500

sa11,643

51,144,500
51,239,000
$1,080,00
22,50
3412500
52275000
5292500

9,865,000

Optimistic
720%

o8

5

s147,900
560,500
st6.500

Total SF
3210
3540
9,000
1,300
10,500
7,000

35510

s333

$1,256,950

321,750

s452807

@

Fsgchological RO]

reate a Sto ry

articiPa’cion in Communitg
asting \/alue/Legacg

reation of [lace

28
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number of women, children & elderly

social networks

4 evening use stewardship
cooperative
neighborly
pride
friendly
interactive

4 street life

Sociahility

welcoming

continuity
proximity
connected
readable
traffic data walkable

Access

& Linkages

mode splits convenient

3 accessible
transit usage

pedestrian activity

parking usage patterns

volunteerism diverse

local business ownership What Mﬂkes

land-use patterns

fun a Great Place?

acive property values

. key attributes

. intangibles
[l messurements

vital rent levels
special
real
useful

retail sales

Uses o
< indigenous
& Activities
celebratory

sustainable

safe
Comfort ugg:‘:’
&lmage .\ abie &
sittable see
spiritual P\“ac“ed

chanming S

vt crime statistics
historic sanitation rating
building conditions P
aa PPS

environmental data I ERT:leR Ty

PUBLIC SPACES
@ 2003

29

Creating FPlace - Communitg Attachment

| ocation

Economg

SaFetg
Pasic Services

Strong Social OF}Ccrings
Aesthetics

Opcnncss
Authenticitg

Sense of Discovcrg

What Makes Metro Detroit Stick (metromode)
http://www.metromodemedia.com/features/knightfoundationsurveydetroit0210.aspx

Knight Foundation “Soul of the Community” Survey
http://knightfoundation.org/sotc/

Common (Goal, But Different Objectives

ASTI Environmental 800-395-AST/

September 12, 2024
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Creating F!acc ~ Lhcelong (_ommunities

| ocal Focus
Neighborhoocl (Centers

Walkabilitg

| ots of (Choices for [~ ntertainment, Work,
I~ ducation

A Showstoppcr VS. The ™ conomic Gardcn’

Note 1: [~ conomic Garc{ening
]'lttps://economicgardening.org/

oes creation o{: Placc alwags work?

32
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Purchaser

S 4

F

Lender
(Capita[
Marlcets)

S

o

Developer
P

tate (MST,
EGLD)

I conomic

Deve|oper

| ocal Unit of

Governmcnt

Player

Objective

Threat

Opportunity

Outcome

I

Developer/
End User

e dev:

!

Lack of information
Organized opposition
Physical, environmental
problems with sites
Potential liability
High development costs
Fear of env. uncertainty
Increased time

j‘> Available land parcels,
resources, services
Liability protection
Available capital
Remediated sites
Clear, achievable
requirements
Minimum delay

Possible Incentives

j‘> Purchase
Investin the

<~ community, —>

Creafe jobs

Seller Profit on investment

Fear of env. uncertainty
Affirmative obligations
Price Renegotiations

[y Available buyer

m Sell and|Reinvest l

Lender

Opportunities for
investment

Return on investment

Low risk

)

Lack of information
Potential liability
Fear of env. uncertainty

Willing buyer/seller Approve
finafjcing

—

LUG

o Economic development, )
Pro

Enhance quality of life
Clean environment
Minimum risk
Planned development

=

Burdensome process
Lack of information
Political challenges

Lack of resources (failure)
Increased time

Lost Tax Revenues

|:> Available land parcels
Willing buyer/seller
Supporting physical
infrastructure
Tax Revenues
Controlled incentives

|:> Approve plans,

=zaning_ |

< Attract >
investment
Create place

Create jobs

Public )

Jobs
Property tax relief
Clean environment

Iy

Lack of information or
understanding
Fear of unknown

:> Education and training
Active participation
Cleaner Environment

Public
acceptance

Minimum risk Lack of participation
Safety, security
& Maintain, improve
lifestyle
See a Quality of life
Cf
srach
P\ Modified and adopted from: and Michi Ci D of D Michigan State University

34
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&
) ; SeL ed
E)asnc APProach ~ l nvironmental peech
Objectives
Phases Assessment Risk Management Value Creation
Site Selection Screening Tools (GDR,
Transaction Screen, ECI)
Ecological
~N Assessment
Phase | ESA*,

Compliance
Assessment

Due Diligence Limited Phase

Delineation

| aseline Environmenta Owner
. N~ Assessment * Exit Strategy
Planning e —_—
Response Activity Plan/ ~ Due Care Plan* or Redevelopment
Options Analysis t DDCC - Incentives
Construction [
Hazardous Materials, No Further Action Letter. Remediation, Closure
Geotechnical Certificate of Completion and Restoration
ration i i
Operatio perating Permits, Plans, Post Closure Plan
and Programs
Operation and

* Indicates the three key liability protection documents in Michigan Maintenance

37

FGl D Folicies

Restrictions on residential use when methane is present

Kequirements for clean fill
Fresumption of exceedance of direct contract criteria in
urban surface soils

Four quarters of soil gas samp]ing tocrrovc thata
Prcsumptivc rcmcdg is not rcquirc

The PFAS challenge

Multip]c revisions to documents — based on dcveloping

new information

Modifications to negotiations

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 20
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Risk Management Value Creation

Screening Tools (GDR,

Transaction Screen, ECI)
Ecological
Assessment
Phase | ESA*, c li
Limited Phase Il ESA,
Delineation SESSITCT)
EGLE Review
Baseline Environmental Owner

Assessment * Exit Strategy
= ~—)
Response Activity Plan, m Redevelopment

Options Analysis __| m Incentives

EGLE Approval Further Action Lett Remediation, Closure
PP ertificate of Completio and Restoration
Operating Permits, Plans, Post Closure Plan
and Programs

Operation and
Maintenance

40
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Incentive Objectives
|

Attracting New |nvestment (includingjobs and

additional investment)

Levc!ing the F[aﬂing f:ic]cl or Enticing
Scecling a Vision
Crcating a Catalgst

Attracting New |nvestment

T ax Pase and Jobs
Stretching | imited Funding
Demanding FPerformance
(law PBack Provisions
Kemaining ComPctitive
Needs (Yours and Thcirs) Pased Scrccning

ASTI Environmental 800-395-AST/
September 12, 2024

Handout Page No., 22
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Leveling the Flaging Field

(Goal: SOFtCﬂ imPec]imcnts to (re)devclopment
“lt is a game of inches”

How do you make it work?
Creative Purchasing and development
Fub!ic/Private Partnerships

o (Jse of financial incentives

Sequcncing Furchase and Kedevelopment
Area Wiclc F!anning and lncentives

SCcAing a \/ision

First |n
Making a Vision Tangib]e
Dctermining When the Vision is SCH:—

ustaining

44

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 23

22



Presentation to
MEDA Economic Development Course

Creating a Catalgst*

Fopcom Dcvelopment V. Critical Mass
Area Wic{e F[anning

Catalg’cic Froject v. Market Demand
The Next Twentg Steps

*Not to be confused with the f\/\ichigan's “T ransformational Fro]ec’("

Area \Wide Flanning

Stops “Fopcorn” Devclopment
]ncreases Chances ]COI"S ner:
ynergy

(oordinates All [ fforts
Coorclinating ]ncentivcs Within An Area
Emphasis of Growing Number of (Grants

46
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24
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Rochester [Hills Flanning Area

| 4

Area-Wide |ncentives
Creating districts and/or
using Targeted
chevclo ment Area
(or Lancl ank), will
Permit collateralization
of T”: )Cuncling
Girant Funding
. 5ur¥ace Watermceatures

Il nousiratCommercial
I Moed
Il ooen Space & Passive Recreation

] Resigential

|

Tax Capture for This Plan

Capture for

Total Taxes to Total Reimbursement Capture for
Millage Category Taxes Jurisdictions Capture and BRA LSRRF
"Dakland County Tax I 510,995,361 7 $6,113,614 54,862,747 52 503 660 $2,379 067
"Dakland Schools I §7 8057237 $4335.724 $3,465 593 $1.777.213 $1,688 785
"Dakland Community College  ~ $35709377 $2,040,520 §1,630,017 $535 302 794 215
"State Education [ 13,901 566”7 $7.725 506 $6,172.749 $3.165,117 $3,007 B32
ity General il $8 595 5987 $4,836,300 $3,862 598 51,980,572 $1,582 026
ity Debt & Bonds [ 2 6725747 §2 672574 0 50 50
Tity Dedicated Millages [ §11,116510"7 $6,150 468 $4,936,142 $2,531 038 $2,405,103
"Sthool Operating r 555 775 5o 520 363 453 55 476,068 54 525,768 4 557 533
"School SET I §12 001 5757 $6,672.536 $5,328,140 $2,732.551 $2,596 589
Total Incremental Tax 100 543 023 550,545 434 530 695 455 20,354,119 $15 341 370
— ——

Mote: Total Taxes are for the full 30 year duration of the Plan

1 properties only

50
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The Cha”engcs of |ncentives

Uncertaintg
Neccssitg
APPlicabi]itg
Accuracg
Timing

Getting Incentives

]n general...

Must be Eligible Fropertg or Froject

e |n some cases aPPIicant can not be resPonsiHe for imPacts

At the Discretion of the (Grant or | oan Administrator
Requires Fublic/Frivate Fartnersl—]ip

Some Froviclecl for 5Pecilcic FurPose, Others F]exible
Some Are ]ncompatiblc (no Double DiPPing>
Takes Timc: 3to 6 (24 forfederal grants) months to

complctc process

52

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 27

26



Presentation to
MEDA Economic Development Course

Redevelopment

X
Ready . N N

&° &

NG R
& &
O &3
\s <
& )
2 é&
Gap due to
economics,

demographics,
contamination,
historic
impediments,
encumbrances, &
title clearance,
time, etc

Cost ———

\

Time ————p

Contact ASTI Environmental at 800-395-ASTI

Redevelopment

Ready . OQ 0&
r/%

Increased
Overall Costs

Cost ———

Increase 1| Increased Site
Upfront Gosts Development Cos{s
N’

Contact ASTI Environmental at 800-395-ASTI

ASTI Environmental 800-395-AST/
September 12, 2024
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Redevelopment
Ready

Revolving Loan Funds
Grants and Loans
Infrastructure Investment

ol oical n
Targeted Funding
Grant Funding creased

Revolving Loan Funds verall Costs
TIF Incentives Monetized
| Lower Property Costs
Land Assembly

Land Bank

Location
Revolving Loan Funds
TIF Incentives

Tax Abatement
Increased Site Grants and Loans
Development Costs MSF

Cost ———

Contact ASTI Environmental at 800-395-ASTI

The Keg ]ngrcclients for |ncentives

Must be an...
’- Eligible Fropcrty clcvelopcd by an....
L:_ligiblc ]nvcstorwhom
E_5< o (reatesan Eligiblc Frcjcct that ...
e |ncurs E_Iigiblc Costs after aPProva] (with cxceptions)...

e Can complctc the Projcct (E_xccution) within the defined time,
L investment orjob creation goals

T hat meets the | hreshold Needs of a Communit9
. Targetecl | ocation

T+_< . Targetecl E_nd USe

. Tangible Communitg Bencfit

(. . Targcte& Financia] Need

—

E° + T* + Developer = PPP

56
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E_ligible Froperties (an Include....

Perceived Co ntamination,/ mPairment

“Traditional” Brownfields (aka contaminated)
Blightec{ and Functiona”g Obsolete FroPerties

[Historic Resources

]"lousing Resources
Tax Kevertecl

Owned 133 a Lanc] Ban‘(

FroPerties in Targetcd/Designated
Areas// ones/Districts

A(Jjacent and Contiguous

Alwags .. Be Creative

Incentives Obiectivcs
5 Recover ]_:__xtraordinarg Costs
§ Obtain Developmcnt [ncentives to Close
a Financing GaP and meet Target IRR
>
é Attracting New |nvestment and Creating Jobs
:\% Creating a Catalgst for Area Deve]opment
g Pe Fart of a (Great Frojcct
8 Do itataReasonable (Cost

58
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AAA Key Steps

eDoes it Meet Criteria?
e|s T here Sufficient T ime?

Assessment o|s [ncentive \Worth the Cost?
* Site Flan and Financials
e T enant or Project [lan
APPlicatiOﬂ -ComPIetc APPlication

o [Financial Review

'Community Farticipation
'Background Chcck
ODocument and KePor‘t Ferformance

APProvaI

Incentives Palance

Time chuired to Obtain vs. (Construction
Schedule

I Hort (Brain Damage) vs. Value of |ncentives

Value of |ncentives vs. Unccrtaintg and Risk of
the Froject (The Conundrum)

\/a]ue of |ncentives vs. Repagment Timing

Extraorclina y Costs VS. On~Boo!< Costs
(“T rue” Bencpits V. OH;SC{Z Bencﬁts)

60

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 31



Presentation to
MEDA Economic Development Course

The Conunc!rum

High High

Desirability [

’r/’or/tﬂ

Low

*
N S
';oo ()
&S N \OQ& oy
.\Q\ OQ 040 o(,‘oo
& (\év. S 0\‘ &
< NG & 0°°Q°
\/alue of ]ncentivcs VS. Repagment Tlmmg TIF
Cost of Moneg batement|

Kepagmcnt Period vs. [ xit Stra’ceg}j

Gap vs. | otal Reimbursement
4
/RP, BDP

Grants

Cost ———

TI me — Contact ASTI Environmental at 800-395-ASTI

62
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Great Project

In Targeted Area?

ear Economic Bene
To Community?

Can Current Plan Capture

Funding? ransformational ol

atalytic Project?

Financial Need?
Extraordinary
nvironmental Co May Be Eligible

Go To
Next Step (A)

(A)
Determine Eligibility

Review Business Plan
And Financial Projections
Not Eligible Is Project Eligible?,

Can Current Plan Capture Can Plan Change
Funding? To Capture Funding?

Does it Meet
Community Threshold
Criteria?

Is There A
Financial Need?

Go To Next . " Go To Next
2
Step(C) Is it Transformational? Step(B)

64
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(B)
Submit Applications

Prepare Applications II Prepare Applications II
toS to LUG

o State

State Approval
MEDC and/or DEQ Local Approval

Abatements Tax Credits Grants/Loans Private Funding

IDD or PHD " EPA Assessment
NEZ Brownfield TIF EPA Remediation
Historic TC MSF n
CRE EPA Planning
CRF mg RLF (Loc(;:walnd state) EPA Training Agency In-Kind
RLF (Local and State) Y

OPRA N "
PILOT Job Creation Credit Fagade Programs
CDBG

Opportunity Zone

()
TBP Application

Initial Screening
Meeting
Apply for Other Can Traditional Tools Soft Commitment
Incentives (B) Fill Financial Need? Letter
Is the Impact Significant? Prepare Application II
Evaluate Net Benefits
MEDC and Treasury Determine Third Party Review
Final Incentive Package and Underwriting
Term Sheet
Prepare Applications II Prepare Applications II
to State to LUG
Presentations Presentations

State Approval
MEDC and/or DEQ Local Approval

66
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“True” Penefits

When incentives are aPPlicc! to non-

extraordina ry costs

When it can be used to secure or enhance a
{:uncling source

Ogset Bcnelcits

When incentives are aPPlied to cxtraorclinarg

costs

. Offset Benefits “True” Benefits
Fro’ect run&mg—/%f A N

Summary of Funding Sources

Environmental TIF  Redevelopment Developer
Investments Total Cost Grant Funded Funded TIF Funded MRBT Credit Investment
Site Acquisition $3,402,500 $0 $0 $0 $0 $3,402,500
Environmental Investigation $121,900 $15,300 $103,500 $0 $0 $3,100
Remediation
Site Preparation $55,000 $0 $0 $0 $0 $55,000
Public Infrastructure $500,000 $0 $0 $500,000 $0 $0
Demolition $183,000 $0 $0 $183,000 $0 $0
Construction Costs $4,825,000 $0 $0 $0 $603,125 $4,221,875
Other Construction Costs $1,594,600 $0 $0 $0 $2,500 $1,592,100
Total Above $10,682,000 $15,300 $103,500 $683,000 $605,625 $9,274,575
Contingency 15% 15% 15% 15% 15% 15%

$1,602,300 E@f L45-525 $202.450. 0,844 $1,391,186
Total With Contingenc: $12,284,300 $17,595 $119,025 $785,450 696,469 $10,665,761
gency 19025

No “Double Dipping”

Example Small Frcijcct i

2024
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Froject Fun&ing

Devclopcr TaxCredit $696,469

PBRA Administrative (Costs $2 1,000
| ocal Rl |7 Funding $1,504,206

]ncreased Taxes to

Jurisdictions $9,259 46 1

Example Sma” Frojcct i

Developer E_ligifjle Expenses $404,475)

FPublic |nfrastructure Costs $500,000 )

s

J

Developer
Benefits

LUG
Benefits

Incentive Options

Grants
Loans

Loan Guarantees and Enhancement

T ax |ncrement Financing

Tax Abatement
T ax Credits
In Kind Contributions

]nsurancc
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WOW Factor

STEELCASE CAMPUS

72
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STEELCASE CAMPUS

203 Acres
4,700,000 sq ft-18 hcav\g industrial bui]clings
Mixed (Ise Devc[opmcnt
$162million investment
1,800,000 sq ft renovated industrial
500,000 sq ft new industrial
565,000 sq ft of commercial/80,000 R&D

400 housing units

73

STEELCASE CAMPUS

$%2 million in Prownfield costs

$13 million in TI” with 15 year payback

$9.9 million in SBT Credit -Phased Purchase
MDOT Grant

Public Participation in |nfrastructure

PRF |nvolvement

Green Objective

74
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Breacl and But’ccr

76
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BUCKEVYE FRODUCTS

3.3 Acre Site
25,600 sq ft [igl—:t industrial P[atting opcration

RCRA Site

Soils and groundwaterimpacts
Corporatc Office

$5-10 million investment

77

BUCKEVYE FRODUCTS

$208,000 Site Assessment (Grant
$200,000 A RCRA [nvestigation
$300,000 T PA CERCLA |nvestigation
$200,000 F PA CERCL A Remediation
$100,000 Assessment (Grant for Demo

$200,000 Site Remediation (Grant

Will Apply for TIF, CRF and CM|

78
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Trends

Limiting |ncentives to [Financial Need

Hiéh Densit%Mixed (Ise, Walk-able, Transpor’cation

riented evelopment Target

Job Creation and ]nvestment Targets Mus’c Bc Mct

]ncreascd Competition for Less ]ncentives

TIF Backlash

FI‘CFCFCI’\CC FOT‘ Loans over Gran’cs

Co”aborativc and Area-Wide [Focus
Moclhcica’cions to the APP]ication (Be Ready to Do lt
Many Times)

Assistance

MIEDC Communi’cg Assistance | eam
FGLE Browmciclc] Redevc]opment T eam
MSHDA Brownﬁelc‘ Redevclopment T eam
Regiona] ™ conomic Development Organizations
Other (Communities

Frivate Companies

Professional Organizations MEDA)

Consu]tants

ASTI Environmental 800-395-AST/
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Definitions

(General
Grccnficld: Undevelopec{, un~imPactccl land

Grcgficlc}: Frevious!g developed lancl, not requiring

SPCCia! contro!s or Procedures

Brown{:icld: Frevious!g clevclopecl land requiring

controls or sPecia! considerations

Orangc{:icl& -Where you can make money <green) on
a Prownfield

Browmcicld Definition
Federal (P A)

N brownfield is a property, the cxPar\sion,

rcclevc!opment, or reuse of which may be
complicatcd by the presence or Potential presence
of a hazardous substance, Po”utant, or

contaminant.”

www.epa.gov/brownfields

2024
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Brownfield Definition

Michigan
Residential

Bligl—]teé or
Func’ciona”y Obsolete

Historic Resource

T D Related Deve]oPment

(Contamination greater than the applicable
éean~up (riteria under Part 201, or

|sinal and Pank [Fast T rack Authorit\g

Acégacent and Contiguous Froperties

www.michigan.gov/deq

2024

Adrian Coldwatcr [Hart Mount C|emen5 Saint | ouis
A]bion Coleman Hartford Mount Morris Sau[t Sainte
A]ma Crﬂsta[ Fa”s Hazcl Farl( Mt. Morris TWP Marie
Alpcna Dcarborn Hig]ﬁland Farl( (in Genesee Co.) South)ciclc]
Ann Arbor Dearborn Heiglﬁts Ho”ancl Mount Flcasant Sturgis
Balc‘win Detroit Inkstcr Muskegon Tag[or
5angor Dowagiac Ionia Musl«:gon Heig]wts Thrcc Rivers
Eattle Creek [ ast Lansing ]ron Mountain Norton Shores T renton
533 Citg ]:_astpointe |ron River Norwag T raverse Citg
Benton [Harbor [ corse Jronwood Qak Park Vassar
Benton T wp. [ scanaba ]shpcming Omer Wakefield
(inBerrien Co) [Ferndale Jackson Onaway Warren
Bessemer Flint K alamazoo Owosso Wagnc
Big Kapicls (Gaastra Lansing Finconning Wganclottc
Bronson (Genesee | wp. [ incoln Fark Fontiac Wyoming
Buena Vista (in Genesee (o) | ivonia Fortage YPsilanti

TWP- Gibra]tar Luclington Fort [Huron
(in Sagiﬂaw Co.) Gladstonc Manistee Rcc”:ord TwP
Burton (rand [Haven Manistiquc (in Wagnc Co.)
Cadi”ac (irand Rapids Marquctte River Rougc
Carsc?n Citﬂ Grayhng Mc]vinc]a]c Roya| Oak Twp
Casplan ) Hamtramck Menominee (in Oaklancl Cov)
Center[_ine Harbor Bcach Midland Saginaw
Cl'mboﬂga” HarPer Woods Monroe

Core Communities

86
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BFT]F Can Bc Applie& T o..

All Brownfields for...

[ nvironmental ]nvestigations

Frcparation of Due Diligcnce Documents
Remedial Activities

. ]ncluding Exposure Barriers

. Other Environmental KesPonse Activities
Demolition and asbestos,lead abatement
Browmciclcl Plan Preparation (max $30,000, no contingencg)
BromeicIcl Flan imP|emcntation (max $30,000, no contingcncg)
Reasonable costs of environmental liabihtg insurance

]ntcrest

Eligible Expenses

BRT”: Can Be Applie& T o..

Core Communitg Browmcie]cls) or FroPertH Currentlg
Owned or Unclcr (ontrol of a|_and Pank, for...

]mcrastru cture

] Farking Structures, Urban Storm Water

Managcment
Site Freparation Not a Responsc Activitg
Flanning and [~ conomic 5trategies
Bui!ding Rehabilitation
Relocation of Pub]ic bui]dings or operations for

economic dCVCIOPmCI’}t PUFPOSCS.

Eligible Expenses

88
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BFT]F Can Bc Applie& T o..

FroPertg Currentlg Owned or Un&er Contro]
of a Lancl Bank, for...

Cost of c!earing or quieting title to, or se”ing or

otherwise conveging, Propcrtg owned or under the

control of aland bank fast track authority
Acquisition of Proper‘tg bg the land bank fast track

authoritg if the acquisition of the property is for

economic dCVClOPmCﬂt PUFPOSCS

Note: 5,/50 Rule Applics

Eligible Expenses

T]F Frograms = The ]ncrement

e N

Incremental <

e $10,000,000

Assessed Value

> $15M

S Total Value

$5,000,000 $5,000,000

Assessed Value

Assessed Value

J
E_xisting FroPcrtg 2018 Redevc!oped FroPertg 2020

90
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T]F Frograms = The ]ncrement

e Taxes on Captured Incremental Value Are
Available (up to 30 years) for:
Reimbursement of Eligible Expenses
Reimbursement of Interest
Incremental BRA Administrative Fees
Value < $10,000,000 State Revolving Loan Fund (SRLF)
Local Revolving Loan Fund (LRLF)
Repayment of Loan for Any of the Above

\_ | Mils Not Captured

Taxes on Base Value and Mils Not Captured
Continue to be Paid to Jurisdictions

$5,000,000

Tax capture can be from local taxes only, or local and school taxes. School tax capture requires state
approval, either EGLE and/or MSF.  Eligible expenses are limited in a non-core community.

2024

| ]f‘ Frograms —~ ] he ]ncrement
N
2021 2022
/ Captured Taxable Value $ 5,000,000 5,125,000
Personal PI’Dpeﬂy $ - -
$10M Value Total Taxable Value $5,000,000 $ 5,125,000
$10,000,000 | gy g .
’ r =$5M TV Millage Categos Mills/$1000 Tax Capture
COUNTY 45626 § 22813 $ 23,383
VILLAGE OPERATING 36711 § 18356 § 18814
$232,276 VILLAGE REFUSE 21051 § 10,526 $ 10,789
LIBRARY 11465 § 5733 $ 5876
Annual < FIRE 09411 § 4705 $ 4,823
POLICE 30463 § 15232 $ 15612
Incremental TOWNSHIP OPERATING 10752 § 5376 § 5510
T COMMUNITY COLLEGE 15809 § 7904 $ 8102
ax MILFORD DDA 18879 § 9440 $ 9,675
$5,000,000 OAKLAND COUNTY ISD 33626 § 16813 $ 17,233
r r SCHOOL OPERATING 174808 $ 87,404 § 89,589
SCHOOL SET 55051 § 27,976 $ 28675
\__ Total Incremental Tax 464551 § 232,276 $ 238,083
Taxcs for 2021 (one year c{elag in assessmcnt}

92
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T]F Frograms = The ]ncrement

$10,000,000

$5,000,000

~

$10M Value
> =$5M TV

Annual @ 5% for
- Incremental 25 yrs
Tax
(Year 1)

= $3,300,000

TIF Frograms ~ina DDA

$10,000,000

$5,000,000

94
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/ Captured Taxable Value
Personal Property

$10M Value Total Taxable Value
> =$5M TV Millage Category

COUNTY
— VILLAGE OPERATING
VILLAGE REFUSE
$50,387 LIBRARY
FIRE

_/ Incremental |\ rouce

TOWNSHIP OPERATING
Capture COMMUNITY COLLEGE
MILFORD DDA
OAKLAND COUNTY ISD

$181,889 SoHooL et o
Incremental \ Total Incremental Tax
For DDA

Handout Page No., 48

2021 2022
$ 5,000,000 5,125,000
$ B =
$5,000,000 $ 5,125,000
Captured
Mills/$1000 Tax Capture
0.0000 $ e $ -
0.0000 $ $
0.0000 $ -8 -
1.1465 $ 5733 § 5,876
0.9411 $ 4,705 $§ 4,823
3.0463 $ 15232 $ 15612
0.0000 $ -8 -
1.5809 $ 7,904 $ 8,102
0.0000 $ e $ -
33626 $ 16,813 $ 17,233
0.0000 $ -8 -
0.0000 $ -8 -
100773 $ 50,387 $ 51,646
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Tax Payments

mmm Base Tax =—Total Tax =——Taxes Not Captured =————BRA Capture =—State RLF Capture =——Local RLF Capture

Example Property

Total Dollars

—

Local BRF Capture

_—State RLF Capture |

BRAAdministration.Fees |

Taxes Not Captured

7 8 9
Year of Brownfield Plan

Tax Payments-

Full Capture
All Jurisdictions

mmm Base Tax =——Total Tax =—Taxes Not Captured =——BRA Capture =—State RLF Capture —Lacaw

Example Project with DDA

Total Dollars

State RLF)Ca_t____________-

Taxes Not Captured

/ Base Tax Capture

Full Captu
All

Jurisdictiof

0 1 2 3 4 5 6 7 8 9 1011 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 31 32 33 34

96
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I2 Step Frogram 5ummarg
I. I:ocus E_F\Corts to Leverage Local Assets

Consider Area-Pased Flanning

(Communicate Performance Expectations

I conomic Considerations [Tirst

[Have a Flan and Communicate |t

See Who [Has Skin in the (Game

[ ook at T ax ]mPact with and without Froject

Ba|ance Jncentives and Need

Leverage Local Commitmer\t

o. Lool( at | ax ]mPact to A]l Jurisdictions

11. Consider Other Relevant [Financial Contributions
12. Demancl FerFormance

= 0 % N W

T‘hanl(s to the \Subs:c{les /\nony mous P\ecoverﬂ Frogra m

Communitg SPechCic Ohjectives
Citg of ]:]int

“AA Fromote Economic Deve]oPment and Job
Creation Tl’zrough the Reuse of active remedia‘kior\7 or mitigation;

Un&eruti]izec‘ FroPerties 2. Crcatc full timejobs;

Citg of Rochester [Hills

“1. IncorPorate a PreFerer\ce for source contro[,

100

B. Position Browmcie[d Redeve]opment Fro_jects

to be Competitive with T raditional
Development Frcjects

Frocess”

Frovicle an increase in taxable value to the
property anda Potential beneficial effect in
the area that would not have occurred without

C. Maximize the ]mpact of |ncentives bg the incentives; and
l:_ncouragiﬂg PBrownfield Rec]eve]opment that 4. (Use these incentives on]y after all other
Comp]ements Other Redevelopment F fforts sources of Func]ing for eligible activities have
D. Frotect Human Hea]th and the E_nvironment been exhausted.”
Througlﬁ the (Use of A propriate
Remediation and Due Care Activities, and
E. Maintain TransParencg During the APProval

0 Focus Efforts to Leverage Local Assets

ASTI Environmental 800-395-AST/
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Communitg SPechCic Obiectivcs

v. Area Flanning

FoPcom |ncentives v. Catalgtic Frojccts

s

e Consider Area-Based Impacts and Incentives

101

Return on |nvestment for |ncentive

“An eligible project can be considered for Brownfield
incentives in the City if it meets all of the following
criteria:

« The project Internal Rate of Return indicates that it
requires incentives to be successful and would not
occur without the incentives, and

* The development will ameliorate threats to public
health or the environment that were caused by site
conditions through remediation, mitigation or control
or redevelopment of an historic resource.”

Thrcsho]d (riteria and Fer{:ormance (riteria

“Projects will be evaluated based on, but not limited to,
the following criteria:

Amount of property tax generated

Amount of investment on a square foot basis

Job retention, creation and quality

Location

Existence of abandoned, blighted or functionally
obsolete buildings

Amelioration of threats to public health or the
environment

Whether the project will provide additional beneficial
effects on the surrounding area and the community
as a whole.”

e Communicate Performance Expectations

102
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The Pasic Eﬁ Equation

[ ligible Froper’cg + [ ligible Activities +
E]igiblc Taxpagcr = Eligib]e Frcjcct

(Brownfield+ |nvestment | isted as E_]igiblc+
|nnocent | andowner= Eligible Froject)

103

— Eligible Project (Brownfield):
Contaminated Above Residentia
Functionally Obsolete

Blighted g
Historic Resource
In a Land Bank

ssirable Project (Ince
Create Jobs =

il fficient Invest
A fedr:leed (F
§ e |

a Economic Considerations First

104
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The Role of Folicies and Froce&urcs

Setting Expcctations for APPlicants
Co”ccting Review [ ees

Setting BRF Administrative Capture
Funding a Revo]ving | oan[und

6 Have a Plan and Communicate it

105

Anatomg of a Deal

$7§M ]nvestment
30 NewJobs
$82M TIF

12 Years

sioMMBT

3750 and 3800 \Woodward, Detroit

106
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But For Tcst

What is the Financing Gap?
Equity vs. Debt
cht to Equitﬂ Ratio
Are E_xtraordinarg Costs the Cause?

“First In”?

107

What are the Other |ncentives and are Thcg

But For Tcst

8% Equity
73% Debt
19% Incentives

Sumipary of Fupsifiy Source

Total Cost Nt Reimbursement

Financing Gap (107 750)

G See Who Has Skin in the Game

108
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Developer Equity § 5940644 § 040 544 -8
Senior Debt 75 520978320 % -8 52978320 §
MET Credit (/o Contingency, Resale Valug) '$ 7944371 § 7944371 % -8 =
TIF Reimbursement (w/o Contingency) ¥ 5935450 § -8 - % 5938450
Total Ahove $ 72001965 % 13885215 % 52878320 % 5,938 450
8.9:1 Debt to Equ“xumma of Funding Uses
Uses Total Cost Expended Remaining
Site Acquisition H 6,750,000
Assessment and Brownfield Plan Costs $ 202 350
Site Preparation Costs $ 636,600
Site Improvements $ 2,148 475
Infrastructure k] 7,820 B00
Dernalition 5 1,174,500
Construction/Renavation/lmprovement 5 38933918
Soft Costs and Fees £ 16,145 252
Total Above W
Contingency 15%
3 t0emE0
Subtotal With Contingency E] 8! 95

54



Presentation to
MEDA Economic Development Course

What |f Not T est (the Put Not | est)

51,800,000

Total Taxes
51,600,000
/
51,400,000 f"
$1,200,000
$1,000,000 j[ =———MNo Development =——Acls Development

$800,000 1
$600,000 gj
400,000
$400,000 —
$200,000 =
50

2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034

e Look at Tax Impact with and without Project

109

E_valuate Need v. [ncentive

Assess Need Pased on ]ong term ]RR notjus’c
Financing GaP

Determine a “Pase [ncentive” on Need

Adjust “Base |ncentive” [Tor Other Criteria
Be Consistent with Folicg and Objectives

e Balance Incentives and Financial Need

110

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 56

55



Presentation to
MEDA Economic Development Course

Developer Return Analysis
Met Met
Cash Developer Met Cash Land/Building Developer
_Year _Investment Fees Rec'd Cash flow Sale Proceeds Investrment Investment Investment
a 43,459,735 2,300,000 0 50 (51,159,795) 87,762,500 (58,922,295)
1 40 40 S0 a0 50 50
2 0 41,601, 463 &0 41,601, 459 il 41,601,459
3 0 41,708,728 2l 81,708,728 il 81,708,728
4 0 51,818,409 50 41,818,409 il 41,816,409
5 50 91,930,570 a0 41,930,570 a0 91,930,570
3 0 €1,405, 080 &0 41,405,080 il 41,409,090
7 0 1,522,385 2l 81,522,385 il 81,522,385
8 0 81,642,338 50 81,642,338 il 81,642,338
9 50 91,604,524 a0 41,604,524 a0 91,604,524
10 0 €1,272,997 &0 §1,272,997 il 41,272,997
11 0 $692,393 2l 8692,893 il 4692,893
12 0 5453, 468 50 5453, 468 il 5453,458
13 50 9546,533 a0 9546,533 a0 4546,533
14 0 $641,419 &0 Se41,419 il Ged1,419
15 0 4738,164 2l 4738,164 il 4738,164
16 0 $836,802 50 636,802 il 836,802
17 50 9937,370 a0 §937,370 a0 $937,370
18 0 €1,029,906 &0 41,029,908 il 41,039,908
19 0 1,144,447 2l 41,144,447 il 81,144,447
20 0 51,251,033 50 §1,251,033 0 81,251,033
43,459,735 42,300,000 422,788,544 2l 422,788,544 47,762,500 422,788,544
MEDC IRR Worksheet ,
& z

111

E_]igible (_osts Included

T hreshold |[RR v. Extraordinarg (osts
USing [nterest

Total Eligible Activities Total Cost Eligible Cost
Ervironmental Investigation and BEA/Due Care § 107,350 % 107 350 B
2 Brownfield Plans (Brownfeld Plan and 381 Work Plan $ 95000 § 20,000 } Extraordinary Costs
3 Demalition All Eligible § 1174500 § 1,174 500
4 Site YWork § 635600 § 536 500 e
5 Infrastructure § 7920600 | § 4pooon | F Limited by Threshold IRR
[ Contingency 15% (Excluding Task 2)) b 1475858 & 837 768
Total Eligible Activities 3 11,400,908 & 6,826,218
7 Interest § 13%7857 5 13795 FInterest Included Based
a8 Capture for Authority 5 1245524 § 1245524 On MEDC Calculation
9 Capture for State BRF 5 -5 -
10 Capture for Local LSSRF 5 3015537 § 305537
Total Additional Capture [ 5620018 & 5,629,018
Total Ahove $ 17,038,925 § 12455235
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Local Share

Millage Category
"Wayne County Operating
Trayne County Jail
rayne County Parks
Tayne County HCMA

Coordinating with
Statc Frograms

(E

Additional Local Capture

Proportional Local Share

Total

Mills/$1000
0.9897

221995
56,177
50,783

.
r
r
4
Wrayna County RESA (IS0) [ 77 B3?
Weoe 8 3.2 766 952
TWayne County Zon i -
"Sereral City Operating I 4721775
Debt Service (City) [ -
'L\hrary’ I 1,095 575
"School Debt [ -
rayne County Tax (Wintar) E 1,336 696
“Wayne County RESA Sp Ed i 797 003
Wayne County DIA [ -
"School Judgment i 01423 § B
"School Operating /18 oo § 2361716
Gechool SET [, 6.0000 % 787 224
Total Incremental Tax B57619 § 12455236
Brownfield Tax Capture Total
Tax Capture for Reimbpfrsement £ B,526 218
Interest Payment  Developer 5 ALt
Fetd-mthoitys > 1245524

Total Tax Capture

Local Tax Capture
Schoal Tax Capture

Leverage Local Commitment

apture for LSRRF

Total Capture:

Total

3,015 537
12,455 236

9,306 295

12455 236

Total Total
Millage Category Mills/$1000 Capture
"Wayne County Operating £ 09597 § 234 207
t t h “Wayne County Jail k 0931 % 221995
ate arc rayne County Parks I 02459 § 58,177
“Wayne County HCMA I 02145 § 50,753
Wrayna County RESA (IS0) [ 00965 § 22832
o o weee 8 32408 % 766,952
Conslder ! ﬂtlre TWayne County Zon i 01000 § E
"Sereral City Operating I 199520 4721775
‘ Debt Service (City) 4 59952 § -
] ncentive Fa ckage Tibrary r 4B37 § 1095675
Sichool Debt 130000 % -
rayne County Tax (Wintar) E 56453 § 133669
“Wayne County RESA Sp Ed [ 3378 % 797 003
Wayne County DIA [ 02000 § -
"School Judgment i 01423 § -
"School Operating r 18.0000 2361 716
Gechool SET i £.0000 707 224
Total Incremental Tax 8571 § 12455236
Brownfield Tax Capture Total
Tax Capture for Reimbursemen £ B,526 218
§ 1367957
Additional State Capture e _ A RaEmE_ |
> 2
Proportional State Share Total Capture: $ 12 456 236
Kg Total Tax Capture
Local Tax Capture
See 4 School Tax Capture
cne Total
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ASTI Environmental 800-395-AST/
September 12, 2024

Handout Page No., 58

57



Presentation to
MEDA Economic Development Course

Assumed Total Costs to Capture

Assumed Completion Schedule Assumed Annual Appreciation

: §

Projected TaxahlefValue: § 13,173 567

Assumed Future Taxable Value ————Eriicet anape(iane: & 10 o
E]

Estimated True Cash 45433918

Incremental Taxable V: % 14,684,033

Eligible Activi
Environmental Actj
e development Acyviti
Total Eligible Exp

133,453
$  65I2TES
6,525,218

Wear
Percent Corrplete 100% IEEEEE RS % 100% 100%
Incremental Taxable Valug $ B 5 14,984,099 145684099 5 1484099) 5 14,584,089
New Personal Praperty 5 b Bk ] - 8 - ) -5 x )
Total Incremental Taxable Value 5 § 297680 § 10418869 § 14604.099 § 14584099 § 140804099 § 14,004,009
Total
Millage Category Capture Total Tax Capture for All Eligible Activities
Wayne County Operating § 23207 § § 2945 § 031§ 14730 § 14730 § 14730 § 14730
Wayne County Jail §  219% § [ 2792 | § 9773 § 13,862 5 13962 § 13962 § 13962
Wayne County Parks § 58177 § 5 7§ 251 § 3659 5 3653 § 3653 § 3659
Wayne County HCMA § 50763 § § 638 § 225 § 3194 § 3194 § 3194 § 3194
Wayne County RESA (SD) 5 2832 § 5 27§ 1005 § 1436 5 143 § 1436 § 1,436
WCEE § 766952 § 5 9647 § TEE § 825 5 8235 § 825 § 482%
Wayne County Zoa § -8 § -8 -8 - [ - -8 -
"General City Operating § 4721775 § 5 69,393 § 077§ 296957 § 296957 § 295957 § 295,957
Debt Senice (City) [ -8 $ - 8 -8 - $ - 8 -5 Z
Library § 1096875 § § 137684 § 18215 § 68923 § 63923 § 63923 § 68,923
"School Debt 5 B 1 $ - % - % - 5 - 8 - 8 =
Wayne County Tax (Winter) §  13368% § ] 6813 § 58648 § 64,089 $ 64069 § 64063 § 64,083
‘Wayne County RESA Sp Ed § 797003 § § 10025 § B0 § 50,16 § 50,1% § 50,1% § 50,126
“wayne County DIa 5 =18 $ -8 -8 - ] . K] g
"Schoal Judgment § -8 k] - 1§ - 0§ - 5 - % - % e
"Sehool Operating § 231716 § § 53582 § 167538 § 267913 § 16208 § 10804 § 5237
"School SET § 787224 8 5 17,860 § 62513 § 69,303 5 5402 § 3601 § 1.745
Total Incremental Tax § 12455236 § — & 1m54% §  Gosel § 54251 5 G091z & 599706 & E92704
i e e Total Results in Final Payment Date —
Tax Capture for Reimbursement § 5,326,218 § -5 @ § 40342 5 Erarr2 5 500,164 165351 §
Interest Payment to Developer §  1,367957 § § 169548 § 190357 § 175494 § 39,365 1 [}
Capture for Brownfield Authority: §  1,245524 § 5 18,850 § 65976 § 94,262 5 60691 § Can 69,228
Capture for Stete BRF § -8 [ -8 -8 - 5 - 8 -5 =
Capture for LSRRF § 3015637 § $ - -3 - $ 6690 § 354411 § 53306
Total Capture: § 12455236 § § 193498 §  E59761 § 942518 §  G0B912 § 593706 § 5927284

115

$8.4M In Base Taxes Means $23.2M in Additional Tax Revenue (176% Increase)

E_valuate Revenues v. |ncentive

Tax Capture for This Plan

Look at §O~9r Tax Revenues

Not Captured Total Taxes to Total Reimbursement  Capture for
Taxzes Jurisdictions Capture and BRA LSRRF

B §508 6577 $274 450 $234,207 $155 025 §75,182
ayne County N S 7" R rig $260 142 $221 995 $150,733 §71 262
Wayne County Palg 2 $126380"7 $68 203 $58,177 $39 501 518,676
Sayne County HGMR §110,294 7 $59 511 $80,753 $34 481 $16,302
Sfayne County RESA 49 596" $26 764 $22,832 $15,503 §7 328
Killeles: Bk 5898 658 $766,952 $520,755 $246,197
“Wayne County Zoo $51.395 $0 0 %0
Teneral City Operating $5,532 564 $4.721.775 $3,206,051 $1515724
Deabt Semice (City) $4 523 067 stFuture Incentivaan 50
T_\brary $1,284 075 $1,095 875 $744 091 $351,784
"Sehool Debt 3 $5,551 355 50 $0 50
"Wayne County Tax (Winter) " §$1 566,260 $1,336,696 $907 BO7 $429,089
“ayne County RESA SpEd 7 $933 579 $7597,003 $a41 159 $255,844

r
S o g i b g
"Schoal Ciperating i $3,251,107 7 $6,889 391 $2.361.716 $2 340 605 1,112
Sehool SET " §3,083702"7 $2 296 475 $757 224 $780 159 035

Capture for

Total Incremental Tax $44 077 339 31 622 10 $12 455 236

$31.6M to Jurisdictions (71%)

[CEREEEEED) 3,015 53

$8.2M to Applicant (19%)

Look at Tax Impact to All Jurisdictions
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E_valuate Tota] ]mPac’t

Income Tax Direct Jobs
Income Tax Indirect Jobs
Income Tax Construction Jobs
Real Met Property Tax
Personal Property Tax
Corporate Income Tax

190
285
300

20-Yr Impact

§ 3350400 Brownfield TIF
§ £700,.800 Interest

5 225 000 MBT Credit

§ 20257 176

§ 4200000

§ 907 863

$35.7M Impact

Loo‘.c at ]mPact Beyond FroPertg Taxcs (Net
Benefits Analgsis)

Mo,

20-Yr Impact
§ 6,826 218
§ 1,367 957
§ 10,000,000

$18.2M Incentive
$9.3M Local Taxes

G Consider Other Relevant Financial Contributions

117

Timing
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does not execute a Keimburscment
one hundred and eiglntg clags of the date the [lanis
aPProvcd bg Citg Council. T o remain eligib!e for the

aPProved incentives, eligible activities must start within

Handout Page No., 60

“Un!css otherwise agrcccl to in writing by the BRA, this
Flan will cxPire and no ]ongcr be valid if the aPPIican’c

reement within

cightecn months of Plan aPProva], construction must
start within five years of the executed Reimbursement

reement, and construction must be compicted

within three years of the estimated comp!etion date.”

e Demand Performance
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(lawback Provisions

How much investment is substantia”g compliant’?

Rigorous review of content and date of

reimbursemen’c rcquests

119
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FOCUS on FFOCCSS

Single Foint of (Contract for [~ ntire Process
Transparcnt, Predictable and Timclg Process

Ear]g Screcning of |ncentives
Build [ncentives T eam with State

(ommunicate Advantagcs
| isten to Aclvantagcs

121

Be Developer Rca&g

Reduce Uncertainty

Fub!ish and ]mPlement Folicies and Frocedures
Managc Timelines

Coorclinate Meetings
On!y Real Jncentives Count

Control the ]ncentivcs = Control the Conversation

The Real [~ state [ ssentials [ 1ave Not
Changed

122

ASTI Environmental 800-395-AST/

September 12, 2024
Handout Page No., 62

61



Presentation to
MEDA Economic Development Course

chp in Mind the Final Outcomc

Crcate Sense of Place and (Great Design
Dirive APProPriatc C]CaV‘“UP

Dirive APProPriatc Site Dcsign

Leverage [ncentives

Catalgtic Frojects V. Consistent Development

123

Focus on Area-\Wide Flanning

Single Sited-ness |s Out

Coorclinate E)C]Corts Around Redevclopment
Hubs

[~ conomic Garclening on Local Clusters
(oordinate [ fforts Petween (_ommunities

124
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Lessons Leamcd

Forurban redeve]opmcnt, it’s a ciuestion of how
much uncertainty

T he full financial benefits are rarcly available

A bad deal is still a bad deal

125

A&Aitiona] Rca&ing

Bui]ding Small bg Jim [Heid (UL] Bookstore)
UL] Emerging Trends in Real [ state

The Option of Urbanism bg Chris’copher
Leinbcrger

The Brookings [nstitute: Turning Around
Downtown: Twelve Steps to Revita]ization
bg Christopher Leinberger

126
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A&&itional Reading

| ast[Jarvest bg Witold Rgbczgnski

Real [ state Dcvclopment, Frinciples and
Froccss, Editec{ by Mikc Miles et al

Northeast Midwest ]nstitute: TEC
E_nvironmenta] and [T conomic ]mPacts of
Brownfields Rcdcvc]opment

Energg Beneﬁts of Urban [nfill, Browmcields,
and Sustainafjlc Urban Redevclopmcnt

A&Aitiona] Kesources
MDA - www.medaweb.org/

J Michigan | aws — www.]egislature.mi‘gov
o MEDC — www.michiganbusiness.org
C EGLE Grants and Loans—~

www.michigan.gov/egle/regulator9~assistance/gra nts-
and~Financing

o EFA Browmcie]ds ~ www.epagov/browmciclcls

128
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129

130

Additional Resources

e (Jrban| and |nstitute at www.u]i.org/
¢ |nternational Counci] of Shopping (Centers at

www.icsc.org/

o National Browmcielcl (Conference at
htt’ps://gobrownﬁelds.org/

. Brookings [nstitute Metropolitan FO]iC}j
Frogram at
www.brookings.cdu/Programs/brool(ingswmctro/

ASTI Environmental 800-395-AST/

September 12, 2024

Handout Page No., 66

65



The Real Estate Development Feasibility Chart

The steps below represent the risks for the development of new or rehabilitated real estate.
The order outlines the steps required to properly conduct the feasibility process.

Most Ciritical Risks for Your Development:

Economic Cycles
Personal Stabilized completion may
& Family take 1-3 years

You can make (or lose) a lot
of money.

Market Research

Each use and demographic
offers opportunities.

«1st Cycle: Stabilize

«2nd Cycle: Refinance Tax Free $
« “Good Deals in Bad Markets”
« “Paths of Growth”

« Understand “Bookend
Generations” of Millennial and
Empty Nesters
« MXD, TOD, Air Rights
« Shared Economy

Legal + Walkscore

Relationships Environment

Adaptive Reuse in Urban
Cores

« Goals and Skills Assessment
« Risk Tolerance
« Personal Financial Planning

Handshakes & trust are as
important as contracts.

« Contamination
« Significant Natural Resources
« Flood Map Changes
« Climate Change Impact

« LLC Entity & Pass-thru
« How Many Partners

Development Success

Property Architecture
Management & Engineering

My tenants are my partners. 4 Ke S tO U 'Vall."n . Does my property reflect

How can help them grow? « Before Tax and After Tax Cash Returns TS 12235 S5
of at least 8%-10% per year . Site Planning

« Yield on Cost of 2% above Market Cap Dariy o AR

Rates « Sustainable Design

« Appreciation Doubles this Overall Yield

 “Psychic Income”

« “WOW” Factor

« Increase Revenue
« Cut Operating Expenses
« Improve NOI
« Job for You

Sales & Leasing Construction

How can | push the
market?

Four Key Words: How
soon? How much?

« Contractor-On Time & On Budget
« Tenant Improvements (T1)
« Partner with General (GC)
« Rehabilitation vs New
Construction

« Advantages of Rental vs. Sale
« Pro Forma

« Pre-lease/Pre-sale

« Job for You

Social &
Community Goals

What does the community
want to become?

Should | do real estate for
tax reasons?

« Healthy, Walkable, Green
« Place Making
« Attract Talent

« Before and After Tax Analysis
« Depreciation

Political

«IRS Ch .
«LLC Paszt‘tgh?is EQUIty & Debt Approvals « Density
« Tax Credits « Diversity

What do stakeholders and

|deal Loan to Value (LTV) &
politicians desire?

Layered Equity

« 1031

« Economic Development & Job
Creation
« Historic Preservation
« Rezone to Form Based
Code

« Before Tax Cash Flow (BTCF)
« After Tax Cash Flow (ATCF)
« Internal Rate of Return (IRR)
« Return on Cost (ROC)
« Cap Rate Trend

http://www.ptallen.com/

I-
@petertallen TAUBMAN COLLEGE ﬁ.

. Handout Page No., 67 rchitecture + urban planni PETER ALLEN
www.facebook.com/peterallenandassociates/ g| MICHIGAN ROSS ?Jnilverslirt;ou‘ \;ishinglaﬁg VRS
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SMART NAPKIN - April 26, 2008

LAND COST ASSUMPTIONS

Land Cost
Land Areain sf
Land Areain Acres

CONSTRUCTION (HARD) COST ASSUMPTIONS

Demolition

Clearing

Utilities

Landscaping

Paving (% of lot cover)

Building cost / sf - units

Total cost - units

Covered parking sf (cars)

Building cost / sf - covered parking

Total cost - covered parking

Common area (% of total)

Building cost / sf - common aree

Total cost - common ares
SOFT COST ASSUMPTIONS

Survey

Soil Investigation

Site Engineering

Architectural (% of Const

Environmental

Legal

Insurance

Prop taxes/year (mil rate)

Permits / fees

PRO FORMA SUMMARY

Gross sales income

Land cost

Sitework cost

Building cost

Soft cost

Pre const holding costs
Construction Financing costs
Sales Financing Costs

Sales commission / closing costs
GROSS PROFIT / (LOSS)

(Profitl %,

(Ave Land cost / unit)

(Total Construction (Hard) costs)
(Total project costs)

Tota; Costs Per Square Foot
Land
Hard
Soft incl fin & cc
Profit

$31
$172
$50
$24

10%

24

18%

8.0%

i

SF
SF
SF

sf

Pessimistic

$1,155,000
10890
0.25

$11,000
$11,000
$44,000
$11,000
$4,792
$193
$5,103,175
9,900

$55
$544,500
7,031

$165
$1,160,112

$5,500
$11,000
$55,000
$532,226
$11,000
$27,500
$11,000
$9,075
$110,000

Pessimistic
$8,879,400
$1,155,000

$81,792
$6,807,787
$772,301
$244,184
$537,761
$422,348
$654,960
($1,796,732)
-17%
$22,647
$8,044,578
$10,676,132

Floor Area Ratio

Realistic

$1,100,000
10,890.00
0.25

$10,000
$10,000
$40,000
$10,000
$4,356
$175
$4,639,250
9,000
$50
$450,000
6,392
$150
$958,770

$5,000
$10,000
$50,000
$483,842
$10,000
$25,000
$10,000
$8,250
$100,000

Realistic
$9,866,000
$1,100,000

$74,356
$6,048,020
$702,092
$197,320
$352,628
$169,488
$365,980
$856,116

10%

$21,569
$7,222,376
$9,009,884

326%

Including financing and commissions

AVE PRICE/ SF

AVE PRICE / UNIT

Optimistic FINANCIAL ASSUMPTIONS
$1,045,000 Interest Rate
10890 Pre const land holding duration - months
0.25 Construction duration - months
Months to sell after construction
$9,000 GENERAL SALES DATA
$9,000 Sales Commissions (%
$36,000 Closing Costs
$9,000 Title - Recording
$3,920
$158 UNIT DATA
$4,175,325 Description
8,100 A - Old West Side Café & Bistro
$45 B - Walkout/Garden live work units
$364,500 C - Below grade basement parking
5,753 D- Smaller 1 bedroom on 2nd & 3rd floor
$135 E- Larger 1 bedroom on 2nd & 3rd floor
$776,604 F- 2 bedroom on 4th flr with mezzanine Loft
G- Small 2 bedroom with loft
$4,500
$9,000 TOTALS
$45,000
$435,457 A- Sales Price Per sf
$9,000 B-Sales Price Per sf
$22,500 C-Sales Price Per sf
$9,000 D-Sales Price Per sf
$7,425 E-Sales Price Per sf
$90,000 F-Sales Price Per sf
G-Sales Price Per sf
Optimistic
$10,852,600
$1,045,000
$66,920 A-Sales Price Per Unit
$5,316,429 B-Sales Price Per Unit
$631,882 C-Sales Price Per Unit
$0 D-Sales Price Per Unit
$212,854 E-Sales Price Per Unit
$65,458 F-Sales Price Per Unit
$224,990 G-Sales Price Per Unit
$3,289,066
43%
$20,490
$6,428,349 Total sales - Unit A
$7,563,534 Total sales - Unit B

Total sales - Unit C
Total sales - Unit D
Total sales - Unit E

Total sales - Unit F

Total sales - Unit G

TOTAL SALES

Handout Page No., 68

3%

Pessimistic

8.80%

3.8
11.3
6.0

$591,960
$49,500
$13,500

SF/Unit
3,270
1,770
375
650
750
1,000
900

$315
$315
$108
$293
$293
$293
$293

$273

$1,030,050
$557,550
$40,500
$190,125
$219,375
$292,500
$263,250

$370,479

$1,030,050
$1,115,100
$972,000
$380,250
$3,071,250
$2,047,500

$263,250

$8,879,400

Realistic
8.00%

3
9.0
3.0

$295,980
$55,000
$15,000

# of Units

24

14

51

$350
$350
$120
$325
$325
$325
$325

$303

$1,144,500
$619,500
$45,000
$211,250
$243,750
$325,000
$292,500

$411,643

$1,144,500
$1,239,000
$1,080,000

$422,500
$3,412,500
$2,275,000

$292,500

$9,866,000

Optimistic
7.20%

6.8
15

$147,990
$60,500
$16,500

Total SF

3,270
3,540
9,000
1,300
10,500
7,000
900

35,510

$385
$385
$132
$358
$358
$358
$358

$333

$1,258,950
$681,450
$49,500
$232,375
$268,125
$357,500
$321,750

$452,807

$1,258,950
$1,362,900
$1,188,000

$464,750
$3,753,750
$2,502,500

$321,750

$10,852,600



number of women, children & elderly local business ownership What Makes

social networks land-use patterns

fun a Great Place?

volunteerism diverse . roperty values
active property

: stewardshi . key attributes
¢ evening use P vital rent levels - tanaible
cooperative apecal ='” ngibies
' . measuremeants
q street life neighborly retail sales

real
pride

friendly o Uses
Sociabili -
interactive ty & Activities

useful
indigenous
celebratory

welcoming sustainable

continuity GIET
connected ages age walkable |
: ‘ ee
readable sittable %ac‘f\ed
spiritual AX

traffic data walkable
chaming

mode splits convenient attractive crime statistics ’

transit usage accessible historic sanitation rating

pedestrian activity building conditions ™1
aa PP

parking usage patterns CUMICIELIEIBEIEN PROJECT for
PUBLIC SPACES

2 2003
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Player Objective Threat Opportunity Outcome
/ Developer/ > Ite dev ) Lack of information Available land parcels, ) Purchase
IRR Organized opposition resources, services
End User Liability protection < Invest in the >
Available capital communit
Remediated sites Creake jobs
High development costs Clear, achievable
requirements
Minimum delay
Seller Profit on investment j‘> Available buyer f‘> Sell and|Reinvest
Price Renegotiations |
| |
Lender > Opportunities for > Lack of information Willing buyer/seller > Approve
investment finagcing
Return on investment
Low risk |
| |
LUG 5 Economic development > Burdensome process Available land parcels > Approve plans,
Pro f Lack of information Willing buyer/seller i i
Enhance quality of life Political challenges Supporting physical < Attract >
Clean environment Lack of resources (failure) infrastructure investment
Minimum risk Tax Revenues Create p|ace
Planned development Create jobs
Public N Jobs > Lack of information or Education and training > Public
V| Property tax relief understanding Active participation acceptance
Clean environment
Minimum risk Lack of participation
Safety, security
N\ Maintain, improve
p
lifestyle
Sef 3 Quality of life
Attach®

)

Modified and adopted from: Brownfields and Michigan Communities, Department of Resource Development, Michigan State University
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A
-~

see

ched
Basm APProach | nvironmental e
Obijectives
Phases [[ Assessment ]] [[ Risk Management]] [[ Value Creation ]]
Site Selection Screening Tools (GDR,
Transaction Screen, ECI) - N
Ecological
Y L Assessment )
I Phase | ESA*, " . )
Due D|I|gence Cimited Phass TTESA, AC\ompllancet
Delineation \ ssessmen J
4 Y A
Baseline Environmental Owner
. Assessment * Exit Strategy
Planning b i
A 4
Response Activity Plan/ Due Care Plan* or f Redevelopment )
Options Analysis DDCC L Incentives )
Construction [ |
Hazardous Materials, No Further Action Letter. Remediation, Closure
Geotechnical Certificate of Completion and Restoration

Operation i i
P perating Permits, Plans, Post Closure Plan
and Programs

\ 4

f Operation and
L Maintenance

* Indicates the three key liability protection documents irMictigan. 71



Great Project

In Targeted Area?

ear Economic Bene
To Community?

Can Current Plan Capture
Funding? ransformational o

Financial Need?

Extraordinary
nvironmental Cos May Be Eligible
Probably Not Eligible N exfgtzg A)
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(A)
Determine Eligibility

Review Business Plan
And Financial Projections

Not Eligible Is Project Eligible?

Can Current Plan Capture Can Plan Change
Funding? To Capture Funding?

Does it Meet
Community Threshold
Criteria?

Is There A
Financial Need?

Go To Next Is it Transformational? Go To Next
Step(C) ' Step(B)
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(B)
Submit Applications

Prepare Applications II Prepare Applications II

to State to LUG

State Approval
MEDC and/or DEQ Local Approval

Abatements Tax Credits Grants/Loans Private Funding

IDD or PHD ) EPA Assessment
NEZ Brownfield TIF EPA Remediation
Historic TC MSF ;
CRE NMTC CMI EPA Planning
CRF EPA Training

OPRA ob Crlc_ag-tli-{) g Credit RLF (Local and state)| | o) | ocal and State)
PILOT Facade Programs

Opportunity Zone CDBG

ew Economy Initiative
Agency In-Kind
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(©)
TBP Application

Initial Screening
Meeting
Apply for Other Can Traditional Tools Soft Commitment
Incentives (B) Fill Financial Need? Letter
Is the Impact Significant? Prepare Application II
Evaluate Net Benefits

MEDC and Treasury Determine Third Party Review
Final Incentive Package and Underwriting

Term Sheet
Prepare Applications II Prepare Applications II
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- Offset Benefits “True” Benefits
Fro]ect | un&mg = A

e N

Summary of Funding Sources

Environmental TIF Redevelopment Developer
Investments Total Cost Grant Funded Funded TIF Funded MRT Credijt Investment
Site Acquisition $3,402,500 $0 $0 $0 $0 $3,402,500
Environmental Investigation $121,900 $15,300 $103,500 $0 $0 $3,100
Remediation
Site Preparation $55,000 $0 $0 $0 $0 $55,000
Public Infrastructure $500,000 $0 $0 $500,000 $0 $0
Demolition $183,000 $0 $0 $183,000 $0 $0
Construction Costs $4,825,000 $0 $0 $0 $603,125 $4,221,875
Other Construction Costs $1,594,600 $0 $0 $0 $2,500 $1,592,100
Total Above $10,682,000 $15,300 $103,500 $683,000 $605,625 $9,274,575
Contingency 15% 15% 15% 15% 15% 15%
$1,602,300 $2.295 SALED5 S0 450 $90.844 $1,391,186
Total With Contingency $12,284,300 $17,595 $119,025 $785,450 $696,469 >  $10,665,761

No “Double Dipping”
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8% Equity
= 73% Debt
ut | Or i est 19% Incentives

Total Cost coui 7t Reimbursement

Develaper Equity F 540844 § B840 544_~% b

Senior Debt ’ ] 52978320 % ] 52578320 %

MET Credit fwfo Contingency, Resale Walug) ’ F 7844 371 ] 7944 371 & 5

TIF Reimbursement {w/o Contingency) ! 5535450 § 5 5 5,938 450

Total Above ] 72801935 % 13885215 § R2H978320 % 5,938 450
8.9:1 Debt to EqUIt¥umma of Funding Uses

Total Cost Expended Remaining

Site Acquisition 5 B.750,000
Agsessment and Brownfield Plan Costs 5 202 350
Site Preparation Costs 5 B35 600
Site Improvernents G 2,146 475
Infrastructure 5 920 600
Demalition 5 1,174,500
Construction/Renovation/Improvement 5 38,933 918
Soft Costs and Fees 5 16,146 292
Tatal Above 5 72809735 %
Contingency 15%

] 10,956,460
Subtotal With Contingency 5 03,846,195

Financing Gap (107 ,750)

See Who Has Skin in the Game
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Developer Return Analysis

Met Met
Cash Developer Met Cash Land/Building Developer

Year Investment Fees Rec'd Cash flow Sale Proceeds Investment Investment Investment
n 53,459,795 52,300,000 50 50 (51,159,795) 57,762,500 (58,922,299)
1 a0 &0 =i an a0 a0
2 20 51,601,469 50 51,601,469 50 51,601,469
3 a0 81,708,728 =i a1,708, 728 a0 41,708,728
4 20 51,818,409 50 51,818,409 50 51,818,409
5 a0 81,930,570 =i 81,930,570 a0 41,930,570
f 20 51,405,090 50 51,405,090 50 51,405,090
7 a0 81,522,385 =i 81,522,285 a0 81,522,385
a 20 51,642,338 50 51,642,338 50 51,642,338
9 a0 81,604,524 =i 81,604,524 a0 41,604,524
10 20 51,272,997 50 51,272,997 50 51,272,997
11 a0 8692,893 =i 86972, 893 a0 86972 893
1z 20 5453,468 50 5453, 468 50 5453,468
13 a0 546,533 =i 545,533 a0 8546,533
14 20 SA41,419 50 5641,419 50 5641,419
15 a0 4738, 164 =i 8738, 164 a0 4738, 164
16 20 S836,802 50 5836,802 50 5836,802
17 a0 2937,370 =i 2937,370 a0 4937,370
13 20 51,039,906 50 51,039,906 50 51,039,906
19 20 31,144,447 30 21,144,447 = $1,144,447
20 20 51,251,033 50 51,251,033 50 51,251,033
83,459,795 42,200,000 827,788,544 =i 832,788,544 87,762,500 427,788,544

MEDC IRR Worksheet & qﬂ
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;ligiblé Costs ]nclu&c&

Thresho]d IRR v. Yixtraorc!inarg (_osts
uging Interest

Total Eligihle Activities Total Cost Eligihle Cost
1 Ervironmental Investigation and BEA/Due Care 5 107 350§ 107 350 .
2 Brownfield Plans (Brownfield Plan and 381 Wark Plan ; 95000 § 20,000 ]' Extraordinary Costs
3 Demolition All Eligible 3 1174500 % 1,174 500
4 Site Work ] B35 600 % 535 500
5 Infrastructure 5 7920600 § 4000000 FLimited by Threshold IRR
B Contingency 15% (Excluding Task 21) ] 1475858 § 887 763
Total Eligible Activities ¥ 400008 % G 826,218
7 Interest 3 1367 957 % 1367957 FInterest Included Based
g Capture for Authority 5 1245824 5 1,245 524 On MEDC Calculation
=] Capture for State BRF ] - b -
10 Capture for Local LESRF 5 3MeR3T 5 3018557
Total Additional Capture 3 5629018 % 5629 048
Total Ahove % 17,038,925 $§ 12,455,235
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Total

Millage Category Mills/$1000
"Wayne County Operating i 09897 ,
l !,.' "Wayne County Jail f ] 221 594
LO ca arc "Wayne County Parks . 5 53,177
"Wayne County HChA [ $ 50,783
Eﬁayne County RESA (IS0) : ] 22832
, , , cCe ] 766 252
Coorclmatmg with Wayne County Zoo ' : :
"General City Operating : § 4721775
5t8 tC Frogra ms ?ii?;riemce e i ; 1,095 875
"Schoal Debt [ -
"Wayne County Tax (Winter) i 1,336 B36
"Wayne County RESA Sp Ed i 797 003
"Wayne County DIA i .
"School Judgment i 01423 § —~—-
"School Operating i 180000 § 2361716
"School SET y £.0000 3 787 224
Total Incremental Tax 857619 § 12,4585 236
Brownfield Tax Capture Total
Tax Capture for Reimbdrsement 5 B,026. 218

= 1245524

Additional Local Capture

Capture for LSRRF
Total Capture:

*"$

3,018 537

Proportional Local Share

b 12,455.236

Q: Tatal Tax Capture
Local Tax Capture
See achool Tax Capture " =T
\’\ed Total POo12455 256

AftaC

Leverage Local Commitment
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Total Total
Millage Category Mills/$1000 Capture

"Wayne County Tax (Winter)
"Wayne County RESA Sp Ed
"Wayne County DIA

5B483 5 1,336 BY96
33678 5 797 003
0.2000 %

"Wayne County Operating i 0.9897 3§ 234 207
St .t l‘l "Wayne County Jail i 09351 5 221 995
a C a rC "Wayne County Parks i 02458 % 8177
"Wayne County HOMA, i 02146 § £0,783
ﬁwf«;ayne County RESA (15D) : 0095 § 22,832
, | — , CCo 32408 % 766 952
COﬂSldCr ﬂter "Wayne County Zoo i 0.1000 % -
— :Seneral City Operating : 199520 § 4721775
: ebt Serice (City) 89952 5 -
IHCC ntive Fa ckage Tibrary r 4E307 § 1095875
"School Debt : 13.0000 % -
r
r
r
r

"School Judgment 01423 5
"School Operating 18.0000 2361716
School SET 5.0000 787 224
Total Incremental Tax &5 7B 12,455 25k
Brownfield Tax Capture Total
Tax Capture for Reimbursemen 5 B,026. 218
Interest F'ag,fment to Develefiar 5 1,367 957
Additional State Capture =—t=ptere-ferBraunfiald sefhority:
Capture af State BRF T -
Anture for LSERF ]
Proportional State Share Total Capture: § 12 455 235
\B Tatal Tax Capture
Lacal Tax Capture ! e R S
Sef School Tax Capture 3.148.941
d Total .
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See
attach®

Match Fagmcnt Fcrio& to Freéiction

Assumptions
Estimated True Cash Y
Projected TaxahlefValue:

Assumed Future Taxable Value T Tt \alue:
| IT ble Vatue
Assumed Total Costs to Capture S

45433918

18,173 567

3,289 458
14 534 099

o |em 59 em

Eligible Activi
. iati Envi tal Actj : 133 453
Assumed Completion Schedule Assumed Annual Appreciation edevelopment Adguities: § 6652 765

Total Eligible Expé B,8026,218

fear

Percent Complete RAE#BRREH i 100% 100%

100%

Incremental Taxable Walue § 14584 099 14884099 § 14884095 ) §F 14584099
Mew Personal Property 5 -5 - 5 -5 - § - 5 T 5 -
Total Incremental Taxable Walue § - 5 25976820 § 104185389 § 1475834 099 $ 14884099 % 14884099 § 14584 099
Total #
Millage Category Capture Total Tax Capture for All Eligible Activities
"Wayne County Operating ¥ 234207 % - b 2045 § 10311 § 14 730 ¥ 14730 § 14730 § 14 730
"Wayne County Jail b 2218585 % ] 2792 % Q773 5 13 962 b 13962 § 13962 § 13 962
Wayne County Parks k] a7y F b 731§ 2561 % 3659 b 3659 % 3659 % 3659
Wayne County HCMA 5 a0783 § b B35 § 2723 5 3,194 5 3,184 % 3194 § 3,194
"ayne County RESA (1SD) 5 22832 % ] 287 % 1005 & 1,436 b 1436 § 1436 § 1,436
"woce k] ‘6B 952 % b 9647 % 33765 & 48 236 b 4323k §F 43236 & 48 236
"Wayne County Foo 5 - $ ] - ] - 5 - § - § - 5 -
"General City Operating 5 471775 § b 59303 0§ 207 877 % 296 957 b 296 057§ 295 067 % 296 957
Debt Service (City) § - % 5 - % - % - 5 - % - % -
'T_ibrary ] 1095875 % 5 13784 % A3 246§ B8 923 5 3923 § F3223 & B8 923
"Sehool Debt 5 - % § -4 -5 - § - % -5 -
Wayne County Tax ¥Winter) b 1335696 % b 16813 % 535048 % 54 059 b S4052 § 04069 5 54 059
Wayne County RESA Sp Ed ] FOF 003 % 5 moxs § 20898 & 50,126 5 0126 § 0126 & 50,126
"wayne County DIA 5 - 5 ] - L] - 5 - ¥ - § - & .
"School Judgment 5 - b ] - ] - 5 - ] - ] - 5 -
"School Operating k] 2361716 & b 3082 % 187539 5 267 913 b 16208 § 10,804 & 5237
"School SET 5 FET 224§ b 17860 § F2513 & 89 303 i 5402 § 3601 % 1745
Total Incremental Tax § 12455236 % - b 188498 & B59 761§ 942518 b BOG 212§ 099706 § 92 284
Brownfield Tax Capture Total Results in Final Payment Date — iy
Tax Capture for Reimbursement § RE2E218 % - b 0§ 03428 5 B72 772 b 500,164 165351 & -
Interest Payment to Developer § 1367957 % b 169 649 § 190,357 § 175 494 5 39,366 19974 § )]
Capture for Brownfield Authority: § 1245524 § b 18,850 § BEO7E  § 94 252 b BORS1  § " 59 228
Capture for State BRF § - b ] - ) - 5 - L] - L] - 5 -
Capture for LSRRF 5 3015537 § 5 ¥ 5 - 5 R0 § 254 411§ 533 056
Total Capture: § 12455236 % b 180493 § B597E1 5 942518 ¥ CoEMZ % 299706 5 092 284
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$8.4M In Base Taxes Means $23.2M in Additional Tax Revenue (176% Increase)

;valuatc Kevenues v. Incentive

[ —

Tax Capture for This Plan

Look at 5O~9r Tax Kevenues

Capture for

Not Captured Total Taxes to Total Reimbursement Capture for
p
Millage Cath Taxes Jurisdictions Capture and BRA LSBRF
‘ r r
“Wayne Count -\ i $508 557 5274 450 $234 207 5150 025 575 182
“Wayne County JN ’ 5452137 7 260,142 221,995 $150,733 571,262
“Wayne County Pa N §126,360 ’ 68,203 558,177 $39 501 518 676
Wayne County HCkA $110.294 " 59 511 $a0 783 f34 4581 §16 302
'Waj,fne County RESA (N $4E:| 5057 §26 764 §22 532 $15 503 §7 329
WCCE $898 555 766,952 520 755 $245 197
“Wayne County Zoo a1 395 B0 B0 B0
"General City Operatin %5 532 554 4 721 775 53,205,051 51 515 724
y Op o
Debt Serice (City) %4 523 087 si-uture Incentivan 50
Library 51,284 075 41,095 A75 744 091 $351 784
"Schoal Debt r %5 5A1 355 0 0 50
“Wayne County Tax (Winter) %1 566,250 $1,336 596 907 507 425 089
"Wayne County RESA Sp Ed " $533 879 §7597 003 $541,159 $255 B4
¥ ¥ P
Wayne County DIA g 102,790 $0 $00 30
- r
=chool Judgment : F73.111 B0 B0 $0
"School Operating Fogo251 1077 %5 859 391 52 351 716 g2, 340 505
"School SET Tog30E3702" 52 205 475 $787 224 g
Total Incremental Tax fd4 0FF 339 ; $12 455 236

$31.6M to Jurisdictions (71%)
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FIRM PROFILE

ASTI ENVIRONMENTAL (ASTI)

CORPORATE OFFICES

PROPERTY DEVELOPMENT SERVICES

Phone: 800.395.2784

10448 Citation Drive
Suite 100

Brighton, MI 48116
Phone: 810.225.2800
Fax: 810.225.3800

Corporate Headquarters

2311 East Beltline

Ave. SE, Suite 104
Grand Rapids, Ml 49546
Phone: 616.957.5601
Fax: 616.957.5629

Western Great Lakes Office

Detroit Office 28 West Adams Ave.
Suite 1001
Detroit, Ml 48226

Phone: 313.910.5766

Internet Address
E-mail Address

http://www.asti-env.com
environmental@asti-env.com

OVERVIEW

Site Assessment Services include

«-J@8| property assessments per the ASTM
.| standards, Phase | site assessments,
B|| transaction screens, database
searches, due care plans, mold

ASTI ENVIRONMENTAL (ASTI) has
provided environmental and engineering services
to industry and government since 1985. ASTI
service groups are staffed by scientists, hazardous
materials managers, regulatory compliance
managers, professional geologists, environmental
professionals, underground storage tank
professionals, wetland scientists, environmental
trainers, asbestos inspectors, environmental
property assessors, building inspectors, and
management planners.

We routinely provide services in the Great
Lakes region and have completed projects
throughout the United States and Canada and in
Eastern Europe. For industry and business, ASTI
provides investigation, compliance, permitting,
and remediation services to assist in achieving
compliance with federal, state, and local
environmental regulations. For property acquisition
and management, AST| provides assessment,
inspection, and restoration services to evaluate
site impacts, provide documentation for liability
protection, and manage natural features.

investigations, indoor air equality
evaluations, site closure, soil and groundwater
investigations, baseline environmental
assessments, asbestos inspections, remediation,
wetlands identification and management, and GIS

mapping.

Site Closure Services include due lei

=

care plans, assessment of appropriate
closure standards, engineered controls, ‘
management controls, deed %?J ;
restrictions, and corrective action. flestioutiontseete

Ecological Services include CE’s and

“|EA’s for NEPA clearance,
environmental assessments,
environmental impact statements,

floodplain/floodway analysis, historic
surveys, natural features mapping,
resource restoration, right of way clearance, SEE
studies, threatened and endangered species
surveys, wetland assessment, wetlands mitigation
and permitting, ecological risk assessments,
habitat management, and CAD/GIS mapping.

Brownfield Redevelopment Services

<« 4| include Brownfield financing
assistance, Brownfield grant

‘ application  assistance,  asbestos
s management, remediation cost
petiesed assessments, removal actions, soil and
groundwater impact delineation,

treatment system design and installation,

contaminant mapping and modeling, evaluation of
remediation alternatives, and groundwater and
soils treatment.

Groundwater and Soils
Investigations include identification m
and mapping of groundwater and soils

contamination, evaluation and
implementation of remediation |8

alternatives, and monitoring system =
installation and operation.

Wy

a L] ]
Service to Industry
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COMPLIANCE SERVICES

INFRASTRUCTURE SERVICES

Compliance Assessment Services
include compliance assessments,
annual reporting, permit and plan
assistance, EMS/ISO 14001 design
wmonnnnd| and implementation, health and safety

programs, training, industrial hygiene
monitoring, spill and operations plans, noise
assessment, routine water and process discharge
monitoring, SESC permits, waste management unit
closures, waste investigations, feasibility studies,
risk assessments, disposal site audits, site
assessment, and site remediation.

Operation and Maintenance

Services include routine monitoring,
temporary staffing, training, pollution
control equipment O & M, and
remediation equipment O & M.

Air Quality Services provide complete air

emissions compliance services
including permitting, Title Vv
evaluations, worker exposure
monitoring, emissions inventories,
PSD demonstrations, ventilation

studies, dispersion monitoring, and
appropriate technology screening.

Site Remediation and Impact
Investigations include the design of
M remediation systems, agency
uy negotiation, feasibility studies, site
II||||||||||||[||| specific risk assessments, groundwater
—— modeling, remediation and removal

actions, site reclamation, site restoration, and soil
and groundwater remediation.

Underground Storage Tank Services include
RBCA evaluations, tank investigations,
UST and AST compliance, tank|!"
removal and recycling, remediation
system operation and maintenance,
and UST and LUST closures.

Resources Assessment and
Management Services include
wetland delineation, permitting and
mitigation, wetland mitigation banking,
habitat management plans, threatened D
and endangered species surveys,

natural features inventories, mining restoration
plans, wetland and prairie restorations/recreations,
floodplain  determinations, hazard mitigation
planning, and water quality assessments.

Clearance Services include
i comprehensive SEE studies and
m NEPA clearance including historic and
archaeological preservation, air quality
- impacts, floodplain impacts, wildlife
impacts, hazardous water
management, water quality

assessments, and wetland impacts.

Design Services include GIS/CAD
services, engineering design,
landscape planning, mining reserve
analysis, pollution control system

design, and remediation system
design.

Treatment Alternatives include
wetlands treatment systems,

stormwater runoff control, wastewater
treatments, and groundwater and soils
remediation systems and closure.

P!

Project Management Services are available for
projects requiring multiple
subcontractors and can include
contract management, contractor/
subcontractor  evaluation, project
implementation, quality assurance
review, and site specific health and
safety plans.

I B For more information on
l I environmental programs for your
business, please contact us at

EnviRONMENTAL 800.395.2784

(environmental@asti-env.com) or visit our website at www.asti-env.com
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