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AST] ]invironmemtal

Established in 1985

Over 85% Repeat/ReferraI 1.800.395.2784 + www.asti-env.com

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

Project Locations

I N
Offices: Detroit, Grand Rapids, Brighton, Lansing, Auburn A I I
Hills, Washington, and Houston, Tx EnviRonmENTAL



( lass Objectives

To understand the real estate
deve]opment process

T o understand the role of economic
Aeve]opcrs in real estate
development incentives for

brownfield Propcrties
To understand the types and uses of

incentives




Outliné

Markét Factors ~ Macro View
Th@ Mind of the Developer

]ml:)ecliments to Rec}evelopment

The Frocess

Incentives (One Ferspective)

Browntiel& T (One Option>
Keg FPoints in Attracting Dcvelopment
| essons | earned

QeA
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Michigan Ranking’?

(S News (2023)
#41 Overall State!

#2129 Hea]th Care
#41 [T ducation

#2128 Economg

#4 1 ]ngrastructure
#27 OPPortunitg -
#32 [iscal Stability e _‘
#38 (_rime e , Detroit
#50 Natura] .

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.




Property Tax Burden (oo $1,000 of personal income)

This variable is calculated by taking tax revenues from state and local property Laxes per 31,000 of personal income. We have
used U5, Census Bureau data, for which the most recent year available is 2021. These data were released in October 2022,
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Sales Tax Burden (pcr 1,000 of personal income)

This variable is calculated by taking tax revenues from state and local sales taxes per $1,000 of personal income. Sales taxes
taken into consideration include the general sales tax and specific sales taxes. We use U5, Census Bureau Data, for which the
most recent year available is 2021, Where appropriate, gross receipls or business franchise taxes, counted as sales Laxes in the
Census data, are subtracted from a state's total sales taxes in order to avoid double-counting tax burden in a state. These data
were released in October 2022

Sales Tax Burden
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Pest (ities?!

# 1 Okemos

#2 | roy

#% Novi

#4 Birmingham | -/

#5 BCVCFlfj Hi”s 7 Tri-ACr(;l;nty
: Grand

Ann County

Arbor Detroit

Kalamazoo
Jackson

(1) Niche Best Places Awards
2024

But Rcal ]_:__statc ]s Local




Best (ities?

#1 Ann Arbor
H2 Grané Rapi&s

#5 Kalamazoo
#H4 Lansi ng | 7
#5 MaquCttC S J 7  Tri-County

Area

Grand .
Rapids. Lansing Oakland
Ann County

Kalamazoo
Arbor Detroit

Jackson

(1) Touropia 2024

But Rcal ]_:__statc ]s Local




Pest Rc—:gions’?

&~ Economic Development
Collaboratives

But ... [ conomic Dcvclopmcnt Is chional




Market ‘Fa ctors

hAarket
Shi

Marke{/

orces

kﬂarket
Fﬁnanckﬂs

e

hAarket
hﬂatuﬁﬁg

For Example:

Interest Rates
Demographics
Economic Cycles
Market Saturation
Government Policies
Subsidies
Neighborhood Condition
Social Environment
Infrastructure
Pandemics

Taxes

| ocalis where we all Plag.




Market ‘Fa ctors

Markct ____— | Eor Example:

Desire for Dense Social
Shd:t Experience, Vibrant
Communities and Open
Spaces

Market Markct Desire for Accessible

Recreational Options
FOF’CCS Matu r'tﬂ Reggsgggelrrlguto
Anti-Sprawl Focus

M 3 ri( et Increased Ecological
Awareness

Financials Sustainability
Buy Local Movement
20-Minute Neighborhood




Market ‘Fa ctors

hAarket
Shift

hﬂarket

r:orces

kﬂarket

Fﬁnanckﬂs

e

/
hAarket
hAatuﬁtg

For Example:

Risk Based Closure
Standards vs. Negotiated
Settlements

Liability Protection

Urban and Brownfield Markets

Focus on Creating Place

Area Wide Planning and
Incentive Coordination

Creating Authenticity

Saturation of Uses




Market ‘Fa ctors

Market For Example:

Multiple Incentives

Shigt Capital Market Acceptance
of Risk

Incentives focused on Place

Market arket Making and Economic
Return

I"orces aturity | Crowd Funding
Socially Responsible

Investing

Markct

Financials

e
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Real [ state ‘Feasibi]itg —( _ore Obiectives

BC{:OFC Tax and Aﬁ:er Tax Cash Retums
Target 8%~10%,/ yr and Yield 2%+ above Market Cap
Overall [RR
qua uing OPPortunities for best RO]

Fsgchic ncome

Creatc A SCHSC of Flace
Creatc A Legacy
Creatc a 5tor9

Reéucing Risk

From | he Real [ state Fcasibilitg (hart bg Peter A”en




_— 1
_state

Real |

f:easﬁﬁHQJ~i<;%jC:oncerns

UHPredictabi]itg in Keg Risk [Tactors
Macro and Micro Sca]e - 13 “Clustcrs”
] ime
Long | ead | imes

e to5 Years for [~ conomic Cycles

e 3 months to

2 years for Environmental Clearance

Short Due Diligence Window
Short (onstruction \Window

Short Contract Time on Subcontractors
. Cos’c ]ncreases for Lumber/éteel/Trades




Developer Timeline 3 to 5 Years for Full Cycle

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

. Stages of Development
 Land ]\

Exit Strategy Exit Strateg Exit Strate Exit Strategs
( . : wo Year Mind %t
\Re&dent@l EENEEEEEESE

Feasibility| Design| Acquisitio] Construction )| O&M

A 4

- N O L—
) ’ Financing Re- Financing

[ Retaii | | | Marketing/Leasing

J

A 4

Industrial Risk Factors
(ndustial)
Must Control at Least One Must Balance All
Land Capital Cost  Timing
The
Process

Knowledge Tenants Risk  Value




Circle of Risks (Fick % Top |ssues)

“Clustc rs”

_E_conomic Cgclcs Political APProvals
Market Research I__:__c!uitg and cht

E_nvironmcntal ] axes

Arch./?ing. Sa]es and Leasing

Construction Fropcrty Managcment

_Social/c_:ommunitg Lega] Relationships
Goals FPersonal and Fami19

7_/75/71/5 to /D cter A//@n, é/n/'vcrsfi;z/ of

A4/’C/7/ga/7 /lvstructor, Mentor, and

e ve/o/ocr




Most Critical Risks for Your Development:

Economic Cycles

Stabilized completion may
take 1-3 years

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

; Personal
& Family
You can make (or lose) a lot
of money.
« Goals and Skills Assessment
» Risk Tolerance
+ Personal Financial Planning

Empty Nesters
+ MXD, TOD, Air Rights
« Shared E:
Legal +Walkscors, g8
Relationships y Environment
Handshakes & trust are as Adaptive Reuse in Urban
important as contracts. Cores

= LLC Entity & Pass-thru
« How Many Partners

« Contamination

+ Significant Natural Resources
« Flood Map Changes

« Climate Change Impact

Y Development Success
Property Architecture
Management & Engineering

e m——— 4 Keys to Up-valuing: Does my property reflect
How can I help them grow? + Before Tax and After Tax Cash Returns (s Zofiznis 6 et

curoroase Roverue of at least 8%-10% per year L Sra
o Yo, « Yield on Cost of 2% above Market Cap « Donsly, Selback, FAR

« Sustainable Design

Rates
« Appreciation Doubles this Overall Yield
+ “Psychic Income”

Sales & Leasing Construction

How can | push the
market?

Four Key Words: How
soon? How much?

« Advantages of Rental vs. Sale « Contractor-On Time & On Budget

+ Pro Forma « Tenant Improvements (TT)
+ Pre-lease/Pre-sale « Partner with General (GC)

» Job for You « Rehabilitation vs New
Construction
Social &
Community Goals
Should | do real estate for What does the community
tax reasons? want to become?
« Before and After Tax Analysis A « Healthy, Walkable, Green
+ Doprociation Political - Piace Making _

=IRS Ch: . - « Al Tal
L LLC Pase s Equity & Debt Approvals encity
« Tax Credits

What do stakeholders and + Diversity

politicians desire?

+ 1031 Ideal Loan to Value (LTV) &
Layered Equity

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

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

@ http://www.ptallen.com/

(g

See

N\ac“ed

777317&5 to /l> cter A//cn, L/n/vers/iy of
/Lﬁcﬁ/gan [nstructor, Mentor, and
e vc/opcr



8 318 W. Liberty SmartNapkin Apr 26 2008.xls

Risk Management

Success Factors

| ocation

| eve rage
hwiming the Market

-—

ime to Market

i:ea rs

Uncertaintg

] ime (Delags)
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| orecasting

Macro and Micro Cgcles
(_ostof Capital
Market Deman&
Communitg Developmcnt

Political Winds




In T}we " nd-oes |t “Ferxcil Out”?

SMART NAPKIN - April 26 2008 *

LAND COST ASSUMPTIONS Pessimistic Realistic Optimistic FINANCIAL ASSUMPTIONS Pessimistic Realistic Optimistic
Land Cost $1,155,000 $1,100,000 $1,045,000 Interest Rate 8.80% 8.00% 7.20%
Land Area in sf 10890 10,890.00 10890 Pre const land holding duration - months 3.8 3
Land Area in Acres 0.25 0.25 0.25 Construction duration - months 1.3 9.0 6.8

Months to sell after construction 6.0 3.0 15

CONSTRUCTION (HARD) COST ASSUMPTIONS
Demolition $11,000 $10,000 $9,000 GENERAL SALES DATA
Clearing $11,000 $10,000 $9,000 Sales Commissions (% 3% $591,960 $295,980 $147,990
Utilities $44,000 $40,000 $36,000 Closing Costs $49,500 $55,000 $60,500
Landscaping $11,000 $10,000 $9,000 Title - Recording $13,500 $15,000 $16,500
Paving (% of lot cover) 10% $4,792 $4,356 $3,920
Building cost / sf - units $193 $175 $158  UNIT DATA
Total cost - units $5,103,175 $4,639,250 $4,175,325 Description SF/Unit # of Units Total SF
Covered parking sf (cars) 24 9,900 9,000 8,100 A - Old West Side Café & Bistro 3,270 1 3,270
Building cost / sf - covered parking $55 $50 $45 B - Walkout/Garden live work units 1,770 2 3,540
Total cost - covered parking $544,500 $450,000 $364,500 C - Below grade basement parking 375 24 9,000
Common area (% of total) 18% 7,031 6,392 5,753 D- Smaller 1 bedroom on 2nd & 3rd floor 650 2 1,300
Building cost / sf - common arez $165 $150 $135 E- Larger 1 bedroom on 2nd & 3rd floor 750 14 10,500
Total cost - common area $1,160,112 $958,770 $776,604 F- 2 bedroom on 4th fir with mezzanine Loft 1,000 7 7,000

SOFT COST ASSUMPTIONS G- Small 2 bedroom with lofi 900 1 900
Survey $5,500 $5,000 $4,500
Soil Investigation $11,000 $10,000 $9,000 TOTALS 51 35,510
Site Engineering $55,000 $50,000 $45,000
Architectural (% of Const 8.0% $532,226 $483,842 $435,457 A- Sales Price Per sf $315 $350 $385
Environmental $11,000 $10,000 $9,000 B-Sales Price Per sf $315 $350 $385
Legal $27,500 $25,000 $22,500 C-Sales Price Per sf $108 $120 $132
Insurance $11,000 $10,000 $9,000 D-Sales Price Per sf $293 $325 $358
Prop taxes/year (mil rate) 15 $9,075 $8,250 $7,425 E-Sales Price Per sf $293 $325 $358
Permits / fees $110,000 $100,000 $90,000 F-Sales Price Per sf $293 $325 $358

G-Sales Price Per sf $293 $325 $358

PRO FORMA SUMMARY

Pessil Realistic Optimistic

Gross sales income $8,879,400 $9,866,000 $10,852,600 AVE PRICE / SF $273 $303 $333
Land cost $1,155,000 $1,100,000 $1,045,000

Sitework cost $81,792 $74,356 $66,920 A-Sales Price Per Unit $1,030,050 $1,144,500 $1,258,950
Building cost $6,807,787 $6,048,020 $5,316,429 B-Sales Price Per Unit $557,550 $619,500 $681,450
Soft cost $772,301 $702,092 $631,882 C-Sales Price Per Unit $40,500 $45,000 $49,500
Pre const holding costs $244,184 $197,320 $0 D-Sales Price Per Unit $190,125 $211,250 $232,375
Construction Financing costs $537,761 $352,628 $212,854 E-Sales Price Per Unit $219,375 $243,750 $268,125

Sales Financing Costs $422,348 $65,458 F-Sales Price Per Unit $292,500 $325,000 $357,500

Sales commission / closing costs . $365,980 . ales Price Per Unit $263,250 $292,500 $321,750
GROSS PROFIT/ (LOSS) ($1,796,732) $856,116 $3,289,066
(Profitl %] 402 B3 AVE PRICE / UNIT $370,479 $411,643 $452,807
(Ave ! { unit) $22,647 $21,569 $20,490 —_—
ion (Hard) costs) $8,044,578 $7,222,376 $6,428,349 Total sales - Unit A $1,030,050 $1,144,500 $1.25° "
sts) $10,676,132 $9,009,884 $7,563,534 Total sales - Unit B $1,115,100 $1,239,000
Total sales - Unit C $972,000 $1,080,0C
Per Square Foot Total sales - Unit D $380,250 $422,50 ‘\ me
d $31 SF Floor Area Ratio 326% Total sales - Unit E $3,071,250 $3,412,50( Ema\
S $172 SF Total sales - Unit F $2,047,500 $2,275,000 Exoe\

ec
Ghed 1l fin & cc $50 SF Including financing and commissions Total sales - Unit G $263,250 $292,500 “OY
P\\,\.a $24 sf Copv

TOTAL SALES $8,879,400 $9,866,000
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number of women, children & elderly
social networks

volunteerism diverse

: stewardship
evening use
cooperative
street life neighborly
pride
friendly

interactive

Sociability

welcoming

continuity
Access

& Linkages

proximity
connected
readable
traffic data walkable

mode splits convenient

: accessible
transit usage
pedestrian activity

parking usage patterns

local business ownership

land-use patterns

property values

vital rent levels
special .
- retail sales

real

useful
Uses

indigenous
& Activities =

celebratory
sustainable

safe
clean
Comfort S
& Image

walkable
sittable
spiritual
chaming
attractive crime statistics

historic sanitation rating
building conditions

environmental data

What Makes
a Great Place?
. key attributes

. intangibles
. measurements

22 PPS
hd

PROJECT for
PUBLIC SPACES



Great Places.pdf

Creating FPlace — Communitg Attackment

| ocation Strong Socia] Ogé:rings
Ticonomg Aesthetics

Sagety Openncss
Pasic Services Authcnticitg
Sense of Discoverg

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

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

(_ommon Goal, Put Different Objectives



http://www.metromodemedia.com/features/knightfoundationsurveydetroit0210.aspx
http://http/knightfoundation.org/sotc/

Crcating FPlace - Lhcelorsg (_ommunities

Local I"ocus
Neighborhood Centers

Walkabilitg

Lots of Choices for I ntertainment, Work,
1

~ ducation

A Showstopper VS. The

p——

~ conomic ( zarden'

Note 1: [ conomic Garclening
https://economicgarclcning.org/
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Player Obijective Threat Opportunity Outcome
/ Developer/ ; Ite dev ) Lack of information Available land parcels, ) Purchase
IRR Organized opposition resources, services ’,a.n.d.d.eaal.m\
End User Liability protection < Invest in the >
Available capital communit
Remediated sites Creale jobs
High development costs Clear, achievable
requirements
Minimum delay
Seller Profit on investment ) Available buyer Sell andIReinvest
Price Renegotiations |
| |
Lender > Opportunities for > Lack of information Willing buyer/seller

investment
Return on investment
Low risk

Ap;iove
finafcing

EEconomic developments
Pro f

LN S U

LUG j‘> Burdensome process Available land parcels Approvg plans,
Lack of information Willing buyer/seller m
Enhance quality of life Political challenges Supporting physical Attract
Clean environment Lack of resources (failure) infrastructure investment
Minimum risk Tax Revenues W
Planned development Create jobs
Public —N Jobs j‘> 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
-~ Maintain, improve
lifestyle
See Quality of life

)

Modified and adopted from: Brownfields and Michigan Communities, Department of Resource Development, Michigan State University
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The Process - IF nvironmental Cha“cnge
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Phases
Site Selection

Due Diligence

L4
~—

See
’ I 4 he
Basm APProach -] nvironmental e
Objectives
Assessment [[Risk Management]] Value Creation
[Screening Tools (GDR, }7
Transaction Screen, ECI)
Ecological
y [ Assessment }
Phase | ESA*, .
Compliance ]7
Assessment

Planning

Construction

Operation

Delineation

Baseline Environmental

\ 4

Assessment *

\ 4

Owner
Exit Strategy

v

S
Hazardous Materials, No Further Action
Geotechnical

Certificate of Completion |

( A (
Response Activity Plan/ Due Care Plan* or Redevelopment
Options Analysis ) DDCC L Incentives
A 4 A 4
( ( . . A
Letterl Remediation, Closure

and Restoration

J .
perating Permits, Plans, Post Closure Plan
and Programs

Vs

* Indicates the three key liability protection documents in Michigan

A 4

Operation and
Maintenance



3.8.16 New Circle of Risks (1.1).pdf

—

- (Gl TPolicies

Kestrictions on residential use when methane is present

Requiremcnts for clean fill

Fresumption of exceedance of direct contract criteria in

urban surface soils

Four quarters of soil gas samPling tocfrove that a
Presumptivc remcéy Is not require

The PEAS challenge

Multiple revisions to documents — based on clcvcloping

new information

Modifications to negotiations




Pasic APProach ~-TFTGIECA

proval

Objectives
Phases Assessment [[Risk Management]] Value Creation
Site Selection Screening Tools (GDR,
Transaction Screen, ECI)
Ecological
Assessment
IF Phase | ESA*, .
Due Diligence Limited Phase Il ESA, Eompllance
Delineation SEEEEIE
—[ EGLE Review }4— v g v
Baseline Environmental} Owner
. Assessment * Exit Strategy
Planning . i
esponse Activity P f Redevelopment
\L Options Analysis \ Incentives
Constru i
EGLE Apbroval 1 o Further Action Letter f Remediation, Closure )
PP J ertificate of Completio L and Restoration
Operation perating Permits, Plans, Post Closure Plan
and Programs

P
Operation and

* Indicates the three key liability protection documents in Michigan

Bold are key EGLE approvals

A 4

Maintenance
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Incentive (Objectives
.

Attracting New ]ﬂvcstmeﬂt (incluclingjot)s and

additional investment)
chc!ing the Flaging Ficlé or Enticing
Seecjing a Vision
Crcating a Catalgst




Attracting New |[nvestment

T ax Pase and Jobs
Stretching |_imited [Tunding
Demanding Fcrpormance

(law Back Provisions
Remaining Competitive

Needs (Yours and ] heirs) Pased Screening




Leve]ing the Flaging Field

(Hoal: So{:’cen impediments to (re)c}cvelopmcnt

“lt is a game of inches”

How do you make it work?
(_reative Purchasing and éevelopmcnt
Fublic/!:)rivate Partnershi!:)s

o (Jse of financial incentives

chucncing Purchase and Re&evelopment
Area Wide Flanning and Inccntives




5@6&#}5 a \ision

I irst ]n
Making a Vision Tangiblé
Determining thn the Vision is 56]1C~
5u5taining




Crc—:ating a Catalgst*

Fopcom Dcvc]opmcnt V. Critica] Mass
Area \Wide Flanning

Catalgtic Frojcct v. Market Demand
The Next Twentg Steps

*Not to be confused with the Michigan’s “T ransformational Frojcct”




Area \Wide Flanning

Stops “Fopcom” Devc]opment
]ncreases Chances FO!" Sgnergy

Coor&inates A” I™ Horts
Coordinating Incentives \Within An Area
_imphasis of Growing Number of (Grants
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[ xtent of E_xisting Data

Define...

lnvcstigation Priorities
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Coordinated |ncentives Flan
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Rochester Hills Flanrxing Area

414 Acres

59 Farcels
9 | andfills

Redevelopment
Potential

Unlikely

BAE [amlin

L



Rochestér Hills Flanning Area

Area-\Wide |ncentives

Creating districts and/or
using Targete&
Reclevelo ment Area
(or Land ank), will
Pcrmit collateralization
of T]F Furxding

(srant Fundirxg

o SurFace Waterlceatures

- Industrial/Commercial
% e o [ Mixed
7 = I open Space & Passive Recreation

[ ] Residential

IIIIIIIIIII




ESITenTal

Rochestér Hills Flanning Area

: ) )
<& \ \g
b
3 'i"‘\‘:h"\w

Tax Capture for This Plan
Capture for

Total Taxes to Total Reimbursement Capture for
Millage Category Taxes Jurisdictions Capture and BRA LSBRRF
‘Dakland County Tax i $10,996,361 7 B0 113 614 B4 oo2 747 b2 Al BR0 B2 378 057
"Dakland Schools i 7 |05 723" B 335 A4 $3 465 9595 w1777 213 #1 BoG 785
"Dakland Community College 7 5357059377 $2 040 920 $1 630 017 $a835 802 5794 215
State Education i 13,901 555" $7 728 806 be 172 749 $3,165 117 $3,007 B32
Tity General i %5 pogses” #4536 500 b3 ob2 555 #1900 572 #1802 026
ity Debt & Bonds i 52 h72 574" 2 672 574 30 30 30
Tity Dedicated Millages i $11 1165107 b5 180 455 54 956 142 b2 531 035 b2 405 103
‘School Operating i $29 779 590" $20 363 492 9 416 095 B4 5258 165 $4 557 933
School SET i 120016757 bbb 506 #5325 140 b2 7532 551 b2 A5k 555
Total Incremental Tax $100 B43 923 $60 945 434 $39 B95 455 $20,354 119 519,341 370
—— ——...

Mote: Total Taxes are for the full 30 vear duration of the Flan
Build-out over 10 years for high and medium properties only

/ g
an..f:«;mx% e
&
]

-
-

1

5074058 45
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The Cha”enges of [ncentives

Urﬁcertaintg
Necessity
APP]icabilitg
Accuracg
Timing




Gét’ciﬂg lncentives

]n genéral...

Must be E]igible Fropertg or Froject

J ]n some cases applicant can not be responsible for impacts
PP P P

At the Discretion of the (Grant or | oan Administrator
Kequires FPublic/Trivate Fartnership

Some Provided for Spechcic Furposc, Others M exible
Some Are ]ncompatib]e (no Doub]e Dipping}
T akes Time: 3 to 6 (24 forfederal grants) months to

complete Process




Redevelopment X,
Ready O O
- A ~ .&0 &0
L ¥ O o
AQ\‘ (,0’ K\4 é
\’ce'@ & \.00 @ &
WV ) OOOQQ& Q)(\‘
S
= L L Gap due to Q
- economics, ¥
; N N
demographics, &/ O
| . . g/ ’\Q’
e e - contamination, R S
histori O/ 2
istoric &/ 5
impediments, &Q *
encumbrances, Q (o
title clearance,
time, etc
1%
S -
’

TI m e ' Contact ASTI Environmental at 800-395-ASTI




Redevelopment X,

Ready . 00 00
- - A ) o é\\'\ Q& Q
RN W o O
N N2 A O
,qo\ OQ 40 O
o v 2 & O
K4 S Ooer‘
I >
1
Increased
Overall Costs

.

| ;

.. | Increased Increased Site

§ Upfront ¢osts Development Costs
N

TI m e ' Contact ASTI Environmental at 800-395-ASTI




Redevelopment X,

ReadyA \00 00
£ > \O O
.ﬂo\‘ OQ 40 (¥)
«@ &® @ @ &
W < OOOQO‘

|
Revolving Loan Funds

1 nl ] Grants and Loans
Infrastructure Investment

Targeted Funding /

Grant Funding creased
Revolving Loan Funds ' verall Costs
TIF Incentives Monetized /> ‘

Lower Property Costs , | seatian

Land Assembly || Revolving Loan Funds
Land Bank /) TIF Incentives

Tax Abatement
Increx Increased Site Grants and Loans
Upfrony  bsts Development Cosfs MSF

A DS
.

Cost —s

TI m e ' Contact ASTI Environmental at 800-395-ASTI




The Kc—:9 ]ngrecﬂierzts for ]ncentivas

Must be an...

£ —

—

~—

—

E_ligiblc Fropcrtg dcvclopc& Eg an....
E_ligiblc |nvestor who...
o (_reates an E_ligiblc Frojcct that ...
o |ncurs E_ligible (Costs after aPProval (with exceptions)...
e (_an complctc the Pro_jcc’c (Execution) within the defined time,

investment orjob creation goals

T hat meets the | hreshold Needs of a Communitg
. Targetecl | ocation
e Targetecl End Use
. Tangible Communitg Benefit
L Targeted Financial Need

E> + T4 + Developer = PPP




—

[—

iligible Froper‘cies (_an |nclude....

FPerceived Contamination/]mpairment

“T raditional” Prownfields (aka contaminated)
B]ightecl and Functiona”g Obsolete Froper’cies
[istoric Resources

Housing Kesources

Tax Revertecl

Owncé }39 a Lan& Bank

Fro!:)f:rtics 13 Targete&/Designatch
Areas,// ones/Districts

A&jacent and Contiguous

Alwags .. Pe Creative




Incentives Obiectives

5 Kecover Tixtraordinarg Costs

§ Obtain Development Incentives to Close

a Financing GaP and meet Target IRR

P

i Attracting Ncw lnvcstment and Creating Jobs
% Creating a Catalyst for Area Dévelopment

g Be Fart of a (Great Froject

8 Do itataReasonable (Cost




AAA Key Steps

e Does it Meet Criteria?
o|s | here Sugicicnt ] ime?
Assessment J ls ]ncentive Worth the Cost?

* Site FPlan and [Tinancials
o | enantor Froject FPlan
APPhcatiO” 'Complete Application

e [“inancial Keview

'Communitg Farticil:)ation
'Backgrouncl Check
'Document and Report Ferpormance

APProval




lncentives Palance

T ime Required to Obtain vs. (_onstruction
I
Schedule

|

Va
Va

p——
——
Reirw

I Hort (Prain Damage) vs. Value of [ncentives

ue of [ncentives vs. UHccrtaintg and Risk of

he Froject (T he (C_onundrum)

ue of |ncentives vs. Repayment Timing

xtraoréinary (_osts vs. On~Boo!< (_osts
(“T rue” Penefits v. OH-Set Penefits)




The Commcirum

High

Low

[ 1is

r/or/ty

Desirability




o &
. .&0 &0
,,5\*‘6 N @°Q e}‘oi
& al o &
Qe O X9 006 0‘0
Vil 2 O R
Value of [ncentives vs. Répagment Timmg e
Cos’c of Money Abatement
Repagment Feriod vs. | xit 5trategg
Gap VS. Tota] Reimbursement
CRP, BDP
| Grants
and
= I Grants Loans
O
O

TI m e ' Contact ASTI Environmental at 800-395-ASTI




Basic Approach

Can Current Plan Capture
Funding?

-
-

e

N\ac“ed

Great Project

,

In Targeted Area?

Nol

Clear Economic Benéefit
To Community?

Nol

Transformational or
Catalytic Project?

Nol

Financial Need?

No|

Extraordinary
Environmental Costs?

No

Probably Not Eligible

Provided by ASTI Environmental 800.395.ASTI www.asti-env.com

Yes

Yes

v

May Be Eligible

l

GoTo
Next Step (A)



Great Places.pdf

(A)
Determine Eligibility

Basic Approach '

Review Business Plan
And Financial Projections

¢ Eligible Froperty
[ ligible Frojcct
Not Eligible Is Project Eligible? Ei:giiz éﬁggijzz

A
Yes
Yes

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

Yes l No

Targctecl Locat on
Does it Meet Targetecl Fnd (Use

Commlér:iigr-irah?reShOId Tangib]e Comm Jnitg Bcneﬂcit

Yes l

Is There A
Financial Need?

Yes ¢

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

Provided by ASTI Environmental 800.395.ASTI www.asti-env.com




(B)
Submit Applications

Basic Approach

Prepare Applications Prepare Applications
to State to LUG
I

|

Presentations Presentations

v v

State Approval
MEDC and/or DEQ

Local Approval

Abatements Tax Credits Grants/Loans Grants Private Funding

\ 4 \ 4 \ 4

IDD or PHD . EPA Assessment
Brownfield TIF -
NEZ . . EPA Remediation
Historic TC MSF .
CRE NMTC cMI EPA Planning
CRF EPA Training

OPRA Tob Cr';':tiz g Cred RLF (Local and state) | ) £ ocal and State)
PILOT Facade Programs

Opportunity Zone CDBG

New Economy Initiative
Agency In-Kind

In Michigan

Provided by ASTI Environmental 800.395.ASTI www.asti-env.com




(®)
TBP Application

BaS|C ApproaCh Initial Screening | |

Meeting N

Apply for Other Can Traditional Tools .| Soft Commitment
. — - . >
Incentives (B) Fill Financial Need? Letter

A

Is the Impact Significant? <«———  Prepare Application
Evaluate Net Benefits

Yes l

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

'

Term Sheet ¢

— > Prepare Applications Prepare Applications
to State to LUG

’ ’

Presentations Presentations

v v

State Approval
MEDC and/or DEQ

Local Approval

Provided by ASTI Environmental 800.395.ASTI www.asti-env.com




“True” Penefits

thn incentives are aPPliecl to non-

extraordinarg costs

When it can be used to secure or enhance a

Funding source

Otset Penefits

When incentives are a[:)l:)lieé to extraordinarg

costs




Offset Benefits
A

“True” Benefits
N

runéing ~

Frciject N

Summary of Funding Sources

Environmental TIF  Redevelopment Developer
Investments Total Cost Grant Funded Funded TIF Funded MRT 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 LIE05 $E024EL $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”



Statutory Limitations.pdf

Froject i—”un&ing

Devcloper Ti]igible Tixpenses $404,475
Developer ] ax Cre&it $696,469
Fub]ic InFrastructure Costs $ 500,000 j
PRA Administrative (_osts $2 1,000
Local RLF Funéing $1,%504,206

]ncreased Taxes to

Juris&ic’tions $9,259 461

Developer
Benefits

> LUG
Benefits




Incentive OPtions

Loan Guarantees and nhanccment

ax ]ncrement Fmancmg
ax Abatemcnt

T ax Cre&its

In Kind (ontributions

]nsurancc

s




2024



STEELCASE CAMFPUS




STE!

=1L CASE. CAMPUS

20% Acres
4,700,000 sq ft-18 heavg industrial builclings
Mixed (Ise Develol:)ment

$162million investment

1,800,000 sq ft renovated industrial

500,000 sq ft new industrial
9

565,000 sq ft of commercial/80,000 R&]D

4-00 housing units



STEELCASE CAMFPUS

$32 million in Prownfield costs

$1% million in T|I7 with 15 year payback

$9.9 million in SB T Credit -Fhased FPurchase
MDOT Grant

Public Participation in |nfrastructure

FRF |nvolvement

(areen Objective



Bread and BUttCr

EGC's | ™
¥ ALIGNMENT BRAKES
-

e



UCKEVYE. FRODUCTS

E. B
410 E, Brepcher 5t, Compressar
{Former Buckaye PlaSag) Roam
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PUCKEVYE PRODUCTS

35 Acre Site

25,600 5q ft ]ight industrial Platting operation

RCRA Site

Soils and groun&water impacts
Corporatc Office

$5-10 million investment



PUCKEVYE PRODUCTS

$208,000 Site Assessment (srant

$200,000 T FARCRA lnvcstigation
$3%00,000 EFA CEKCLA ]nvestigation
$200,000 EFA CEKCLA R emediation

$ 100,000 Asscssment Grant for Demo

$200,000 Hite Remediation (Grant

Will Apply for TIIF, CRF and CM|



| rends

| imitin Incentives to f:inancial Need
5

H%)h Density, Mixed USC, Walk—-able, Transportation

rented evelopmentTargct
Job Creation and ]nvcstment Targets Must Bc Met

Increased Competition for] ess Incentives

T Packlash

Frefcrence for Loans over Grants

Co”aborative and Area-\Wide [Tocus
Modifications to the APPlication (Bc Reaclg to Do ]t
Mang T imes)




Assistance

MEDC Communitg Assistance | eam

MSHDA BFOWYﬂCiCICJ Kec

Regiona]

I GL T BPrownfield Redcvelopment ] eam

evclopment Team

—_conomic Devclo

Other Commumties
Private (_ompanies
P

>ment Organizations

Professional Organizations M DA)

Consulta nts




5 Minute Preak

Tom Wackerman

810-599-5763 (c)

twacker@asti-env.com

WWW.astl-env.com A Ti

Environmental



mailto:twacker@asti-env.com
http://www.asti-env.com/

Brownfield T (Onc OPtion)

MEDA I~ conomic Development Course



Definitions

(seneral
Qrccn{:iclcl: UHdevcloPed, un-impacted land

Qrcgficld: Freviouslg &cvclope& land, not requiring

special controls or PI"OCCC]UFCS

Drownficld: Freviously Acvclopc& land requiring

controls or sPccial considerations

Orangc{:iclcl . Where you can make money (green) on

B a Prownfield




Browmcie d Definition
Federal (EFA)

“A brownfield is a PrOPCth) the CXPaHSion?

re&evclopment, or reuse of which may be
complicated bg the presence or Potcntial presence
of a hazardous substancc, Po”utant, or

contaminant.”

Www.epa.gov/brownfields

2024




Browmcield Definition

Michigan
(_ontamination greater than the aPPiicaHe
Residcntial Cgfcamup Criteria under Fart 201, or

|sinal and Pank [Tast | rack Authoritg
Blightcé or
Functiona”g (Obsolete

Historic Kesource

Adijacent and Contiguous Froper’cies
TCBD Related Devclopment

WWW.michigan.gov/deq

2024




Adrian
Albion

Alma

Alpena

Ann Arbor
Baldwin
Bangor
Bat’clc Creek
Bag Cit9

Benton Harbor

Benton Tw .

(in Perrien (0.

Pessemer
Big Kapids
Pronson
Puena \/ista
Twp.

(in Saginaw Co)

Bur‘con
(adillac
(_arson Cit9
Caspian
(Center| ine
Cheboggan

Coldwater
(_oleman
Crgstal Fa”s
Dearborn
Dearborn Heights
Detroit
Dowagiac

I” ast Lansing
Eastpointe
[” corse

I~ scanaba

Ferndale

Flint

Gaastra
(Genesce TWP‘
(in (GGenesee (_o.)
(aibraltar
G!adstone
(5rand [Haven
(arand Rapi&s
Gragling
Hamtramck

Harbor Beach
Harper Woods

Har’c
Har’mcorcl
Hazel Park
Highlanci FPark
Holland
]nkstcr

lonia

Iron Mountain
[ron River
[ronwood
|shpemin
Jacpksong

K alamazoo
Lansing

| incoln FPark
| ivonia
Luclington
Manistee
Manistiquc
Marqucttc
Melvindale

Menominee

Midland
Monroe

Mount Clcmcns
Mount Morris
Mt. Morris TWP.
(in Gencscc Co.)
Mount Fleasant
Muskegon
Muskegon Heights
Nor’con Shorcs
Norwa9

Qak Fark

Omer

Onawag
Owosso

Finconning
FPontiac

Fortage

Fort Huron
Redford TWP.
(in Waync (o)
Kiver Kouge
Kogal Oak TWP.
(in Qakland Co.)
Saginaw

Saint | ouis
Sault Sainte
Marie
Southfield
Sturgis
Taglor
T hree Rivers
Trenton
| raverse Cit9
Vassar
\Wakefield
Warren
VVaync
Wyandotte
Wgoming
Ypsilanti

Core Communities




BIH | H—~ Can BC Applied T o...

A” Brownfie]ds for...

™ nvironmental ]nvestigations

Freparation of Due Diligcnce Documents
Remecﬂia] Activities

. ]nclucling Exposure Parriers
o Othcr Environmcntal Rcsponse Activities

Dcmo!ition and asbestos/leacl abatement

Browmcic]cl Flan Preparation (max $30,000, no contingencg)
Browmcic]cl Flan implementation (max $30,000, no contingencg)
Reasonable costs of environmental liabilitg Insurance

]nterest

Eligible Expenses




BRTIF Can Be Applied To..

(_ore Communitg Brown{:ields, or Fropertg Current]y
Owned or (_/lnder (_ontrol of a| and Bank, for...

]nfrastru cture

o Farking Structurcs, Urban Storm Watcr
Managcment

Site Freparation Not a Response Activitg
Flanning and [ conomic 5trategies
Building Rehabilitation

Rclocation of Public buildings or operations for
economic deve]opment purposes.

Eligible Expenses




BIH | H—~ Can ]56 Applieé T o...

FroPertg Currentlg Owned or Under Control
of a Land Bank, for...

(_ostof clcaring or quieting title to, or sc”ing or

otherwise conveyingJ Propcrtg owned or under the
control of aland bank fast track autl‘:oritg

Acquisition of property bg the land bank fast track
authoritg it the acquisition of the Propertg is for

economic developmcnt PUFPOSCS

Note: 5,/50 Rule Applies

Eligible Expenses




T]‘F Frograms — Tl‘)@ ]ncrement

Incremental
Value

$5,000,000

Assessed Value

Existing Fropertg 2018

/'

$10,000,000

Assessed Value

$5,000,000

Assessed Value

> $15M

Total Value

J

Rcéevelope& Fropertg 2020




T]‘i:? Frograms — Thc ]ncrément

Incremental
Value

/'

$10,000,000

Mils Not Captured

$5,000,000

\

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

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

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




TI‘F Frograms — Th@ ]ncrement

\

2021 2022
Captured Taxable Value $ 5,000,000 5,125,000

Personal Property $ = 5
$10M Value Total Taxable Value $5,000,000 § 5,125,000

Captured
$10,000,000 > =$5M Tv Millage Category Mills/$1000 Tax Capture

COUNTY 45626 $ 22,813 $ 23,383
VILLAGE OPERATING 3.6711 $ 18,356 $ 18,814
$232,276 VILLAGE REFUSE 2.1051 $ 10,526 $ 10,789
LIBRARY 1.1465 $ 5,733 $ 5,876
g Annual < FIRE 09411 $ 4705 $ 4,823
POLICE 3.0463 $ 15232 $ 15,612
Incremental TOWNSHIP OPERATING 1.0752 $ 5376 $ 5,510
TaX COMMUNITY COLLEGE 1.5809 $ 7,904 $ 8,102
MILFORD DDA 1.8879 $ 9,440 $ 9,675
$5 000 OOO OAKLAND COUNTY ISD 3.3626 $ 16,813 $ 17,233
/4 4 SCHOOL OPERATING 174808 $ 87,404 $ 89,589
SCHOOL SET 55951 $§ 27,976 $ 28,675
k Total Incremental Tax 46.4551 $ 232,276 $ 238,083

] axes for2021 (one year delag I assessmcnt}



Statutory Limitations.pdf

T]‘F Frograms — Tl‘)@ ]ncrement

$10,000,000

$5,000,000

\

$10M Value
> =$5M TV

$232,276

Annual
Incremental
Tax
(Year 1)

™~

Bonding
>~ @ 5% for
25 yrs

g

= $3,300,000




T Frograms ~ina DA

2021 2022
Captured Taxable Value $ 5,000,000 5,125,000
Personal Property $ = 5
$10M Value Total Taxable Value $5,000,000 $ 5,125,000
Captured
$10,000,000 > =$5M Tv Millage Category Mills/$1000 Tax Capture
COUNTY 0.0000 $ - %
VILLAGE OPERATING 0.0000 $ $
VILLAGE REFUSE 0.0000 $ - % -
$50,387 LIBRARY 1.1465 $ 5733 $ 5876
FIRE 09411 $ 4705 $ 4,823
_/ Incremental POLICE 3.0463 $ 15232 $ 15,612
TOWNSHIP OPERATING 0.0000 $ - % -
Capture COMMUNITY COLLEGE 15809 $ 7,904 $ 8102
MILFORD DDA 0.0000 $ - % .
$5 000.000 OAKLAND COUNTY ISD 3.3626 $ 16,813 $ 17,233
/; l; SCHOOL OPERATING 0.0000 $ - % -
$181,889 SCHOOL SET 0.0000 $ - $ -
Total Incremental Tax 10.0773 $ 50,387 $ 51,646
Incremental -

For DDA




Tax Payments

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

Example Property

Full Capture
All Jurisdictions

wn
S
=
©
[m]
I
=
[=]
=

Local BRF Capture

ate R 10 -
—amvmmmmw_
Taxes Not Captured

7 8 9 11 @ 13

Year of Brownfield Plan




Tax Payments
B Base Tax ===Total Tax ===Taxes Not Captured ==BRA Capture ===State RLF Capture ==Local RLE
Full Capture

Example Project with DDA ca
Local |Jurisdictio

BRF
Capture

State RLF Capture
BRA Administrati X

Fees

wn
S
L
©
]
I
=
[=]
=

Taxes Not Captured

Base Tax Capture

o 1 2 3 4 5 6 7 8 9 101112131415161718192021222324252627282931323334
Year of Brownfield Plan




Key Foints in Attracting* Dcvclopmcnt

MEDA I~ conomic Development Course

*Don't ]:orgct Rctaining
AT

Environmental



A i2 5tcP Rccovc—:rg Frogram

MEDA I~ conomic Development Course

AT

Environmental



12 Step Frogram Summarg
Focus Eﬁ:orts to Leverage Local Assets
(_onsider Area~Basecl Flarming
(_ommunicate FerFormaﬂce Expectatioms

™ conomic Consiclerations irst

Have a Han and (Communicate [t

See Who Has Skin in the (same

Look at | ax !mpact with and without Frojcct
Balance |ncentives and Need

Leverage Local (_ommitment

Look at | ax !mpact to A” Jurisclictions
(_onsider Othcr Re!evant Financial Contributions
Demand Performance

D = B B B A B

No— O

T hanks to the Subsidies Anongmous Recover9 Frogram




Communitg Spcchcic Obiectivcs

City of Flint

“A. Fromote Economic Deve]opment and Job

B.

(_reation Through the Reuse of
( Inderutilized Froper‘cies

Fosition Browmcield Redeve]opment Frojects
to be Competitive with | raditional
Developmcnt Frojects

Maximize the ]mPact of |ncentives bg
Encouraging Browmcielcl Redeve]opment that
Complements Othcr Rcdcve]opment Egorts

Protect [uman Health and the [ nvironment

Through the (Ise of A ProPriate
Remediation and Due (are Activities, and

Maintain Transparencg During the APProva]

Froccss”

Citg of Rochester [Hills

(('i.

2.
5.

4.

]ncorporate a Premcerence for source control,
active remediation, or mitigation;

(reate full timejobs;

Frovicle an increase in taxable value to the
property and a Potcntial beneficial effect in
the area that would not have occurred without
the incentives; and

(Ise these incentives onlg after all other
sources of Funéing for eligible activities have
been exhausted.”

0 Focus Efforts to Leverage Local Assets




Communitg Spcchcic Obiectivcs

Fopcom Inccntives V.

V. Area Flanning
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Consider Area-Based Impacts and Incentives



Keturn on Investment for [ncentive

T hreshold (_riteria and Performance (_riteria

“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.”

“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.”

Communicate Performance Expectations




[ —

The Pasic :___4 ;quation

[ ligib

e Fropert9 + 1

Tiligib]e Taxp

iligible Activities +

ayer = Tiligible Froject

(Brownfield+ |nvestment | isted as Ti]igiblc+

Innocent | andowner= Tiligible Froject)




.

Th@ Pasic ’ ;quatiof)roblem

r— Eligible Project (Brownfield):
Contaminated Above Residentia
Functionally Obsolete
Blighted .
Historic Resource
In a Land Bank ';, ';‘a.’ﬁ.

Adjacent and Contlgu %’

Ry

_\

N ’;"‘4\ o,
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e Economic Considerations First



The Role of Policies and Procedures

Setting Tixpectations for APPlicants
Co”ecting Review [Tees

Set’ting BRT Administrative Capture
Funding a Revo]ving | oan [ und

e Have a Plan and Communicate it




Anatomg of a Deal

$7§M ]nvestment

5750 and 3800 Woodward, Detroit




But ‘For Test

\What is the Financing Gap?
Equitg VS. Debt
Debt to Equitg K atio
Are Extraorcjinarg (_osts the (_ause?
\/\/hat are the Other ]ncentives and are They
“First [n”?




8% Equity
73% Debt
19% Incentives

Reimbursement

Developer Equity ] 5,240 544 ; ]
Senior Debt ! 52 5978 320 ] 82878520 %
MET Credit fwfo Contingency, Resale %alue) r$ 7844 371 7o44 371§ 5
TIF Reimbursement {wio Contingency) § 5935450 § b b 5 536 450
Total Above ] 72801935 % 13885215 % 02E73320 % 5,938 450
8.9:1 Debt to EqL”tgumma of Funding Uses
Uses Total Cost Expended Remaining
Site Acquisition 5 B,740,000
Agsessrment and Brownfield Plan Costs 5 202,350
Site Preparation Costs 5 E36 500
Site Improvernents G 2,146 475
Infrastructure G 920 600
Dermaolition 5 1,174 500
Construction/Renovation/lmprovernent 5 38,933,918
Soft Costs and Fees 5 15,145 292
Total Above 5 72809735 %
Contingency 15%
(] 10,936 460
Subtotal With Contingency 5 53,846,195

Financing Gap (107 . 750)

See Who Has Skin in the Game



Statutory Limitations.pdf

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

51,800,000
Total Taxes
51,600,000
$1,400,000 /f
51,200,000
$1,000,000 j( o Development ==pAs)s  s—Deyvelopment
5800,000 fi
$600,000 /
5200,000 —
50
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0 Look at Tax Impact with and without Project




—

~ valuate Need v. lncentive

[—

Assess Need Pased on long term |RK notjust
Financing GaP
Determine a “Pase |ncentive” on Need

Adjust “Base ]ncentive” I or Other Criteria
Be (onsistent with Folicg and Objectivcs

@ Balance Incentives and Financial Need




Developer Return Analysis

Met Met
Cash Developer Met Cash Land,/Building Developer
Year Investment Fees Rec'd Cash flow Sale Proceeds Investment Investment Investment
0 43,459,795 42,300,000 40 40 (51,159,735) 47,762,500 ($8,922,295)
1 &0 a0 a0 20 20 &0
2 50 51,601, 464 11| 51,601,464 50 51,601, 469
3 &0 41,708,728 a0 51,708,729 20 51,708,728
4 50 51,818,409 11| 51,818,404 50 51,818, 409
5 &0 1,930,570 a0 81,930,570 20 41,930,570
B 50 51,405,090 11| 51,405,090 50 51,405,090
7 &0 1,522,385 a0 51,522,385 20 51,522,385
a 50 51,642,338 11| 51,642,338 50 51,642,338
g &0 81,604,524 a0 81,604,524 20 81,604,524
10 50 51,272,997 11| 51,272,997 50 81,272,997
11 &0 §692,893 a0 4692,893 20 §692,893
12 50 5453, 468 11| 5453, 468 50 5453, 468
13 &0 §546,533 a0 4546,533 20 546,533
14 50 S641,419 11| S641,4149 50 S641,419
15 &0 4738,164 a0 473,164 20 4738,164
16 50 5836802 11| S836,802 50 5836,802
17 &0 §937,370 a0 4937,370 20 §937,370
13 50 51,039,906 11| 51,039,906 50 51,039,906
19 &0 81,144,447 a0 81,144,447 20 81,144,447
20 50 51,251,033 11| 51,251,033 50 51,251,033
53,459,795 42,300,000 822,788,544 a0 522,788,544 47,762,500 22,788,544
MEDC IRR Worksheet . @

S
Alte

ee
cned
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—

iligible (_osts |ncluded

Thresholcl ]RR V. Tixtraorc}inarg Costs
Using Interest

[—

Total Eligible Activities Total Cost Eligible Cost

1 Erwvironmental Investigation and BEA/Due Care b 107 350 & 107 350 .
2 Brownfield Plans (Brownfield Plan and 381 Wark Plan ; 95000 § 20,000 ]' Extraordinary Costs
3 Demalition All Eligible 5 1174500 § 1,174 500
4 =ite York ] B BO0  § B36 600 o
5 Infrastructure 3 7920600 § 4000000 F Limited by Threshold IRR
b Contingency 15% (Excluding Task 21) ] 1476858 § 887 /63
Total Eligible Activities 3 11,400,808 % 6,826, 218
7 Interest 3 1367957 § 1367957 FInterest Included Based
g Capture for Authority b 12458524 5 1,245 524 On MEDC Calculation
g Capture for State BERF ] - F -
10 Capture for Local LESRF 5 IMERIT 5 30158 5857
Total Additional Caphture k3 5629018 & 5 620,078
Total Above % 17,038,925 § 12,455,235



Statutory Limitations.pdf

Millage Category

"Wayne County Operating
"Wayne County Jail

"Wayne County Parks
“Wayne County HCMA
“Wayne County RESA (15D)
WCCC

“Wayne County Zoo

Lo cal 5 hare
"General City Operating

Coorclinating with
Sta te Frogra ms EE?;?EMEE (City)

"Schoal Debt

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

Total
Mills/$1000

0.9857

221 595
83,177
60,783
22832

7BE 552

4721775

L= - - RE - RE- R R -]

1,095 5745

1,336 BY95
797 003

M1 % 1T 1T 7T YT YT N Y Y YT YT Y Y NN

"School Judgment 01423 § —~—-
"School Cperating 18.0000 & 2,361,716
"School SET / 50000 § 757 224
Taotal Incremental Tax 857619 § 12,4585 236
Brownfield Tax Capture Total

Tax Capture for Reim 5 B A26 218

Additional Local Capture

Proportional Local Share

k‘// Tatal Tax Capture

Local Tax Capture
Se 4 School Tax Capture

Leverage Local Commitment

Capture far LSRRF
Total Capture:

Fo12,455.236

'; 9,306 295

$O12,455 236



Statutory Limitations.pdf

Total Total
Millage Categony Mills/$1000 Capture

"Wayne County Operating i 0.9897 4§ 234 207
5 .t t l,_] "Wayne County Jail i 09351 § 221,995
a C a rC "Wayne County Parks i 02459 § a3,177
“Wayne County HCMA i 02146 § 0,783
“Wayne County RESA (15D) i 0.095 § 22832
, C! | s . WCCC ! 3.2408 § 76 952
COﬂSI cr ﬂtlre “Wayne County Zoo i 0.1000 % -
— :general City Operating : 199520 § 4721775
: ebt Serice (City) 599352 § -
]ﬂCC ntive Fa Ckage Tibrary r 4F307 § 1095875
"School Debt i 13.0000 § -
“Wayne County Tax (Winter) i 5E483 % 1,336 BY95
“Wayne County RESA Sp Ed i 33678 § ?9:-',003
“Wayne County DIA i 02000 %
"School Judgment i 0.1423
School Operating :

. §
" ' 18.0000 2,361 ?15
"School SET 6.0000 787 224

Total Incremental Tax 12,456 256

Brownfield Tax Capture Taotal
Tax Capture for Reimbursermen 5 B A26 218
o ] 1,367 957

Additional State Capture ol A
Capture af State BRF I
Zapture for LSRERF ]

Proportional State Share Total Capture: § 12 455 235

k‘// Tatal Tax Capture
Local Tax Capture

Se School Tax Capture
d Total

3 MEE 941

v



Statutory Limitations.pdf

Estimated True Cash s H 45433 918

Projected TaxahlefValue: 18,173 567
Assumed Future Taxable Value Tta TaxelloWalue: § 3269 458

Assumed TOtal COStS tO Capture Incremental Taxahle Va 14 584 099

Eligible Activi

Environmental Act i 133 443

edevelopment Acivities: § 5 B2 75
Total Eligible Exp&neg; 5826 218

Assumed Completion Schedule Assumed Annual Appreciation

Year
Percent Complete 100% #RAERBEREREH g ; 100%
Incremental Taxable Yalue - e = g debi 14 834 099 14 884 099 14884099 ) § 14 884 099
Mew Personal Property - - - - 4N .
Total Incremental Taxable Walue ] - §f 25976820 § 10413859 § 14884 099 § 14834099 § 14884099 § 14884099
Total #
Millage Category Capture Total Tax Capture for All Eligible Activities
"Wayne County Operating 5 234207 % - £ 2945 § 10311 § 14 730 b 14730 % 14730 & 14,730
"Wayne County Jail 5 221885 % $ 27892 % Q773 5 13 5962 ] 13962 § 13962 § 13 962
"Wayne County Parks b 82177 % b 731 % 2561 % 3E59 b 3659 % 3E59 % 3658
"Wayne County HCMA 5 a0783 % £ B33 § 223 5 3,194 b 3194 § 3194 5 3,194
"Wayne County RESA (1SD) 5 22832 % $ 287 % 1,005 § 1,436 L] 1436 § 1436 § 1,436
Wwoce 5 FEEO52 5 b 9647 B 33765 0§ 48 236 b 48236 § 48236 § 48 236
"Wayne County Zoo 5 - i i - ) - ) - § - ) - 5 -
"General City Operating §  47MTFIE % $ 593593 § 207 877§ 296 BE7 ] 296 957§ 296 967 & 296 967
Debt Service (City) § - % $ - - - 5 - % - % -
Library 5 1095875 § b 13784 § 48246 § 65 923 b BB 923§ B3 923 & A 923
"School Debt ¥ - § b - L] - ] - ] - L] - 5 -
“Wayne County Tax (Winter) b 133669 § § 16813 § 58848 0§ 84 069 ] 84058 § 84069 § a4 065
“Wayne County RESA Sp Ed 5 797003 % b 10025 § 3088 5 50,126 b 80126 % 0126 & a0,126
"Wayne County DIA, 5 - % § - % - % - 5 - % - 5 -
Sichool Judgment 5 - % § -4 -5 - 5 - % - % -
"School Operating §F 2361716 % b 53582 187,539 % 267 913 b 16,208 § 10804 & 6237
"School SET 5 A7 224§ b 17860 § E2513 § 89 303 L) 5402 § 3E01 5 1745
Total Incremental Tax § 12455236 % b 186,498 § 59 761§ 942 418 b OB 912§ A99 706 & A92 284
Brownfield Ta Capture Total Results in Final Payment Date — R
Tax Capture for Reimbursement § EEXR218 & 5 ] 03428 5 B72772 b 200,164 165,351 % -
Interest Payment to Developer § 1367 957 § 5 169 649§ 190,357 § 175 494 5 39,366 19574 § ()]
Capture for Brownfield Authority: § 1245524 § § 18850 § BES7E  § 94 252 b BOGRS1  § . 59 228
Capture for State BRF § - b b - ] - ] - § - ] - 5 -
Capture for LSRRF & 3015537 % § 5 ¥ b ER20 § 4411 & £33 056
Total Capture: & 12455236 % § 186,498 § BE9761 § 042 518 ] BOE 912 § S99 706 % 592 284


Statutory Limitations.pdf

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

~ valuate Revenues v. [ncentive

[—

LOO‘( at 5 O‘*}jr Tax RCVC”UCS Tax Capture for This Plan
Capture for
Not Captured Total Taxes to Total Reimbursement  Capture for
Millage Cath Taxes Jurisdictions Capture and BRA LSRRF
“Wayne Count\ ’ 505 557 " 5274 480 $234 207 $159 025 575,182
“Wayne County J3 g 5452137 " 260,142 221,995 $150,733 571,262
"Wayne County Parke ’ $125,3an' $5a 203 558,177 $39 501 $18 676

“Wayne County HCM

\ $110,294 " 55 511 ha0 733 h34 4581 $16,302
“Wayne County RESA (R

$49 595 " 26 /B4 22 53z w15 ,503 b 325

WCCC $898 B50 b/BR D5 520,755 24 197
“Wayne County Zoo 51,395 $0 B0 B0
"General City Operating f5 532 564 F4 .72 775 $3,206 051 §1 515724
Debt Service (City) $4 523 087 si-uture Incentiven 0

Library %1 284 075 %1095 875 744 091 $351 764
School Debt g %6 6A1,355 30 30 30
'Waj,rne County Tax Minter) " §1 566 260 $1,336 596 907 BO7 F425 085
“Wayne County RESASp Ed 7 $933 579 $797 003 $541,159 5255 044
“Wayne County DIA g $102 790 50 50 50
"School Judgment ’ : 73,111 30 30 50
"School Operating %9,257,107 " %5,859 391 %2361 716

$2,340 605
"School SET $3053. 702" $2 295 478 757 224 I
Total Incremental Tax 544077 339 (31622100 $12,455.236

$31.6M to Jurisdictions (71%) $8.2M to Applicant (19%)



Statutory Limitations.pdf

—

[—

ivaluate Total ]mpact

Look at ]mpact Begond Fropcrtg Taxes (th
Benefits Analgsis)

Income Tax Direct Jobs
Income Tax Indirect Jobs
Income Tax Construction Jobs
Feal Net Property Tax
Fersonal Property Tax
Corporate Income Tax

Mo,

150
255
300

20-%r Impact 20-%r Impact

$ 3,350,400 Brownfield TIF b B,.826,218
$ 6,700,800 Interest b 1,367 957
o] 226,000 MBT Credit b 10,000,000
20297 176

% 4200000

o] 907 863

$35.7M Impact $18.2M Incentive

$9.3M Local Taxes

@ Consider Other Relevant Financial Contributions




| iming
“( ] nless otherwise agrecé to in writing }:)9 the PRA, this
Flan will expire and no longer be valid if the aPPlicant
does not execute a Reimbursement Agreement within
one hundred and cighty clays of the date the [lanis
aPProvch bg Citg Council. ] o remain cligible for the

aPProvecJ incentives, eligible activities must start within

cigl‘ltccn months of Flan aPProval, construction must
start within five years of the executed Reimbursement
Agreemcnt, and construction must be completed

within three years of the estimated comP]etion date.”

@ Demand Performance




(. awback Provisions

r‘]ow much investment is substantia”g compliant?

Kigorous review of content and date of

reimbursement requcsts




LCSSOﬂS ]__camccl

MEDA I~ conomic Development Course

AT

Environmental



=
| OCUS On Frocess

Single Foint of Contract for I ntire Frocess
Transl:)arent, Fre&ictable and Timcly Frocess

Tiarlg Screening of ]ncentivcs

Build |ncentives | eam with State
(_ommunicate Advantages

| isten to Adva ntages




Be DCV@IOPCF Réa&y

Reduce UHcertaintg
Fublish and ]mplement Folicies and Frocedures

Manage Timclines
(_oordinate Mcctings

Onl9 Rea] Incentives (_ount

Control the |ncentives = Control the (_onversation
The Rea] I~ state Tissentials FHave Not
Changed




KCCP in Mind the ["inal Outcome

(reate Sense of Place and (Great Desigﬂ
Drive APProPriate Cleamul:)
Drive APProPriate Sitc Design

| eve rage Incentives

Catalytic Frojects v. (_onsistent Dcvelopment




I"ocus on Area-\Wide Flanning

Single Sited-ness |s Out

Coor&inate 1

Hubs

Coordinate 1

igorts Around Reéevelopment

conomic Gar&ening on Loca] C]usters
igorts Bc—:twecn Communities




Lessons Leameé

" or urban redevelopment, it’s a question of how

much uncertaintg

T he full financial benefits are rarcly available

A bad dealis still a bad deal




Aclditiona] Reading

Bui]ding Sma” !39 Jim Heid (UL] Bookstore)
(L] Timerging T rends in Real [~ state

T he OPtion of ( Jrbanism }39 Chris’topher
Leinbcrger

The Brookings Institute: Tuming Around
Downtown: | welve Steps to Revitalization

i:)g Christopher Leinbcrgcr




Aclditiona! Reading

| ast[Jarvest }39 Witold Rgbczgnski

Real 1 | _state Development Frmop]es and
Frocess = &:ted 53 M ke M les et al

Northeast M dwest ]nstitutc Thc

nwronmental and [~ — _conomic ]mPac’cs of

Browngielc}s Re&evclopment

T_‘nerg Benefits of (Irban |nfill, Brownfields,
and Sustainable ( Irban Redcvelopment




Aclditiona] Kesources

e« MDA - www.medawcb.org/

. Michigan | aws — www.legislature.mi.gov

. M1iDC — www.michiganbusincss.org

o p;GL]i Grants and Loansw
www.michigan.gov/egle/regulator3~assistance/gra nts-

an&-‘r.inancing

e I~ FA Browmcields - www.epa.gov/brownﬁelc}s




Aclditiona] Kesources

o (Jrban| and |nstitute at www.u]i.org/
e |nternational (Council of SHOPPing (_enters at

www.icsc.org/

e National Prownfield (Conference at
%ttps://gobrownﬁelcls.org/

. Brookings Institute Metropolitan Fo]icg
Frogram at
www.Brookings.eclu/Programs/brooking&mctro/



https://gobrownfields.org/

QeA

Tom Wackerman

810-599-5763 (c)

twacker@asti-env.com

WWW.astli-env.com ASTi

Environmental



mailto:twacker@asti-env.com
http://www.asti-env.com/
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