ESTIMATE OF CAPTURED VALUE AND
'CAPTURED TAXES
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CITY OF WARREN - OFFICE OF THE ASSESSOR  586-574-4627
29500 Van Dyke Avenue, Warren, Michigan 48003

MEMORANDUM

DATE: June 30, 2005

TO: Gina Cavaliere, DDA Director’ ‘ %’M
.
- FROM: Philip O. Mastin Iil, City Assessor//(////s |
RE:. 2005 Updated Estimate of Future Captured Values
CC:

You have requested an update to the captured value projections made in the January 2002
(Section K ) DDA plan. Attached are my estimates.

| have prepared a chart showing the original 2002 estimates with comparisons to actual
performance through 2005 and estimated performance through 2034. The 2002 estimates were
based primarily on five points: 1) development of the General Motors property west of Mound,
2) development of a portion of the City Center property, 3) development of the Arsenal District,
4y completion of the General Motors Tech Center Campus, and 5} incremental value growth
among the remaining properties within the DDA district. Several significant events have
occurred since the January 2002 estimates were made. These events include:

1. “General Motors West of Mound” — now known as the Grand Sakwa property. The 2002
estimates of captured value were made following two different scenarios. The first, and most
conservative, scenario assumed a golf course development with a mix of residential and
commercial property. The second, and more aggressive, scenario assumed a residential
development with some commercial added. Grand Sakwa has since purchased the property
and has been approved for a development of 918 residential units, a 150 unit senior citizen
center and approximately 450,000 square feet of commercial and office space.

2. “City Center” — The 2002 estimates were based on assumptions of 0%, 50% and 100%
development of the City Center area. As of today, the entire civic center portion of the City
Center area is being redeveloped, anchored by a 110,000 square foot Library/City Hall with a
554 car parking garage and a two acre urban park. A new street grid has been built creating six
new development blocks containing nearly 18 acres that will be available for high density urban
commercial, office, residential and mixed use projects. This future use of presently tax exempt
land should provide the impetus for additional development along the Van Dyke corridor.

3. “Arsenal District” — development within the Arsenal District started in 1999, though very little
had been built by 2001. The 2002 estimates conservatively estimated zero capture through
2010 due to the development's status as a Renaissance Zone. As a "built-out” site, the
estimate was projected at $44.6 million by 2014. As of 2005 the site has a total of $98.3 million
captured value, over double the initial estimate.- There are still two sites left to be developed.

4. “General Motors Tech Center” — GM continued to redevelop the campus, investing over $1
billion in new and rehabilitated office and research space. The reinvestment in Warren has met
our expectations, and is viewed in balance with the recent financial news regarding GM’s credit
rating. ‘






5. “Remaining DDA Properties” ~ The sluggish economy has kept values of existing properties
steady. We have experienced low annual inflation rates recently — 3.2% (2001), 1.5% (2002),
2.3% (2003) and 2.3% (2004). Commercial and Industrial values have been soft, but there has
been adequate new construction to keep the 2002 projections viable.

I trust that the attached documents are of value to you. Please contact me if you have any
questions regarding the information contained herein, or if | may be of further assistance.






Measure of Estimated Captured Value to Actual Captuted Value

Significant Events

Sakwa Project approved

City Sgquare projects start

RenZone 25% {axable
RenZone 50% laxable
RenZone 75% taxable
RenZone 100% taxable
GM IFTs Expire
GM IFTs Expire

GM FTs Expire

Estimated Captured Valug

Actual Effective Captured Value

Year {January 2002 Section K) as of March 2005 Difference
!

December 2001 109,596,208 109,596,208 G
2002 123,549,000 137,293,385 13,744,385
2003 178,884,000 163,023,533 {15,860,467)
2004 189,439,325 183,848,505 (5,590,730)
2005 201,684,450 . 208,866,366 7,281,916

estimated future captured value

2006 213,850,475 219,206,213 5,355,738
2007 228,238,900 250,657,517 22,418,617
2008 239,754,825 282,407,327 42,652,502
2009 253,397,750 322,241,752 68,844,002
2010 287,189,375 362,343,710 75,154,335
2011 292,673,800 401,706,601 109,032,801
2012 318,817,525 441,336,418 122,518,893
2013 345,389,260 481,226,876 135,837,616
2014 386,335,695 514,150,991 127,815,296
2015 483,475,589 581,253,586 97,777,997
2016 496,935,381 676,488,000 179,552,619
2017 510,643,448 691,226,643 180,583,095
2018 524,505,297 706,186,920 181,681,623
2019 538,928,363 737,649,377 198,721,014
2020 553,514,110 753,305,481 199,791,371
2021 568,371,012 769,195,721 200,824,709
2022 579,738,432 785,325,686 205,587,254
2023 581,333,201 801,695,968 210,362,768
2024 603,159,865 818,313,177 215,153,312
2025 615,223,062 835,178,923 219,955,861
2026 627,527,523 852,298,830 224,771,307
2027 640,078,074 869,674,531 220,596 457
2028 no o 887,311,667

2029 estimates 905,213,891

2030 made 923,384,863

2031 " 941,827,254

2032 y 860,546,746

2033 " 979,547 031

2034 " 998,831,809







Valuation Model - City Center

data as of 5/22/05 program

1350 sf (15% core)
0.4 FAR 0.4 FAR 0.5 FAR
Site# Office sf Retail sf Housing units
1-3.62 acres 39,422 39,422 50 mixed
2 - 2.86 acres 31,145 31,145 39 mixed
3-247 acrés 26,898 26,898 34 mixed
4 -2 40 acres 0 0 , 33 res only
5 -1.56 acres 16,988 16,988 21 mixed
6 - 1.30 acres parking deck probable
7-1.75 acres 0 0 24 res only
8 - 1.57 acres 0 0 22 res only
Totals: 114,453 ' 114,453 144 mixed
: 79 res only
Unit Values: $85 $80 $290,000 mixed
- $220,000 res only
Total Values: $9,728,505 $9,156,240 $59,140,000 $78,024,745
Taxable Values: $4,864,253 $4,578,120 $29,570,000 $39,012,373

{1st completed year)

Estimated Capture by Year {5 year absorption):

2009 $7,802,474.50
2010 $15,604,949.00
2011 $23,407,423.50
2012 $31,209,898.00
2013 - $39,012,372.50

2014 built out

City Cente} capture 02.08.04.xls TCV Improved Estimate 6/12/2005 11:54 AM






Valuation Model - Grand Sakwa

12-Jun-05

$368,993

Estimated Capiure.xis 6.12.05

Base Value = $6,485017 2004 Captured value =

Type of Unit Unit Size Numbet of Units Unit Value/sf Unit Value/each Total Value
Detached residential 2000 205 3135 $270,000  $55,350,000
Detached resfdential 1400 87 %135 $189,000 $1 6.443,000
Duplex residential 1500 158 $125 $187,500 $29,825,000
Duplex residential 1400 108 $125 $175,000  $18,900,000
Quadplex residential 1400 204 $125 $175,000  $35,700,000
12plex residential 1200 156 %120 $144,000  $22,464,000
Senior Center 660-800 150 $40,000 $6,000,000
Commercial Real 1 454 000 375 $75  $34,050,000
Commercial Personal 4 454 000 $10 $10 $4,540,000

True wGash Value of Complex $223,072,000
Absorption Year Assmi/Capiure Year Captured Value above base
Infrastructure/Models/10% 2005 : 2006 $22,307,200 $4,299,680
22 .5% of impravements 2006 2007 $50,191,200 $29,385,190
22.5% of Improvements 2007 - 2008 $50,191,200 $54,490,790
22.5% of Improvements 2008 2009 $50,191,200 $79,586,390
22 5% of improvements 2009 2010 $50,191,200 $104,681,990

$223,072,000 $104,681,990 total

6/12/2005 3:13 PM
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City of Warren
Downtown Development Limited Tax Bonds, Series 2004

and Debt Service Coverage on Bonds, Series 2002, Series 2003 and Series 2004

Estimated Revenués from Captured Value

1
Total Actual

Total Aciual

Total Actual
Captured  Effective {22.6 Mills)  Unexpended Series 2002 Series 2003 Series 2004
Prior Captured Estimated  Balance from Bond Debt Bond Debt Bond Debt Cumulative
June 30 Value* Capture Prior Year Service Service Service Baiance***

2002 $109,596,208 $2,476,874 $1,000,000 ] $2,726,874

2003 137,293,385 3,102,831 2,726,874 $799,270.83 4,280,434

2004* 186,585,329 4,216,828 4,280,434 959,125.00 $578,437.50 6,208,700
2005 189,439,325 4,281,329 8,208,700 959,125.00 771,250.00 B 8§78,375.00 7,132,279
2008 201,584 450 4,555,809 7,132,279 8959,125.00 771,250.00 878,375.00 8,329,337
2007 213,850,475 4,833,621 8.329,337 1,450,062.50 771,250.00 878,375.00 9,312,670
2008 228,238,900 5,158,199 89,312,870 1,431,625.00 1,263,750.00 878,375.00 10,147 120
2008 239,754,825 5,418,459 10,147,120 1,412,562.50 1,248,750.00 1,370,250.00 10,784,016
2010 253,387,750 5,726,789 10,784,016 1,392,562.50 1,233,750.00 1,354,000.00 11,780,483
2011 287,189,375 6,480,480 11,780,493 1,371,625.00 1,218,750.00 1,337,750.00 13,692,848
2012 292,673,800 8,614,428 13,592,848 1,350,250.00 1,203,750.00 1,320,875.00 15,582,401
2013 318,817,525 7,206,276 15,582,401 1,328,500.00 1,188,125.00 1,302,750.00 18,218,302
2014 345,389,260 7,806,757 18,218,302 1,580,625.00 1,171,875.00 1,283,376.00 21,268,224
2015 386,335,685 8,731,187 21,268,224 1,516,875.00 1,400,625.00 1,263,375.00 25,068,536
2016 483,475,589 10,926,548 25,068,536 1,481,250.00 1,374,375.00 1,488,375.00 30,901,084
2017 456,935,381 11,230,740 30,001,084 - 1,831,250.00 1,347,187 .50 1,456,500.00 36,646,886
2018 510,643,448 11,540,542 36,646,886 1,868,750.00 1,808,125.00 1,422,750.00 42,337,803
2019 524,505,297 11,853,820 42,337,803 1,806,250.00 1,7568,125.00 1,877,750.00 47,999,498
2020 538,928,363 12,179,781 47,999,498 1,887,500,00 3,708,125.00 1,821,500.00 53,912,154
2021 553,514,110 12,508,415 53,912,154 1,912,500.00 1,803,125.00 1,765,250.00 60,090,698
2022 568,371,012 12,845,185 60,000,698 1,837,500.00. 1,843,125.00 1,8563,375.60 66,561,882
2023 579,738,432 13,102,089 66,551,882 1,762,500.00 1,783,125.00 1,885,875.00 73,472,471
2024 591,333,201 13,364,130 73,472,471 1,687,500.00 1,722,187.50 1,817,625.60 80,858,289
2025 603,159,865 13,631,413 80,859,289 1,612,500.00 1,658,375.00 1,748 437.50 88,720,389
2026 815,223,062 13,504,041 88,720,389 1,537,500.00 1,585,625.00 1,678,125.00 97,063,180
2027 627,627,523 14,182,122 97,083,180 1,531,875.00 1,606,875.00 107,356,553
2028 540,078,074 14,465,764 107,356,653 1,535,625.00 119,536,692

$421,803,267

*Source: City Assessor, City of Warren

**Actual Capture Numbers

$35,906,333.33

**Includes an estimated $750,000 operating expense each year

las\otus\Warren DDA-2004

$32,855,937.50

$34,803,837.50

3/18/2005






Downtown Development Authority

Estimate of Captured Value and Captured Taxes
January 28, 2002






Estimate of Captured Value - 30 Year projection - 1.8% annual appreciation

2008

NS 4

ga,

43,403,609 50,326,000 57,352,000 64,484,000 71,723,000 79,070.000 86,528,000 94,097,000 101,780,000 108,578,000 117,493,000 125,527,000 133,681,000 141,958,000 150,358,000
451,500,608 468,423,000 475,449,000 482,581,000 488,820,00C 497,167,000 504,625000 512,194,000 518,877,000 527675000 5355850000 543,624,000 551,778,000 560,055,000 568,455,000
65,894,820 65,994,820 85,994,820 65,884,820 85,994,820 65994,82C 65,894,820 65,994,820 65994820 65,904,820 115,626,460 117,360,857 119,121,270 120,908,089 139,000,000
Rel New Propesdy® p 71,665,740 72,740,726 73,831,837 74,838,315 76,063,404 77,204,355 78,38242% 79,537,857 80,730,825 81,941,888 83,171,017 166,342,034 168,837,165 171,369,722 173,940,268
Personal New Property” 19,571,197 17,614,077 15852670 14,267 403 12840662 11,556,598 10400837 9,360,843 8,424,759 7,582,283 13,648,108 13,648,108 13,648,108 13,648,108 13,648,109
Equivalent TV of IFis Z 157,231,757 156,349,623 155.879.327 185,201,537 154,808,887 154,755,777t 154,758,177 154,893,520 155,180,503 155,518,981 212,445,586 297,351,000 301,606,543 305,925,920 326,538,377
GM West of Mound* W
Cravent Sakwas Project = g 4,299,500 29,395,190 54,490,790 79,586,390 104.681,990 106,252,000 107.846,000 109,464,000 111,108,000 132,773,000 114465000 116,182,000 117,925,000 119,684,000
Existing TV W,“ 6,854,010 6,854,010 6,854,010 6,854,010 6,854,410 6,854,010 6,854,010 6,854,010 8,854,010 £,854,010 6,854,010 5,854,010 6,854,010 6,854,010 8,854,010
Renaissance Zons® “ 8,231,008 8,231,000 8,231,000 3,231,000 8,231,000 8,231,000 30761000 53,280,000 75,820,000 98,350,000 wm.mmo.ooo 98,350,000 98,350,000 GB.3EL,000 98,350,000
Whole faxable Value k 98,350,000 98,350,000 98,350,000 98,350,000 5B,350,000 898,350,000 58,350,000 98,350,000 958,350,000 98,350,000 98,350,000 98,350,000 88,350,000 SR350,000 98354,000
City Conter”
Chty Soguare Property o o o] g 7.802,475 15,604,949 23407424 31,209,808 36,012,373 39,598,000 40,192,000 40,795,000  41.407,000 42,028,000 42,658,000
mn..-..»n_mmu__ .m.bﬂw*m - - 2005 2066 2007 2008 . moom 2019 2011 _2mz 2013 2014 2015 2016 2017 2018 2018
£ 3 . . ny e e SR A P TR B SRR T L R S R = U o R B R R

208,868, 366 N._m 206,213 mmo mm.w 517 282, aow 327 322,241,752 362,343,710 401706, mo._

BTV

INNTEE

Motes:

T Existing - vatue increases estimated at +1.5% per year over total value for all Proparty
Total DDA taxable value for 2005: 461,500,806

? GM Rehab projects have “frozen” values computed against normal millage rates. Value returned to Market Value upon expiraion of IFTs.
* G nexy project valee - IFT values are adiusted lo 50% of EQTY for appiication o “whole” millage rates. Values returned fo 100% of TV upon expiration of IFTs circa 2014-2016.
G Reat Property componend eslimated at aanual 1.5% increase in TV, accounting for appreciation and nominal new construction

* GM west of Mound - Grand Sakwa has started development of a Planned Unit Development consisting of approximately 800 altached and detached condominiums and 450,000 sf of retail office.
Allhough Salowa projects a 3 year build out exceeding $400 n, this analysis projects a five year absorplion at $223 million

* Ren Zone expires n 2013. Through 2010, taxable at about 8.4% of normat rates; 2011 al about 31.3%; 2012 at about 54.2%; 2013 at aboul 77.1%; 2014 taxable at 100% of normal rates

& Allcaws Tor abserption rate of 20% per year in years one through five beginning with construction year 2008 and tax year 2009,
Cap Val Summary 06.2005.4s 30 year - 1.5% B/12/2005 3115 PM

Aﬁ 336,418 481,226,876 514,150,991 581,253,586 676, »mm 000 691 wmw m&u 708, ._mm 920 737, 648,377






DRAFT DOCUMENT - NOT FOR DISTRIBUTION

i Mc m MDN&. 2026 N@wm
158,885,000 167,541,000 176,326,000 185,242,000 184,292,000 203,478,000 212,802,000 222265000 231,870,000 241,620,000
576,983,000 585,638,000 594,423,000 603,339,000 £12,388,000 821,575,000 630,889,000 640,362,600 649,967,000 659,717,000
141,085,000 143,201,000 145,340,000 147,520,000 149,742,000 151,988,000 154,268,000 156,582,000 158,931.000 161.315.000
176,549,372 179,187,612 181,885,577 184,613,860 187,383,068 190,193,814 183,046,721 185942,422 198,881,559 201,864,782
13,648,100 13,648,109 13648109 13,648,109 13,648,108 13848108 13,648,109 13.648,108 13,648,108 13,648,108

331282487 23648721 340,832,686 345790968 350,773,177 355829923 360,962,830 366,172,531 371,400,667 376,827,891
121,482,000 123,311,000 125,161,000 127,038,000 128,944,000 130,878,000 132,841,000 134,834,000 136,857,000 138,910,000

5 854,010 6,854,010 5,854,010 6,854,010 6,854,010 6,854,010 8,854,010 5,854,010 6,854,010 6,854,010
98,350,000 98,350,000 98,350,000 98,350,000 S8,350,000 98,350,000 98,350,000 96,350,000 98.350,000 98,350,000
03,350,000 98,350,000 98,350,000 98,350,000 98,350,000 98,350,000 98,350,000 98,350,000 98,350,000 98,350,000
43298000 43,947,000 44,808,000 45275000 45,954,000 46,643,000 47343000 45,053,000 48,774,000 49,506,000
2023 2024 2025 2028 2027 2028 manm

2030 2031 2033
251,516,000 261560000 274,755,000 262,103,000 292,608,000
689,613,000 679,657,000  ©89,862000 700,200,000 710,705,000
163,735,000 166,191,000 168,684,000 171,214,000 173,782,000
204,802,784 207.966,145 211085837 . 214,251,922 217,465,701
13,648,108 13,645,109 13,648,109 13,648,109 13,648,109

382,275,883 387,805,254 393,417,746 399,114,031 404,895,809

140,384,000 143,108,000 145,286,000 147,435,000 148,647,000

6,854,010 6,854,010 6,854,010 5,854,010 6,854,010

98,350,000 98,350,000 98,350,000 98,350,000 98,350,000

$8,350,000 98,360,000 98,350,000 98,350,000 98,350,000

50,249,600 51,003,000 51,768,000 52,545,000 53,333,000
2030

et ST ,

wa wmm as1 wmw ﬂmm ﬂm,_ wmm wwm mmm mc._ 695969 818, wﬁu 17 mwm 178,923 ‘mwm 298, mmo 863, mw& 531 BBY,311,867 mom N.G wmx

Cap Val Suommary 06.2005.xis 30 year - 1.5% 6/12/2005 3:15 PM

" 560.546.746

073,384, 863 41 827254







Warren

City of Progress

City Assessor’s Office
28500 Van Dyke Avenue
Warren, Michigan 480903

phone (810) 574-4532
fax {810) 574-0793

January 28, 2002

To: Gina Cavaliere, Director
Warren Downtown Development Authority ("DDA")

From: Philip Mastin, City Assessor
Staff Advisor to DDA

Re:  Captured Value Projections

Pursuant to your request, | have prepared an estimate of Captured Value for each of four areas
of development within the boundaries of the DDA. The four areas include existing and potential
development areas, each with different development scenarios. These areas have been
previously addressed as, and are currently known as:

1. The General Motors Tech Center (existing development/redevelopment)
2. The Renaissance Zone (existing and future development)

3. The City Center (proposed development)

4. GM West of Mound (proposed development)

| have examined the existing and proposed development scenarios on each of the above listed
areas. | have formulated estimates of Captured Value based on review of documents filed with
the City of Warren (in the case of the Generaj Motors Tech Cenier and the Renaigssance Zone)
and documents presented by Urban Design Associates (in the case of the City Center and the

GM West of Mound property).

In addition to the four areas of development listed above, | have estimted the change in
captured vaiue on existing property within the district, as well as the potential loss of captured
value from the district resulting from the proposed Van Dyke improvements scenario. The
following pages summarize my findings.

Please contact me if you have any questions regarding this analysis or if | may be of further
service to the DDA,
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Assumptions and Limiting
Conditions

Site Review

Valuation Methodology

Captured Value Estimates

GM Tech Center
+  Arsenal District
+  City Center
e GM West of Mound
¢ Summary — Flat Growth

20 Year Summary —- 2%
Growth

+  Annual Bstimate of Capture

Exhibits
»  Maps of Area
Aerial of City Center
UDA Block Caleulations
Calculation of Existing Equivalent Value

Summary of Van Dyke Avenue Impact
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Assumptions and Limiting Conditions

1. No responsibility is assumed for matters legal in character, nor is any opinion rendered
regarding title to any property. It is assumed that, where appropriate, title to property is
marketable and free and clear of any liens and encumbrances.

2. Any information supplied by others and used in this analysis is believed to be reliable;
however, no responsibility is assumed for its accuracy.

3. No actual surveys of the properties contained in this analysis have been made. Boundaries
of the projects listed herein were obtained from data filed with the DDA by secondary sources.
Sketches andfor maps contained in this report are to assist the reader in visualizing the projects
and are not to be construed as being to scale.

4. Each area addressed in this report involves an area, a project, or group of projects that is
either a) currently under construction, b) proposed for future development by Urban Design
Associates in their Warren Downtown Development Authority Corridor Study (draft) dated July
6, 2001, or ¢) existing property. Changes in the scope or detail of any existing property, current
project, or future project may affect the conclusions reached in this analysis.

5. Unless otherwise stated in this report, the existence of any hazardous materials or
contamination, which may or may not be present on any property within the project areas.
discussed in this report, or other adverse environmental conditions, were not called to the
attention of the author. The author has no knowledge of the existence of such conditions, nor is
the author qualified to test for such substances or conditions. The existence of any such
hazardous materials or contaminants could have an impact on the conclusions reached herein.

6. This report is to be used only in its entirety and for the purpose for which it is rendered.
Abstraction of a portion of the report, separate from the whole, may alier the conclusions
reached by the author.

7. This report is prepared for the use of the Warren Downtown Development Authority for the
purposes of projecting Captured Value within the boundaries of the DDA within the four specific
areas (contained in the cover letter) as well as projected growth in existing captured taxable
values. The analysis and conclusions are based on hypothetical scenarios that are subject to
change. Third party readers of this report should not rely on representations made in this report
as fact, unless independently verified. :

8. The calculations regarding Base Value, Taxable Value, Assessed Value, State Equalized
Value and Captured value are imade assuiming that property tax law in Michigan remains in its
current form. Future changes in tax law could alter the conclusions contained in this report.

9. This report includes value attributable to the four areas of development as listed on the cover
letter and values attributable to existing property. The anlicipated development plan of the DDA
is not limited to these four projects, therefore the total captured value within the boundaries of
the DDA may be significantly different than those listed within this report.






- Site Review

The area of study encompassed in this report is commonly known as the Warren DDA area.
The geographic boundaries are, in a general sense, those commercial and industrial properties
within an area bounded by and including Van Dyke Avenue on the east, Mound Road on the
west, [-696 on the south, and Fourteen Mile Road on the north. ‘

As of the 2001 assessment year, the Warren DDA had an equivalent captured value of
$108,569,208. This represents the sum of Ad Valorem and IFT Rehab captured value plus 50%
of IFT New Facility captured value. Included in the captured value is value attributable to
property that may be affected by any improvements made to Van Dyke Avenue. The current
captured value of Van Dyke properties that may be affected is $1,426,500.

1. General Motors Tech Center

The GM Tech Center is contained in two parts. The largest portion is bounded on the east by
Van Dyke Avenue, on the west by Mound Road, on the north by Chicage Road, and on the
south by Twelve Mile Road, and contains 669+/- acres. The smaller portion is bounded on the
east by the Amtrak railroad tracks, on the north by Twelve Mile Road, and is bordered on the
south and west by other commercial and industrial properties, and contains 45+/- acres. Total
size of the Tech Center is approximately 714+/- acres,
Prior o 1999, the facility contained approximately 8.5 million square feet of research and
engineering office space, along with ancillary structures associated with an automotive world
headquarters research and design center. After the completion of the redevelopment, it is
expected that the facility will contain in excess of 9 million square feet of building, net of
demolitions and additions.

General Motors began a redevelopment of the Tech Center in 1999, the major components of
which included the demolition of obsolete structures, the addition of new engineering space, and
the rehabilitation of existing research and engineering space. The financial commitment for this
project exceeds $1 billion, of which $787 million is dedicated to taxable investment. Industrial
Facility Tax ("IFT") incentives were granted to General Motors for this project, including the
“freezing” of some Taxabie Value on rehabilitated structures. There is, however approximately
$531 million of new faciiity investment associated with the project. This new facility investment
is captured at 50% of normal ad valorem capture due to additional tax incentives given to GM.
Further, although the project injects substantial new investment into the Tech Center facility, it
also results in the removal (through demolition of real property and disposal of personal
property) of existing tax base.

The projections in this report are net of new investment value and disposals combined, with
consideration given to the equivalent value of IFT in addition to ad valorem property. Since this
project has been approved and is currently under construction, the values considered in this
report have a somewhat immediate affect, that is, there is no consideration for market
absorption or any other future construction that may occur outside the scope of the immediate
projects.

2. Renaissance Zone

The Renaissance Zone is a nearly tax-free area. Formerly part of a U.S. Army base, this area
encompasses approximately 153 acres of land. The primary structure on the site is the 1.1
million square foot high bay manufacturing facility once occupied by General Dynamics for the
production of tanks and military armaments.






The City of Warren purchased this site shortly after the United States announced the closing of
the plant. This occurred in conjunction with the passing of the Michigan Renaissance Zone Act
which allowed the development and redevelopment of certain geographical areas in Michigan to
become “tax-free.” Those doing business within the Renaissance Zone are exempt from
approximately 95% of all property taxes. Businesses may also receive tax credits for Michigan
state income tax and single business taxes. The goal of the Renaissance Zone is to promote
quality development and redevelopment within the Renaissance Zone, and provide jobs for area
workers.

The Renaissance Zone has been remarkably successful. Within the past two years, the 1.1
million square foot main structure and 75 acres of land were sold to private ownership. The
building is 50% leased to Nobie International, with the remaining 50% soon to be leased to
another high-quality tenant. Other parcels have been acquired through sale or lease by
Macomb Community College, Stage 3 Productions, Johnson Controls, United Auto Workers,
and Sennett Steel. Negotiations are pending with other companies for the sale or lease of the
remaining parcels still owned by the City of Warren. Additional development is anticipated on
the 75 acre site housing the aforementioned primary structure.

The Renaissance Zone is scheduled to expire in 2013. The benefits associated with exemption
from property taxes will also expire at that iime, however, there will be a period of partial
exemption. Under current law, the property wili enjoy a 100% exemption from all property taxes
(except debt millage) through 2010. In 2011 the exemption is reduced to 76%, in 2012 the
exemption is reduced to 50%, and in 2013 the exemption is reduced o 25%. In 2014, after
expiration of the Renaissance Zone, the properties on those sites will be fully taxable.

The projections contained in this report are in consideration of the future taxation of the
property. ltis assumed that all vacant land will be developed prior to the beginning of the
reduction in benefits within the Renaissance Zone, therefore, no allowances need be made for
markét absorption.

3. City Center

The City Center is generally considered to be that area bounded by Van Dyke on the west and
bounded on the north, east, and south by Kennedy Circle, including those commercial
propetties on both sides of Kennedy Circle. Historical documents (see “Direction for Warren — a
comprehensive development plan” March 1966) indicate that this area would be developed as

“a vital element of a healthy urban community, a place where trade, commerce,
administration and culture go hand in hand. A City Center acts as a magnet both
for people and activities providing the focal point for the community, cohesion
and a sense of identity.”

Within the City Center noted above was an area captioned as the Civic Center, which proposed
the following:

Government Center 118,000 square feet

Library : 70,000 sguare feet
Community Activities 70,000 square feet
Auditorium 40,000 square feet

Although the City of Warren government offices were built on this site, the area never developed
as planned, and the result has become a mixture of commercial and residential development
that under-utilizes the land upon which the developments sit.






in 2000 the City of Warren, in a joint venture with General Motors Corporation, hired Urban
Design Associates ("UDA") of Pitisburgh, Pennsylvania to study the principal development
corridors within the Downtown Development Authority. UDA has made recommendations for
planning, design, development, and redevelopment of the areas that were within the scope of
the study. Some of those recommendations are remarkably similar to those made in 1966.

The design scenario presented by UDA includes the redirection of existing streets as well as the
development of new streets within the City Center area. The scenario calls for the removal of
some existing structures to provide an area for development of new structures. In sum, this
scenario provides the City of Warren with a new “downtown” area that contains adequate
government, civic, cultural, and commercial development. The plan is as aggressive as it is
comprehensive.

The projections in this report are based on the author’s consideration of existing development,
the implementation of the UDA design scenario in phases, and the feasibility of cerfain aspects
of the design proposal. Consideration has also been given to disposals, demolitions, and
market absorption.

4. GM —~ West of Mound

Adjacent to the General Motors Technical Center, west of Mound Road, is the single largest
tract of undeveloped fand left in the City of Warren. Containing approximately 312 acres, this
iand is now being considered for sale or development by General Mofors. GM has not yet
announced its plans for development. However, previous discussions with GM and other
parties have included scenarios that include a championship length golf course, downtown type
commercial, up-scale housing, big-box retail, and other.

Drawing upon the many and diverse ideas that have been presented, the author considers two
to be among the most likely. One scenario includes a golf course, commercial development,
"and housing. The other includes commercial development, housing, and approximately 100
acres of open space dedicated to public use.

Both scenarios are considered within this report. Each is considered feasible. Market
absorption for the Golf Course scenario will be different than for the Increased Housing

scenario.






Valuation Methodology

The design and development scenarios presented to the author are very general in nature.
Concepts are presented as “57 acres of commercial” or "70,000 sq. ft. of office” and so forth,
with very little reference made to specific construction type or to the highest and best use of the
subject properties. The one exception to that statement is the redevelopment of the GM Tech
Center, the details of which have been made available to the author by General Motors.

Given such limitations, it is difficult to estimate the future value of these unknown entities.
However, one can uniformly apply general valuation models to the scenarios to develop
comprehensive estimates of total value. The following schedule will be used throughout this

report.

For all pew real property developments, values will be calculated by applying a unit value that
includes the value of land, land improvements, engineering/design, and building improvements.
it is assumed that there will be sufficient land available to support the design and development
scenarios as presented to the author. The estimated values are:

Property Type Market Value
Industrial $40 per sf (square foot)
Office $75 per sf
Retail/Commercial $70 per sf
Hotel $65 per sf
Apartments $40,000 per unit
Residential - large $330,000 per house

- Residential ~ mid-size $240,000 per house
Residential — urban $187,500 per house

Residential — townhouse $125,000 per house (attached homes)
Existing properties will be estimated at their current {2001) value per assessing office records.

All personal property values, with the exception of the GM Tech Center, will be calculated based
on historical relationships of personal property value 1o real property value. The GM Tech
Center will use personal property values as presented by General Motors in its Industrial Facility
Tax Exemption applications made to the City of Warren.

Currently, the total value of taxable commercial personal property in the City of Warren is equal
to 48% of the total value of taxable commercial real property*. Obviously, properties will fall on
either the high side or the low side of this relational value. The estimate provided in this
analysis is necessarily conservative. The author will use $10 per square foot of building area
(approximately 14.3% of real property value) as the market value of office and commercial
personal property, and $1000 per unit for apartments. Residential personal property is exempt
from taxation.

Currently, the total value of taxable industrial personal property in the City of Warren is equal to
94% of the total value of taxable industrial real property™. Again, properties will fall on either
the high side or the low side of this relational value. The estimate provided in this analysis is
necessarily conservative. The author will use $15 per square foot of building area
(approximately 37.5% of real property value) as the market value of industrial personal property.

* 2001 Commerciat Personal Property Assessment = 206,476,476
2001 Commercial Reat Property Assessment = 428,611,820 206,476,476/428 511,820 = 0.482

** 2001 industrial Personal Property Assessment = 556,621,686
2001 industriat Real Property Assessment = 595 333,340 556,621, 666/505,333,340 = 0,935






Combining the unit value of the real estate component with the unit value of the personal
property component yields the following rates that will be applied for valuation estimates:

Property Type Market Value (Real) Market Value (Personal) Total Value
Industriai $40 $15 $55

Office $75 $10 $85
Retail/Commerdcial $70 $10 $80

Hotel $65 $10 $75
Apartments $40,000 per unit $1000 $41,000
Residential — large $330,000 per house exempt $330,000
Residential - mid-size $240,000 per house exempt $240,000
Residential — urban $187,500 per house exempt $187.500
Residential — fownhouse $125,000 per house exempt $125,000

Industrial Facilities Tax ("IFT"} property may be taxed at the full millage rate, as with normal ad
valorem property, or it may be taxed at an amount less than 100% of the ad valorem rates. In
most cases, IFT New Facility property is taxed at or about 50% of the rate of ad valorem
property. IFT Rehabilitation Facility property is taxed at 100% of the ad valorem millage rate,
but with a value that is "frozen” for a period of up to fifteen years.
In reference to IFT property, adjustments have been made as necessary to equate “value” to an
expression that can be applied to ad valorem “whole” millage rates. In other words, rather than

- go through the exercise of adjusting millage rates to calculate tax dollars, an adjustment is
made {o the value instead. The following example expresses the concept.

Assume the following:

- New Facility-property with a True Cash Value (TCV) of $200,000

2) equivalent State Equalized Value (EQSEV) of $100,000

3) ad valorem millage rate (Rate) of 49 miils

The procedure for calculating the tax is:

EQSEV x (Rate x 50%) = Tax

Therefore, 100,000 x (0.0490 x 50%) = $2,450

or, 100,000 x 0.02450 = $2,450

An alternate procedure, and one that works well within this analysis, is to change the formula so
that the millage rate is equal {o the ad valorem rate, and the EQSEV is adjusted instead:

(EQSEV x 50%) x Rate = Tax
Therefore, (100,000 x 50%) x 0.04900 = $2 450
Or, 50,000 x 0.04900 = $2,450

This allows the calculation of captured value to be applied to a uniform tax rate.






GM Tech Center Captured Value Estimate
Based on development plans submitted by GM, net of estimated disposals.

Notes:

Rehab values - calculated at 70% of projected cost

New facility values (real) - calculated at 70% of projected cost
New facility values (personal) - calculated at submitted costs
Disposals - calculated at 30% of Rehab & New facility values

Real Property New Facility Cost True Cash Value Taxable Value
Projected cost at completion (2002) $267,880,000
estimated value at completion $190,082,160 $65,046,080

Real Property Rehab

Projected cost at completion $256,100,000
estimated value at termination (2014) $202,076,454 $101,488,227

Personal Property New Fagcility

Projected cost at completion (2002) $263,104,000
estimated value at termination (average) $60,513,820 $30,256,960
Totals: $787,084.000 3453582 534 226,791,267

UDADevelopment Tech Center?






GM Tech Center Cé’piﬁred Value Estimate

vt Tech Center Real Property Values

Annual

GM Tech Center Grand Totals:

Taxable Value*

Taxable Value

as IFT

Initial Projected Future increased Captured Vaiue
IFT Project  New/Rehab Expire Year Taxable Value* Taxabie Value as IFT after IFT expires
72-097-463 New 2009 $3,950,440 $3,850,440 $0 $3,850,440
72-099-750 New 2011 $10,147 600 $10,147,600° $0 $10,147 800
72-099-759 New 2014 $2,171,740 $33,425,000 $31,253,260 364,678,260
74-099-751 Rehab 2013 $2,743,080 313,947,240 $0 $11,204,150
74-089-752 Rehab 2014 $1,288,000 $2,750,380 $0 $1,452,380
74-099-753 Rehab 2012 $4,785,530 $12,056,766 30 $7,271,236
74-089-754 Rehab 2014 $23,169,980 $53,842,967 $0 $30,672,877
74-099-755 Rehab 2014 $4,730,530 $4,877,058 30 $146,528
74-099-756 Rehab 2014 $524,990 $1,044,887 30 $519,897
74-099-757 Rehab 2013 $2,473,600. $5,370,785 $0 $2,897,185
74-099-758 Rehab 2013 $3,316,730 $7,508,144 $0 $4,281,414
Real Property Totals $50,312,240 $149,011,267 $31,253,260 $137,222,067
VI Tech Center Personal Property Values **

82-007-463 New 2009 $6,223,272 $3,705,000 $2,518,272 $1,962,272
§2-099-750 New 2011 35,141,891 $2,694,500 -$2,447 391 -$2,042 891

82.099-759 New 20614 $5,239,634 $22,434,000 $17,194,387 $20,559,367
Personal Property Totals ** $16,604,797 $28,833,500 $12,228,704 $16,554,204

Initial Projected Future Increased Captured Value

as Ad Valorem

$75,917,037

$177,844,767

$43,451,964

$153,776,271

* initial value - for this analysis, initial value {current 2001) is used instead of original base value, to show the net increase in
value expected upon compietion of the project over current {existing) value.

"New IFT" initial, proposed and IFT values are calculated at 50% of Taxable Value.
"Rehab IFT" initial, proposed and IFT values are calculated at 100% of Taxable Value.

** Personal Property Values are averaged over the term of the certificate, then held at the lowest value for Ad Valorem

calculations.

UDADevelopment Tech Center2






Development Scenario on Arsenal District (Renaissance Zone)

. This scenario based on existing parcel descriptions and configurations.

District Totals:

bidg sf land acres
1,989,828 153.04

Renaissance Zone designation expires in 2013 (last year of benefit)
Value comes back to tax rolls incrementally beginning 2011

UDADevelopment Arsenal District

True Cash Value

$89,144,309

Existing TCVisf True Cash Taxable

Parcel Use Proposed Building Land Building Value Value
16-251-002 Edison Proposed 3.68 $500,000 $250,000
16-251-003 Lorna Road ROW Existing  exempt 2,70 $0 $0
16-251-004 Manufact (Carp Pen}  Existing 1,107,409 70.72 $36 $39,855,924 $19,927 962
Manufact (Sennet Sty Proposed 94 689 $55 $5,218,895 $2,608,448

Manufact - ¢ Proposed 95,000 $55 $5,225,000 $2,612,500

Manufact - d Proposed 44 000 $55 $2,420,000 $1,210,000

16-276-003 Van Dyke Ave. ROW  Existing exempt 2.39 50 30
16-401-004 U.S. Gov't Existing exempt 447 $0 $0
16-401-005 Manufact- a Proposed 70,000 14.35 $55 $3,850,000 $1,925,000
Manufact - b Proposed 95,000 $55 $5,225,000 $2,812 500

16-401-006 Office (UAW) Proposed 36,000 11.80 $65 $2,340,000 $1,170,000
Manufact Proposed 61,500 $55 $3,382,500 $1.691,250

16-401-007 Tank Ave. ROW Existiﬁg exempt 496 $0 30
" 46-426-009 MCC Stub RdROW  Existing exempt 0.81 $0 $0
16-426-011 Van Dyke Ave. ROW  Existing exempt 1.69 30 30
' 3-426-012  Macomb Comm Coll Existing exemm 410 $0 $G $0
+6-426-013 Van.Dyke Ave. ROW  Existing. exempt 0.86. $0 $0.
16-426-016 Residential Vacant Existing land only 0.03 $3,140 $1,570
16-426-017 Residential Vacant Existing land only 0.03 $3,140 $1.670
16-426-018 Residential Vacant Existing fand only 0.03 $3,140 $1.,570
16-426-019 Residential Vacant Existing iand only 0.03 $3,140 $1.570
16-426-020 Residential Vacant Existing land only 0.03 $3,140 $1,570
16-426-021 Residential Vacant Existing fand only 0.63 $3,140 $1,570
16-426-022 Residential Vacant Existing exempt 0.G3 $0 $0
16-426-023 Manufact (John Cont)  Bxisting 270,330 21.42 $55 $14,868,150 $7.434 075
16-426-024 Studio (Stage 3) Proposed 38,000 8.90 $65 $2,340,000 $1,170,000
Manufact - b Froposed 80,000 - $55 $4,400,000 $2,200,000

Taxable Value

$44,572 155

% of Value Taxabie Value &

Year fon Tax Roll True Cash Value Captured Value

2011 25% $22,286,077 $11,143,039

2012 50% $44,572,155 $22,286,077

2013 75% $66,858,232 $33,429,118

2014 and beyond 100% $89,144,308 $44,572,155
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Deve"lo.pﬁieﬁ"c Scenario on GM (west of Mound)

Assumptions taken from conversations with GM and Urban Design Associates

Scenario #1 - Golf Course Scenario #2 - Increased housing
Acres Value Acres Value
Total 312 $107,244,500 312 $256,606,040
City (open) N $0 100 _ $0
Golf Course [212 $3,600,000 0 30
Commercial |57 $51,122,600 65 $58,231,040
639,025 bldg size 727 888 bidg size
$80 rate . I o0 L)
Residential |35 $52,522,500 147 $198,375,000
53 Large 200 Large
53 Mid-Size 200 Mid-Size
WMobUrban o 450 Urban _
225 To’iai Unlts - i 85{3 To’{al Umts
Notes: Golf Course assumes championship length, good clubhouse

Commercial assumes - 80% parcel development, 10% roads
3.5:1 Land to Building ratic (typical commercial property reguires 3.5 square feet of
land to support each one square foot of building)
Scenar;o #1 - 57 acres X 90% = 51.3 acres buildable or, 638,025 sf of building
Scenario #2 - 65 acres x 90% = 58.5 acres buildable or, 727,888 sf of building

Residential assumes - 80% parcel development, 10% roads
$330,000 Large homes value
$240,000 Mid-Size homes value
$187,500 Urban homes value

Current zoning is M3 Heavy Industtial, above scenarios assume zoning changes o
accomimodate non-industrial developrent. Land is held by private party (GM) and as such
the City of Warren can exercise only those powers and regulations that fall within the domain
of City authority (police power, faxation, eminent domain, escheat).

UDADevelopment GM West






Captured Value Estimate on GM (west of Mound)

Scenario #1 - Golf Course

|Acres Value

Scenario #2 - Increased housing

Total TCV [ i $107,244,500

Acres Value

312 . 8256 06,40

Projected Taxable Value $53,622,250
Existing Captured Value $6,396,700
Difference (increase in Capture} $47,225,550

UDADevelopment GM West2

$128,303,020
$6,396,700

$121,906,320






Summary of Captured Value
over 2001 values, four projects only, no value frending

GM Tech Center

2002 - 2014 average $43,481,964 95% feasible
2015 and beyond $153,778,271 05% feasible
Arsenal District 95% feasible
20114 $11,143,039
2012 $22,286,077
2013 $33,429,116
2014 $44,572,155
City Center $49,677,433 50% - 75% feasible

capture within 10 years of project commencement

GM West of Mound

Golf Course $47,225,550 95% feasible
orF capture within 10 years of project commencement
No Golf  $121,806,320 95% feasible

capture within 10 years of project commencement

Total of Four Projects without any (0%) with half (50%) with all (100%)
City Center projects City Center projects City Center projects
minimum within six years: $80,707,514 $115,546,230 $140,384,947
maximum within six years: $165,388,284 $180,227.000 $215,065,717
minimum within fourteen years: $245,573,875 $270412,692 $255,251,408
maximum within fourteen years: $320,254,745 $345,083,482 | $359,932,178

UDADevelopment 6-14 Summaryt






Projected Captured Taxes Summary - New Development
over 2001 values, four projects only, no value trending

“Results from Captured Value Summary

Macomb County {2000) Millage Rate
General County 42000
Huron-Clinton 0.2202

- Drain Debt 0.00706-
Smart 0.3273
Total County 47545
City of Warren (2001}
Operating 8.7671
Debt Service 0.2600
EMS 0.2921
Library 0.4870
Rubbish 1.6918
Act 345 Police/Fire 1.8400
Police Operating 0.9740
Fire Operating 0.9740
Recreation 0.9740
Totai City of Warren 16.2600

Macomb Community College (2001)

Operating 1.45356

Debt Service 0.2482

Total MCC 1.7017

Increased
minimum within six years: Captured Value

0% City Center projects $90,707,514

50% City Center projects $115,646,230

100% City Center projecis $140,384,547

maximum within six vears:

0% City Center projects
50% City Center projects
100% City Center projects

minimum within fourteen years:

0% City Center projects
50% City Center projects
100% City Center projects

maximum within fourteen years:

0% City Center projects
50% City Center projects
100% City Center projects

UDADevelopment 8-14 Summary2

$165,388,284
$190,227,000
$215,085,717

$245,573,975
$270,412,692
$285,251,408

$320,254,745
$345,003,462
$369,932,178

Increased Captured Taxes (annual)

County

$431,269
$549,365
$667,460

$786,339
$904,434
$1,022,530

$1,167,581
$1,285,677
$1,403,773

$1,522,651
$1,640,747
$1,758,843

City

$1,474,904
$1,878,782
$2,282,859

$2,688,213
$3,093,091
$3,406 969

$3,093,033
$4,396 910
$4,800,788

$5,207,342
$5,611,220
$6,015,097

MCC

$154,357
$196,625
$238,893

$281,441
$323,709
$365,877

$417,893
$450,161
$502,428

$544.,977
$587,246
$629,514

Total

$2,060,830
$2,624,771
$3,189,013

$3,756,993
$4,321,235
$4,885,476

$5,678,508
$6,142,748
$6,706,890

$7,274,971
$7,838,212
$8,403,453
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Valuatlon Area 2001 2002 2003 2004 2005 2009 2010 2011 2012 2013 2014 2015 2018 2017 2018 2058 2020 2021
T T A R R A B LR . L 2 & R S R TR M O TE YR STRRITLN T AL G AR Hriee 20 g LTt s SOt IR
Existing* %
Capurad AD Valorem & IFT 109,596,208 116045000 122,631000 126344000 136,192,000 143,177.000 150.301000 157568000 164880000 172.540,000 180.251.000 188,117,600 198,140,000 204,323,000 212670000 227,184,000 229868000 238726000 247761000 256.977.000 266,377,000
TV of Real Prop in DDA 322,620,286 320082000 1ISE54,000 342,377,000 343,225,000 356210000 353 A34.000 370601000 I7E.013000 IB5S3000 393284000 401150000 405,173,000 417,236,000 425,703,000 434,217,000 412801000 51.750.000 260754000 70010000 479,410,000
GM Tech Center Project’ ‘
Reat Property 0 7500050 21253000 3:E7HO000 32516000 33,186,000 33820000 34505000 35185050 35900000 36618000 27350000 38097000 39858000 31222000 130006000 142765000 145620000 148532000 151503000 154,533,000
Personal Propery 3] O 25000000 22E00000 20000000 17,500,000 15000000 13 500,000 12000000 10,500,000 2,500,000 9,000,000 8,500,000 8,250,000 18,500,000 18500000 16,500,000  16,500.000 16,500,000 16500000 18,509,600
Mew preject value - Telal [] 7500030 56253000 S4378000 52516000  S0.ESHE00 48825000 48008000 47155000 46400000 48118000 46350000  46.397.000 47108000 153722000 156466000 155265000 162120020 165032000 65005000 171,033,000
GM Wast of Hound*
With No Golf Coutsa [ k1] O 12151402 24,275,604 36ITITO6  4B8,439.208  GOATION0 72484212 84,435,914 56,403,216 108313218 120,189,020 122,893,080 125044462 117545191 130,096,315 132657.801 135352039 138,088,840 140,820,437
With Golf Course 1] i 1] 4683225 8338450 13,967,475 18566800 23135825 RWEI5FE0 32183575 ISESBE0D 41100525 4550B2S0 46418685 47245580 48293351 48,259.448 50244297 51,244,363 52074110 63,320,012
Existing TY £.395.700 £,525.000 & 856,000 8,785,060 6925000 7064000 7,205,000 7.34%.000 7.496,000 7,646,000 7,799,000 7955000 8,174,000 8,275,000 8,442,000 3511000 8,783,000 8,950,000 8.735.000 9,321,000 5,507,000
Ranatasance Zong* 1] g o L o g @ 3] g U 111000800 22200000 33460000 44500000 45500000 45400000 47,300,000 48200000 49200000  50.200,000 £1,200 600
Van Dyke inps® g 8 O (15000001 (LS3000F (1861.000) (1502000 (1 674000) (1,855,000) (1682000} (LY23000) (LFST.0001 {1.7S2.000) (1.828.000) (1865000} (1,902000) (1940000} (1.579000) (2.019.000) (2.059,000} {2.100.000;
City Center
0% implementation o a c 8 [ ] [ o [ o o ] a o o o o o [ S o
50% Implamantation ] a 0 2534003  5057.000 TEOLODC 10.134000 12868000 15202000 17735000 20269000 22.802.000 25336000 25715000 26102000 26454000 26851000 V294000 27.702.000 28,§15000 28541000
1003 implemantation [ ] © 5057000 10134000 15R0LOG0  ZO2BG000 25335000 30403000 35470000 40537000 45604000  S067LO06 SU.EB4000 52718000 S3T72000  S4B47.000 S5544000 57,063000 SEI06000 55368000
Summary Tofals « 2004 2005 2006 2607 2008 2008 2010 2011 22 2013 014 5
e & ¥z & T O T I O I RS e Y D NN : P TR O RN aw s m.o.m [ mn:m S m.oww 257 £l e mSo Bmm:
With Goif Courss 3 . Agtabze
- ity Cenler @ 0% 105,596,208 122,549,000 (78,004,000 186905325 195517450 206249475 215104500 227.085625 236193780 249434375 272404600 296010,526 319853250 340822895 457.373.583 470441361 4B3752.44B 457311257 511223363 525395110 536836012
- Cily Cenfer & 50% 109,595,208 123540000 178,884,000 189433325 201584450 213850475 228238900 230754625 253307750 267169375 282673600 318125256 345189250 065,330,655 483475580 456.035361 540643440 524.605.287 638,076383 553514340 wmm.wn. ».omm
- ity Center @ 100% $09,598.208 123,549,000 178884.000 191.872326 205651450 221450475 206272500 252.421.625 266598750 284904375 312941600 341614525 370524250 192306695 S510.091.589 524213351 535509448 553255297 563.286.363 583558 140 mmw.:ww.omm
With No Golf Course
- Eity Center & 0% 109,595,208 123,549,000 178,884,000 194373402 211,453,606 228,653,706 2459577208 264,427,010 263004217 301740014 332149218 63220218 394,534,020 416797.080 S5ISOTLAE2 549693101 SB4S8I2MS 579764901 535320030 511479840  627.330.437
- Gty Center @ 50% 189,596,208 123,545,000 17B.EB4.000 $95.807,402 216520604 236234705 236411208 2F7 035010 298206212 315,445.914 352,418,216 385026218 419,870,020 442513080 561173462 576,187,191 531,480,015 £07.0589501 620,029.039 muw.mmm.waa mmm.m:,»uv
+ Cily Center @ 100% 108,596,208 123,549,000 176,884,000 199,440,402 221587604 243,854.706 266245208 209,762,010 313407212 337,1B0.914 372685016 408,831,218 445205020 465.481.080 S67,7BG462 603.465.181 618416315 635.700.901 652080039 660383840 686698437
Holes:

* Existing - vakse hereases astimaled at +2.0% per yaar over lolal value for Real Property, oo incroase for personal praperty.
Tolat DOA (axable value for 200t Real= 322,628,286 (of which 30,000,181 is already captited)

* GM new projaci value - FFT values are adjusted to 50% of EQTV for applicalion to "whole™

Considaration is given only 16 “new™ value recived alter 2000 {some prajects already intiuded in Exisling Value ostimates}
Rasaf Property component sstimated 3! annual 2.0% Intrease in TV

¥ Ghtwest of Mound - Each scenario is net of existing captured valug, adjusted by Base Value, and assumes a project star lime of 2004 with & len year apsorplion.

* Ren Zone expires In 2013, Becomes taxable incramontafly beginning 2011

* Van Dyke imps. Assumes ao (akes through 2002, 28 tekes occur in 2003 ellective 2004,

& Each assumplion (501100} allows lor absorption tata of 10% per year baginning with year 2004.
Cily Sentar Vakes ars projecled nat of existing ceplured valug, and niaf of demolilions, removals, and disposals.

5 Gap el Sum;

0% 2R 445 PM

ge rates. Values fsturned 1o 100% of TV upon expitation of IFTs cirea 2014,






20 Year Captured Tax Projection - Annual Capture, Including Trending
~ New & Existing Development

asults from 20 year - 2%

Macomb County (2001) Millage Rate
General County 4.2000
Huron-Clinton 0.2186
Drain Debt . 0.0060
Smart 0.3235

Total County 4.7481

City of Warren {2001}

‘ Operating 8.7671
Debt Service 0.2600
EMS 0.2921
Library 0.4870
Rubbish 1.6918
Act 345 Police/Fire 1.8400
Police Operating 0.9740
Fire Operating 0.9740
Recreation 0.9740

Total City of Warren 16.2600

Macomb Community College (2001)
Operating 1.4507
Debt Service 0.2200

Total MCC 1.6707

Cap Val Summary 20 year Captured Tax Summary






Year 2001

Captured Taxes (annual)

_3M West of Mound - With Golf Course  Captured Value County City MccC Total
' 0% City Center projects $100,596,208 $520,374 $1,782,034 $183,102 $2,485,510
50% City Center projects $109,596,208 $5620,374 $1,782,034 $183102 $2,485,510
100% Chy Center proiecis $109,506,208 $520,374 $1,782,034 $183,102 $2,485510
GM West of Mound - With No Golf Course
0% City Center proiects $109,596,208 $520,374 $1,782,034 $183,102 $2,485510
50% City Center projects $109,506,208 $520,374 $1,782,034 $183,102 $2,485510
100% City Center projects $100,606,208 $520,374 $1,782,034 $183,102 $2,485510

Year 2002

Captured Taxes {annual)
GM West of Mound - With Golf Course Captured Value County City MCC Total
0% City Center projects $123,548,000 $566,623 32,008,807 $206,413 $2,801,943
50% City Center projects $123,549,000 $586,623 $2,008,907 $206,413 $2,801,943
100% City Center projects $123,549,000 $5686,623 $2,008,807 $206,413 $2,801,943
GM West of Mound - With No Golf Course
- 0% City Genter projects $123,549,000 $686,623 $2,008,907 $206413 $2,801,943
50% City Center projects $123,549,000 $586,623 $2,008,907 $206,413 $2,801,943
100% City Center projects $123,549,000 $586,623 $2,008,807 $206413 $2,801,043

R g

ar.2003
Captured Taxes {(annual)
GM West of Mound - With Golf Course Captured Value County City MCC Total
0% City Center projects $178,884,000 $849,359 $2,908,654 $208,861 $4,056,874
50% City Center projects $178,884 000 $849,359 $2,808654 $208,861 $4,056,874
100% City Center projects $178,884,000 $846,359 $2,008654 $298,861 $4,056,874
GM West of Mound - With No Golf Course
0% City Center projects $178,884,000 $849,359 $2,908,654 $298,861 $4,058,874
50% City Center projects $178,884,000 $849,359 32908654 $298,8561 $4,056,874
100% City Center projects $178,884,000 $849,359 $2,808,654 $298,861 $4,056,874
Year 2004
Captured Taxes {annual)
GM West of Mound - With Goif Course  Captured Value County City MCC Total
0% City Genier projects $186,805,325 $887,445 $3,039,081 $312,263 $4,238,788
50% City Center projects $189,439,325 889,477 $3,080,283 $316,496 $4,296257
100% City Center projects $191,972,325 $911,504  $3,121470  $320,728 $4,353,702
GIM West of Mound - With No Golf Course
0% City Center projects $194,373,402 $922,904 $3160,512 $324,740 $4,408,156
50% City Center projects $196,907 402 $934,936  $3,201,714 $328,973 $4,465624
100% City Center projects $196,440 402 $946,063  $3,242,901  $333,205 $4,523,080

Cap Val Summary 20 year Captured Tax Summary
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M West of Mound - With Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

$1986,517,450
$201,584,450
$206,651,450

GM West of Mound - With No Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

$211,4563,604
$216,5620,604
$221,587,604

Captured Value

County
$933,085
$957,143
$981,202

$1,004,003
$1,028,061
$1,052,120

Captured Taxes (annual)

City
$3,195,374
$3,277,763
$3,360,153

$3,438,236
$3,520,625
$3,603,014

MCC
$328,322
$336,787
$345,253

$353,276
$361,741
$370,206

Total
$4,456,780
$4,571,693
$4,686,607

$4,795,514
$4,910,427
$5,025,341

Year 2006

GM West of Mound - With Golf Course
0% City Center projects
50% Gity Center projects
100% City Center projects

$206,249,475
$213,860,475
$221,450,475

GM West of Mound - With No Golf Course
(% City Center projects
50% City Center projects
100% City Center projects

$228,663,706
$236,264,706
$243,854,706

Year 2007

GM West of NMound - With Golf Course

0% City Center projects $216,104 800

50% City Center projects $226,238,800

100% City Center projects $236,372,900
GM West of Mound - With No Golf Course

0% City Center projecis $245,977 208

50% City Center projects $256,111,208

100% City Center projects $2686,245,208

Captured Value

Captured Value

Cournity
$979,293
$1,015,383
$1,051,468

$1,085671

$1,121,761
$1,157,847

County
$1,026,088
$1,074,205
$1,122,322

$1,167,924
$1,216,042
$1,264,159

Captured Taxes (annual)

City
$3,353,616
$3,477,209
$3,600,785

$3,717.,200
$3,841,602
$3,965,078

City
$3,513,866
$3,678,645
$3,843,423

$3,999,689
$4,164,368
$4,329,147

MCC
$344,581
$357,280
$369,977

$382,012~

$394,711
$407,408

Capiured Taxes (annual)

MCC
$361,048
$377,977
$394,908

$410,854
$427,885
$444.816

Totatl
$4 677,491
$4,849,872
$5,022,231

"$5,185,502

$5,357,973
$5,530,332

Total
$4,801,000
$5,130,827
$5,360,654

$5,578,468
$6,808,285
$6,038,122

Year 2008

GM West of Mound - With Golf Course
0% City Center projects
50% City Cenier projects
100% City Center projects

$227,086,825
$239,754,825
$262,421,625

GM West of Mound - With No Golf Course

0% City Center projects $264,427,010
50% City Center prolects $277,096,010
100% City Center projects $289,762,010

Cap Val Summary 20 vear Captured Tax Summary

Captured Value

County
$1,078,230
$1,138,379
$1,198,5628

$1,255,526
$1,315,675
$1,375,819

City
$3,692,429
$3,898,410
$4,104,376

$4,299,583
$4,505,565
$4,711,530

Captured Taxes {annual)

MCC
$379,304
$400,558
$421,721

$441,778
$462,943
$484,105

Total
$5,150,052
$5,437,347
$5,724,620

$5,996,887
$6,284,182
$6,571,455






&M West of Mound - With Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

Captured Value
$238,195,750
$253,3897,750
$268,598,750

GM West of Mound - With No Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

$301,710,914
$319,445,914
$337,180,814

Year 2010

GM West of Mound - With Golf Course Captured Value
0% City Center projects $249,434,375
50% City Center projects $267,169,375
100% City Center projects $284,904,375

GM West of Mound - With No Golf Course

0% City Center projects’ ~$301,710,914 -

50% City Center projects $319,445,014

$337,180,014

100% City Center projects

“Year 2011

GM West of Mound - With Golf Course Captured Value
0% City Cenier projects $272,404,600
50% City Center projects $292,673,600

100% City Center projects $312,941,600
G West of Mound - With No Golf Course
0% City Center projects
50% City Center proiects
100% City Center projects

$332,149,216
$352,418,216
$372,686,216

:
Year 2012

GM West of Mound - With Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

Captured Value
$296,010,525
$318,812,525
$341,614,625

GM West of Mound - With No Golf Course

0% City Center projects $363,223,218
50% City Center projects $366,025,218
100% City Center projecis $408,827,218

Cap Vai Summary 20 year Captured Tax Summary

County
$1,130,977
$1,203,158
31,275,334

$1,432,554
$1,516,761
$1,600,969

County
$1,184,339
$1,268,547
$1,352,754

$1,432,554
$1,516,761
$1,600,968

County
$1,203,404
$1,389,644
$1,485,878

$1,677,078
$1,673,317
$1,769,651

County
$1,405,488
$1,513,754
$1,622,020

$1,724,620
$1,832,886
$1,941,153

City
$3,873,063
$4,120,247

$4,367,416

$4,005,819
$5,194,191
$5,482,662

City
$4,055,803
$4,344 174
$4,632,645

$4,905,818
$5,194,191
$5,482 562

City
$4,429,299
$4,758,873
$5,088,430

$5,400,746
$5,730,320
$6,059,878

City
$4,813,131
$5,183,892
$5,554,662

$5,006,010
$6,276,770
$6,647,531

Captured Taxes (annual)

MccC
$397,954
$423,352
$448,748

$504,068
$533,698
$5663,328

Captured Taxes (annual)

MCC
$416,730
$446,360
$475,990

$504,088
$533,698
$663,328

Captured Taxes (annual)

MCC
$455,106
$488,870
$522,832

$6564,922
$588,785
$622,647

Captured Taxes (annual)

MCC
$494,545
$5632,640
$570,735

$606,837
$644,932
$683,028

Total
$5,401,994
$5,746,757
$6,091,497

$6,842 441
$7,244,650
$7,646,859

Total
$5,656,872
$6,059,081
$6,461,289

$6,842 441
$7,244,650
$7,646,850

Total
$6,177,809
$6,637,486
$7,097,140

$7,632,746
$7,992 422
$8,452,078

Total
$6,713,163
$7,230,285
$7,747.407

$8,237 467
$8,754,589
$9,271,711






. Year 2013

Captared Taxes {(annual)

<N West of Mound - With GoHf Course Captured Value County City MCeC Total
0% City Center projects $319,853,250 $1,518,695 $5,200,814 $534,379 $7,253,888
50% City Center projects $345,189,250 $1,638,993 $5,612,777 $576,708 $7,828,478
160% City Center projecis $370,524,250 $1,758,286 $6,024,724 $618,035 $8,403,045
GM West of Mound - With No Golf Course
0% City Center projects $304,534,020 $1,873,287 $6,415,123 $650,148 $8,947 558
50% City Center projects $419,870,020 $1,903,685 . $6,827,087 $701477 $9,522 148

100% City Center projects $445,205,020 $2,113,878 $7,239,034 $743,804 $10,006,716

Captured Taxes (annual)

GM West of Mound - With Golf Course  Captured Value County - City MmccC Total
0% City Center projects $340,622 695 $1,617,311  $5,638,625 $569,078 $7,724,914
50% City Center projects $366,338,605 $1,739,413  $5,956,667 $612,042 $8,308,122
100% City Center projects $392,306,695 $1,862,711  $6,378,907 $655427 $8,897,045

GM West of Mound - With No Golf Course

. -0% City Center projects - - $416,797 080~ $+,078,004- $6,777,121  $698,343 $9,452,458
50% City Center projects $442.513,080 $2,101,096 $7,195263 $739,307 $10,035,666
100% City Center projects $468,481,080 $2,224395 $7,617,502 $782,691 $10,624,5689

Tear2015.

Captured Taxes {annual)

GM West of Mound - With Golf Course Captured Value County City MCC Total
0% City Center projects ) $457,373,589 $2,171,656 §$7,436,895 $764,134 $10,372,684
50% City Center projects $483,475,589 $2,295500 $7,861,313 807,743 $10,964 646
100% City Center projects $510,091,589 $2,421,966 $8,294,0890 $852,210 $11,568,265

GM West of Mound - With No Golf Course
0% City Center projects $535,071,462 $2,540,673  $8,700,262  $893,944 $12,134,77%
50% City Center projects $561,173,462 $2,664,508 $9,124,680 $937,653 $12.726,741
100% City Center projects $587,789 462 $2,790,883 $9,557,457 $982,020 $13,330,360

Captured Taxes {annual)

GM West of Mound - With Golf Course Captured Vaiue County City MCC Total
0% City Center projects $470,441,361 $2,233,703 87,649,377 $785,966 $10,669,046
50% City Center projects $496,835,361 32,359,499 38,080,169  $830,230 $11,269,808
100% City Center projects $524,213,361 $2,489,017 $8,523,709 $875,803 $11,888,530

GM West of Mound - With No Golf Course
0% City Center projecis $549,693,191 $2,609,998 $8,938,011 $918,372 $12,4658,382
50% City Center projects $576,187,191 $2,735,794  $9,368,804 3962636 $13,067,234
100% City Center projects $603,465,191 $2,865,313  $9,812,344 $1,008,209 $13,685,866

Cap Val Summary 20 year Gaptured Tax Summary
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Year 2017

4M West of Mound - With Golf Course  Captured Value

0% Cliy Center projects $483,752,448

50% City Center projects $510,643,448

100% City Center projects $538,599,448
GM West of Mound - With No Golif Course

0% City Center projects $564,589,315

50% City Center projects $591,480,315

160% City Center projects $619,436,315

Year 2018

GM West of Mound - With Golf Course
0% City Center projects

Captured Value
$497,311,297

50% City Center projects $524 605,297
100% City Center projects $553,255,287
GM West of Mound - With No Golf Course
- 0% City Center-projects -~ $579,764,901 -
50% City Center projects $607,058,901
100% City Center projects $635,708,901

: )
. Year 2019

GM West of Mound - With Golf Course
0% City Center projects
50% City Center projects
100% City Center projects

Captured Value
$511,223,363
$538,926,363
$568,286,363

GM West of Mound - With No Golf Course
0% City Center projects
50% City Center projects
100% City Center projecis

$595,326,039
$623,0629,038
$652,389,039

County
$2,296,905
$2,424,586
$2,557,324

$2,680,727
$2,808,408
$2,941,146

County
$2,361,284
$2,490,878
$2,626,911

$2,752,782
$2,882,376
$3,018,409

County
$2,427,340
$2,558,876
$2,608,280

$2,826,668
$2,858,204
$3,007,608

Captured Taxes {annual)

City mMccC Total
$7,865,815  $808,205 $10,970,925
$8,303,062  $853,132 $11,580,781
$8,757,627 $899,838 $12,214,789
$9,180,222  $943,259 $12 804,208
$9,617,470  $988,186 $13,414,064

$10,072,034 $1,034,892 $14,048,072

Captured Taxes (annual)

City MCC Total
$8,086,282  $830,858 $11,278,423
$8,530,082  $876,458 $11,897 419
$8,995,931  $924,324 $12,547,166
$9,426,977 $968,61% $13,148:372

$9,870,778 $1,014,213 $13,767,367
$10,336,627 $1,062,079 $14,417,115

Captured Taxes (annual)

City mcc Total
$8,312,492  $854,101 $11,593,032
$8,762,943  $500,384 $12,222,203
$9,240,336  $949,436 $12,888,053
$9,680,001  $994611 $13,501,280

$10,130,452 $1,040,895 $14,129,551
$10,607,846 $1,089,946 $14,795 401

GM West of Mound - With Golf Course
0% City Center projects
50% City Center projects
100% City Center projecis

Captured Value
$5625,395,110
$653,614,110
$583,599,110

GM West of Mound - With No Goif Course
0% City Center projects
50% City Center projecis
100% City Cenier projects

$611,179,840
$636,298,840
$669,383,840

Cap Val Summary 20 year Captured Tax Summary

County
$2,484,629
$2,628,140
$2,770,687

$2,901,943
$3,035,465
$3,175,301

Captured Taxes (annual)

City Mcc Total
$8,642,924  $877,778 $11,915,331
$9,000,139  $924,766 $12,553,036
$9,489,322  $975,019 $13,235,327

$9,937,784 31,621,098 $13,860,825
$10,394,999 $1,068,077 $14,498,531
$10,884,181 31,118,340 $15,180,822






_Year 2021

_sM West of Mound - With Golf Course  Captured Value

0% City Center projecis $530,830,012

50% City Center projects $568,371,012

100% City Center projects $599,198,012
GM West of Mound - With No Golf Course

0% City Center projects $627,330,437

50% City Center projects $655,871,437

100% City Center projects $686,698,437

Cap Val Summary 20 year Captured Tax Summary

County
$2,563,167
$2,698,682
$2,845,052

$2,978,628
$3,114,143
$3,260,513

Captured Taxes {annual)

City MCC Total
$8,777,636  $901,894 $12,242,697
$9,241,713  $949,577 $12,889,973
$9,742,960 $1,001,080 $13,589,092

$10,200,393 $1,048,081 $14,227,102
$10,664,470 $1,095,764 $14,874,377
$11,165,717 $1,147.267 $15,573,497
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Calculation of Existing (2001) Equivalent Captured Value

Type of Value Amount of Value  Calc at 100% or 50% Equivalent Value
Ad Valorem 33,711,361 100% 33,711,361
IFT —~ Rehab 43,042,460 100% 43,042,460
IFT — New Facility 65,684,773 50% 32,842,387

Totals 142,438,594 109,596,208






CITY OF WARREN - OFFICE OF THE ASSESSOR 586-574-4627
29500 Van Dyke Avenue, Warren, Michigan 48093

MEMORANDUM

DATE: January 8, 2002

TO: John Axe

FROM: Philip Mastin, City Assessor
RE: DDA {Van Dyke)

CC: Gina Cavaliere, DDA Director

Below is a summary of values affected by the proposed Van Dyke / 12 Mile takes. | have back-
up documentation on a "per parcel” basis, which | will make available shouid you require a final
report. The parcel list for this calculation was obtained from Ms. Cavaliere, which | believe
came from Ed Romsburg’s (sp7) report commissioned by Rich Doherly. The data has been
grouped using the same group levels as the parcel list obtained from Ms. Cavaliere. Note that
not all parcels on said list are currently within the DDA boundaries. Please note that all va!ues
arefrom the 2004 assessmernt season. - "

Summary of Taxable and Captured Value — 2001 (per list)

Area Total Taxable Value (real)  Total Captured Value (real)
Van Dyke — east side 4,138,590 550,618
Van Dyke — west side 2,675,080 398,540
12 Mile - north side 963,680 152,276
12 Mile — south side 2,170,690 89,316
1-696 — N side W of Van Dyke 24,450 0
Real Property Total: 9,973,490 1,188,750
Real Prop General Fund (TV-CV) 8,784,740

Personal Property Estimate (20% ) 1,894,698 237,750
Pers Prop General Fund (TV-CV) 1,756,948

Grand Totais: 11,068,188 1,426,500

General Fund (TV-CV) 10,541 688






