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1.0  INTRODUCTION AND FUND OVERVIEW

1.0 INTRODUCTION

1.1 REPORT CONTRIBUTORS

DEVELOP MICHIGAN
Develop Michigan (DMI) is an innovative not-for-profit development finance 
organization formed through a partnership between the Michigan Strategic 
Fund, Cinnaire Corporation and the Development Finance Group. Develop 
Michigan plays a dynamic role in financing commercial real estate projects 
and is designed to augment current efforts to transform and rehabilitate the 
Michigan economy.  DMI launched the DMI Real Estate Fund (“the Fund”) 

to make mezzanine capital investments and senior debt investments in a broad array of real estate projects, seeking to 
achieve Double Bottom Line (DBL) goals. See Fund Description on page 2 for more information. This DMI Real Estate Fund 
Impact Report has been commissioned by the Fund and made available to investors, project sponsors and the general pub-
lic in an effort to provide transparency to the anticipated impacts the investments may make within the state of Michigan. 
For more information on DMI and the Fund please see: www.developmichigan.net. 

CINNAIRE DEVELOPMENT FINANCE MANAGEMENT
Cinnaire Development Finance Management (CDFM) is the successor to Develop Michigan Management Group.  As such, 
CDFM is the Investment Manager for the DMI Real Estate Fund and has prepared this 2016 Annual Fund Impact Report. 
CDFM is a partnership between Cinnaire Corporation (formerly known as Great Lakes Capital Fund) (www.Cinnaire.com) 
and the Development Finance Group (DFG).  Cinnaire, a Lansing-based, non-profit Community Development Financial In-
stitution has over 20 years and $3.5 billion of investment experience. DFG is a partnership consisting of Strategic Develop-
ment Solutions (SDS) (www.sdsgroup.com) and First Infrastructure (www.firstinfrastructure.com). Economic Innovation In-
ternational Inc. (Economic Innovation) serves as a consultant to CDFM. DFG along with Economic Innovation have a 42-year 
history of designing and successfully building more than fifteen development finance organizations across the nation. SDS 
conducts project and portfolio impact reports on behalf of investors, government entities and developers/ project spon-
sors focused on projects around the country. SDS is the lead partner in preparing this report, using the methodology it has 
developed over the past 10 years, incorporating substantial input from impact investors to provide a robust impact report-
ing report. SDS is available at Impact@sdsgroup.com to answer any questions relative to this 2016 Annual Impact Report. 

DEPAOLIS & ASSOCIATES
Dr. Fernando DePaolis is an independent consultant focused on designing and implementing quantitative economic analy-
sis (www.depaolis-associates.com). Fernando is an expert in quantitative economic analysis with particular expertise in 
regional modeling tools such as RIMS II and IMPLAN. Fernando has over twenty years of applied economic analysis work 
within the United States and overseas, including consultancies for national and local governments, and a wide range of 
national and international non-governmental organizations. He is also a professor at the Middlebury Institute of Interna-
tional Studies (Monterey, CA), where he teaches courses in quantitative economic analysis, including use of IMPLAN and 
other programs. Fernando was born in Argentina and holds a Ph.D. in urban planning from the University of California, Los 
Angeles.
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1.2 FUND DESCRIPTION

The Develop Michigan Real Estate Fund, LP (“DMIRF” or the “Fund”) seeks to make mezzanine capital investments (includ-
ing subordinated debt and/or preferred equity) and senior debt investments in a broad array of real estate projects in the 
State of Michigan, including industrial, retail, office, multifamily and mixed use. The investments focus on rehabilitation, 
repositioning, value add and the refinancing of distressed assets.  The general partner of the Fund is DEVMI GP, LLC (the 
“General Partner” or the “GP”), which is wholly owned by Develop Michigan, Inc. (“DMI”). DMI is the nonprofit organiza-
tion that has launched the larger Develop Michigan initiative to promote economic development throughout the State 
of Michigan.  The Fund sponsors (the “Sponsors”), Cinnaire and the Development Finance Group, LLC, are the partners of 
Cinnaire Development Finance Management (“CDFM”). CDFM serves as the Investment Manager (the “Manager”) of the 
Fund. The Sponsors have extensive experience in real estate investment in Michigan. The Fund has raised $60 million and 
is no longer seeking commitments.

The Fund seeks to achieve the following double bottom line goals: (i) generate risk-adjusted market rates of return for its 
investors (the first bottom line) and (ii) contribute to Michigan’s public welfare through economic development activities, 
including job creation, job retention, revitalization and tax revenue generation resulting from investments that are located 
in and/or benefit low- and/or moderate-income communities and their residents (the second bottom line).  In view of the 
Fund’s objective to create quantifiable improvements to the public welfare, the Fund’s investments may generate positive 
Community Reinvestment Act considerations for its investors. However, there is no assurance that the Fund will, in fact, 
produce such results.
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1.3  IMPACT REPORT COMPONENTS AND PROCESS

This Impact Report seeks to analyze and present the impacts of the investments made by the Develop Michigan Real 
Estate Fund (DMIRF). In doing so, for each DMIRF investment, the report provides a detailed project history and overview 
and describes projected impacts for projects that have been funded and are under construction, and the actual impacts 
(with projected future revenue valuations) for projects that have been completed. There are four areas of impacts that are 
analyzed and are described in this section:

 • Economic Development 
 • Social and Community Development
 • Environmental
 • Fiscal Returns to  Government

METHODOLOGY
The information in this Report is collected at various stages. Outlined below is the overall methodology utilized. For each 
of the impact sections, there is a more specific description of how CDFM collects the information and data relative to those 
specific impacts. As described below, CDFM collects impact data on DMIRF Investments throughout the investment pro-
cess to ensure that the information is updated regularly for each annual Impact Report:

1. Pre-Investment: During underwriting, CDFM collects impact data to determine whether an investment fits with 
the mission of the Fund. This information is collected directly from the developer/project spon-
sor, in a standardized format and direct interviews are undertaken to better understand the 
information and to ensure it is complete. This information is presented to the CDFM investment 
team, in the loan package, and is considered in conjunction with the project’s financial review.

2. At Closing: During the closing process, a more thorough impact review is conducted. DFG members from 
Strategic Development Solutions (SDS), who undertake impact reports nationally, ensure that 
all the information needed for this impact report is thoroughly collected prior to the close of the 
transaction. Direct conversations are often held in order to best understand the process. These 
interviews may be between the project sponsor staff, development team consultants, commu-
nity stakeholders and other investor staff to elicit relevant project data and projected impacts 
through interviews and other data collection processes. In addition, CDFM completes the col-
lection of project area demographics, socio-economics and other relevant information to more 
fully present the complete scope of the project and its qualitative impacts on the surrounding 
community.

3. Post-Close: DePaolis & Associates works directly with SDS to assess the full scope of project characteristics 
and utilize fiscal policy and economic data to run relevant analyses, considering both construc-
tion and operational phases. Please see Appendix A for further description of IMPLAN, the soft-
ware used for these projections. SDS works closely with the economists and incorporates the fis-
cal and economic projections into the impact report to illustrate the short-term and long-term 
trajectory of these impacts.

4. Post-Stabilization: CDFM wants to ensure that all the projected impacts are updated based on actual and realized 
activities. Within six-months of a project’s stabilization, CDFM reviews the prior projected data 
and makes updates based on the actual numbers. Thus, jobs, wage levels, revenues and other 
such items are all updated. To the extent there are major changes in a project during the life of 
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the DMI investment, the future Reports will also make updates to the specific project to account 
for these changes.

EVALUATING ECONOMIC DEVELOPMENT IMPACTS
In measuring the Second Bottom Line effectiveness of each investment, SDS and DePaolis & Associates apply quantitative 
economic analysis to the project data.  DePaolis & Associates, which specializes in quantitative analysis of this type, is re-
sponsible for the economic model that determines the projections for this section.  The economic impact analysis provides 
a forecast of the project’s employment and output effects on the local economy. Two time periods are considered: 

Construction:   the period that covers the predevelopment planning process to construction 
   completion; 
Project Operations:  the annual recurring on-site operations of the project;

In addition to quantitative data produced by IMPLAN, SDS conducts interviews with project stakeholders to assess impacts 
such as area revitalization and the quality and accessibility of jobs created.

EVALUATING SOCIAL & COMMUNITY DEVELOPMENT IMPACTS
Social and Community Development Impact analysis examines how an investment positively impacts the community in 
which it is located.  These impacts include the provision of products and services such as healthy foods, healthcare, chari-
ties and non-profit organizations providing services, recreational or community amenities such as parks or other beneficial 
elements. A significant impact highlighted is the “place making” component projects have in their community. 

EVALUATING ENVIRONMENTAL IMPACTS
Environmental Impact Analysis looks at how the project benefits the environment. Information derived from the devel-
oper/project sponsor is collected and included in the report relative to energy efficiency, LEED (or other) certifications, 
environmental clean-up such as Brownfield remediation, reduced CO2 emissions, reduction in water usage,  encouraging 
walking and non-motorized transportation, encouraging density and non-surface parking and inclusion of other smart 
growth principles.

EVALUATING FISCAL IMPACTS
The fiscal impact analysis establishes the amount of tax revenues generated by each project, and, if government subsidy 
is involved, the payback period for the public-sector investment (subsidy) in the project. There are two tax-generating 
periods analyzed:

Construction:   the tax revenues generated during the construction period;
Project Operations:  the tax revenues resulting from the recurring annual on-site operations of the project;

Three levels of government were accounted for in determining the “cumulative tax revenue” projections used for this analy-
sis: federal, state and city. In the case of a payback period analysis, the 20-year present value (PV) of the cumulative tax 
revenues are then compared to the taxpayer invested subsidy into the project. Fiscal impacts result from the economic 
activity generated by the direct, indirect and induced spending, and include all payments made to governments. Both fed-
eral fiscal impacts and state and local impacts are estimated. The separation between state and local taxes is often difficult 
to estimate with certainty and thus they are aggregated. Further assumptions regarding methodology are in Appendix B.

The quantitative economic and fiscal impacts outlined in the report are drawn from IMPLAN, a computer-based input-
output modeling system used by over 1,500 federal, state and local agencies, research universities and non-profit orga-
nizations. The model captures what each business or sector must purchase from every other sector in order to produce a 
dollar’s worth of goods or services. Further information regarding IMPLAN is in Appendix A. 
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1.4  WHY DEVELOP MICHIGAN PROVIDES AN IMPACT REPORT 

This report uses a combination of quantitative data and qualitative information to comprehensively capture, analyze and 
communicate the full scope of a project’s benefits and impacts. This impact report is an internal document created for the 
use of the Fund’s management and the investors to serve the following: 

INVESTORS/LENDERS
Investors in the Develop Michigan Real Estate Fund seek to understand the impacts of this mission-driven Fund. This is 
particularly true of bank investors, which might be eligible to receive Community Reinvestment Act (CRA) consideration 
for their investments. 

GOVERNMENT AND TAXPAYERS
As stewards of the taxpayers’ dollars, local, state and federal government typically want to understand the impacts of proj-
ects they help finance. Reports such as this help these government entities to understand and communicate the value and 
return on the taxpayers’ investment in these efforts. This is particularly true in the case of Develop Michigan Real Estate 
Fund. The Michigan Strategic Fund, having made a substantial public-sector investment, needs to understand how this 
government support translates into impacts such as: improving the lives of lower-income families, revitalization, catalytic 
impacts, as well as meeting the state’s goals of increasing “place making” in communities across the state. The fiscal assess-
ment of the tax revenues potentially generated over 20 years also helps inform policy makers of the revenues generated 
as a result  of these investments. 

DMIRF MANAGEMENT AND STAFF 
By comprehensively reporting the impacts, continuously seeking investor feedback on our process and reporting, and 
updating the impacts annually, DMIRF management and staff can better understand the extent of the impacts the invest-
ments are making. This feedback loop allows us to fine tune our internal processes and deployments strategies in order to 
best meet the mission of the Fund. 
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RESIDENCES AT THIRTY 
TWO 50

FLAGSTAR STRAND 
THEATRE

TRUMBULL AND PORTER 
HOTEL

2016 TOTALS 

Project Description

Location Auburn Hills Pontiac Detroit

LMI Community Status Middle-Income Low-Income Unclassified

Asset Type

Mixed-use with ground 
level retail and market 
rate apartment units 
above

Mixed-use: theater, 
retail, restaurant

Flagged full-service hotel

Closing Date 10/17/16 2/22/16 9/22/16

Development Size 39,779 sq. ft. 45,628 sq. ft. 177,351 sq. ft. 262,758 sq. ft.

Total Project Cost $7.3M $19.8M $10.8M $37.9M

DMIRF Loan Size $0.8M $3.9M $7.85M $12.55M

Low-Income Community Impacts

Economic Benefits for Low-Income 
Persons

12 LMI tenant retail jobs.
81 New Jobs for a 
recovering downtown 
area. 

50 FTE positions for LMI 
positions. Made in Michi-
gan interior initative for 
the decor. 

Social/ Community  Benefits 

Needed market-rate 
housing near univeris-
ties. Accepts housing 
vouchers

Increases access to the 
arts for underserved 
pontiac students and 
community. Reduces 
blight. 

Showcases local artists in 
interior design. Trans-
formation of blighted 
property. 

Economic & Fiscal Impacts*

Direct Operations Jobs Created 15 81 71 (50 FTE) 146

Indirect & Induced Permanent Jobs 
Created

6 27 32 65

Annual Average Employee Compen-
sation

$0.8M $3.3M $3.0M $7.1M

Annual Average Economic Output $2.2M $9.3M $9.8M $21.3M

Catalytic Impacts
Housing will help spur 
local development in 
downtown area.

Will help  increase 
development and 
investment in blighted 
downtown area.

Location helps increase 
tourism access which will 
suport the recovery of the 
Detroit economy.

Other Economic Impacts
Construction and Per-
manent Jobs Created

Construction and Per-
manent Jobs Created 

Construction and Perma-
nent Jobs Created

Construction Tax Revenue Generated $1.1M $4.9M $2.0M $8.0M

Annual Operational Tax Revenue 
Generated

$0.4M $1.4M $1.7M $3.5M

Environmental Impacts

Other Environmental Impacts
Brownfield Remediation, 
National Green Building 
Standard Certification 

Brownfield 
Remediation, Adaptive 
Reuse

Adaptive Reuse, reduced 
gas consumption by 25%;  
bike fleet for guests

Walk Score** 61 49 79

1.5 FUND IMPACT OVERVIEW

*Employee Compensation, Economic Output and Tax Revenues generated include indirect and induced impacts
**Walk Score: 90-100 Walker’s Paradise; 70-89 Very Walkable; 50-69 Somewhat Walkable; 0-49 Car-Dependent
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CAPITOL PARK LOFTS
EAST MAIN 

REDEVELOPMENT

WRIGHT 
OPERA BLOCK 

(FORECLOSURE)

HARRIS LOFTS 
(FORECLOSURE)

DARTMOUTH 
SQUARE 

APARTMENTS 
(EXITED)

2015 TOTALS 
(EXCLUDES THE 

FOREFRONT)

Project Description

Location Detroit Milan Alma Grand Rapids Inkster

LMI Community Status Low-Income Middle-Income Middle-Income
Moderate-
Income

Moderate-
Income

Asset Type Mixed-Use Mixed-Use Mixed-Use Mixed-Use Apartments

Closing Date 3/26/15 3/10/15 3/24/15 5/20/15 1/28/15

Development Size 81,036 sq. ft. 24,860 sq. ft. 38,968 sq. ft. 38,000 sq. ft. 97,500 sq. ft. 280,364 sq. ft

Total Project Cost $22.7M $4.4M $6.7M $4.5M $2.1M $40.4M

DMIRF Loan Size $  7.25M $1.62M $1.85M $2.76M $1.45M $14.93M

Low-Income Community Impacts

Economic Benefits for 
Low-Income Persons

Job opportuni-
ties for 168 LMI 
workers 

51% of housing 
residents must 
be LMI

50% of jobs must 
go to LMI workers

Jobs accessible 
to LIPs

Housing acces-
sible to LIPs

Social/Community  
Benefits 

Enhanced walkabil-
ity and placemak-
ing

State of the art 
commercial space 
available

Housing targeted 
to Alma College 
students

Apprenticeship 
program for art 
students

126 units will 
accept voucher 
holders

Economic & Fiscal Impacts*

Direct Operations Jobs 
Created

103 25 45 32 2 207

Indirect & Induced Per-
manent Jobs Created

  23 5 10 17 NA   55

Annual Average Em-
ployee Compensation

$3.7M $0.8M $1.7M $1.7M $0.2M $ 8.1M

Annual Average Eco-
nomic Output

$7.6M $1.7M $4.1M $5.1M $0.5M $19.0M

Catalytic Impacts

Has brought other 
developers to 
renovate 17 other 
properties within 
the Capitol Park 
District

Increases density 
in the downtown; 
Encourages fur-
ther downtown 
development

Supports rede-
velopment of the 
central business 
district

Invigorates the 
arts commu-
nity in the area

Reinvigorates 
the area

Other Economic 
Impacts

Critical component 
of the master 
plan for remaking 
downtown Detroit

City Council 
established a 
Commercial 
Rehabilitation Tax 
Abatement Policy

Flexible leases at 
30% below market 
to encourage 
economic devel-
opment

Renovation 
revitalizes 
Heartside Art 
District

Quality 
housing in a 
neighborhood 
with signs of 
blight

Construction Tax Rev-
enue Generated

$2.5M $1.4M $0.6M $1.0M $0.5M $6.0M

Annual Operational Tax 
Revenue Generated

$1.5M $0.3M $0.8M $0.6M $0.1M $3.3M

Environmental Impacts

Other Environmental 
Impacts

Transit-oriented 
development; con-
tains greenspace

LEED compliant; 
recycling building 
materials

Built to LEED 
standards; 90% of 
building materials 
re-used

Brownfield; 
Smart Growth

Reduces blight

Walk Score** 98 50 54 95 33

*Employee Compensation, Economic Output and Tax Revenues generated include indirect and induced impacts
**Walk Score: 90-100 Walker’s Paradise; 70-89 Very Walkable; 50-69 Somewhat Walkable; 0-49 Car-Dependent
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THE FOREFRONT 
(INCLUDES 2ND 

INVESTMENT IN 2015)

INTERNATIONAL CENTER 
BUILDING

332 LINCOLN        
(EXITED)

PRONTO! BUILDING 
(EXITED)

2014 TOTALS

Project Description

Location Birmingham Detroit Royal Oak Royal Oak

LMI Community Status Upper-Income Middle-Income Middle-Income Upper-Income

Asset Type Mixed-Use Mixed-Use Mixed-Use Mixed-Use

Closing Date 8/20/15; 5/29/14 9/30/14 10/8/14 10/8/14

Development Size 48,500 sq. ft. 202,568 sq. ft. 36,000 sq. ft. 16,000 sq. ft. 303,068 sq. ft

Total Project Cost $12.6M $5.6M $2.35M $1.75M $22.3M

DMIRF Loan Size $  4.77M $5.6M $1.50M $1.50M $13.37M

Low-Income Community Impacts

Economic Benefits for 
Low-Income Persons

Jobs accessible to LIPs Jobs accessible to LIPs Jobs accessible to LIPs
Jobs accessible to 
LIPs

Social/Community 
Benefits 

Enhanced walkability 
and placemaking

Increased walkability
Revitalizing industrial 
area; first food option 
in that area

Retail and food op-
tions for area

Economic & Fiscal Impacts*

Direct Operations Jobs 
Created & Retained

Created: 45
Created: 40  
Retained: 607

Created: 43 
Retained:12

Created: 17 
Retained: 67

Created: 145 
Retained: 686

Indirect & Induced Perma-
nent Jobs Created

33 22 2 10   67

Annual Average Employee 
Compensation

$4.4M $2.6M $2.7M $1.4M $11.1M

Annual Average Economic 
Output

$10M $6.3 $6.9M $3.1M $26.3M

Catalytic Impacts
Expected to encour-
age the redevlopment 
of similar properties

Several buildings in 
the downtown area 
currently being reno-
vated as mixed use 
developments

Supports craft beer 
industry which is 
backed by state 
legislation

Attracts businesses 
and entrepreneurs 
through ‘placemak-
ing’

Other Economic Impacts
Increased housing; 
supports the retail 
district 

Supports the con-
tinued operation 
of the building and 
employment of low- 
to moderate-income 
employees

Additional tenants to 
be start-up or incuba-
tor type

Meets demand for 
small office space

Construction Tax Revenue 
Generated

$13.9M NA $0.5M NA $14.4M

Annual Operational Tax 
Revenue Generated

$1M $.7M $0.7M $0.3M $2.7M

Environmental Impacts

Other Environmental 
Impacts

Brownfield redevelop-
ment; steel recycled 
during construction; 
Energy Star appliances 
in all units, bicycle rack 
on site 

Walkability encour-
ages alternative 
transportation

Adaptive reuse of 
obsolete warehouse; 
walkability 
encourages alternative 
transportation

Walkability encour-
ages alternative 
transportation

Walk Score** 93 97 83 90

*Employee Compensation, Economic Output and Tax Revenues generated include indirect and induced impacts
**Walk Score: 90-100 Walker’s Paradise; 70-89 Very Walkable; 50-69 Somewhat Walkable; 0-49 Car-Dependent
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2.0 PROJECT OVERVIEWS

# Project Name Developer City Investment Year Page Number

1 Residences at Thirty Two 50 Foremost Development Company Auburn Hills 2016 10

2 Flagstar Strand Theatre Strand Theater Owner, LLC Pontiac 2016 14

3 Trumbull and Porter Hotel Corktown Hotel LLC Detroit 2016 19

4 Capitol Park Lofts 1145 Griswold Street, LLC Detroit 2015 24

5 East Main Street Redevelopment Wabash & Main, LLC Milan 2015 29

6 The Forefront 400 S. Old Woodward LLC Birmingham 2014 & 2015 34

7 International Center Building 400 Monroe Ltd Partnership Detroit 2014 39

Exited Projects

8 Wright Opera Block Kurt Wassenaar Alma 2015 43

9 Harris Lofts Robert Dykstra Grand Rapids 2015 48

10 Dartmouth Square Apartments Ginosko Development Company Inkster 2015 53

11 332 Lincoln 6300 Hughes LLC Royal Oak 2014 56

12 Pronto! Building 600 Washington LLC Royal Oak 2014 61
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NEEDED HOUSING DEVELOPMENT IN 
COMMERCIAL AREA
The Residences is located at the southwest corner of Au-
burn Road and S. Squirrel Road, Auburn Hills, Oakland 
County, Michigan and is approximately 43,045 square 
feet or 1.08 acres. The proposed development will con-
sist of a four-story mixed-use building containing a total 
of 50,379 square feet. It will consist of ground level retail 
and 48 market rate apartment units with a multi-media 
room above. Site improvements will include concrete 
walks and asphalt paved parking and landscaping. The 
building will be constructed of a metal frame with brick, 
stone and cement fiberboard exterior. The building will 
have a pitched roof with fiberglass shingle. 

The first floor will contain 3,918 square feet of retail space 
and will consist of 5-6 retail bays. 1-2 bays will be 1200 - 
1500 square feet and the remaining bays will be 600 - 700 
square feet. Tenants in the large bays are expected to be 
a bicycle shop and a coffee shop. 

The three floors above the retail space will contain 48 
apartment units. There will be 36 one-bedroom one bath 
units and 12 two-bedroom two bath units. The interior 
improvements will consist of painted drywall walls, a 
mixture of hardwood, and ceramic flooring. High end 
finishing will include stainless steel refrigerators, electric 
stoves, microwave oven, granite counter tops, high-end 

 PROJECT OVERVIEW

PROJECT BASICS

Location
Auburn Road and S. Squirrel 
Road Auburn Hills, MI 48326

Asset Type
Mixed-use with ground level 
retail and market rate apartment 
units above

Owner Terry Bailey / Elias Xenos

Total Project Cost $ 7.3M

HUD - Senior Debt $ 6.2M

DMIRF $ 0.8M

Developer Equity $ 0.3M 

Project Timeframe
Start Date:    January 2017    
End Date:      February  2018       

Projected Exit Date 2020

COMMUNITY NEED

LMI Community Status Middle

Area Median Income 153.6% 1

Poverty Rate 27.4% 2

Unemployment Rate 5.3% 3

Economic Zones None

wood cabinets, light fixtures and plumbing. Heat will be 
provided by individual gas-fired furnaces with central air 
conditioning. Units will have individual 40-gallon hot wa-
ter heaters and high speed internet access.

SPONSOR BACKGROUND
Foremost Development Company was formed in 2013 to 
develop, construct and manage apartment communities 
in Michigan, Ohio and other Midwestern markets. The 
principals of Foremost Development Company (“FDC”) 
are Terry L. Bailey and Elias T. Xenos. Mr. Bailey has over 
thirty (30) years of real estate experience, specifically in 
acquisitions, development and construction of multi-
family properties. Prior to forming FDC with Mr. Xenos 
he had his own construction company and prior to that 
he worked for a major Midwestern multifamily develop-

RESIDENCES AT THIRTY-TWO 50
Auburn Hills, Oakland County

2.1 ACTIVE PROJECT OVERVIEWS
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ment company. Mr. Bailey has structured over $3 Billion 
of real estate transactions and supervised the develop-
ment and construction of over 20,000 residential apart-
ment units. Mr. Xenos is responsible for FDC’s legal and 
financial operations. Mr. Xenos has both a Juris Doctorate 
degree and a MBA.  Mr. Xenos has his own legal practice 
specializing in real estate and has represented clients in 
mergers and acquisitions, deal structuring, finance, loan 
workouts and litigation matters.

PROJECT GENESIS 
This project was created to satisfy the need for urban 
housing and retail within the Auburn Hills community 
and increase the walkable urbanism of the downtown 
area. Since 2002, only 200 comparable apartment units 
have been built in the city and the surrounding area 
is mainly commercial national headquarters for large 
corporations. For example, Fiat Chrysler’s international 
headquarters is 1 mile away. In addition, the develop-
ment is near local colleges such as Oakland University 
(1.5 - 2 miles), Baker College (3 miles), and Oakland Com-
munity College (7 miles). This development is specifically 
aimed towards ‘millennial’ and ‘empty nester’ lifestyle 
preferences.

SITE BACKGROUND 
The City of Auburn Hills is in central Oakland County 
which is approximately 25 miles north of the Detroit’s 
Central Business District. Auburn Hills began as a Pontiac 
Township, including the village of Auburn which was es-
tablished in 1821 at what is today the corner of Auburn 
and Squirrel roads situated on the Clinton River. Auburn 
Hills is part of the Warren-Troy-Farmington Hills Metro-
politan Statistical Area (MSA). Auburn Hills has significant 
office and industrial development within its boundaries. 
Much of this is associated with the automotive industry 
as the city is the home of Fiat Chrysler’s North American 
headquarters, which employs 15,000 workers as of Janu-
ary 2017. 4

The Residences is situated in Downtown Auburn Hills, 
an emerging district that currently offers several ‘mom 
and pop’ retail locations. The retail area is well leased 
up with no vacant retail spaces available. Major retailers 
are within two miles of the subject along Adams Road 
in the neighboring city of Rochester Hills. Local eateries 
are primarily located along the major arterial streets in 
the area such as Adams Road, Auburn Road and Walton 

Boulevard. 

Most of the residential development in the area was con-
structed between 1940 and 1980 and would be classified 
as tract housing with a median value of approximately 
$200,000.  Within the immediate area of the property, 
there has been some new and/or redevelopment activity 
over recent years. Auburn Hills is served by four public 
school districts and Oakland University a four-year uni-
versity is just north of the city in neighboring Rochester 
Hills, with a total enrollment for Fall 2016 of 20,000 stu-
dents including 3,444 graduate students. 5 Health care 
services are available at several nearby hospitals includ-
ing St. Joseph Mercy in Pontiac, Crittenton in Rochester 
Hills and Beaumont Hospital in Royal Oak. Auburn Hills 
has its own public safety services including police, fire 
department and emergency medical services. 

Residences at Thirty-Two 50

From nearest to farthest:
Baker College
Oakland University
Oakland Community College

PROJECT FINANCING 
Residences at Thirty-Two 50 redevelopment was a 
$7.3M project to be financed with $6.2M in Senior Debt 
from HUD, $800,000 of DMIRF financing and just over 
$300,000 of developer equity. The property is currently 
owned by the City of Auburn Hills and is under contract 
to be purchased by the Borrower for $225,000.
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IMPACT ON LOW- AND MODERATE-
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

Will create 12 tenant jobs that will be accessible and likely to em-
ploy Low- and Moderate-Income persons

Housing will accept vouchers

ECONOMIC & FISCAL IMPACTS

Construction Jobs 36

Permanent Jobs 15

20-Year Compensation Impact $17.5M

Total Tax Generated (20-year PV) $9.5M

ENVIRONMENTAL IMPACTS

Brownfield Site cleanup

National Green Building Standard Certification for Housing

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

CONSTRUCTION TOTAL (PV)

Employee Compensation $3.9M

Economic Output $9.4M

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $13.6M

Economic Output $39.3M

AREA IMPACTS TOTAL

Permanent Jobs Created 15

Housing helps spur local development

The 3 full time jobs related to the operation of the apart-
ment units will be considered new for the city at a salary 
range of $35,000 – $45,000. These jobs include a man-
ager, a regional manager, and a maintenance staff mem-

ber will all receive 401K benefits, healthcare benefits, and 
discounted fitness center access benefits. In addition, 
the management company KMG Prestige provides all its 
employees with online trainings to encourage advance-
ment within the company.

An estimated 36 construction jobs will be created from 
this development. All construction will be done by a lo-
cal construction company. The ground level tenants will 
bring an estimated 9-12 full time jobs. Furthermore, this 
development is expected to spur downtown develop-
ment and create services for new residences. DMI be-
lieves that low and moderate income individuals will 
have access and likely fill these tenant positions.

CRA: DMI analysis shows this project should meet the 
Small Business Administration’s definition of a small 
business.  The Borrower has a NAICS code – 531110 (Les-
sors of Residential Buildings and Dwellings).  The reve-
nue limit for this NAICS code is $27.5 million.   Current 
gross annual revenue for the Borrower is approximately 
$770,000 - $800,000.  Based on wage information from 
the Bureau of Labor Statistics and current income limits, 
12 projected jobs (80%) meet the low and moderate-
income threshold.

SOCIAL/COMMUNITY IMPACT
The Site has a walk score of 61 which is defined as some-
what walkable. 6 However, this development will focus 
on increasing walkability to the surrounding downtown 
and headquarters of major corporations. The site is with-
in 200 yards of a pedestrian trail and public park and will 
have retail on the lower level.

It provides needed housing to an area of mostly com-

RESIDENCES AT THIRTY-TWO 50 FINANCING
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mercial development. Located in proximity to many em-
ployers (Chrysler, Oakland University, etc..) which allows 
these residences to live in quality housing near their jobs. 
In addition, this will spur more service industry and res-
taurant businesses which will meet the needs of this new 
population. These market rate apartments will accept 
housing vouchers. 

ENVIRONMENTAL IMPACT
This site is a Brownfield and has gone through phases 1 
and 2 of Baseline Environmental Assessments (BEA) re-
mediation. This has been made possible by the MDEQ 
(Michigan Department of Environmental Quality) and 
the LSRRF (Local Site Remediation Revolving Fund) to 
conduct the cleanup. 

All units will be furnished in accordance with HUD and 
Michigan State Housing Development Authority (MSH-
DA) approved National Green Building Standard Certi-
fication (NGBS). This certification, requires that the site 
has high performance in six  areas: Site Design, Resource 
Efficiency, Water Efficiency, Energy Efficiency, Indoor En-
vironmental Quality, and Building Operation & Mainte-
nance. In addition, NGBS approval requires appliances to 
be energy efficient to be eligible. In addition, they plan 
to install low heat windows, HVAC (Heating, Ventilation, 
and Air Conditioning) efficient appliances, and energy 
star appliances. 

FISCAL IMPACT
This project has utilized $800,000 of DMI investment. The 
local, state and federal tax revenue (the “cumulative tax 
revenue”) generated during construction (13 months) is 
$1.1 million (PV). The projected cumulative tax revenue 
generated from annual operations totals $8.4 million 
(PV) over 20 years. Over 20 years, therefore, the total cu-
mulative tax revenue generated from the construction 
and operations of the facility is projected to be $9.5 mil-
lion (PV).

A significant benefit of project is that this property had 
been taken off the tax rolls and was owned by the city’s 
environmental redevelopment entity for more than 20 
years. The project will now generate annual property tax 
payments of approximately $100,000 as well as other 
taxes that before were not being paid at all.

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS 
ANNUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.2M $4.9M

Federal $0.2M $4.6M

TOTAL $0.4M $9.5M

BENEFIT OF INVESTMENT

Ratio 1:1.3      32%
*Combined construction and operations revenues

TAXPAYER REVENUES
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MIXED-USE THEATER RENNOVATION 
CREATES JOBS, PROMOTES THE ARTS, 
AND REVITALIZES DOWNTOWN 
PONTIAC
The Strand Theatre Building is the most significant of 
the four historic buildings being renovated in the city 
of Pontiac. The theater was built in 1921, closed in the 
late 1970s, and has remained vacant. The theater build-
ing and two adjacent and connected retail buildings will 
be restored and renovated into an entertainment center 
which will include a live entertainment auditorium with 
approximately 889 seats, a 150-seat restaurant, bars and 
various spaces for meeting, performances and other 
gatherings. The proposed development has attracted a 
major retail tenant, Slows Bar-B-Q, a very well respected 
local retail restaurant chain, to this location inspiring 
confidence in the revitalization of downtown Pontiac.

The Strand Theatre for the Performing Arts will be a re-
gional destination for adults 35+ and a live entertain-
ment brand that stands for quality, value and innovation 
for both the fans and artist alike. Bookings will consist 
of the world’s finest and most popular artists and per-
formers from all genres of music, theatrical productions, 
arts and educational programming, network television 
broadcasts and special events. This type of programming 
is reflective of management’s experience, relationships 
and knowledge of a wide range of live event categories 
of artists and productions with estimated gross tickets 
sales in the    $250,000 - $300,000 range. 

 PROJECT OVERVIEW

PROJECT BASICS

Location
8 - 12 N. Saginaw 
Pontiac, MI 48342

Asset Type Mixed-Use

Owner
Strand Theatre Owner, LLC; Kyle 
Westberg; Brent Westberg; and, 
West Construction Services

Total Project Cost $19.8M

DMIRF
Construction Loan: $3.99M
Operations Loan:     $0.75M

Project Timeframe
Start: May 2016
End: December 2016

Projected Exit Date 2022

COMMUNITY NEED

LMI Community Status Low

Area Median Income 38.8% 1

Poverty Rate 52% 2

Unemployment Rate 4.6% 3

Economic Zones Historic District

The proposal is to complete a full renovation of the in-
terior, including restoration of the balcony to accommo-
date approximately 889 seats. Additional renovations, ei-
ther completed 
or contemplated 
include a new 
steel roof struc-
ture and single-
ply membrane 
roof covering, 
new interior par-
titioning, new flooring, new ceilings, new mechanical 
equipment including installation of a passenger elevator, 
new electrical and plumbing and new HVAC and back-up 
generator. The theatre operator, separate from the Bor-
rower, will be installing a new lighting system, audio sys-
tem, projection system and restaurant and bar furnishing 
and equipment.

FLAGSTAR STRAND THEATRE
Pontiac, Oakland County
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SPONSOR BACKGROUND
DEVELOPMENT TEAM
There is an experienced development team headed by 
Kyle Westberg and his brother Brent. Headquartered in 
Pontiac, Michigan, Kyle and Brent have been developing 
projects throughout the state of Michigan since 1992.    
Cinnaire personnel have experience working with Kyle 
and Brent as they were the principals in the redevelop-
ment of the Lafayette Lofts for which Cinnaire is manag-
ing the New Markets Tax Credit investment for the Michi-
gan Magnet Fund. The rest of the development team 
includes Plante & Moran as tax advisors, Rochelle Lento 
of the Dykema Gossett law firm, Kristine Kidorf of Kidorf 
Preservation Consulting as Historic Consultant and TDG 
Architects as architects.

“We feel that a performing arts theater, a 
destination gem, will bring in more restaurants 

and retail establishments.  We feel that it 
will bring more job opportunities for the 

citizens of Pontiac. We can see a day when 
downtown Pontiac will be the arts, cultural and 
entertainment center for all of Oakland County. 

We don’t have a district like that now in the 
county. We feel that downtown Pontiac has the 

potential to be that” 4 

- Kyle Westberg, Developer

ENCORE PERFORMING ARTS CENTER – MASTER 
LESSEE
The Strand Theatre will be operated under a lease with 
Encore Performing Arts Center. Encore Performing Arts 
Center (“Encore”) is a 501(c)(3) charitable organization 
and will direct all theater operations and programming. 
Encore is a start-up company with no operating history. 
However, Bill Lee, the Executive Director, has been in 
the entertainment promotion business for almost thirty 
years. Prior to joining Encore, Mr. Lee was Senior Vice 
President/Executive Producer for Celebrity Events Group,  
spent a total of thirteen years with Olympia Entertain-
ment (the entertainment arm of the Illitch family of busi-
nesses including Joe Louis Arena, Cobo Center, Comerica 
Park, Second City Comedy Theatre, Masonic Temple The-
ater and the Fox Theater), and the last eight as Vice Presi-
dent of Sales and Marketing. 

Bill Lee, President and CEO, of Encore Performing Arts 
Center will manage daily operations. Bill has spent the 
past year communicating and negotiating with national 
promoters and agents to line up the programming cal-
endar. Additionally, Bill has secured interest from major 
organizations for support of the theatre through rental 
opportunities and corporate events. Organizations such 
as St. Joseph Mercy Hospital, McLaren Oakland Hospital, 
Oakland County, Oakland University are all ready to book 
corporate events. Ticketmaster and Live Nation will be 
strategic partners in the theatre providing professional 
ticketing, programming and promotions. The local PBS 
TV affiliate is working with Bill on direct programming 
content. Contracts will be signed upon closing of the 
development financing of the theatre. Live Nation has 
indicated a strong interest in being the promoter for The 
Strand Theatre.

SITE BACKGROUND
Pontiac is in central Oakland County, approximately thirty 
miles northwest of the City of Detroit. Currently, Pontiac 
encompasses approximately 20.28 square miles and has 
59,887 residents (2013). Pontiac had tremendous growth 
during the 1920s and 1930s as tens of thousands of auto-
workers moved there from the South to work in General 
Motors’ Pontiac assembly plants. Pontiac has grown and 
suffered the same setbacks that the automobile indus-
try has over the intervening years which has resulted in 
vacancies downtown. Several attempts have been made 
over the years to revitalize the City’s downtown area with 
limited success. Pontiac was placed under emergency 
management by the State in 2009. Pontiac’s 52% poverty 
rate underscores the depth of economic need within the 
city.  Pontiac’s financial position improved significantly 
and the Emergency Financial Manager was removed in 
2014. The City appears to be in the initial stages of revi-
talization.  Since the first quarter of 2011, there has been 
a net gain of approximately 100 new businesses in Pon-
tiac’s downtown and 60 new loft apartments were devel-
oped and are fully occupied. 

The Strand Theatre was constructed in 1921 and original-
ly consisted of a three-story, Renaissance style building 
with 1,200 seats spread amongst a main floor and two 
balconies. In addition, 2-story brick retail buildings were 
built adjoining the theater building. In its heyday, The 
Strand was one of six movie palaces comprising Pontiac’s 
bustling downtown Theatre District. The property was 
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abandoned in the late 1970s after going through several 
alternative uses and remained vacant until purchased by 
the City of Pontiac in 1986. The City spent approximately 
$7.6 million partially renovating the property but discon-
tinued when available funds ran out in 2006. The prop-
erty was purchased by the current owners in 2013. 

PROJECT FINANCING
The Project has the full support of the City of Pontiac, the 
County of Oakland and the State which has approved a 
combination of CRP grant and loan of $4,500,000 to de-
fray most of the cost of the redevelopment.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

Theater and restaurant will create 30-40 jobs accessible to Low- and 
Moderate-Income workers 

Access to the arts in a low-income school district

ECONOMIC & FISCAL IMPACTS

Construction Jobs 133

Permanent Jobs 81

20-Year Compensation Impact $73.7M

Total Tax Generated (20-year PV) $32.5M

Taxpayer Breakeven Year 3

20-Year Taxpayer ROI 401.6%

Modified IRR 98.6%

ENVIRONMENTAL IMPACTS

Energy Star appliances

Brownfield remediation

Adaptive Reuse saved waste, cost of demo and new construction

Increase foot traffic

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

CONSTRUCTION TOTAL (PV)

Employee Compensation $17.0M

Economic Output $41.5M

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $56.6M

Economic Output $159.6M

AREA IMPACTS TOTAL

Construction Jobs Created 133

Permanent Jobs Created  81

Brings new jobs to a recovering downtown area 

Both the theatre operation and the restaurant are typi-
cally labor intensive industries. The two ventures will 
provide job opportunities from minimum to middle-
income wages. It is estimated that the theatre and res-
taurant will each produce as many as 30 – 40 new jobs.

The project is in the middle of Pontiac’s Central Busi-
ness District, once known as the City’s Theatre District. 
The renovation of the property will provide both tem-
porary construction jobs and permanent jobs working 
in the theatre and the adjoining Slows BBQ Restaurant. 
The theatre and the restaurant will increase traffic in the 
area which will support & promote more traffic into oth-
er downtown commercial businesses. Many city, county 
and state civic leaders believe that the renovation of The 
Strand Theatre will be the catalyst needed to start the 
City of Pontiac total revitalization. 

Kyle Westberg, head of the development team, noted 
that this mixed-use development has already inspired 

FLAGSTAR STRAND THEATRE FINANCING
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new businesses to enter downtown Pontiac. He has 
seen an influx of investors purchasing properties in the 
downtown. Some of these properties are in the rede-
velopment process now, including: Oakland Tower (132 
new residential units in historic building), a new small 
100 seat theatre (Pontiac Little Arts Theatre), Fillmore 13 
restaurant, Exfirmentation restaurant, and several new IT 
firms with approximately 100 employees.

CRA: In addition to being in a low income census tract, 
DMI believes the project meets the Revitalize and Sta-
bilize Test as this project will revitalize and stabilize the 
area. It is an entertainment venue that will attract and 
retain businesses that will provide goods and services to 
the new customers coming into the area. Based on wage 
information from the Bureau of Labor Statistics and cur-
rent income limits, 30-40 projected jobs (100%) meet the 
low and moderate-income threshold. It is also consistent 
with the Pontiac Downtown Business Association’s Main 
Street program that focuses on Economic Development 
and Historic Preservation. Downtown Pontiac is a mem-
ber of Main Street Oakland County, the first county-wide 
Main Street program in the country. The project also in-
corporates Brownfield remediation of the historic site. 
This project also qualified for Historical Tax Credits as well 
as a Community Revitalization Program grant from the 
Michigan Economic Development Corporation.

SOCIAL & COMMUNITY IMPACT
In addition to touring artists, The Strand will produce 
and present performances and jam sessions with local 
metro Detroit’s music elite. Programming under negotia-
tions includes weekly or monthly shows by international 
contemporary jazz recording artist Alexander Zonjic with 
possible sit-in performances by the likes of Kenny G. A 
theater house band that will accompany the acts will be 
performed by former and non-touring members of Bob 
Seger’s Silver Bullet Band or the remaining Funk Brothers 
and Motown alumni.

New York Broadway pro-
ducers such as Colum-
bia Artists Management, 
have communicated with 
Encore for the Strand to 
be a site for theatrical 

productions to workshop and preview plays and musi-
cals before a live audience in preparation for their runs 
on The Great White Way. The Strand will also tap into 
outreach programs sponsored by the Detroit Symphony 
Orchestra and The Oakland University theater and music 
departments. These outreach programs will bring more 
arts programs and exposure to the underserved students 
of the Pontiac School District.

In addition, all major media outlets that represent Tele-
vision, Radio and Print have toured the theatre and are 
committed to supporting the project through program-
ming events, philanthropic support and community en-
gagement.

This project’s focus 
on reducing blight 
for the community 
while taking into 
account the local 
interests was shown 
through the Buyer’s 
motives. Kyle West-
berg and his partner 
and brother Brent 
Westberg purchased 

the theatre in 2013 from the city of Pontiac. At the time, 
another potential buyer was considering turning the 
empty building into a nightclub. Westberg said that he 
did not see that as the best use of the space. “We knew 
the theatre was in great shape, that it was an iconic and 
a gem of the community,” Westberg said. “We thought it 
should remain a performing-arts theater as originally in-
tended.”   

ENVIRONMENTAL IMPACT
Because this project is an adaptive reuse project rather 
than a new construction project, they have saved sig-
nificant resources while developing this previously con-
demned property, including Brownfield remediation. 
When planning the renovation, this project took various 
steps to minimize their environmental impact during the 
operational phase and construction phase.  Furthermore, 
the project plans to install Energy Star equipment.

The project is located on the major north/south surface 
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street in the Central Business District and will enhance 
the walkability of the downtown area and will enhance 
commercial and retail activity in the area. Pontiac’s cur-
rent walkability score is low at 49 (score of 25 – 49 is car-
dependent meaning that most errands require a car. 5

FISCAL IMPACT
THE TAXPAYER INVESTMENT SUBSIDY
The taxpayer investment subsidy is the total gross dollar 
amount of all government subsidies used for the proj-
ect. The MSF grant was funded in year 1 and Historic Tax 
Credits are claimed at the time the property (the building 
or significant portions of the building) becomes opera-
tional which also occurred in Year 1 so the full value is 
assessed.

 TAXPAYER SUBSIDY

GOVERNMENT 
SOURCE

INVESTMENT SUBSIDY
PRESENT 
VALUE (PV)

MSF Grant $3.3M $3.3M $3.3M

CRP Grant $3.1M $3.1M $3.1M

Historic Tax Credits $1.5M $1.5M $1.5M 

TOTAL $7.9M $7.9M $7.9M

BREAKEVEN, RETURN ON INVESTMENT AND 
INTERNAL RATE OF RETURN TO TAXPAYERS
The fiscal return to the taxpayers is substantial. The $7.9 
million of government funding is projected to generate 
over $32 million (PV) of cumulative (local, state and fed-
eral) tax revenues from construction (10 months) and op-
erations (19.2 years). By Year 3 the project achieves the 
taxpayer breakeven point as the cumulative tax revenues 
generated equal the amount of the original taxpayer 
subsidy, thus the full $7.9 million of subsidy has been 
‘recouped’ by the taxpayers.  The 20-year cumulative tax 
revenues of nearly $32.5 million result in a Return on the 
Taxpayer’s Investment of more than 400% over this pe-
riod (annualized return). The Modified Internal Rate of 
Return (MIRR) to taxpayers is 99%. 

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS 
ANNUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.6M $13.3M

Federal $0.8M $19.2M

TOTAL $1.4M $32.5M

Benefit of Investment Ratio

Ratio 7.6
*Combined construction and operations revenues

TAXPAYER REVENUES
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HOTEL CREATES JOBS AND SENSE OF 
NEIGHBORHOOD IN CORKTOWN
The Trumbull and Porter Hotel (approximately 117,351 
square feet) was originally constructed in 1964 as the 
first full-service Holiday Inn with a courtyard and pool. 
The property was operated as a Holiday Inn until the 
mid-1990s when the then current ownership lost its 
‘Flag’ and the property was run as an independent hotel. 
The hotel underwent a renovation in the early 2000s, but 
was unable to transition into a reputable property. The 
property was subsequently abandoned by the former 
hotel operators several years ago, and was occupied by 
squatters until its purchase by the current ownership in 
October 2014.

The new ownership commenced remaining renovations 
in the Fall of 2016. The initial renovation included the first 
72 rooms, common areas on the third and fourth floors, 
a new lobby area on the first floor, new landscaping, 
and paved parking areas. The hotel was opened under 
Choice Hotel’s Ascend brand, which is the company’s 
flagged “hip” brand to appeal to the millennial traveler. 
When complete, property improvements will include 
144 newly renovated hotel rooms, completely renovated 
common areas and façade, a new workout facility, open 
courtyard with a band shell and gazebo and a brand 
new, full service restaurant with indoor/outdoor seat-
ing, lounge, kitchen and bar area. There will also be a 
business center, sundries shop, bicycle rentals, meeting 
space, vending and ice machines.

The loan will be used to pay-off an existing $5 million

 PROJECT OVERVIEW

PROJECT BASICS

Location
1331 Trumbull Street
Detroit, MI 48226

Asset Type Flagged full-service hotel

Owner Barry Caplan and Leo Lee

Total Project Cost $ 10.8M

DMIRF Loan $ 7.9M

Senior Equity $ 2.9M 

Project Timeframe
Start Date:    September 2016   
End Date:      May  2017       

Projected Exit Date 2018

COMMUNITY NEED

LMI Community Status Unclassified

Area Median Income 68.1% 1

Poverty Rate 14.4% 2

Unemployment Rate 5.7% 3

Economic Zones Economic Empowerment Zone

loan. The remainder will be used to complete the renova-
tions of the remaining 72 hotel rooms, the common ar-
eas on the first and second floors and a complete build-
out of the proposed restaurant, bar area and kitchen 
area. The sponsors will bring additional capital to acquire 
the kitchen equipment and complete the proposed im-
provements to the ‘courtyard’ area. 

SPONSOR BACKGROUND
The experienced development team on this project, Ac-
cess Hospitality, is comprised of two individuals: Barry 
Caplan and Leo Lee.

Barry Caplan has over 25 years of hotel sales and op-
erations experience. Prior to co-founding Access Ho-
tels and Resorts, Mr. Caplan held the position of Senior 
Vice President of Sales for the Melrose Hotel Company, 
overseeing top-line revenue generation and sales force 
management. Prior to joining The Melrose Hotel Com-
pany, Mr. Caplan served as the director of operations of 
the Midwest region for several Doubletree Hotels. During 
this time, he oversaw the $12.5 million conversion of the 

TRUMBULL AND PORTER HOTEL 
Detroit, Wayne County



pag e  | 20De v e lo p Mi c h i g a n Re a l es tat e Fu n D

TRUMBULL AND PORTER HOTEL

Royce Hotel to the Doubletree in Detroit. Prior to that, 
Mr. Caplan was Director of National Sales for Hilton Hotel 
Corporation. Mr. Caplan holds a Bachelor of Arts degree 
from Michigan State University. 

Leo Lee is an experienced investor and operator of mul-
tifamily properties primarily located in Los Angeles. Mr. 
Lee has invested in several hotel properties. He has other 
investments in Michigan including an industrial property 
in Highland Park.

Choice Hotels is a publicly traded company with over 
6,600 hotels worldwide and 22,000 loyalty members.

SITE BACKGROUND
Corktown is located just west of Downtown Detroit, 
and is the oldest neighborhood in Detroit. The current 
boundaries include I-75 to the north, the Lodge Freeway 
to the east, Bagley and Porter streets to the south, and 
Rosa Parks Boulevard (12th Street) to the west. The neigh-
borhood was listed on the National Register of Historic 
Places in 1978. As Detroit’s most historic neighborhood, 
Corktown is a thriving district where beautifully restored 

Victorian-style rowhouses and lush gardens are sur-
rounded by a vibrant music, dining and nightlife scene. 
Corktown was home to the Detroit Tigers from 1912-
2009, and the Detroit Lions from 1938-1974. The cozy 
neighborhood adjacent to downtown, built on its solid 
foundation of Irish history, sports, and entertainment 
emerged as one of the most exciting neighborhoods in 
Detroit. New restaurants, pubs and breweries are open-
ing alongside landmarks such as Nancy Whiskey’s and 
Nemo’s. Corktown has had both a stable resident pop-
ulation and stable home prices. New lofts apartments 
and condos have been constructed in recent years. The 
residential community is anchored by Most Holy Trinity 
church and school, one of only four remaining Catholic 
grade schools in the city of Detroit. Corktown has been 
a hotbed of new business from small entrepreneurs 
to large corporations. Ponyride (1401 Vermont Street) 
opened 30,000 square feet of incubator space for socially 
conscious entrepreneurs. The former St. Vincent School 
(2020 14th Street) is now a boutique office building 
catering to small office users. This year Quicken Loans 
opened its 66,000 sf technology center in Corktown. The 
data center will include a 10,000 sf server room. The cen-
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ter is designed to provide the infrastructure and training 
for Quicken’s 1,100-person IT team. Additionally, Quicken 
leases 8 acres of parking in Corktown for its employees 
with shuttle service to Quicken locations around Detroit.

Last year, the American Lightweight and Modern Metals 
Manufacturing Institute, or ALMMII opened. ALMMII — 
led by the University of Michigan; the Columbus, Ohio 
based manufacturing technology nonprofit EWI; and 
Ohio State University opened in a 99,000 square foot 
building at 1400 Rosa Parks Blvd. The $148 million de-
velopment received initial funding from the defense de-
partment and a consortium of universities and business-
es. The company takes innovations made in laboratories 
with lightweight metals and uses them commercially in 
automobiles, aircraft and other industries. 

The site of the former Tiger Stadium (located approxi-
mately three blocks north of the Subject at Michigan and 
Trumbull) is undergoing a $33 million redevelopment 
plan sponsored by the Larson Realty Group that includes 
30,000 square feet of retail, 102 apartment units and 24 
town homes. In addition, the Police Athletic League (PAL) 
has commenced an $11 million renovation of the actual 
Tiger Baseball Diamond including the construction of 
a 2,500 seat stadium with locker rooms which will host 
youth baseball, youth soccer, youth football and other 
youth sports year-round. 

PROJECT FINANCING 
The project involves the refinance of an existing hard-
money acquisition/partial renovation loan of approxi-
mately $5.0 million, with an additional $2.5 million to be 
used to complete the renovation of the hotel rooms and 
build out a full-service restaurant. 

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

All 71 (50 FTE) positions are expected to be available and filled by 
Low- and Moderate-Income individuals

Made in Michigan Initiative: all furnishings are locally sourced in 
Michigan

Location allows easy access for tourism to support the Detroit 
economy

ECONOMIC & FISCAL IMPACTS

Construction Jobs 19

Permanent Jobs 71 (50 FTE)

20-Year Compensation Impact $59.8M

Total Tax Generated (20-year PV) $35.5M

ENVIRONMENTAL IMPACTS

Natural Gas Cost Savings $25,000

Rehabilitation Certificate, removes urban blight

Adaptive Reuse

Increases alternative transportation through fleet of bikes for guest 
use

Locally sourced furnishings reduce transportation and emissions 

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

CONSTRUCTION TOTAL (PV)

Employee Compensation $8.9M

Economic Output $9.0M

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $ 50.9M

Economic Output $165.8M

AREA IMPACTS TOTAL

Construction Jobs Created 20

Permanent Jobs Created 50 FTE

Made in Michigan initiative supports local industries

Location helps support tourism and recovery of Detroit’s economy

TRUMBULL AND PORTER FINANCING
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Redevelopment of the property will create 19 construc-
tion jobs. The hotel and restaurant expect to provide 71 
(50 FTE) permanent positions. DMI believes that low and 
moderate income individuals will fill these 71 permanent 
positions, or have access to them.

CRA:  DMI analysis shows this project should meet the 
Small Business Administration’s definition of a small busi-
ness.  The Borrower has a NAICS code – 721110 (Hotels 
(except Casino Hotels) and Motels).  The revenue limit for 
this NAICS code is $32.5 million. Gross annual revenue 
from room rental, food and beverage sales and other rev-
enues is estimated to be approximately $5.18 million in 
2017.  Based on wage information from the Bureau of La-
bor Statistics and current income limits, 71 (50 FTE) pro-
jected jobs (100%) meet the low and moderate-income 
threshold.  The City of Detroit’s Master Plan of Policies 
(MPP) last updated in 2009, details several policy goals 
aimed at improving the social, economic and physi-
cal development and conservation of the city.  Many of 
these policies goals are targeted to the Corktown area.

The focus of this ho-
tel is to showcase 
products and de-
sign that are “Made 
in Michigan” to help 
support local busi-
ness. The hotel was 
designed by De-

troit-based design company, Patrick Thompson Design, 
and is furnished by local craftsmen such as Herman Mill-
er, Thompson Millworks, and Grand Rapids Chair. Custom 
lighting for the entire hotel was designed by Colin Tury, 
a Michigan artist. In addition, the hotel mural painted 
by Don Kilpatrick and the Detroit Wood Type Company 
and includes the poem 
“While I was Away in 
Detroit” by renowned 
poet David Blair. Nearly 
all the construction 
work was executed by 
the Detroit based ROK 
Construction Services. 

SOCIAL COMMUNITY IMPACT
Since the beginning of the project, engaging the com-
munity has been a priority. To gain support from the 

community, management had collaborated with the 
Corktown Economic Development Corportation (CEDC) 
and other organizations. The CEDC, which spun out of 
the 150-member Corktown Business Association, aims to 
engage not only businesses, but also residents and gov-
ernment stakeholders, in Corktown’s future. Their main 
goal is to respond to residents’ requests to activate Cork-
town outside of that one busy strip of Michigan Avenue. 

“It’s less about coming up with grandiose visions 
that are not engaged with the reality of people’s 
life on the street, and more about really listening 

to the voice of the people and having those 
insights inform solutions.” 

– Chad Rochkind, CEDC 4

In addition to collaborating with the Corktown business 
association, this project has involved the following orga-
nizations: 

 • Corktown Historical Society 
 • Detroit Economic Growth Corporation 
 • D2D program and Metro City match
 • Detroit Metro Convention and Visitors Bureau
 • Detroit Chamber of Commerce 

Ultimately, this project benefits the community because 
it has transformed a condemned and blighted property 
into lively, safe, and secure area for the community that 
showcases its assets. Moreover, as part of the rehabilita-
tion certificate requirements, the 19 full time construc-
tion jobs and 71 (50 FTE) jobs will be more than 51% local 
hires. 

ENVIRONMENTAL IMPACT
Because this project is an adaptive reuse project rather 
than a new construction project, they have saved sig-
nificant resources while developing this previously con-
demned property. When planning the renovation, this 
project took various steps to minimize their environ-
mental impact during the operational phase and con-
struction phase.  They have installed Energy Star equip-
ment, an instant water heater which has reduced their 
gas consumption by 25% annually, exterior photo cell 
lights, and natural light windows in the restaurant area. 
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In constructing the outdoor courtyard, they have used 
reclaimed wood from Michigan. 

The hotel lies in the heart of Corktown and is walkable 
to the main downtown area. In addition, it has access to 
a local bus stop which provides access to the city and 
other forms of public transportation. The neighborhood 
of the subject property has a walkability score of 79 out 
of 100 5 , which means the neighborhood is somewhat 
walkable. To help increase the walkability, the hotel has 
a fleet of logoed bikes for the guests to use which have 
been designed by Detroit Bikes. 

FISCAL IMPACT
This project has utilized $7.85M of DMI investment. The 
local, state and federal tax revenue (the “cumulative tax 
revenue”) generated during construction (spread across 
2.5 years) is $1.9 million (PV). The projected cumulative 

tax revenue generated from annual operations totals 
$33.6 million (PV) over 20 years. Therefore, the total cu-
mulative tax revenue generated from the construction 
and operations of the facility is projected to be $35.5M 
million (PV).

10 year Rehabilitation Certificate: This project has quali-
fied for a 10 year rehabilitation certificate from the City 
of Detroit. This certificate freezes the taxable value of the 
property for 10 years and exempts the investment from 
local taxes.

The benefit to the project is substantial in terms of the 
ratio of the $10.8 million total project cost to the 20-year 
present value (PV) tax revenues generated as a result of 
the investment. The ratio is roughly 1:3 or the PV of the 
tax revenues over the 20-year period is over 328% of the 
project cost.

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS 
ANNUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $1.0M $19.8M

Federal $0.7M $15.7M

TOTAL $1.7M $35.5M

Benefit of Investment Ratio

Ratio 1:3
*Combined construction and operations revenues

TAXPAYER REVENUES
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CAPITOL PARK LOFTS
Detroit, Wayne County

DETROIT OFFICE BUILDING
The Capitol Park Lofts project is a $22.7 million renova-
tion project of the historic Capitol Park Building in down-
town Detroit.  The project will transform the vacant elev-
en-story building into 63 apartments and approximately 
16,500 square feet of commercial space.  The adaptive 
reuse of this building will result in a mix of residential, 
retail and office. The residential units will consist of nine 
studio units of 606 square feet each, nine one-bedroom 
one bath units containing 567 square feet each, 36 one-
bedroom one bath units containing 772 square feet and 
nine two-bedroom, two bath units containing 1,179 
square feet. Capitol Park Lofts will provide housing to 
families and business professionals, many of whom are 
anticipated to work in the downtown Detroit business 
district. It is projected that approximately two-thirds of 
the retail space will be occupied by a casual/family style 
restaurant. 

Capitol Park Lofts is part of the three-building Capitol 
Park project located in the Capitol Park District of down-
town Detroit. The Capitol Park project includes the re-
development of the Farwell Building, the former United 
Way Building, and the Capitol Park Building. The Capitol 
Park Building holds historic significance to the district 
and continues to contribute to the revitalization of the 
district and city. Built in 1905, the building was listed as 
a part of the Capitol Park Historic District on the National 
Register of Historic Places in 1999. 

 PROJECT OVERVIEW

PROJECT BASICS

Location
1145 Griswold Street
Detroit, MI 48226

Asset Type
Mixed-Use Commercial and 
Residential Rental

Loan Type First Mortgage 

Owner 1145 Griswold Street LLC

Total Project Cost $22.7M

DMIRF Financing $  7.25M

Project Timeframe
Start: March 2015
End: June 2017

Projected Exit Date 2023

COMMUNITY NEED

LMI Community Status Low - Income

Placemaking High

Area Median Income 49.4%1

Poverty Rate 41.8%2

Unemployment Rate  7.3%3

Economic Zones Capitol Park Historic District

SPONSOR BACKGROUND
1145 GRISWOLD STREET, LLC 
The Owner/Borrower is the newly formed 1145 Griswold 
Street, LLC for the sole purpose of owning the assets that 
will serve as collateral for the Subject loan. It is comprised 
of the following three individuals: Richard M. Karp, Karp 
& Associates, Kevin J. Prater, Prater Development Ltd., 
and Richard J. Hosey III.

This   project has an experienced development team.  The 
DMIRF team has worked with most of the members of 
the development team in various capacities, and, this ex-
perience has been positive.  The sponsors and the devel-
opment team understand complex financing structures 
like the one required for this transaction; in addition, 
historic rehabilitation projects are also well understood 
by both parties. JP Morgan Chase Bank, Urban Partner-
ship Bank   and DMIRF are doing business with the key 
principals with respect to construction and permanent 
financing on a historic building located at 1212 Griswold, 
Detroit, MI.  
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RICHARD KARP
Richard Karp, principal of Lansing-based Karp & Associ-
ates, is the first of three developers for the Capitol Park 
project. Born and raised in Detroit, Karp has always ex-
pressed a passion and desire to rehabilitate and revital-
ize commercial historic structures in downtown Detroit. 
Mr. Karp has previously worked with Bank of America, 
one of their deals being The Durant Hotel, a market-rate 
housing property in Flint, Michigan. Mr. Karp is behind 
two other redevelopment projects around Capitol Park: 
the former Detroit Savings Bank at 1212 Griswold, which 
formerly housed the United Way and will now contain re-
tail, offices and 56 high-end apartments; and the Farwell 
Building (1249 Griswold).

KEVIN PRATER
Kevin Prater, principal of Lasing-based Prater Develop-
ment Ltd., is the second developer for the Capitol Park 
project. Mr. Prater is an historic redevelopment specialist 
and has previously worked with Richard Karp.  

RICHARD HOSEY 
Richard Hosey, principal of Hosey Development LLC, is 
the third developer for the Capitol Park project. Being a 
native Detroiter, Mr. Hosey finds importance in preserv-
ing many of Detroit’s historic buildings. Before owning 
Hosey Development, Mr. Hosey served as a former senior 
vice president for Bank of America. 

PROJECT GENESIS
There have been numerous recent investments that have 
brought thousands of permanent jobs and other eco-
nomic activity to the immediate area.  Recent housing 
developments have leased up quickly, as there are vir-
tually no vacant quality housing units in the downtown 
area.  There is strong community support for the project 
and the Capitol Park development is seen as a critical 
component of the master plan for remaking downtown 
Detroit.

The 2009 opening of the Rosa Parks Transit Center in 
downtown Detroit marked the end of Capitol Park’s 54 
years as a transportation center. At that time, the Down-
town Development Authority instituted a comprehen-
sive investment strategy for the district that began with 
redeveloping public space to draw new businesses. To 

continue this effort, the Detroit Economic Growth Cor-
poration and a group of other economic development 
agencies sought creative proposals to redevelop three 
historic buildings surrounding Capitol Park. The Detroit 
Downtown Consortium selected Karp and Associates 
and the Downtown Development Authority approved 
the development agreement for the three buildings in 
2012. The subject development also has the strongest 
support possible from local, county and state governing 
bodies. State development officials and the Michigan 
Economic Development Corporation approved a $1 mil-
lion grant to help with the building’s transformation into 
63 apartments and commercial space. The sponsors have 
been awarded historic tax credits, Community Revital-
ization Program grants and various property tax abate-
ments to encourage redevelopment within the District. 
The Downtown Detroit Partnership’s Live Downtown 
Program will also provide financial incentives to employ-
ees who move into the building.

Aerial view of the Capitol Parks project

SITE BACKGROUND
Capitol Park Lofts is located in Detroit, the largest and 
most populous city in Michigan. Once the fourth largest 
city in the U.S. and an integral part of the American au-
tomobile industry, Detroit has gone through major de-
clines both economically and demographically in recent 
decades. This has caused many issues within the state as 
well as a large decrease in the City’s population (41.8% 
poverty; 7.3% unemployment). In 2013, the City of De-
troit filed the largest municipal bankruptcy case in U.S. 
history. Despite the City’s financial issues, many develop-
ers remain committed to Detroit’s redevelopment and 
continue to work on development projects throughout 
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the city. Downtown Detroit shows an expanding retail 
market in addition to a growing population of young 
professionals. There is a lack of quality housing in the 
downtown area as evidenced by the nearly 100% occu-
pancy rate. The addition of housing in the Capitol Lofts 
project will support this current demand for housing in 
the area.

Capitol Park is a historic district and the site of Michigan’s 
first state capitol building. In 2010, the  landscape was 
redone, but only one of the buildings surrounding it was 
occupied – a Section 8 housing project for seniors.4 The 
Capitol Park District is in the revitalization stage with 
almost the entire district being redeveloped into apart-
ments, commercial office space and retail space, and 
parking structures to support the new development  s. 
There are a total of fourteen properties within a four 
block radius of the subject property which either have 
been or are in the process of being renovated. These four-
teen properties encompass some 200,000 square feet of 
commercial space and at least 850 residential units.

Capitol Park Lofts is situated on the southwest corner of 
Griswold and State, one block west of Woodward Avenue 

and one block north of Michigan Avenue. The area con-
sists of commercial and retail uses, with some mixed use, 
mixed income multifamily developments. Capitol Park 
Lofts is located in a historic district of the Detroit central 
business district known as Capitol Park. The District in-
cludes the park and seventeen surrounding buildings for 
a block in each direction.  

PROJECT FINANCING
Financing closed on March 2015.  As this is a forward 
commitment, actual project funding will not occur until 
2017.  This forward commitment loan is predicated on 
the construction being completed.  It is anticipated that 
there will be no issues that will keep this closing from 
moving forward as planned.

The project received equity from the monetization of 
Federal and State Historic Tax Credits, and managing 
member equity in the form of hard equity and a deferred 
development fee. The project also received loans from 
the Michigan Historic Preservation Network and the 
Michigan Community Revitalization Program.

 PROJECT FINANCING

DMIRF Loan $7.25M

Michigan Historic Preservation Loan $6.00M

Community Revitalization Program Loan $1.00M

Federal Tax Credit Investment $3.14M

Net Operating Income $0.36M

Deferred Developer Fee $3.51M

Managing Member Equity $1.58M

Total Financing $22.84M

CAPITOL PARK LOFTS FINANCING
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IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

168 Job opportunities for Low- and Moderate-Income individuals 
(65 construction and 103 permanent tenant positions) 

Critical component of downtown Detroit’s master plan

98% of construction jobs went to semi skilled trades persons paid 
under $20 an hour

ECONOMIC AND FISCAL IMPACTS

Construction Jobs 125

Permanent Jobs 103

20-Year Compensation Impact $71.7M

Total Tax Generated (20-Year PV) $29.8M

Taxpayer Subsidy $  3.3M

Taxpayer Breakeven Year 2

20-Year Taxpayer ROI 794%

Modified IRR    13%

ENVIRONMENTAL IMPACTS

Encourages use of alternative transportation; walkable

Transit-oriented development with the new M-1 rail

Project contains greenspace

As part of a three-building redevelopment project aiming 
to revitalize the district and city, it is a critical component 
of the master plan for remaking downtown Detroit. The 
newly created space will generate job opportunities for 
low- to moderate-income individuals (65 construction  
and 103 permanent tenant jobs). Two of the anticipated 
businesses are expected to bring over a hundred new 
low- and moderate-income jobs to the Capitol Park 
District. The sponsors’ renovation of the buildings they 
own in the district has acted as a catalyst to bring other 
developers to renovate properties within the District. 
As the level of residents in the District rises, the need 
for service providers will rise increasing the number of 
low and moderate wage earners to also increase in the 
District.

ECONOMIC IMPACT
AREA REVITALIZATION
There are significant investments being made in the Cap-
itol Park District that will bring hundreds of permanent 
jobs and residents and other economic activity to the 
District. The Capitol Park District contains a park that was 
renovated and upgraded by the City of Detroit several 
years ago and all seventeen buildings are either currently 
undergoing renovations or are planned to be renovated.   

The Capital Park Lofts project will anchor the southern 
end of the District and will play a vital role in the District’s 
resurgence.  

 ECONOMIC IMPACTS

CONSTRUCTION TOTAL (PV)

Employee Compensation $  8.7M

Economic Output $22.4M

OPERATIONS 20-YEAR (PV)

Employee Compensation $ 71.7M

Economic Output $150.9M

AREA IMPACTS TOTAL

Permanent Jobs Created 103

New residents in the area will increase the need for services in the 
area spurring redevelopment

Seventeen area buildings are or will undergo renovation

SOCIAL/COMMUNITY IMPACT
The Capitol Park District consists of approximately a three 
block area along Griswold Street containing seventeen 
historic buildings and a community park. This is a very 
walkable area. This area is also in close proximity to Cam-
pus Martius and the Central Business Districts financial 
district. The Capitol Park District is one short block west 
of Woodward Ave. where the new M-1 Rail project is un-
der construction.  The M-1 rail will provide residents with 
transportation to all the area venues including Comerica 
Park, Ford Field and the proposed new Detroit Red Wings 
Arena, currently under construction, and other major de-
velopments.

ENVIRONMENTAL IMPACT
The site is part of 
the Capitol Park Dis-
trict which contains 
greenspace and 
a park across the 
street.  

The planned M-1 Rail will be located just blocks from the 
Capitol Park Lofts project. For decades, poor mass transit 
and traffic congestion have frustrated Detroiters. The M-1 
Rail Line aims to alleviate these frustrations in addition to 
promoting safe environmental practices. Having the rail 
line convenient to the development will encourage ten-
ants to use this alternative form of transportation which 
will have a positive environmental impact on the area.
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            1145 Griswold St
  - - - - -      Future M-1 Rail Line

FISCAL IMPACT
As the project site was previously vacant, all of the im-
pacts are accounted for with the analysis. The local, state 
and federal tax revenue (the “cumulative tax revenue”) 
generated during construction (12 months) is over $2.5 
million (PV). The projected cumulative tax revenue gen-
erated from annual operations totals over $1.4 million, or 

$27 million (PV) over 19 years. Over 20 years, therefore, 
the total cumulative tax revenue generated from the con-
struction and operations of the facility is projected to be 
just under $30 million (PV). While this project has utilized 
cumulative taxpayer subsidies (local, state and federal) 
totaling $3.3 million, the fiscal repayment to the taxpay-
ers, based on this subsidy level and the total projected 
cumulative tax revenues (construction and operations) 
over a 20-year period, is significant. The taxpayer break-
even, when the cumulative taxpayer subsidies are fully 
recouped, is in Year 2; the return on the taxpayer subsidy 
investment is 794%; and the taxpayer Modified Internal 
Rate of Return (IRR) on the subsidy provided is 13%.

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.7M $13.6M

Federal $0.8M $16.2M

Total $1.5M $29.8M

BENEFIT OF INVESTMENT

Ratio of DMIRF to Project Total 36.3%

*includes construction

TAXPAYER RETURN ON INVESTMENT



pag e  | 29De v e lo p Mi c h i g a n Re a l es tat e Fu n D

EAST MAIN REDEVELOPMENT

EAST MAIN STREET REDEVELOPMENT
Milan, Washtenaw County

DOWNTOWN REVITALIZATION
The East Main Street Redevelopment project is a $3.97 
million renovation that features 15 new loft apartments 
and approximately 11,000 square feet of commercial 
space. East Main Redevelopment entails the renovation 
of four historic buildings, containing a total of 27,000 
square feet, and will provide its residents access to all 
downtown Milan businesses and other amenities includ-
ing the popular Wilson Park. 

The four adjacent buildings are located on the southeast 
corner of E. Main Street and Wabash Street within the 
City of Milan, Washtenaw County, Michigan. From the 
corner, the first two of the buildings were built in 1845 
and 1871. These two structures are known as the Black-
mer and Phillips buildings, respectively.  The two other 
buildings are two story brick structures built in 1892 
and are known as the Gay and Palmer buildings. All four 
buildings are contiguous and all four are on the National 
Historic Register. For more than 75 years, parts of the four 
buildings have not been in use or have only been used 
for storage.  The sponsor proposes making extensive ren-
ovations which when completed will provide for a mixed 
use property containing up to eight first floor retail store-
fronts containing a total of approximately 10,126 rent-
able square feet and two floors of residential market rate 
rental units encompassing approximately 11,746 rent-
able square feet. 

The City of Milan has indicated an overwhelming desire 
in developing properties in hopes of reshaping down-
town Milan.  The City is hopeful that this project will en-

 PROJECT OVERVIEW

PROJECT BASICS

Location
12-44 E. Main Street and 5 Wabash Street 
Milan, Michigan 48160

Asset Type
Mixed-Use Commercial/Retail and Rental 
Residential

Loan Type Second Mortgage 

Owner Wabash and Main, LLC

Total Project Cost $5.2M

DMIRF Financing $1.62M

Investment Date 03/10/2015

Projected Exit Date 2022

COMMUNITY NEED

LMI Community Status Middle - Income

Placemaking High

Area Median Income 98.4%1 

Poverty Rate  4.8%2

Unemployment Rate  3.4%3

Economic Zones Milan Main Street Historic District

courage other downtown property owners to invest 
in their own buildings, helping with the overall 
revitalization of the City’s core.

SPONSOR BACKGROUND
The company, Wabash & Main, LLC (W&B) was created on 
03/12/2010 by Mr. David Snyder for the purpose of pur-
chasing and developing, with public and private funds, 
a city block located in the downtown Milan Main Street 
Historic District, Milan, MI. 
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The guarantor in this proposed transaction, Mr. Dave 
Snyder, is a resident of Okemos, MI. Mr. Snyder in the past 
was the owner of Travel Adventures, a tour company 
with a full time staff of 35. This business was sold in 2008 
for $7 million dollars, with the final $1 million dollar pay-
ment received in 2011. Mr. Snyder and his nephew were 
also the owners of Milan Bakery, which has been operat-
ing out of the subject building for the past 100 years. 

Mr. Snyder acquired the subject property out of foreclo-
sure (from Citizens Bank) for $165,000 on 12/16/2011 
and has been working on this project for the past two-
three years lining up the various incentives available. He 
intends to manage the property as his retirement proj-
ect. 

“Wabash & Main LLC is proud to lead this 
revitalization project. It will nearly double the 
number of downtown residents in Milan and 
house those residents in upscale homes at an 
affordable cost for decades to come. We will 

make it possible for these buildings to stand for 
another 170 years.” 

- Dave Snyder, managing member of the business4

Mr. Snyder has put a team together of mostly local ex-
perts for the project consisting of: Bruce Johnston and 
Lori Ware of Revitalization, Inc. to help with MSHDA 
Grant; Ryan Kincaid and Ryan Henry, of Henry Building 
Group, Inc. as contractors experienced in renovating 
historical buildings; Brian Rebain, Lead Architect at Krae-
mer Design Group, an architect experienced in historical 
architectural projects and Attorney, Ken Beall at Loomis 
Law Firm, who is known for his expertise in Federal His-
toric Tax Credits.

PROJECT GENESIS
Projects like the East Main Redevelopment occur within 
communities throughout the state with assistance from 
local and state government every year. This has been one 
of the largest projects to take place in a community the 
size of Milan for some time. The community has shown 
strong support for this project as it will bring more jobs 
and economic revitalization to the City. The meeting 
where the development agreement was approved was 
well attended and there was unanimous support given at 
every level of government, city, county and state.  Plans 

for redevelopment have been in the works since early 
2010 with plans unveiled in 2013. The City of Milan City 
Council voted unanimously to enter into a Development 
Agreement with Wabash and Main, LLC at their July 28, 
2014 meeting.5 East Main Street Redevelopment is seen 
as a pivotal piece to the next chapter of Milan.6

“This is truly a catalyst to put downtown Milan 
back on the map. This is a great time to live and 

do business in Milan.”  

- Jade Smith, Milan City Administrator7 

SITE BACKGROUND
The East Main Redevelopment is located in Milan, Michi-
gan and lies on the eastern edge of an approximately 
three block stretch of Main Street lying between Gay 
Street to the east and Church Street to the west which 
is the traditional downtown district of Milan. The strip is 
characterized by multiple storefronts buildings of vary-
ing styles and ages but all operating as commercial, retail 
or office space. 

By renovating these four buildings, this area goes from 
being the weakest to the strongest quadrant of down-
town Milan.  Milan officials are hopeful that the East Main 
Redevelopment project will reshape their downtown in 
many ways.  The project will fill the empty storefronts 
with quality businesses, making nearly every storefront 
in downtown Milan occupied. The project will also in-
crease the residential living in Milan, aiming to double 
the number of downtown residents having high-quality 
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affordable rental housing with 51% of the units targeted 
towards individuals at or below 80% area median in-
come.    It will also provide the finest state-of-the art com-
mercial space available in downtown Milan. 

East Main Redevelopment entails the renovation of four 
historic buildings. For more than 75 years, parts of the 
four buildings have not been in use or have only been 
used for storage. Some parts of the buildings are essen-
tially in the same condition as they were when used by 
the Masons, Odd Fellows and Foundry Union members 
in the late 1800s and early 1900s. 

PROJECT FINANCING

 PROJECT FINANCING

DMIRF Loan $1.62M

Community Revitalization Program $0.86M

Federal Historic Tax Credits $0.76M

University Bank Loan $1.35M

MSHDA Rental Rehabilitation Grant $0.60M

Borrower Equity $0.30M

Deferred Developer Fee $0.53M

Total Financing $4.40M

The East Main Development project qualifies for Federal 
Historic Tax Credits in the amount $759,000 as well as a 
Community Revitalization Program grant in the amount 
$859,000. The DMIRF loan was utilized as a bridge loan 
for these two sources of funding. The Michigan State 
Housing Development Authority (MSHDA) also provided 
rehabilitation grant funds in the amount of $600,000. 

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

Renovation of the four historic buildings will provide additional 
jobs to the area - 64 construction and 25 permanent.

A MSHDA Rehab Grant requires 51% of housing residents be LMI.

ECONOMIC AND FISCAL IMPACTS

Construction Jobs 64

Permanent Jobs 25

20-Year Compensation Impact $19.3M

Total Tax Generated (20-Year PV) $  7.4M

Taxpayer Subsidy $2.2M

Taxpayer Breakeven Year 4

20-Year Taxpayer ROI 242%

Modified IRR     8%

SOCIAL AND COMMUNITY IMPACTS

Winner of the 2017 Governor Award for Historic Preservation

ENVIRONMENTAL IMPACTS

LEED compliant

Recycling building material for reuse in new construction

Renovation of the four historic buildings will provide ad-
ditional LMI jobs to the area. The construction jobs went 
to local skilled and semi-skilled tradespersons. The vast 
majority (estimated at 98% of jobs) are hourly contrac-
tors making under $25.00/hour. Most of the 25 perma-
nent jobs created are expected to go to LMI workers 
based on the expectation that it will be either a restau-
rant or retail. 

EAST MAIN STREET REDEVELOPMENT FINANCING



pag e  | 32De v e lo p Mi c h i g a n Re a l es tat e Fu n D

EAST MAIN REDEVELOPMENT

The Michigan State Housing Development Authority Re-
habilitation Grant that the project received requires that 
51% of housing residents be LMI.  At least eight of the 
15 units will be for individuals at or below 80% of area 
median income, depending on the size of the unit and 
occupancy set by HUD.

ECONOMIC IMPACT

 ECONOMIC IMPACTS

CONSTRUCTION TOTAL (PV)

Employee Compensation $  5.0M

Economic Output $13.0M

OPERATIONS 20-YEAR (PV)

Employee Compensation $14.3M

Economic Output $28.9M

AREA IMPACTS TOTAL

Permanent Jobs Created 25

Encourages further downtown development

Will create tenant jobs in the retail space that is renovated

The renovation of the buildings will provide additional 
jobs to the area—both during the construction phase 
and afterwards as businesses move into the space.  The 
developer expects construction to produce about 64 
jobs—sixteen different trades with an average of four 
people per trade on the job.   The additional commercial 
space of approximately 7,000 square feet should typi-
cally generate about 25 FTE new jobs.8

The City Council and the Downtown Development Au-
thority are using this construction as an opportunity 
to encourage other downtown development.  The City 
Council established a Commercial Rehabilitation Tax 
Abatement Policy, which allows abatement of additional 
taxes for up to ten years for the renovation of business 
properties in the community.  The DDA recommended 
and the City Council approved a Tax Increment Financing 
Plan.  The DDA is looking at providing training and incen-
tive programs related to a more unified signage look and 
façade improvements. This project has generated a high 
level of public interest.  Other building owners have initi-
ated inquiries regarding new projects of their own that 
will revitalize the downtown area.  

SOCIAL/COMMUNITY IMPACT
The City of Milan recognizes those buildings within the 
City that have either architectural or historic significance 

to the city. The proposed improvements on the subject 
property have significant historical and architectural sig-
nificance and the City has indicated an overwhelming 
desire to see the properties renovated and made useful 
in today’s market. The City has been encouraging the 
redevelopment of the properties in its downtown area 
and is fully supportive of the developer’s efforts. The re-
development will accomplish all of the City’s objectives 
of enhancing retail opportunities in the downtown area, 
increase and strengthen population within the down-
town area and enhance the walkability of the City. The 
proposed redevelopment will also increase the City’s tax 
revenue upon completion.

This project will change the nature of downtown Milan 
by roughly doubling the residential rental space in the 
downtown area.  The residential spaces added are to be 
high-quality affordable apartments.  Due to the MSHDA 
financing, 51% of the apartments will be leased to low-
to-moderate income individuals.  It will also provide the 
finest state-of-the art commercial space available in the 
downtown.  With the parks, businesses, churches, and 
library nearby, residents will live in an increasingly walk-
able community.9

In 2017 East Main Redevelopment was nominated as 
one of the six outstanding historic preservation projects 
in the state for the past year and won the 2017 Gover-
nor’s Award for Historic Preservation.

ENVIRONMENTAL IMPACT
While not seeking LEED Certification, the developer 
plans to make the East Main Development project as 
LEED compliant as possible. In addition, the developer 
is planning to recycle as much building material as pos-
sible for reuse in the new construction and will abate all 
lead-based paint and asbestos materials.10 The project 
will improve the current insulation to achieve signifi-
cant energy savings. The project is also situated in an in-
creasingly walkable community with a grocery complex 
nearby  which should encourage the use of alternative 
transportation.
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FISCAL IMPACT

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.2M $3.5M

Federal $0.1M $3.9M

Total $0.3M $7.4M

BENEFIT OF INVESTMENT

Ratio of DMIRF to Project Total 31%
*includes construction

This overarching project redevelops a mostly vacant 
block of buildings. The new impacts are a result of the  
significant changes to repurpose this building. The local, 
state and federal tax revenue (the “cumulative tax rev-
enue”) generated during construction (9 months) is $1.4 

million (PV). The projected cumulative tax revenue gen-
erated from annual operations totals over $0.3 million, or 
$6 million (PV) over 19.25 years. Over 20 years, therefore, 
the total cumulative tax revenue generated from the 
construction and operations of the facility is projected to 
be $7.4 million (PV). While this project has utilized cumu-
lative taxpayer subsidies (local, state and federal) total-
ing over $2.2 million, the fiscal repayment to the taxpay-
ers, based on this subsidy level and the total projected 
cumulative tax revenues (construction and operations) 
over a 20-year period, is significant. The taxpayer break-
even, when the cumulative taxpayer subsidies are fully 
recouped, is in Year 4; the return on the taxpayer subsidy 
investment is 242%; and the taxpayer Internal Rate of Re-
turn (IRR) on the subsidy provided is 8%.

TAXPAYER RETURN ON INVESTMENT
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MIXED-USE REDEVELOPMENT
The Forefront is a smart growth project that provides res-
idents with direct access to all retail and other amenities 
of the City of Birmingham. The project entails the demo-
lition of an existing obsolete retail property and the con-
struction of a three-story mixed use building containing 
a total of approximately 48,500 square feet of space. TThe 
first floor will contain approximately 8,000 square feet of 
commercial space which will house Ma Engineering, cre-
ating 35 new jobs 
in a high-wage in-
dustry.  The second 
and third floors will 
contain ten for sale 
residential hous-
ing units consisting 
of approximately 
40,500 total square 
feet.

“You get as much of a city life as you can (in 
Michigan). The (Birmingham) lifestyle is an 

important thing. From this location, you can 
walk to everything, which is a major amenity. 
And the new retailers and restaurants that are 

coming in are a huge factor. It’s a walkable city in 
the true sense and it has everything.” 

– Joey Jonna, owner

 PROJECT OVERVIEW

PROJECT BASICS

Location
400 S. Old Woodward
Birmingham, Michigan 48009

Asset Type Mixed-Use

DMIRF Investment Type Mezzanine

Owner 400 S. Old Woodward LLC

Total Project Cost $12.6M

Commercial Debt $ 9.6M

DMIRF Mezzanine $ 4.8M

Owner Equity $ 0.2M 

Deferred Developer Fee $ 0.3M

Project Timeframe
Start Date:    October  2014    
End Date:      June  2017        

Projected Exit Date 2018

ECONOMIC IMPACT

Construction Jobs 300

Projected Permanent Jobs 25

Projected Permanent Tenant Jobs 40

COMMUNITY NEED

LMI Community Status Upper - Income

Placemaking High

Area Median Income 153.6% 1

Poverty Rate 4.0% 2

Unemployment Rate 9.8% 3

Economic Zones Brownfield Site

THE FOREFRONT
Birmingham, Oakland County
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SPONSOR BACKGROUND
The development team for The Forefront has been in 
the real estate construction industry for ten years.  The 
key principal is Joseph Jonna, a second generation real 
estate developer/owner. Mr. Jonna started his career 
working for his father’s and uncle’s firm (The Jonna Com-
panies) within their construction area. As the chief esti-
mator he was integral in every construction job the firm 
performed including build-to-suit projects for third party 
owners and in-house developments. During his time at 
the Jonna Companies he was involved in over $350 mil-
lion of real estate developments including the construc-
tion of office buildings, medical office facilities, retail, 
single family and multi-family residential and historical 
renovation projects. In 2008 Mr. Jonna ventured out on 
his own and formed Jonna Facility Services a company 
which provides third party maintenance services to cor-
porate entities in 500 locations in 31 states. 

PROJECT GENESIS
In 2012, Mr. Jonna decided to combine the resurgence in 
the Birmingham/Bloomfield residential housing market 
with his construction expertise and started to acquire 
stand-alone properties on which to construct new single 
family residences.  Mr. Jonna has been very successful in 
the residential market and has established a reputation 
for building quality homes among both the new home 
purchasers and local municipal officials. Old Woodward 
itself has not had new construction in roughly ten years, 
based on discussions with the Planning Department. 

SITE BACKGROUND

The Forefront census tract

Located approximately halfway between the City of De-
troit and the City of Pontiac in Oakland County, Birming-

ham has a population of slightly over 20,000 citizens. 
Birmingham is known for its social and cultural activities, 
with substantial retail within the city. There have been 
strong efforts in recent years to include and diversify 
the type of real estate development taking place down-
town such that they are smart growth-oriented, allowing 
the population to live and walk to the many amenities 
the city has to offer. The Forefront provides the type of 
mixed-use buildings the City is seeking, providing retail, 
office, and residential spaces. Situated along one of Bir-
mingham’s historic street-side shopping districts, The 
Forefront offers an accessible, easy-to-walk distance to 
downtown.  It takes people roughly 5 minutes to walk to 
an average of 1 restaurant, bar, and coffee shop. 1

Former site use: Green’s Art Supply and Custom Framing

The Forefront will entail the demolition of an existing 
obsolete retail property, Green’s Art Supply and Custom 
Framing, a family-owned company which had operated 
there since 1952. In its place The Forefront will construct 
a three-story mixed use building containing approxi-
mately 48,500 square feet of space.  The exterior of the 
building will be comprised of natural stone with floor to 
ceiling insulated glass windows in metal frames.  Addi-
tional on-site improvement will consist of concrete walks 
and drives with a total of 28 covered parking spaces and 
landscaping.

The first floor commercial/retail space will encompass 
approximately 8,000 square feet and can be offered as 
one contiguous space or divided into three spaces. The 
second floor will contain up to six condominium units 
ranging in size from approximately 2,400 square feet to 
3,200 square feet.  The third floor will contain four condo-
minium units ranging in size from approximately 3,000 
square feet to 3,600 square feet.
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PROJECT FINANCING
The Forefront was financed with two commercial loans, 
owner equity and a deferred developer fee, in addition 
to the two DMIRF mezzanine loans (made in 2014 and 
in 2015) which take second position to the construction 
loan. Given their experience with Brownfield Tax Credits, 
the PM Environmental Group will be buying whatever 
Brownfield Tax Credits are generated per their calcula-
tions and will purchase those credits from Mr. Jonna.  PM 
Environmental will then pursue the actual tax credits 
from the State and County.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS 

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

160 construction jobs made available to Low- and Moderate-
Income persons

ECONOMIC & FISCAL IMPACTS

Construction Jobs 300

Permanent Jobs Retained NA

Permanent Jobs Projected 25

Permanent Tenant Jobs Created 40

20-Year Compensation Impact $120.7

Total Tax Generated (20-year PV) $33.8

ENVIRONMENTAL IMPACTS

Brownfield Site

Removes Underground Storage Tank and contaminated soil

Energy Star appliances in each housing unit

Supports alternative transportation

The Forefront is anticipated to create 37 FTE construc-
tion jobs in the state where it is highly sought after and 
important. A certain amount of these jobs likely will be 

filled by low-income persons due to the nature of the 
jobs. There may also be maintenance jobs created by the 
housing component of the project.  

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

CONSTRUCTION 30 MONTHS

Employee Compensation $48.1M

Economic Output $113.5M

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $120.7M

Economic Output $280.9M

AREA IMPACTS TOTAL

Permanent Jobs Created 40

Housing Helps Stabilize the Southern Edge of Downtown

New Jobs Support the Recovery of Birmingham’s Economy

The Borrower, 400 S. Old Woodward, LLC is receiving the 
DMI investment (loan) and has a NAICS code of “New 
Housing For-Sale Builders.” Gross annual revenue will be 
coming from the sale of individual condominiums. The 
revenue limit will be $36.5 million per year for small busi-
ness designation. DMI believes the borrower meets the 
Small Business Administration definition of a small busi-
ness. 

The local economy in Birmingham is currently undergo-
ing its eighth year of recovery since its low point dur-
ing the 2009 recession when unemployment was up 
to 14.7%.3 Not long ago the area struggled to fill store-
fronts. In 2002, Jacobson’s, the last major department 
store in the city and retail anchor for the area, closed its 
200,000-square-foot store and downtown retail occu-
pancy fell to 88%. In 2009, the city’s principal shopping 

THE FOREFRONT FINANCING
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district developed a vision and hired a retail leasing con-
sultant to recruit stores, created a recruiting budget, and 
increased curb side appeal with façade improvements.4 
Removal of the existing obsolete building will increase 
housing in the neighborhood and help stabilize the 
southern edge of the downtown shopping district.

Project located near two existing housing locations

SOCIAL/COMMUNITY IMPACT
The City has been encouraging the redevelopment of 
similar properties in its downtown area for over two 
decades. The redevelopment will accomplish all of the 
City’s objectives of enhancing retail opportunities in 
the downtown area, increase and strengthen popula-
tion within the downtown area, increasing the city’s tax 
base, and enhance the walkability of the City which is in 
line with the state’s objective to support development 
that promotes placemaking. “Neighborhoods, cities 
and regions are awakening to the importance of place 
in economic development. Competing for success in a 
global marketplace means creating places where work-
ers, entrepreneurs, and businesses want to locate, invest 
and expand. This work has been described as a ‘sense of 
place,’ or ‘place-based economic development’ - or sim-
ply ‘placemaking.’”5  Located at the epicenter of down-
town Birmingham, the residents in the building will have 
easy walkable access to the City’s vibrant downtown 
shopping and commercial areas. The City prides itself on 

being truly a place to live, shop and play as portrayed by 
its motto: City of Birmingham, a Walkable Community.

ENVIRONMENTAL IMPACT
The Forefront project has three environmental compo-
nents: 1. Brownfield redevelopment; 2. Construction 
practices; and 3. Operational features. 

1. On September 10, 2014, the City of Birmingham’s 
Brownfield Redevelopment Authority by a unanimous 
vote, approved a Brownfield Plan and Reimburse-
ment Agreement for the property located at 400 S. Old 
Woodward.  Language in the Brownfield Plan states 
the following: In order to promote the revitalization of 
environmentally distressed areas within the boundar-
ies of Birmingham (“the City”), the City has established 
the Birmingham Brownfield Redevelopment Authority 
(BBRA) the “Authority” pursuant to the Brownfield Re-
development Financing Act, Michigan Public Act (PA) 
381 of 1996, as amended. A Phase I Environmental Site 
Assessment, and Phase II Environmental Survey and a 
Baseline Environmental Assessment were provided by 
PM Environmental. In addition to meeting the City’s ob-
jectives, based upon the presence of certain hazardous 
substances present in soil samples, PM Environmental 
determined the site to be a “facility” under State and Fed-
eral environmental guidelines.  DMIRF will require proof 
of proper removal and will be indemnified against any 
potential liability. The proposed redevelopment includes 
funds for the removal of an abandoned underground 
storage tank (UST) as well as some identified contami-
nated soils. This is significant because it will remove the 
property from the facilities list without the use of State or 
Federal tax dollars. The proceeds from the subject loan 
will be used in part to complete the proper remediation 
of the hazardous materials found in the soils and removal 
of an orphan UST.  

2. During construction, there will be recycling of materi-
als and all of the steel from the building was separated 
during demolition to be taken to the scrap yard.  

3. The Forefront itself also operates with a range of en-
vironmental components. Each housing unit will utilize 
Energy Star appliances and LED lighting as well as maxi-
mizing natural lighting, as the maximum number of win-
dows allowed per code was built in along with skylights.  
The water heaters will be on-demand so that there is not 
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a tank heating at all times rather it will heat as needed, 
saving energy and improving efficiency. The Forefront 
also encourages use of alternative transportation as 
there is a bus stop in front of the building location, it is in 
a downtown area within walking distance of amenities, 
and the project will include a bicycle rack.

FISCAL IMPACT
This project has utilized $4.77 million of DMI investment. 
The resulting fiscal impacts of the project are significant. 
The local, state and federal tax revenue (the “cumulative 
tax revenue”) generated during construction (2.6 years) 
is $13.9 million (PV). The projected cumulative tax reve-
nue generated from annual operations totals nearly $20 
million (PV) over 17.4 years. Over 20 years, therefore, the 
total cumulative tax revenue generated from the con-
struction and operations of the facility is projected to be 
$33.8 million (PV). 

The benefit to the project is substantial in terms of the 
ratio of the $12.6 million total project cost to the 20-year 
present value (PV) tax revenues generated as a result of 
the investment. The ratio is roughly  1:3 or the PV of the 
tax revenues over the 20-year period is over 268% of the 
project cost.

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS 
ANNUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.3M $ 9.6M

Federal $0.7M $24.2M

TOTAL $1.0M $33.8M

BENEFIT OF INVEST-
MENT

Ratio 1:3 or 268%

*Combined construction and operations revenues

TAXPAYER REVENUES
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INTERNATIONAL CENTER BUILDING
Detroit, Wayne County

DETROIT OFFICE BUILDING
The International Center Building is an eight story, plus 
basement, multi-tenant building that includes first floor 
retail space, general office space on floors two through 
seven and a full-service banquet facility occupying the 
entire eighth floor. Originally constructed as three sepa-
rate buildings, the oldest of which was constructed as 
a warehouse in 1891, the buildings were substantially 
renovated between 1985 and 1989. With the completion 
of the renovations in 1989, the three were combined into 
a single building. 

Currently, the facility 
is 91.5% occupied and 
is considered to be in 
average condition. It is 
considered Class B prop-
erty in this market. The 
restaurant space is oc-
cupied by Fishbone’s res-
taurant, an entity related 
to the subject’s owner-
ship. The ownership entity also occupies space at the 
subject. The entire eighth floor is occupied by the Inter-
national Banquet Centers, also an owner-related entity. 
Wayne County is a significant tenant.

SPONSOR BACKGROUND
400 Monroe Associates, with the Estate of Ted Gatzaros 
and Maria Gatzaros are the project sponsors. There is an

 PROJECT OVERVIEW

PROJECT BASICS

Location
400 Monroe St.
Detroit, MI 48226

Asset Type
Office (multi-tenant)
Mixed use commercial and retail

Loan Type
First Mortgage Semi-Permanent 
Loan

Owner 400 Monroe Ltd Partnership

Total Project Cost $37.6M

DMIRF Debt $5.6M

Investment Date: September 2014

Projected Exit Date 2019

ECONOMIC IMPACT

Tenant Permanent Jobs Created 40

Tenant Permanent Jobs Retained 607

COMMUNITY NEED

LMI Community Status Middle - Income

Placemaking High

Area Median Income 113.4% 1

Poverty Rate 21.6% 2

Unemployment Rate 9.8% 3

Economic Zones City of Detroit’s Master Plan

International Center Building Census Tract

experienced development/management team on this 
project. The property was acquired and renovated and 
continues to be managed by the sponsorship since 1985.  
The sponsorship has been the driving force behind the 
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redevelopment of Detroit’s Greektown area and were 
primary backers of the original Greektown Casino. The 
sponsorship has maintained an excellent reputation in 
the real estate industry for over 30 years. 

SITE BACKGROUND 
Located within the heart of Detroit’s urban district, 
Greektown, The International Center Building has served 
as a prime destination for commercial offices, shops, ser-
vice branches, and restaurants throughout the city. Cur-
rent estimates indicate that the building generates an-
nual revenue of $2.5 to $5 million.1  

The building is advantageously positioned just north-
east of Detroit’s bustling Financial District and has been 
a dominant entertainment hub for the city, surrounded 
by such prominent structures as the Greektown Casino 
and Hotel and the Atheneum Suite Hotel—Detroit’s only 
Four Diamond Hotel. 

The Greek community’s extensive roots in the area reach 
back as far as 1890. As a mass exodus of German im-
migrants was occurring, many newly-arrived Greek im-
migrants began establishing their own businesses and 
residency in the area. Yet, over the subsequent decades, 
the population of Greek immigrants steadily diminished 
until only one block of Greektown remained in the 1960s. 
Recognizing the decline of their community, many Greek 
residents banded together to instigate the first-ever 
Greek festival in 1965. Since then, the area has main-
tained its distinct Greek flavor and become a leading at-
traction for tourists.2

While employment trends in the city area have seen 
moderate improvements in the past years, they remain 
poor relative to the national average unemployment rate 
of 5.4% versus the city’s unemployment rate of 6.7%.3 
However, recent investments in the immediate area have 
helped to significantly stimulate economic activities and 
bring in thousands of permanent jobs for locals.  Most 
notable of such investments is Dan Gilbert’s roughly 
$600 million purchase  of the Greektown Casino and Ho-
tel and plans to extend the area to his holdings in Cam-
pus Martius, Comerica Park, and Ford Field, which lie only 
a few blocks northwest of the property.4  With goals of 
attracting a greater audience to downtown Detroit and 

expanding the city’s casino market, the project has led 
the charge for the economic revitalization of the down-
town community. 

PROJECT FINANCING
DMIRF refinanced this $37.6 million project for $5.6 mil-
lion and is the only investor in this project.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

Supports the continued operation of 2 retailers providing over 120 
full and part-time jobs to Low- and Moderate-Income persons

ECONOMIC & FISCAL IMPACTS

Permanent Tennant Jobs 
Retained

607

Permanent Tennant Jobs Cre-
ated

40

20-Year Compensation Impact $45.1M

Total Tax Generated (20-year PV) $14M

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $45.1M

Economic Output $107.7M

AREA IMPACTS TOTAL

Permanent Tennant Jobs Created 40

Permanent Tennant Jobs Retained 607
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The sponsorship, in addition to owning the subject prop-
erty, also own two major retail entities housed within 
the subject property being Fishbone Restaurant and In-
ternational Market Place which operates the banquette 
facility housed on the property’s eighth floor. The Loan 
will enable the sponsorship to continue to operate these 
two very successful retail operations at their current lo-
cations. The two retail operations provide in excess of 
120 full and part-time employment opportunities to 
lower and moderate income persons. The sponsorship’s 
ability to maintain these entities in the subject property 
should not be dismissed as there is significant evidence 
that when a successful business is forced to relocate that 
business more often than not does not maintain the 
same level of success at the new location.

As of Febuary 2017, additional tenants with 40 employ-
ees joined the building which raised the occupancy to 
96.1%. Additional tenants in the building, including 
Wayne County which employs over 300, provide the re-
maining positions for a total of 647 employees.

WAGE LEVEL NUMBER RETAINED OF EM-
PLOYEES

OVER $80,000 26

$60,000-$80,000 35

$50,000-$60,000 43

$40,000-$50,000 66

$35,000-$40,000 56

$30,000-$35,000 62

$25,000-$30,000 102

$20,000-$25,000 55

$15,000-$20,000 37

Given the proximity to Comerica Park and Ford Field, 
there is considerable foot traffic in this area, especially on 
game days. This is a very walkable area.  This area is also 
in close proximity to where the new Detroit Red Wings 
Arena and other major developments will occur.   There 
are several buildings in the downtown area currently be-
ing renovated as mixed use developments.  These proj-
ects, such as the Capitol Park Lofts, Griswold Lofts, The 
Arnold, the David Whitney Building and the Broderick 
Tower, will provide several hundred new housing units 
in the downtown area. This project adds to the commu-
nity revitalization that has been ongoing for the past few 
years.  

SOCIAL COMMUNITY IMPACTS
The City of Detroit’s Master Plan of Policies (MPP) last up-
dated in 2009, details several policy goals aimed at im-
proving the social, economic and physical development 
of conservation of the city. Many of these policies goals 
are targeted to the 400 Monroe location and surround-
ing area. Rather than list all of the policy goals aimed at 
this area, the policy goals deemed most relevant to the 
400 Monroe project are listed below:

1. Cluster 4 - Central Business District / Retail and Lo-
cal Services - (MPP - page 120) 
GOAL 3: Increase the vitality of commercial thor-
oughfares 
Policy 3.1: Promote the conservation and revitaliza-
tion of retail nodes through business improvement 
and retention programs in Greektown, Renaissance 
Center/Millender Center, Broadway-Randolph and 
Washington Boulevard.

400 Monroe is located in the center of Greektown and 
with two retail tenants will continue to support the area 
through business retention.

2. Cluster 4 - Central Business District / Office (MPP 
page 121) 
GOAL 7: Maintain status as the governmental center 
Policy 7.1: Conserve and encourage the expan-
sion of the government office concentrations at: 
Woodward and Jefferson (City-County node) and 
Beaubien and Gratiot (Justice Center). 

Wayne County (government) leases space at 400 Monroe 
and has over 300 employees located there.

3. City Design (MPP - pages 15/16) 
GOAL 1: Ensure development that contributes to 
the City’s vitality 
Policy 1.5: Encourage development in commercial 
and mixed-use corridors that take into consider-
ation qualities such as walk-ability, scale, continuity 
of street wall and streetscape, gateways and view 
corridors. 
Policy 1.6: Promote development in high-density 
areas that includes both day and evening activities.
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INTERNATIONAL CENTER BUILDING

400 Monroe is located in a vibrant commercial and mixed 
use corridor and is home to Fishbones Restaurant which 
employs 125.

4. Economy (MPP - pages 21/22) 
GOAL 3: Target geographic areas for business in-
vestment and growth 
Policy 3.1: Continue to reinforce Downtown Detroit 
as the primary location for sports, leisure, cultural 
and convention attractions.

400 Monroe is within walking distance of Comerica Park 
and Ford Field as well as other Downtown Detroit ameni-
ties.

FISCAL IMPACT
This project has utilized $5.6 million of DMI investment. 
As the project site was occupied at time of investment, 
the impacts are based solely on the new hires in 2016. 

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS 
ANNUAL AVERAGE

20-YEAR TOTAL 
(PV)

State & Local $0.2M $4.1M

Federal $0.5M $9.9M

TOTAL $0.7M $14.0M

BENEFIT OF INVESTMENT RATIO

Ratio 250%

*Operations revenues

The local, state and federal tax revenue (the “cumulative 
tax revenue”) generated annual operations totals $0.7 
million, or $14 million (PV) over 20 years. 

The benefit to the project is substantial in terms of the ra-
tio of the $5.6 million total project cost to the 20-year(PV) 
tax revenues generated. The ratio is 1:25 or the (PV) of 
the tax revenues over the 20-year period is 250% of the 
project cost.

TAXPAYER REVENUES
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WRIGHT OPERA BLOCK
Alma, Gratiot County

REVITALIZED COMMERCIAL BLOCK
The $6.7 million Wright Opera Block project involves the 
rehabilitation of a commercial block located at 101-113 
East Superior Street and 408 North State Street providing 
both residential and retail space. This project will posi-
tively impact the downtown Alma community, bringing 
job opportunities for low and moderate income individ-
uals as well as increasing tax revenue for the neighbor-
hood.  

The complex consists of three interconnected buildings. 
The first of the Superior Street buildings is a three-story 
building with a brick basement built in 1880 and known 
as the Wright Opera Building. The second Superior Street 
building, known as the Lancashire Building, was built 
1899 and is a two-story building with a brick basement.  
These buildings are contiguous and sustained consid-
erable damage from a fire which occurred in 2010. The 
fire damage was confined mostly to the interior of the 
buildings. The third building fronts on State Street and is 
a one-story structure constructed in 1900 which housed 
a boiler that supplied heat to the Wright Opera Building. 
The building was later converted to retail use and the 
boilers were removed.

The buildings are currently undergoing extensive reno

 PROJECT OVERVIEW

PROJECT BASICS

Location
12-44 E. Main Street and 5 Wabash Street 
Milan, Michigan 48160

Asset Type
Mixed-Use Commercial/Retail and Rental 
Residential

Loan Type Second Mortgage 

Owner Wabash and Main, LLC

Total Project Cost $5.2M

DMIRF Financing $1.62M

Investment Date 03/24/15

Exit Date 2017

COMMUNITY NEED

LMI Community Status Middle - Income

Placemaking High

Area Median Income 82.5%1

Poverty Rate 25.5%2

Unemployment Rate  6.0%3

Economic Zones Milan Main Street Historic District

vations.  When completed, the renovations will provide 
a mixed use property containing up to seven ground 
floor retail storefronts containing a total of approxi-
mately 15,605 square feet and two floors of residential 
units encompassing approximately 20,305 square feet.  
The residential units will house 45 students from Alma 
College plus two adult advisors.  Upon completion, the 
Wright Opera Block hopes to integrate the students into 
the downtown district filled with numerous restaurants 
and businesses. 

SPONSOR BACKGROUND
Kurt Wassenaar is a practicing licensed Architect and 
holds a Master of Architecture from the University of 
Michigan. Currently he serves as Chairman and COO 
of Vibethink Corporation, a new media and marketing 
startup firm in Charlottesville, VA.  He is also Managing 
Member of Blue Springs Development which is engaged 
in portfolio management and real estate development. 

2.2 EXITED PROJECT OVERVIEWS
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Previously, Mr. Wassenaar co-founded Medical Automa-
tion Systems and Epsilon Group which provided diag-
nostic testing and data management systems for the 
healthcare industry.  Mr. Wassenaar is an accomplished 
entrepreneur, business man and real estate developer/
owner.  In addition to the subject property, he owns and 
has renovated three other properties in the City of Alma4,  
including the Ammi Wright mansion, a well-known 
blighted property which he plans to turn into an elegant 
10-room hotel.5

PROJECT GENESIS
In 1999, Alma’s largest employer, Ultramar Diamond 
Shamrock closed its refinery operations.  This closure re-
sulted in the loss of 300 quality jobs in Alma and Gratiot 
County.  The community and greater Gratiot County are 
still recovering from this negative impact on the local/
regional economy. 

There has been a growing amount of investments in the 
City of Alma that have brought more jobs opportunities 
and economic activity in the area. The developer   of the 
Wright Opera Block project has partnered with Alma 
College to help alleviate the college’s growing need for 
residential space as it continues to see an increase in 
its enrollment. Alma College is a private school serving 
the regional working-middle class community. The Col-
lege has traditionally provided education to the region’s 
youth, offering the working/middle class community 
with quality educational opportunities. Investors and 
community leaders see this project as being beneficial 
in the long-term for both the college and community as 
it will increase residential living units in the downtown 
area.

The College is supporting the redevelopment of the cen-
tral business district and this development in particular 
by entering into a ten year lease on the property for all of 
the residential units. The College and the City hope that

“This project couldn’t happen without both the 
college and community working together, and 

the vision to engage the city and bring students 
into the fabric of the city is important.”  

- Kurt Wassenaar, owner of Wright Opera House6

increasing the student population in the downtown area 
will attract new retail business that will cater to the stu-
dent body. 

The city of Alma was awarded approximately $420,000 
in a Community Development Block Grant, to assist with 
public infrastructure improvements needed to facilitate 
completion of this project. 

SITE BACKGROUND
Wright Opera Block is located in the northeast quadrant 
of the intersection of E. Superior Street and N. State Street 
in the central business district of the City of Alma, Michi-
gan. Wright Opera Block lies in the middle of a six block 
stretch of Superior Street lying between Pine Avenue to 
the east and Wright Avenue to the west which is the tra-
ditional downtown district of Alma. The strip is charac-
terized by multiple storefronts and buildings of varying 
styles and ages but all operating as commercial, retail or 
office space. The Alma College campus is approximately 
one half mile west of the subject property. The Wright 
Opera Block is a significant project designed to integrate 
the Alma College student activities into the traditional 
downtown area as opposed to the current commercial 
zone located north of the college campus. 
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PROJECT FINANCING

 PROJECT FINANCING

Isabella Bank Loan $1.92M

Federal Historic Tax Credits (includes por-
tion of DMIRF Loan)

$0.98M

MEDC Community Revitalization Program 
Grant (includes portion of DMIRF loan)

$1.00M

Developer Cash Equity $1.72M

Deferred Developer Fee $1.09M

Total Financing $6.70M

The Wright Opera Block project was awarded a $1 million 
grant from the MEDC’s Michigan Community Revitaliza-
tion Program and Federal Historical Tax Credits in 

the amount of $850,000.  The $1.62 million DMIRF loan 
served as bridge financing for a portion of these two 
funding sources.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS
Based upon terms of a City of Alma CDBG grant, 
51% of the proposed 45 new jobs must go to low- to 
moderate- income individuals.  The project is working 
collaboratively with a number of groups to provide 
flexible leases at 30% below market rates to encourage 
economic development through the use of the 
property.

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

51% of 45 proposed new jobs must go to LMI individuals.

Provides flexible leases at 30% below market rates to encourage 
economic development through use of property.

ECONOMIC AND FISCAL IMPACTS

Construction Jobs 55

Permanent Jobs 45

20-Year Compensation Impact $30.6M

Total Tax Generated (20-Year PV) $14.9M

Taxpayer Subsidy $ 1.9M

Taxpayer Breakeven Year 3

20-Year Taxpayer ROI 678%

Modified IRR   12%

ENVIRONMENTAL IMPACTS

90% of the structure is being re-used in the renovation

Will meet or exceed LEED design standards

Remediation of contaminated materials

Improved walkability in the downtown

ECONOMIC IMPACT

 ECONOMIC IMPACTS

CONSTRUCTION TOTAL (PV)

Employee Compensation $1.7M

Economic Output $6.5M

OPERATIONS 20-YEAR (PV)

Employee Compensation $28.9M

Economic Output $70.6M

AREA IMPACTS TOTAL

Permanent Jobs Created 45

Job accessibility to low- to moderate-income individuals

Supports redeveloping Central Business District

WRIGHT OPERA BLOCK  FINANCING
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The developer believes that up to seven commercial/re-
tail businesses will locate on the ground floor once the 
rehabilitation work is completed.  A firm job creation 
number has not been delineated at this time.  However, 
the developer feels confident that many of the job op-
portunities to be created will be made to low and mod-
erate income individuals.  While unknown at this time, it 
would seem that many of these new jobs would be ideal 
for students.7

A historic building in downtown Alma, Michigan will be 
rehabilitated resulting in a positive impact on Alma’s 
downtown district, but will also result in increased tax 
revenue to the community.  The community and great-
er Gratiot County are still recovering from the negative 
impact of losing a major employer (Ultramar Diamond 
Shamrock). 

The College has traditionally provided education to the 
region’s youth, offering the working/middle class com-
munity with quality educational opportunities. The 
College is supporting the redevelopment of the central 
business district and this development in particular by 
entering into a ten year lease on the property for all of 
the residential units. The College and the City hope that 
increasing the student population in the downtown area 
will attract new retail business that will cater to the stu-
dent body.8

SOCIAL/COMMUNITY IMPACT
Downtown Alma has been undergoing a transformation 
for the past six years and this project is a major part of it.  
In addition, the community and Alma College have been 
collaborating on plans to get students more involved in 
the downtown area.  Other buildings in the downtown 
area have (or will be) undergone façade improvements.  
Parking lots have been refurbished.  Infrastructure (both 
above and below ground) improvements have improved 
walkability in the downtown area.

This project will also create additional housing oppor-
tunities (and potential jobs as well) specifically targeted 
to Alma College students, who in turn will now be more 
accessible to downtown and contribute to its liveliness.  

A newly opened brew-pub should add to the renewed 
vitality in the downtown area.

City and County officials are hopeful the Wright Opera 
Block project will be the catalyst to other residential and 

business opportunities in the downtown area.

In addition, this development represents another step 
forward for a community that is still recovering from the 
loss of a major employer.

ENVIRONMENTAL IMPACT
The most significant aspect of sustainability for this proj-
ect is inherent in the fact that they are saving and reus-
ing as much of the building materials as possible rather 
than consigning it to a landfill.   Approximately 90% of 
the entire structure is being re-purposed and reused in 
the process of the renovation work and this alone would 
contribute the most to a sustainability designation.   In 
addition, most of the interior doors and other interior 
woodwork and trim have either been recycled or saved 
for reuse. Extensive remediation occurred and approxi-
mately 30 trailers of contaminated materials (lead-based 
paint, and asbestos materials) were removed from the 
site.

The building is spatially efficient for a winter design 
climate like Alma in that it has a favorable surface to 
volume ratio which has been optimized for maximum 
efficiency using state-of-the-art HVAC and insulation 
systems wherever cost effective and feasible. The build-
ing’s total energy load should be a fraction of that of the 
original building and would likely meet or exceed most 
LEED design Standards.9  

The project improvements have also improved walkabil-
ity in the downtown area and a bicycle program is being 
implemented. The project will promote these types of 
alternative transportation.

FISCAL IMPACT 

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.4M $7.5M

Federal $0.4M $7.5M

Total $0.8M $15.0M

BENEFIT OF INVESTMENT

Ratio of DMIRF to Project Total 27.6%

*includes construction 

This building had sustained fire damage and with this 
new development, all of the impacts are being consid-
ered as new. The local, state and federal tax revenue (the 
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“cumulative tax revenue”) generated during construction 
(6 months) is $0.6 million (PV). The projected cumulative 
tax revenue generated from annual operations totals of 
$0.8 million, or $14.3 million (PV) over 19.5 years. Over 
20 years, therefore, the total cumulative tax revenue gen-
erated from the construction and operations of the facil-
ity is projected to be $15 million (PV). While this project 
has utilized cumulative taxpayer subsidies (local, state 
and federal) totaling nearly $2 million, the fiscal repay-
ment to the taxpayers, based on this subsidy level and 

the total projected cumulative tax revenues (construc-
tion and operations) over a 20-year period, is significant. 
The taxpayer breakeven, when the cumulative taxpayer 
subsidies are fully recouped, is in Year 3; the return on the 
taxpayer subsidy investment is 678%; and the taxpayer 
Modified Internal Rate of Return (IRR) on the subsidy pro-
vided is 12%.

Note: This project is currently in foreclosure proceedings. The impacts 
noted are those projected at the time of the transaction closing (proj-
ect is currently under construction). The impacts, at this time, are there-
fore uncertain given the status of the investment.  

TAXPAYER RETURN ON INVESTMENT
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HARRIS LOFTS
Grand Rapids, Kent County

HISTORIC RENOVATION
Harris Lofts is a $4.5M project that will entail the reno-
vation of the 38,000 square feet historic Harris Building, 
modernizing and transforming it to provide retail, res-
taurant, office, and event space.  Today, the building as 
improved consists of 9,642 square feet of first floor retail 
space, 12,935 square feet of combined second and third 
floor event space and 4,341 square feet of third floor 
office space. There is also 9,924 square feet of finished 
basement space. The first floor includes an art gallery 
and meeting place. The renovation of the three-story 
Harris Lofts is one of many renovation projects that have 
recently become prevalent in the Heartside Business Dis-
trict. It will have an integral part in revitalizing the Heart-
side neighborhood. 

The building had been vacant for several years. Previous-
ly, the building had been home to a brewery, a furniture 
company and the Knights of Pythias. 

SPONSOR BACKGROUND
Mr. Robert Dykstra is an experienced real estate devel-
oper, manager and investor. Mr. Dykstra has experience 
operating service businesses as he at one time owned 
and operated several private health clubs in the Grand 
Rapids and Lansing areas.

Robert A. Dykstra began his career as an educator, teach-
ing in the Grand Rapids School System from 1970 – 1975.  
He transitioned to real estate development in 1978 con-
centrating on the development of general office and re-
tail buildings developing almost two million square feet

 PROJECT OVERVIEW

PROJECT BASICS

Location
111 S. Division Street
Grand Rapids, Michigan 49503

Asset Type Mixed-Use Residential and Rental

Loan Type Short-Term First Mortgage

Owner Harris Lofts LLC

Total Project Cost $4.5M

DMIRF Financing $2.76M

Investment Date 03/20/15

Exit Date 2017

COMMUNITY NEED

LMI Community Status Moderate - Income

Placemaking High

Area Median Income 62.3%1

Poverty Rate 53.5%2

Unemployment Rate  3.9%3

Economic Zones
Downtown Development Authority 
District 

having a value in excess of $140 million in the Grand Rap-
ids and Kalamazoo areas. He began developing sports 
medicine and wellness centers in partnership with hos-
pitals in 1988 and developed more than 1 million square 
feet of athletic club space and nearly three-quarters of a 
million square feet of medical office space.  In addition 
Mr. Dykstra has developed more than 1 million square 
feet of traditional office space.  In total, Mr. Dykstra has 
developed nearly $300 million in projects over 30 years.

PROJECT GENESIS
There have been significant investments recently in the 
Heartside District that has increased job opportunities 
and economic activity.  An influx of new construction 
projects or older buildings that have either been reno-
vated or torn down and replaced with modern high-rise 
mixed use buildings has taken place, generating over 
$100 million of investment in the Grand Rapids’ Heart-
side Business District over the past fifteen to twenty 
years.  Harris Lofts has taken an integral part in this re-
juvenation process, helping revitalize this previously 
blighted area.

Project support from the City of Grand Rapids is evi-
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denced by the City’s willingness to provide the develop-
er with partial certificates of occupancy for certain areas 
of the property while renovations continued within oth-
er areas of the Property.  In addition, the City amended 
their Brownfield Redevelopment Plan to include the Har-
ris properties and has approved Brownfield Tax Credits 
for the project totaling nearly $400,000. The City has also 
approved and funded a $50,000 Façade improvement 
Grant as well as a TIF totaling nearly $275,000.

SITE BACKGROUND
Harris Lofts is located in the City of Grand Rapids, Kent 
County, Michigan. Grand Rapids has experienced stabil-
ity in population and development since the year 2000. 
Grand Rapids’ downtown has gone through a major re-
surgence over the past fifteen to twenty years with over 
$100 million invested in the City’s business district on 
either new construction or older buildings either being 
renovated or torn down and replaced with modern high-
rise mixed use buildings. 

Harris Lofts is located in the Heartside Business District, 
a neighborhood that has been shunned by developers 
and entrepreneurs for years because of its large home-
less population. After a period of urban decay, the dis-
trict with a 53% poverty rate is finally seeing investment 
activities increase; dozens of properties are being con-
verted from industrial and early 19th century commer-
cial spaces into some of the best redevelopment projects 
in the Midwest. 

In particular the sites are located on the west side of S. 
Division Street between Oakes St. SW and Cherry St. SW 
in the southwest portion of the city’s Central Business 
District. The neighborhood consists of a combination 
of office, commercial, industrial and residential proper-
ties. The immediate area consists of a mixture of low, 
mid and high rise buildings that have been developed/
redeveloped with various uses. The majority of the new 
development in the area pertains to the redevelopment 
of Class C office buildings into mixed-use buildings with 
ground floor commercial uses and upper level market 
rate multi-family apartments. As the result of contin-
ued and ongoing rehabilitation of the existing buildings 
along Division, the character of the southern portion of 
the neighborhood is changing. Once previously shunned 
because of ongoing decay, the area now has the second 
highest number of substantial new development proj-
ects in the CBD.

The Harris Building, built in 1892 on the site of the former 
Grand Rapids Union Brewery, was one of the first build-
ings to take advantage of the commercial transforma-
tion of Division Street.  While the first-floor retail space 
featured showrooms, the second and third floors were 
known as Eureka Lodge No. 2 by members of a secret 
fraternal organization called the Knights of Phythias.  In 
addition to the organization’s offices, formal meeting 
rooms, dining room and billiards room, the second floor 
featured an expansive, domed ballroom with 18-foot 
ceilings.

PROJECT FINANCING

 PROJECT FINANCING

DMIRF Loan $2.76M

State Grants $1.02M

Federal Historic Tax Credits $0.40M

Tax Increment Financing $0.28M

Facade Improvement Grant $0.05M

Total Financing $4.50M

In addition to government assistance, the project is sup-
ported by state grants from the Michigan State Housing 
Development Authority and Michigan Economic Devel-
opment Corporation Community Revitalization Program. 
The development project also qualifies for Federal His-
toric Tax Credits because of the buildings’ historic na-
ture.4 Brownfield Tax Credits for the project total nearly 
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$400,000. The City, seeking to improve this high poverty 
area, funded a $50,000 Façade improvement Grant and 
TIF totaling nearly $275,000.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS

Apprenticeship Program for art students 

Creates creative arts positions that the state is trying to grow and 
attract

ECONOMIC AND FISCAL IMPACTS

Construction Jobs 45

Permanent Jobs 32

20-Year Compensation Impact $31.4M

Total Tax Generated (20-Year PV) $11.7M

Taxpayer Subsidy $ 1.7M

Taxpayer Breakeven Year 2

20-Year Taxpayer ROI 589%

Modified IRR   11%

ENVIRONMENTAL IMPACTS

Brownfield

Located on a transit line and part of the smart growth grid

Adaptive reuse and historic rehabilitation of an antiquated indus-
trial building

Asbestos and mold abatement

Constructed utilizing recycled materials

The conversion of parts of this building for use by the 
Arts Community is anticipated to result in the creation 
of up to 32 permanent jobs, the majority of which are 
expected to go to LMI workers. In addition, there will be 

an apprenticeship program for art students that will sup-
port the creation of arts positions that the state is work-
ing to cultivate and attract to the area. Around the arts 
there are students coming out of school with no work ex-
perience; it is expected that the project will provide paid 
apprenticeships at minimum wage and if the apprentices 
are skilled it may lead to hiring as full time employees.

ECONOMIC IMPACT
It is anticipated that the retail/educational area and the 
event space areas will create 20-25 jobs, the majority of 
which will pay LMI wages. In addition, it is anticipated 
that the event space will help to invigorate an already 
healthy “Arts” community in the area.5

 ECONOMIC IMPACTS

CONSTRUCTION TOTAL (PV)

Employee Compensation $3.5M

Economic Output $8.8M

OPERATIONS 20-YEAR (PV)

Employee Compensation $27.9M

Economic Output $86.3M

AREA IMPACTS TOTAL

Permanent Jobs Created 32

Invigorates the Arts community in the area

SOCIAL/COMMUNITY IMPACT
The project is located in the southwest area of the Grand 
Rapids’ Central Business District which has been shunned 
by developers and entrepreneurs for years. As the result 
of continued and ongoing gentrification of the existing 
buildings along Division, the character of the southern 

HARRIS LOFTS FINANCING
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portion of the neighborhood is changing. The renova-
tion of this project plays a significant role in the revital-
ization of the Heartside District. A feature of The Harris 
Renaissance Club is the wide variety of classes and so-
cial groups available to members. The second story has a 
7,000 square foot ballroom where members have access 
to theater productions. During the day the space will be 
available for seminars, book readings, Toastmasters, or 
other bookings which members desire to rent. It will also 
be a host site of the annual ArtPrize which brings a great 
deal of foot traffic and outside interest and investment 
into the area.  

“The whole area is in a state of transition right 
now...The building next door (101 South Division) 
was renovated about three years ago, and there’s 

new housing going in down the street on the 
corner of Cherry Street. Heartside is a vibrant 

neighborhood, bustling with redevelopment. It’s 
exciting to be a part of this transition,”  

- Dulane Coval, Project Manager, Wolverine (one of the 
contractors on the Harris project)6

The project involves the renovation and adaptive reuse 
of an antiquated industrial building, modernizing it and 
bringing in food, event and office users. These types of 
renovation & reuse projects are prevalent in Downtown 
Grand Rapids.7

 After renovation, the project will be a walkable venue for 
the retail and event space uses, linking the area with the 
vibrant downtown shopping & commercial areas.

ENVIRONMENTAL IMPACT
This project involves the renovation and adaptive reuse 
of an antiquated industrial building. It is also a Brown-
field project. The project is conveniently located on a 
transit line and as part of the smart growth grid to sup-
port use of alternate transportation. The large original 
windows will provide a great deal of natural light and the 
stairways were constructed using recycled metal siding. 
The project has installed low-flow devices and LED lights 
as well as a new roof with insulation to make the opera-
tions more efficient and cost-effective.

FISCAL IMPACT

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.2M $ 4.5M

Federal $0.4M $ 7.2M

Total $0.6M $11.7M

BENEFIT OF INVESTMENT

Ratio of DMIRF to Project Total 61.3%

*includes construction 

As the building had been vacant for several years leading 
up to the development, we consider all impacts gener-
ated as new. The local, state and federal tax revenue (the 
“cumulative tax revenue”) generated during construction 
(18 months) is $1 million (PV). The projected cumulative 
tax revenue generated from annual operations totals 
over $0.6 million, or $10.6 million (PV) over 18.5 years. 
Over 20 years, therefore, the total cumulative tax rev-
enue generated from the construction and operations 
of the facility is projected to be $11.6 million (PV). While 
this project has utilized cumulative taxpayer subsidies 
(local, state and federal) totaling over $1.7 million, the 
fiscal repayment to the taxpayers, based on this subsidy 
level and the total projected cumulative tax revenues 
(construction and operations) over a 20-year period, is 
significant. The taxpayer breakeven, when the cumula-
tive taxpayer subsidies are fully recouped, is in Year 2; the 
return on the taxpayer subsidy investment is 589%; and 
the taxpayer Modified Internal Rate of Return (IRR) on the 
subsidy provided is 11%.

Note: This project is currently in foreclosure proceedings. The impacts 
noted are those projected at the time of the transaction closing (proj-
ect is currently under construction). The impacts, at this time, are there-
fore uncertain given the status of the investment.  
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DARTMOUTH SQUARE APARTMENTS
Inkster, Wayne County

QUALITY APARTMENTS
The Dartmouth Square Apartment project is a $2.18 mil-
lion renovation project encompassing the rehabilitation 
of eight apartment buildings located in Inkster, Michigan. 
Many residential areas of Inkster show signs of blight and 
economic hardships following the 2007-2009 financial 
collapse. This project will bring high-quality housing for 
residents that are finding difficulty in purchasing single-
family homes.  

The subject site is approximately 7.26 acres and is current-
ly improved with eight two and one-half story apartment 
buildings containing 126 total units.  The property, built 
in 1972, originally contained nine apartment buildings 
with a total of 138 units, but one building was destroyed 
and razed by a fire in 2014.  The clubhouse, constructed 
in 1997, contains the leasing office and maintenance 
office and a large community room with kitchen and a 
computer room for residents’ use.  Additional on-site im-
provements consist of concrete sidewalks, asphalt paved 
drives and parking for approximately 266 cars, a metal 
picket fence and mature landscaping.  

SPONSOR BACKGROUND
GINOSKO DEVELOPMENT COMPANY, AMIN 
IRVING, MARY TISCHLER 
Ginosko Development Company (GDC) is a real estate 
development company that specializes in the creation 
and preservation of quality affordable multi-family and 
single family housing complexes. GDC, through its sub-
sidiaries and joint ventures, engages in the acquisition, 
development, redevelopment, ownership, and opera-
tional oversight of multifamily properties in the United 

 PROJECT OVERVIEW

PROJECT BASICS

Location
26832 Colgate Street
Inkster, MI 48141

Asset Type Garden Style Multifamily

Loan Type Short-Term First Mortgage 

Owner
Ginosko Development Company, Amin 
Irving, Mary Tischler

Total Project Cost $2.18M

DMIRF Financing $1.45M

Investment Date 01/28/2015

Exit Date 2016

COMMUNITY NEED

LMI Community Status Moderate - Income

Placemaking High

Area Median Income 63.0%1 

Poverty Rate 34.1%2

Unemployment Rate  7.3%3

Aerial view of project site

States. Its activities include the acquisition and develop-
ment of residential properties and undeveloped land re-
serves for development or sale.

AMIN IRVING
Amin Irving is the president of Ginsosko Development 
Company. Mr. Irving is responsible for the overall perfor-
mance and operation of the company. He oversees the 
selection of various locations, the preliminary feasibility 
analyses, the purchase negotiation of projects, landscap-
ing and architectural design, municipality processing 
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and debt and equity financing.

MARY TISCHLER
Mary Tischler is the Chief Financial Officer of Ginosko 
Development Company. Ms. Tischler is responsible for 
all financial accounting and reporting functions for the 
company. 

PROJECT GENESIS
The City of Inkster has suffered through a long period of 
economic declines but is showing signs of stabilization. 
Single family house prices have increased approximately 
50% over the past twelve months. Despite the afford-
ability of single family housing in the neighborhood, the 
difficulties in obtaining financing and accumulating sav-
ings for a down payment continue to keep the purchase 
of a single family house out of the reach of many resi-
dents which keeps up the demand for rental housing in 
the neighborhood.

SITE BACKGROUND
Dartmouth Square Apartments are located in the City 
of Inkster, Wayne County, Michigan on Colgate between 
Inkster and Beech Daly Streets. The City of Inkster is lo-
cated in western Wayne County approximately 20 miles 
from Detroit’s central business district. The City of Inkster 
has shown a slight decrease in population since the 2010 
census but the population is expected to grow through 
2018. Median household income has increased approxi-
mately 3.3% since 2010 and is expected to increase an 
average of approximately 2.85% over the next five years.  
The neighborhood immediately surrounding the Proper-
ty is a predominately single family residential community. 
Houses are generally modest, ranging from 800 to 1,200 
square feet; their values range from $10,000 - $30,000 
according to a recent appraisal for the Dartmouth Square 

Apartments.  According to the appraisal, residential sales 
prices are up over fifty percent (50%) from prices in 2013.  
There is some blight in the area with vacant houses and 
lots, which have a negative effect on housing values.4  

PROJECT FINANCING

 PROJECT FINANCING

DMIRF Loan $1.45M

Subordinate Loan Assumption $0.23M

Equity $0.50M

Total Financing $2.18M

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS
It is anticipated that the renovation of the existing 
units will create 20-25 temporary construction jobs.5 
These jobs will go to local skilled and semi-skilled 
tradespersons. The vast majority (estimated at 98% of 
jobs) are hourly contractors making under $20.00/hour.

DARTMOUTH SQUARE APARTMENTS FINANCING
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The Project is located in a primarily single family neigh-
borhood exhibiting signs of blight. The project will pro-
vide additional quality housing stock to the City of Ink-
ster. The 126 units are all accessible to voucher holders 
that would range between Extremely Low Income for 
households earning less than 30% of the median, Very 
Low Income for households earning between 30% and 
50% of the median and Low Income for households 
earning between 50% and 80% of the median.

 PROJECT IMPACTS

LOW- AND MODERATE-INCOME COMMUNITY IMPACTS 

Located in a primarily single family neighborhood exhibiting signs 
of blight. 

Maintains quality housing stock to the City of Inkster.

The 126 units which will accept voucher holders.

ECONOMIC AND FISCAL IMPACTS

Construction Jobs 25

Permanent Jobs 2

20-Year Compensation Impact $5.3M

Total Tax Generated (20-Year PV) $1.6M

SOCIAL/COMMUNITY IMPACT
The project is located in a primarily single family neigh-
borhood exhibiting some signs of blight. The effects of 
the financial collapse of 2007 – 2009 continue to make it 

difficult for residents to afford to purchase single family 
houses. The project will provide additional good quality 
housing stock to the City of Inkster residents.6   

FISCAL IMPACT

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.01M $0.5M

Federal $0.04M $1.1M

Total $0.05M $1.6M

BENEFIT OF INVESTMENT

Ratio of DMIRF to Project Total 66.5%

*includes construction

The two jobs created are considered new for the project. 
The local, state and federal tax revenue (the “cumulative 
tax revenue”) generated during construction (mainte-
nance and repairs ongoing during operations) is $0.5 
million (PV). The projected cumulative tax revenue gen-
erated from annual operations totals  $53,630, or $1 mil-
lion (PV) over 20 years. Over 20 years, therefore, the total 
cumulative tax revenue generated from the construction 
and operations of the facility is projected to be $1.6 mil-
lion (PV). 

TAXPAYER REVENUES
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332 LINCOLN
Royal Oak, Oakland County

REVITALIZING INDUSTRIAL SPACE
The 332 Lincoln project involves the renovation and 
adaptive reuse of an antiquated industrial building, 
modernizing it and transforming it to accommodate 
high-tech users as well as a micro brewery and tasting 
room. These types of renovation & reuse projects have 
become prevalent in Downtown Royal Oak, as the under 
utilized and vacant buildings in the traditional industrial 
areas are repositioned.  332 Lincoln is positioned to help 
attract more businesses to this part of town. 332 Lincoln 
consists of two buildings on a single site that historically 
have been occupied by various warehousing, office, re-
search and design and manufacturing uses.  

“It’s going to fit in with the neighborhood and 
add some vibrancy to the area.”   

- Mayor Pro-tem David Poulton.1

Building #1 is a two-story, 35,520 SF light industrial fa-
cility constructed in 1954 with an office/warehouse 
mix which will be converted into a mixed use retail/of-
fice building housing ROAK Brewing Co. with its tasting 
room and MedKinect, LLC, a medical supply company. 
Ford Motor Company recently signed a lease to occupy 
6,500 sq. ft. in Building #1 to establish the headquarters 
of Livio Connect, Ford’s wholly owned internet app/radio 
engineering company, which is relocating and expand-
ing from its current location in Ferndale, MI.  As of Spring 
2017, the entire project is 100% leased.

 PROJECT OVERVIEW

PROJECT BASICS

Location
332 E. Lincoln
Royal Oak, MI 48067

Asset Type Mixed-Use Commercial/Office

Loan Type Senior Loan

Owner 6300 Hughes LLC

Total Project Cost $2.35M

DMIRF Debt $1.50M

Owner Equity $0.85M

Project Timeframe 12-month conversion

Investment Date 10/08/14

Exit Date 2016

ECONOMIC IMPACT

Construction Jobs Created 50

Tenant Jobs Retained 12

Tenant Jobs Created 43

Projected Tenant Jobs 20-25

COMMUNITY NEED

LMI Community Status Middle - Income

Placemaking High

Area Median Income  118.6% 

Poverty Rate      4.9%

Unemployment Rate      2.4%

Economic Zones None

Building #2 is a one-story, 1,108 SF light industrial build-
ing constructed in 1949 with an office/warehouse mix 
which will also be converted into commercial or office 
use as the project seasons.  332 Lincoln’s improvement 
budget of $625,000 will be used to convert the subject 
from a light industrial property into a mixed-use retail/of-
fice property. Existing tenants on site are FAAC Incorpo-
rated, which provides systems engineering and software 
products to the U.S. government and private industry, 
and Detroit Build, Michigan’s preferred 203k Home Loan 
and Homepath contractor.
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ROAK BREWING CO.
ROAK Brewing Co., a micro brew-
ery, is an independent craft brew-
ing company that employs 25 will 
be housed on site. ROAK will be able to seat roughly 85 
patrons and will include 8 outdoor seats and 19 bar seats. 
With its added capacity, an estimated 18,000 barrels of 
malt products is expected to be produced and distrib-
uted by the new facility to retailers across the metropoli-
tan area each year. The tasting room, on the other hand, 
will be opened only in limited service, and the food-to-
alcohol ratio will be 50-50.

MEDKINECT, LLC
“Our vision is to guide 
the healthcare industry 

through the adoption and improvement of ancillary ex-
posures with our series of products and services that are 
focused on improving patient outcomes and normaliz-
ing their everyday lives”

This company currently has 18 employees. The products 
and services include:

 • Transdermal Therapy 
 • Urinary Drug Testing
 • Pharmacogenetics
 • Durable Medical Equipment
 • Data Research
 • Intraoperative Monitoring
 • Revenue Cycle Management

OTHER TENANTS: Other tenants on the 2nd floor include 
a variety of small businesses such as: a vodka salesman, 
construction company, DJ, nutritionist, accounting firm, 
photographer, etc. 

SPONSOR BACKGROUND
Greg Cooksey & Lindsay Edmonstone have been buying, 
renovating, re-tenanting & managing industrial and of-
fice properties in Royal Oak since 2008.  They have expe-
rience with over 11 projects, 9 of which are in downtown 
Royal Oak, and handle all aspects of the project in-house, 
including construction management, leasing, brokerage, 
etc.  They have an overall occupancy of 236,000 square 
feet of over 85% and global DSCR of 1.46X.  They are fa-
miliar with the Royal Oak market and have developed a 
niche in these conversion opportunities.

PROJECT GENESIS
Support for 332 Lincoln from the City of Royal Oak is 
evidenced by the recent approval by the City Commis-
sion to have the property re-zoned for the development 
of a micro brewery and a tasting room. The 332 Lincoln 
benefits the City in that it brings more jobs and tax rev-
enues to the City, as more companies locate in this for-
mer industrial area. As a retail establishment with beer & 
food being served, it is a first for the area and will be an 
important amenity to help attract more consumers and 
more businesses to locate in this area. ROAK requested 
that conditionally the site be rezoned from mixed-use 
1 to general industrial and grant it a micro- brewers li-
cense. Mixed-use allows for office and residential, but 
high-tension wires on site as well as the location of a DTE 
substation across the street made it undesirable for such 
uses. A major selling point to the city was the hours of 
operation, which go no later than 11 p.m. on any night 
of the week.2  Final approval for the project was granted 
October 6th, 2014 and took effect on October 16th, 2014.

SITE BACKGROUND

332 Lincoln Census Tract
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The property is located in the City of Royal Oak, Michigan 
on Lincoln Avenue between South Main and Knowles 
Street—a neighborhood that consists predominately of 
residential, retail, office, and light industrial properties. 
Several older light industrial properties within this neigh-
borhood have become obsolete, though there are plans 
to convert these outmoded properties from industrial 
uses to higher and better retail, office, and residential 
functions.  In fact, over the last 10 years, this section of 
Royal Oak, which was primarily industrial in nature, has 
seen an increasing renovation and shift towards more 
residential and high-tech office uses. 3 

This area of Royal Oak is in transition from industrial 
along either side of the rail road tracks to mixed residen-
tial/commercial & office use.  332 Lincoln is continuing 
that trend and is a good fit in that the immediate area 
that still feels somewhat industrial in nature and in need 
of revitalization and the transformation of this build-
ing into office and a brewery with a retail tasting room 
should have a catalytic impact as more employees and 
consumers will be drawn to this part of town. The area 
has been undergoing significant revitalization over the 
past 5-10 years, with retail, office   and residential con-
tinuing to expand from the outmoded industrial facili-
ties. 332 Lincoln continues the revitalization trend and 
will add to this community’s growing economic vibrancy.

While 332 Lincoln is close to the downtown, it is in a for-
mer  industrial area that is just far enough from the city 
center to make it inconvenient for employees at nearby 
companies to make the walk to the shops downtown. 
332 Lincoln will encourage additional foot traffic within 
the industrial area to expand the area’s “placemaking” 

characteristics – where residents can live, work and enjoy 
themselves without having to travel by automobile. “Eco-
nomic development and community development are 
two sides of the same coin. A community without place 
amenities will have a difficult time attracting and retain-
ing talented workers and entrepreneurs, or being attrac-
tive to business.” 4 As more office and tech jobs move 
into these industrial projects, the presence of the tasting 
room that offers a retail presence in the community will 
be a bridge and encourage the development of the com-
munity in addition to the economy.   The motto of Royal 
Oak is, fittingly, “A place to come to, not pass through on 
your way to somewhere else.”5 

PROJECT FINANCING
332 Lincoln was financed with owner equity and the 
DMIRF loan. The project is finalizing over $625,000 of 
tenant and landlord improvements for facility upgrades.

 PROJECT IMPACTS

LOW-AND MODERATE-INCOME COMMUNITY IMPACTS

Jobs made available to low-income persons

ECONOMIC & FISCAL IMPACTS

Construction Jobs 50

Tenant Permanent Jobs Retained 12

Tenant Permanent Jobs Created 43

Tenant Permanent Jobs Projected 20-25

20-Year Compensation Impact $30.9M

Total Tax Generated (20-year PV) $14.7M

ENVIRONMENTAL IMPACTS

Adaptive Reuse of an Obsolete Industrial Site

Walkability of site encourages foot traffic

332 LINCOLN FINANCING
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IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS
The brewery and tasting room have already created 25 
jobs while 18 jobs have come from the medical supply 
company, the majority of these 43 jobs will pay living 
wages.  In addition, 25 additional jobs will be created as 
Ford Motor Company takes occupancy. 

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $  48.5M

Economic Output $127.5M

AREA IMPACTS TOTAL

Permanent Jobs Retained and Created 55

60% of  Jobs Accessible to Low-Income Persons

New jobs created will support and promote more traffic into other 
downtown commercial businesses

Medkinect has 18 employees of which, three are ex-
ecutive level, two are middle range, and 13 are admin-
istrative employees. The range of salaries (not including 
principals) is $25K to $80K. It is expected that the 13 ad-
ministrative jobs are held by low- to moderate-income 
individuals. 

ROAK Brewing Co. employs 25 of which, 20 serve as cooks, 
dishwashers, servers, bartenders, and have warehouse 
jobs, while five are management and brewers. The man-
agement and brewer jobs are expected to pay $50,000 
and up. The other 20 jobs are expected to be minimum 
wage up to $12 per hour.  

There are two other long-term businesses located at this 
site with 12 total employees.  Ford Motor Company will 
create 25 new jobs to occupy the 2nd floor space (6,500 
sq. ft). 

The Borrower, 6300 Hughes, LLC, is receiving the DMI in-
vestment (loan) and has an SIC code of “owners & opera-
tors of real estate”.  Current gross annual revenue is total 
rents received and approximates $200,200.  DMI believes 
the borrower meets the Small Business Administration 
definition of a small business. Based on wage information 
from the Bureau of Labor Statistics and current income 
limits, 33 of the total 55 existing jobs (60%) meet the low- 
and moderate-income threshold.6

Much of the economic and so-
cial resurgence in Royal Oak’s 
downtown over the past 15-20 
years can be attributed to the 
$100 million investment in the 
city’s business district on new 
construction, renovations, or 
replacement of older buildings 
with modern high-rise mixed 
use buildings. A substantial 
portion of this renovation was 
undertaken by the Downtown 
Development Authority, that 
helped bring sweeping im-
provements to such prominent buildings as the Baldwin 
Theatre and the Washington Square Building in Royal 
Oak.7 As Michigan is the fifth-largest craft brewery state in 
the country, the addition of a brewery and tasting room 
to the facility is predicted by the city to become a major 
job creator and promoter of tourism.8

 “I look at this building and see a beautiful 
building going up, and I see that possibly 

commerce can happen. And people going there 
will now go into town and buy something from 

some of the retailers that are starving.” 

- Drew Hopkins, Area Resident9

332 Lincoln is located 2 blocks off of Main Street, the cen-
tral north/south commercial corridor in Downtown Royal 
Oak, in a predominantly industrial part of town.  Through 
conversion into retail & office use, the project will provide 
additional jobs which will support and promote more 
traffic into other downtown commercial businesses.    

ENVIRONMENTAL IMPACT 
332 Lincoln will adaptively reuse an obsolete warehouse 
located in an industrial area. In addition, a former heating 
oil underground storage tank (UST) was removed from 
the site. The HVAC consists of rooftop package units as 
well as gas fired heating units in the warehouse areas. It 
will be a walkable venue for both retail (the brewery) & 
commercial (the offices) use, linking a former industrial 
area with the vibrant downtown shopping & commercial 
areas. This aspect will encourage more foot traffic and en-



pag e  | 60De v e lo p Mi c h i g a n Re a l es tat e Fu n D

332 LINCOLN

courage alternative transportation. 

FISCAL IMPACT
This project has utilized $1.5 million of DMI investment. 
The resulting fiscal impacts of the project are significant. 
The local, state and federal tax revenue (the “cumulative 
tax revenue”) generated during construction (12 months) 
is $0.5 million present value (PV). The projected cumula-
tive tax revenue generated from annual operations totals 
$14.3 million (PV) over 19 years. Over 20 years, therefore, 
the total cumulative tax revenue generated from the con-
struction and operations of the facility is projected to be 
$14.8 million (PV).

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR TOTAL 
(PV)*

State & Local $0.2M $ 4.3M

Federal $0.5M $10.5M

TOTAL $0.7M $14.8M

BENEFIT OF INVESTMENT

Ratio 1:6 or 629%

*Combined construction and operations revenues

The benefit to the project is substantial in terms of the 
ratio of the $2.35 million total project cost to the 20-year 
(PV) tax revenues generated. The ratio is 1:6 or the (PV) of 
the tax revenues over the 20-year period is 629% of the 
project cost.

TAXPAYER REVENUES
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PRONTO! BUILDING
Royal Oak, Oakland County

MIXED-USE REDEVELOPMENT
The Pronto! project is a 2-story building containing a res-
taurant and bakery on the ground floor as well as 12 of-
fice units on the second floor.  CTP Hospitality Holdings 
operates the restaurant/bar known as Pronto! (which has 
been in operation at the same location for 20 years) and 
a corner bakery & retail candy store.  The 2nd floor is built 
out with 12 separate offices ranging from 250 – 1,000 
square feet each.  As of January 2017 the project is 100% 
occupied.

SPONSOR BACKGROUND
Greg Cooksey & Lindsay Edmonstone have been buying, 
renovating, re-tenanting & managing industrial and of-
fice properties in Royal Oak since 2008.  They have expe-
rience with over 11 projects, 9 of which are in downtown 
Royal Oak, and handle all aspects of the project in-house, 
including construction management, leasing, brokerage, 
etc.  They have an overall occupancy on 236,000 square 
feet of over 85% and global DSCR of 1.46X.  They are very 
familiar with the Royal Oak market and have developed a 
niche in these conversion opportunities.

PROJECT GENESIS
Jim Domanski, Tom Murray and Bill Thomas opened Pron-
to! in 1991 as a deli and catering business. The business 
grew into a full-service restaurant, bar and Corner Store, 
expanding into neighboring buildings. CTP Hospitality 
Holdings LLC (CTP) bought Pronto! from RutabagasInc., 
the entity under which the founders and previous own-
ers operated, and took over operations June 3, 2014. 
CTP’s owners are Greg Cooksey, Lindsay Edmonstone. 

 PROJECT OVERVIEW

PROJECT BASICS

Location
600 S. Washington
Royal Oak, MI 48067

Asset Type Mixed-Use

Loan Type Refinance

Owner 600 Washington LLC

Total Project Cost $1.75M

DMIRF Debt $1.50M

Owner Equity $0.25M

Investment Date 10/08/14

Exit Date 2016

ECONOMIC IMPACT

Construction Jobs 3

Permanent Jobs Retained 61 (41 FTE )

Tenant Permanent Jobs Retained 6

Tenant Permanent Jobs Created 17

COMMUNITY NEED

LMI Community Status Upper - Income

Placemaking High

Area Median Income  141% 

Poverty Rate       5.5%

Unemployment Rate       0%

Economic Zones None

Cooksey and Edmonstone are partners in CG Emerson 
Real Estate Group and concurrent with their acquisition 
of the restaurant operations purchased the building 
through their 600 Washington LLC entity.1 In 2016, they 
will be transitioning the ownership of Pronto! by selling 
their membership interests in CTP to the owners/opera-
tors of established Royal Oak restaurants Hamlin Corner 
and Strada, Anthony Mancini and Kelly DeAngelis.

SITE BACKGROUND
The Pronto! project is located 2 blocks off of Main Street, 
the central north/south commercial corridor in Down-
town Royal Oak, on Washington Street, which is the 2nd 
busiest north/south corridor in Royal Oak. The neighbor-
hood is a combination of residential, office and com-
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mercial businesses. The subject property was originally 
constructed in 1922.  It was renovated for the Pronto! 
Restaurant in 1991, the bar was added in 1996 and the 
retail bakery/retail store added in 2004.  The upstairs of-
fices were originally occupied since 1955 but have re-
cently been renovated by the present owners upon their 
purchasing the property in 2013.

Pronto! Project Census Tract

PROJECT FINANCING
The Pronto! project was financed with a combination of 
owner equity and the DMI loan.

IMPACT ON LOW- AND MODERATE- 
INCOME PERSONS

 PROJECT IMPACTS

ECONOMIC & FISCAL IMPACTS

Construction Jobs 3

Permanent Jobs Retained 41 FTE

Tenant Permanent Jobs Retained 6

Permanent Jobs Created 17

20-Year Compensation Impact $54.9M

Total Tax Generated (20-year PV) $17.5M

Due to the nature of the jobs at the project, there will be 
jobs retained and made available to low- and moderate-
income persons. 

ECONOMIC IMPACT

 ECONOMIC IMPACT SUMMARY

OPERATIONS 20-YEAR TOTAL (PV)

Employee Compensation $22.7M

Economic Output $50.3M

AREA IMPACTS TOTAL

Permanent Jobs Retained and Created 64

60% Jobs accessible to Low-Income Persons

Fully Leased Predominantly Vacant Office Space

CTP Hospitality Holdings operates the restaurant/bar 
known as Pronto! (which has been in operation at the 
same location for 20 years).  Between Pronto! and the 
bakery located here, there are currently 61 employees:  
9 managers in the $30,000 - $40,000 range and a chef at 
$50,000. The remaining 51 employees are servers, kitch-
en related staff and bartenders earning minimum wage.  

The 12 separate incubator type offices are all occupied 
with tenants, ranging from a photographer to a non-
profit entity staffed with volunteers.  The renovation of 
this space increased the individuals working there by 17.

The Borrower, 600 Washington, LLC, is receiving the DMI 
investment (loan) and has an SIC code of “owners & op-
erators of real estate”.  Gross annual revenue is total rents 
received and approximates $247,500.  DMI believes the 
borrower meets the Small Business Administration defi-
nition of a small business.

Based on wage information from the Bureau of Labor 
Statistics, current income limits and conversations with 

PRONTO!  FINANCING
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the developer, the Pronto servers, related kitchen staff 
and bartender jobs will meet the low and moderate in-
come threshold.2

The Pronto! building project involves the refinance of an 
acquisition loan on a mixed use property in Downtown 
Royal Oak.  Subsequent to the acquisition the Borrower 
renovated the 2nd floor offices and has leased out the 
predominantly vacant second floor office space of 12 
units to small, incubator type users, bringing 17 new jobs 
into the city. There is currently a good demand for small 
office space in Royal Oak as many former office buildings 
have been converted into residential or restaurant use, 
depleting the supply of office space in the market.  

SOCIAL AND COMMUNITY IMPACT
The Pronto! project is located in the midst of downtown 
Royal Oak and the new tenants will contribute to the 
project’s placemaking. “A community without place ame-
nities will have a difficult time attracting and retaining 
talented workers and entrepreneurs, or being attractive 
to business.”3  The restaurant as well as the new tenants 
the Pronto! project has brought to the area means that 
the project is creating that sense of place and attracting 
businesses and entrepreneurs and providing them with 
a place that has amenities that are accessible without 

needing to travel by automobile.  It will encourage walk-
ing as a mode of accessing the local amenities and con-
tinue to support the existing retail in the area.  

FISCAL IMPACT
This project has utilized $1.5 million of DMI investment. 
The resulting fiscal impacts of the project are significant. 
The local, state and federal tax revenue (the “cumulative 
tax revenue”) generated from annual operations totals   
$6.7 million present value (PV) over 20 years. 

The benefit to the project is substantial in terms of the 
ratio of the $1.75 million total project cost to the 20-year 
(PV) tax revenues generated as a result of the invest-
ment. The ratio is 1:4 or the (PV) of the tax revenues over 
the 20-year period is 383% of the project cost.

 20-YEAR TAXPAYER REVENUES

TAX REVENUES
OPERATIONS AN-
NUAL AVERAGE

20-YEAR 
TOTAL (PV)

State & Local $0.1M $1.9M

Federal $0.2M $4.8M

TOTAL $0.3M $6.7M

BENEFIT OF INVESTMENT

Ratio 1:4 or 383%

TAXPAYER REVENUES
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APPENDIX A: IMPLAN 

IMPLAN OVERVIEW 
SDS and DePaolis and Associates undertook an Economic and Fiscal impact analysis based on the anticipated gross im-
pacts of the project using IMPLAN along with a fiscal analysis based on existing tax rates in the project region (city, county, 
state) and at the federal level. Below is a list of terms used in this report.

IMPLAN 
IMPLAN is a computer-based input-output modeling system used by over 1,500 federal, state and local agencies, research 
universities and non-profit organizations.  An input-output model is a representation of the flows of economic activity be-
tween sectors within a region.  The model captures what each business or sector must purchase from every other sector in 
order to produce a dollar’s worth of goods or services.  Using such a model, flows of economic activity associated with any 
change in spending may be traced either forward (e.g., spending generates employee wages which induce further spend-
ing) or backward (e.g., visitor purchases of meals lead restaurants to purchase additional inputs – groceries, utilities, etc.).  
Multipliers for a region may be derived from an input-output model of the region’s economy.

With IMPLAN, one can estimate I-O models of up to 528 sectors for any geographic region.  IMPLAN includes procedures for 
generating multipliers and estimating impacts by applying final demand changes to the model.  

DIRECT ECONOMIC IMPACT
Direct economic impact represents expenditures made by a project, including the wages and salaries of project em-
ployees.  For each investment project, IMPLAN calculates the direct impact of the project during construction and 
operations.  

Note: Once we have the actual numbers from the project, we replace these estimates with real numbers. 

INDIRECT ECONOMIC IMPACT
The injection of new money into the local economy by a project results in a ripple effect, or multiplier, which gener-
ates income and jobs for individuals not directly associated with the project.  Indirect impact represents the value of a 
project’s impact on other businesses, industries and households in the region’s economy.  For example, a project may 
purchase supplies from several companies in the region.  Businesses receiving this income spend or invest it in the 
region which leads to an increase in income and spending by other businesses and individuals.  Indirect impacts are 
estimated with models developed using IMPLAN data and software.

INDUCED ECONOMIC IMPACT
Induced economic impact is a ripple effect that is represented by changes in spending from households that are direct-
ly or indirectly related to the project.  For example, a project employee spending a part of her salary on an electronic 
purchase will induce employees of the electronic store to spend part of their salaries on clothing, and so on.  Induced 
impacts are estimated with models developed using IMPLAN data and software.

OUTPUT
Represents the total value of production, commonly measured using revenues.  Direct, indirect, and induced output 
projections can be made.
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APPENDIX B: REFERENCES, DEFINITIONS AND ASSUMPTIONS

ECONOMIC AND FISCAL ANALYSIS METHODOLOGY
In order to analyze the true economic and fiscal impact of the projects, we built an input-output model using the 2013 IM-
PLAN® dataset and modeling software for the individual county in Michigan, where the projects are located. Input-output 
(I-O) models capture the interactions among economic sectors and agents by tracking the transactions that take place as a 
result of changes in their final and intermediate demand.

The resulting model provides a snapshot of the economy using a 536-sector classification, which is a fairly disaggregated 
level for a small geographic area such as a metropolitan region. Once the base model was built, we designed two compos-
ite scenarios representing the construction (if applicable) and operations phase of the project, respectively. Using informa-
tion provided by the client, we mapped the equivalent number of jobs by occupation and industry. 

Return on Taxpayer Investment (TROI): Presents a 20-year cash flow analysis of the taxpayer subsidy and of the tax revenues 
yielded by the ongoing operations of the facility, as estimated in the fiscal impact analysis sections of each component. 
Three metrics are provided. 

1. The net present value (NPV) is the value of the stream of cash inflows less the cash outflows over the 20 year period 
discounted to reflect the time value of money. 

2. The internal rate of return (IRR) is the interest rate that produces a NPV of 0 for the 20-year cash flow stream. 
3. The return on investment (ROI) compares the net present value of the taxpayer subsidies over 20 years with the net 

present value of the expected fiscal impacts associated with the project over the same period. 

The discount rate used in net present value calculations is 4.0 percent. This is based on an estimate using historical 10-year 
and 30-year U.S. Treasury yields, which are currently extraordinarily low but which are expected to rise during the analysis 
period (2015-2034).  

The breakeven period is the year in which the cumulative taxpayer subsidies are offset by the estimated cumulative fiscal 
receipts. Given the significant impact produced by the relatively large number of jobs created in the first year, the rate of 
growth of discounted fiscal benefits accelerates rapidly in the first year of the project. After this, the breakeven period is 
determined by the growth in employment, earnings and output originated by the project’s operations phase.

RESIDENCES AT THIRTY T WO 50
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. http://media.fcanorthamerica.com/newsrelease.do?id=7054&mid=175
5. http://www.oakland.edu/Assets/Oakland/ucm/files-and-documents/pdfs/UCM-15392_FastFacts-update.pdf
6. https://www.walkscore.com/score/3363-auburn-rd-auburn-hills-mi-48326 (walkability source)

FLAGSTAR STRAND THEATRE
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. Rafter, Dan “Betting on the Strand Theatre to boost downtown Pontiac” Midwest Real Estate News, July 2016.
5. https://www.walkscore.com (walkability source)
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TRUMBULL AND PORTER HOTEL
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. http://www.modeldmedia.com/features/corktown-unpacked-072816.aspx
5. https://www.walkscore.com/score/1331-trumbull-ave-detroit-mi-48216 (walkability score)

CAPITOL PARK LOFTS
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. http://www.mlive.com/business/detroit/index.ssf/2013/04/a_closer_look_at_dan_gilberts_1.html

EAST MAIN STREET REDEVELOPMENT
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. http://www.mlive.com/business/ann-arbor/index.ssf/2015/03/52m_redevelopment_in_downtown.html
5.  City of Milan - City Council Meeting Minutes (July 28, 2014)
6. http://www.eastmainmilan.com/BlogDetails/Details?BlogId=7f765b9e-5f35-4f2d-8e43-47b795fc961b
7. http://www.heritage.com/articles/2015/03/28/milan_news_leader/news/doc551489470da09983109057.

txt?viewmode=2
8. Taken from 07152014 Final DMIRF Committee Presentation East Main Redevelopment, Milan, MI Pg. 7
9.  Taken from 07152014 Final DMIRF Committee Presentation East Main Redevelopment, Milan, MI Pg. 6
10.   Taken from 07152014 Final DMIRF Committee Presentation East Main Redevelopment, Milan, MI Pg. 7

THE FOREFRONT
1. https://www.walkscore.com/MI/Birmingham
2. 

41-9021 Real  Es tate Brokers $47,020

41-9022 Real  Es tate Sa les  Agents $35,550

43-4171 Receptionis ts  and Information Clerks $26,020

43-9199 Office and Adminis trative Support Workers , Al l  Other $36,590

Source:  Occupational Employment Statistics (OES) Survey - Bureau of Labor Statisitcs, US Department of Labor

Michigan Annual Median Wage - 50th percentile
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$36,200 $41,400 $46,550  $51,700 $55,850  $60,000  $64,150 $68,250

$22,650 $25,850  $29,100  $32,300  $34,900 $37,500  $40,100  $42,650 

$13,600 $15,730   $19,790    $23,850 $27,910 $31,970 $36,030 $40,090

Source:  Economic and Market Analysis Division, HUD.

FY 2015 Income Limits Summary – Oakland, Macomb and Wayne Counties
(Detroit-Warren-Livonia, MI HUD Metro FMR Area” which includes a geographical area that encompasses Lapeer, Macomb, Oakland, 

St. Clair and Wayne counties)

 Extremely Low (30%) Income 
Limits

 Low (80%) Income Limits

 Very Low (50%) Income Limits

6 People 7 People 8 PeopleFY 2014 Income Limit Category 1  Person 2 People 3  People 4  People 5 People

3. http://www.homefacts.com/unemployment/Michigan/Oakland-County/Birmingham.html
4. http://www.jonnaluxuryhomes.com/birmingham-enjoys-buzz-of-new-downtown-activity/ The Detroit News.
5. http://www.michigan.gov/documents/snyder/2011Special_Message-1_348148_7.pdf

INTERNATIONAL CENTER BUILDING
1. http://www.manta.com/c/mmlqyq2/international-center
2. http://greektowndetroit.org/about/
3. http://www.bls.gov/regions/midwest/summary/blssummary_detroit.pdf
4. http://www.mlive.com/business/detroit/index.ssf/2013/04/state_gaming_board_approves_da.html

WRIGHT OPERA BLOCK
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. Taken from 07152014 Final DMIRF Committee Presentation Wright Opera Block, Alma, MI Pg. 9
5. http://www.ourmidland.com/news/year-old-mansion-offers-peek-into-alma-s-past/article_55cfda62-6d20-11e1-

9128-0019bb2963f4.html
6. https://www.alma.edu/live/news/106-opera-house-renovations-feature-student-apartments
7. Taken from 07152014 Final DMIRF Committee Presentation Wright Opera Block, Alma, MI Pg. 7
8. Taken from 07152014 Final DMIRF Committee Presentation Wright Opera Block, Alma, MI Pg. 6
9. Taken from 07152014 Final DMIRF Committee Presentation Wright Opera Block, Alma, MI Pg. 7

HARRIS LOFTS
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. http://www.heritage.com/articles/2015/03/28/milan_news_leader/news/doc551489470da09983109057.

txt?viewmode=2
5. Taken from 04302015 Investment Committee Presentation Harris Lofts clean Pg. 7
6. http://www.rapidgrowthmedia.com/devnews/HarrisBuilding0523.aspx and http://www.wolvgroup.com/restoration-

of-harris-building-begins/
7. Taken from 04302015 Investment Committee Presentation Harris Lofts clean Pg. 7
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DARTMOUTH SQUARE APARTMENTS
1. Federal Financial Institutions Examination Council (FFIEC) at the Census Tract level
2. ibid
3. Bureau of Labor Statistics at either the MSA or county level
4. https://prezi.com/t358jpwdrjzh/city-of-inkster/
5. Taken from 121114 FINAL DMIRF Investment Committee Presentation – Dartmouth Square Pg. 7
6. Taken from 121114 FINAL DMIRF Investment Committee Presentation – Dartmouth Square Pg. 7

332 LINCOLN
1. http://www.hometownlife.com/story/news/local/royal-oak/2014/09/19/roak-brewing-co-tapping-royal-

oak/15884657/
2. http://www.hometownlife.com/story/news/local/royal-oak/2014/09/19/roak-brewing-co-tapping-royal-

oak/15884657/
3. http://www.bestplaces.net/economy/city/michigan/royal_oak
4. http://www.michigan.gov/documents/snyder/2011Special_Message-1_348148_7.pdf
5. http://www.ci.royal-oak.mi.us/
6. 

Occupational 
Classification 

Code
Occupational Classification Code - Title

Annual 
Median 
Wage 

35-2014 Cooks , Restaurant $21,210

35-3011 Bartenders $18,360

35-3031 Waiters  and Waitresses $18,200

35-3041 Food Servers , Nonrestaurant $21,220

35-9021 Dishwashers $18,200

35-9031 Hosts  and Hostesses , Restaurant, Lounge, and Coffee Shop $18,380

Michigan Annual Median Wage - 50th percentile

43-9199 Office and Adminis trative Support Workers , Al l  Other $36,590

Source:  Occupational Employment Statistics (OES) Survey - Bureau of Labor Statisitcs, US Department of Labor  

$36,200 $41,400 $46,550  $51,700 $55,850  $60,000  $64,150 $68,250

$22,650 $25,850  $29,100  $32,300  $34,900 $37,500  $40,100  $42,650 

$13,600 $15,730   $19,790    $23,850 $27,910 $31,970 $36,030 $40,090

Source:  Economic and Market Analysis Division, HUD.

FY 2014 Income Limit Category 1  Person 2 People 3  People 4  People 5 People

FY 2015 Income Limits Summary – Oakland, Macomb and Wayne Counties
(Detroit-Warren-Livonia, MI HUD Metro FMR Area” which includes a geographical area that encompasses Lapeer, Macomb, Oakland, 

St. Clair and Wayne counties)

 Extremely Low (30%) Income 
Limits

 Low (80%) Income Limits

 Very Low (50%) Income Limits

6 People 7 People 8 People

7. http://www.ci.royal-oak.mi.us/
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8. http://www.candgnews.com/news/royal-oak-approves-rezoning-microbrewery-four-liquor-licenses-77528
9. http://www.hometownlife.com/story/news/local/royal-oak/2014/09/19/roak-brewing-co-tapping-royal-

oak/15884657/

PRONTO! BUILDING
1.  http://www.crainsdetroit.com/article/20140706/NEWS/307069986/royal-oaks-pronto-sold-no-major-changes-seen
2. 

  

Occupational 
Classification 

Code
Occupational Classification Code - Title

Annual 
Median 
Wage 

35-2014 Cooks , Restaurant $21,210

35-3011 Bartenders $18,360

35-3031 Waiters  and Waitresses $18,200

35-3041 Food Servers , Nonrestaurant $21,220

35-9021 Dishwashers $18,200

35-9031 Hosts  and Hostesses , Restaurant, Lounge, and Coffee Shop $18,380

Michigan Annual Median Wage - 50th percentile

43-9199 Office and Adminis trative Support Workers , Al l  Other $36,590

Source:  Occupational Employment Statistics (OES) Survey - Bureau of Labor Statisitcs, US Department of Labor

$36,200 $41,400 $46,550  $51,700 $55,850  $60,000  $64,150 $68,250

$22,650 $25,850  $29,100  $32,300  $34,900 $37,500  $40,100  $42,650 

$13,600 $15,730   $19,790    $23,850 $27,910 $31,970 $36,030 $40,090

Source:  Economic and Market Analysis Division, HUD.

FY 2015 Income Limits Summary – Oakland, Macomb and Wayne Counties
(Detroit-Warren-Livonia, MI HUD Metro FMR Area” which includes a geographical area that encompasses Lapeer, Macomb, Oakland, 

St. Clair and Wayne counties)

 Extremely Low (30%) Income 
Limits

 Low (80%) Income Limits

 Very Low (50%) Income Limits

6 People 7 People 8 PeopleFY 2014 Income Limit Category 1  Person 2 People 3  People 4  People 5 People

3. http://www.michigan.gov/documents/snyder/2011Special_Message-1_348148_7.pdf


