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TO: COUNCIL MEMBERS .
FROM: David Whitaker, Directo
Legislative Policy Division Staff
DATE: October 22, 2019 *REVISED*
RE: Application for an Obsolete Property Rehabilitation Certificate by

CCA, LLC formerly Elmwood Park Plaza LP! Public Act 146 of 2000

PUBLIC HEARING

The Obsolete Property Rehabilitation Act (OPRA), Public Act 146 of 2000, provides for a tax
incentive to encourage the redevelopment of obsolete buildings. This tax incentive is designed
to assist in the redevelopment of older buildings, which are contaminated, blighted or
functionally obsolete. The primary purpose of this incentive is to rehabilitate and convert vacant,
functionally obsolete older buildings into vibrant commercial uses and commercial housing

projects and to return them to the tax rolls.

The developer and owner of the property is CCA, LLC, formally known as Elmwood Park Plaza
Limited Partnership is requesting that a 12-year OPRA certificate be approved to support the
rehabilitation of Elmwood Club Plaza, located at 670 Chene. If approved by Council, the
rehabilitation will result in the nearly fifty-year-old, 202-unit, residential tower being
transformed into an apartment building with amenities and qualities comparable to the new
developments in downtown Detroit. The rehabilitation will include the replacement of nearly all
of the building’s mechanical and air conditioning systems, exterior cladding,’ the instillation of
high efficiency windows, modernized elevators, upgraded life safety systems (including
sprinklers), amenities that include an outdoor green area at the base of the apartment building,
and upgrades to the retail facade along Chene. The building will include 40 units available at 60-
80% AMLI,? ensuring that older residents and residents on fixed-income are provided with access

! The owner has changed the name of its LLC, therefore requiring the name change. (Letter attached)

2 Exterior Cladding: It is the exterior wall covering that protects all the interior components of a structure.

3 The Detroit-Warren-Livonia, MI HUD Metro AMI (area median income) at 80% is $ 42,750 & $32,063 at 60%
AML. A rough estimate would equate to rents in the vicinity from $1,069 to $802 per month in these ranges.

1



to the renovated units. No city, state, federal, or block grant funds will be utilized to subsidize
construction, and the redevelopment will not require the relocation of any tenants.

The DEGC has recommended a full term 12-year OPRA cert.

DEGC Project Evaluation Checklist

Elmwood Park Plaza
Developer: Elmwood Park Plaza Limited Partnership
Principal: City Club Apartments (Jonathon Holtzman)

Obsolete Property Rehabilitation Act, PA 146 of 2000 as amended — current taxes frozen at
pre-rehab values, local taxes abated for up to 12 years

DEGC Recommendation 12 years
Request Type Certificate
Location
Address 670 Chene
City Council District District S
Neighborhood Elmwood Park
Located in HRD
Targeted Area No
Building Use
Total Rentable Square | 116,105
Foot
Residential Square 111,100
Feet
Library Square Feet 5,005

Project Description

Elmwood Park Plaza Limited Partnership ("EPP"} is requesting that an OPRA District be
established and a 12-year OPRA certificate be approved to support the rehabilitation of
Elmwood Club Plaza. The pre-development process for Elmwood Club Plaza is nearly
complete, and the rehabilitation will see the nearly fifty-year-old, 202-unit, residential tower
transformed into an apartment building on par with any new development in downtown
Detroit. The rehabilitation is expected to begin in 2019. Nearly all mechanical systems will be
replaced with high efficiency systems, including air conditioning, exterior cladding, high
efficiency windows, modernized elevators, upgraded life safety systems (including sprinklers),
a fully amenitized outdoor green area at the base of the apartment building, and upgrades to
the retail facade along Chene. The building will include 40 units available at 60-80% AMI,
ensuring that older residents and residents on fixed-income are provided with access to the
renovated units. No city, state, federal, or block grant funds will be utilized to subsidize
construction, and the redevelopment will not require the relocation of any tenants.

Housing Breakdown

Total Units 202 units; 40 affordable

1 Bedroom 202 units, 550sf, $852-51,442/mo rent {$1.55-52.62 PSF)
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Sources and Uses

Total Investment $25.2M ($317k/unit)
Uses $10.3M Acquisition (41%), $10.1M Hard Construction (40%),
$4.7M Soft Costs (12%)
Project Benefits
Estimated lobs 3 FTE, 20 Construction Employees
Estimated City benefits
before tax abatement $5,128,304

value of OPRA ab

Total estimated City

atement 51,461,906

utility deductions

Less cost of services &

51,867,082

Net Benefit to City $1,799,316

City of Detroit: Benefits, Costs, and Net Benefits over the Next 12 Years

Amount
Real Property Taxes, befare abatement £2,051,180
Personal Property Taxes, before abatement 50
New Residential Property Taxes $0
Mun:cipal Income Taxes - Direct Workers $20.246
Mun:cipal income Taxes - Indirect Warkers $8.835
Municipal Income Taxes - Corporate Income $9,580
Murnicipal Income Taxes - Construction Period $£72.297
Municipal Income Taxes - New Res. Inhabitants $863,392
Utiity Revenue $1.842,043
Utifity Users’ Excise Taxes $117,235
State Revenue Sharing - Sales Tax $14.763
Building Permits and Fees $100.000
Miscellaneous Tares & User Fees $20,734
Subtotal Benefits 312820
Cost of Providing Municipal Services $25,039)
Cost of Providing Utility Services (51,842,043}
- ﬁi-utai Costs {S1.E67,087)
Net Benefits o S22,

Impacted Taxing Units: Incentive Summary over the First 12 Years

4 Chart courtesy of the DEGC




Additional Business Utility Users Tax Net Benefits

Benefits Real Personal & Corporation After Tax
Before Tax Additional Property Tax Property Tax Income Tax Abatements
Abatements Costs Abatament Abatement Examption & Incentives
City of Detroit $5,128,304 {$1,867,082) (51,461,906} $0 $0 $1,799,316
Wayne County §526,416 ($4.812) {$371.921} $0 50 $149,683
Detroit Public Schools $2,038,067 {§23,386) ($601,746} £0 $0 $1,412.935
State Education $389.678 $0 so $0 $0 $389.678
Wayne RESA $250.562 $0 ($185,925) $0 $0 $64.637
Wayne County Comm. College $210478 $0 ($150,011) $0 50 $60.467
Wayne County Zoo $6.495 $0 {$4.629) $0 £0 $1.866
Detroit Institute of Arts $12.989 £0 {$9.258) $0 $0 $3.732
Total $8.562988 ($1.895,260) {$2.785.394) $0 $0 $3.882.313
5
Conclusion

The estimated total capital investment from the developer for this project is $25.2 million. It is
also estimated that completed project will create 3 FTE, and 20 temporary construction jobs.
The total value of the 12 year OPRA tax abatement is estimated at $2,785,394.

Based on the investment and jobs, this project is estimated to provide the City of Detroit a net
benefit of $1,799,316 and all of the impacted taxing units, a net benefit of $3,882,313 over the 12
years of the OPRA abatement.

Please contact us if we can be of any further assistance.

cc: Auditor General’s Office
Arthur Jemison, Chief of Services and Infrastructure
Maurice Cox, Planning and Development Department
Donald Rencher, HRD
Veronica M. Farley, HRD
Stephanie Grimes Washington, Mayor’s Office
Malinda Jensen, DEGC
Kenyetta Bridges, DEGC
Jennifer Kanalos, DEGC
Brian Vosburg, DEGC

5 Charts courtesy of the DEGC
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Assessor’s letter stating the eligibility of the OPRA certificate:

CoLesan A. Youne Mimacipat Crarer
2 Woonwarn AVENUR, Sthrn 824
Durnort, MicHiGas 48226

_ Crry ofF RTROIT (313} 2243011 « TTY 1)
QrACE oF THE CHier FiINasciaL OFFICER {313) 224-9400
OFICE DF TIE ASSESSOR WAV, DHFL RODETME GOV

Octeber 15, 2019

Xatharine G. Trudeau, Deputy Director
Planning & Development Department
Coleman A. Young Municipal Center

2 Woodward Ave, Sulte BO8

Detroit, Ml 48226

Kk ubsolete Property Renobilitation Certificote — CCA Lofayette Park LLC {successor by conversion to Elmwood Park Plozo
Limited Partnership

Property Address: 750 Chene (aka 670 Chene)
Parcel Number: 1160012534

Dear Ms. Trudeau:

The Office of the Chief Financial Officer, Office of the Assessor, has reviewed the proposed Obsolete Property Rehabilltation
certificate application for the property located at 750 Chene {aka 670 Chene) in the Elmwood Park area in the City of Detroit

The rationale for granting Obsalete Property Rehabilitation certificates under PA 146 of 2000, as amended, is based on the
anticipation of increased market value upan completion of new construction and [or significant rehabilitation of existing cammercial

property and commercial housing preperty. Normal repair and maintenance are not assessed an

d do not necessarily gencrate
additional market value

CCA Lofayette Pork LLC is preposing to rehabilitate the 18-stary apartment building with 156,634 square feet of total floor area,

bulll in 1974, on 2 424 acres of land and retain all 202 units.  Achabiitation will include alt interler units, replacement of healing

units, replacement of windaws, air conditioning for all units, upgrade of the [ fe safety system, rehabilitation of the fagade and
rehabilitation of the first floor lobby

The 2019 values are:
Loand
Building Aasvesed Building Assessed Value Land
arcal # Addrosse Value (SEV) Taxable Value {SEV} Taxable Valua
{11000123-34 |670 Ghene s 1,907,000 | $ 1,535.890 | $ 24200 s 18,854

This property meets the criteria set forth under PA 146 of 2000, as amended It appiles to blighted, functionally obsolete and
contaminated properties "Rebabilitation,” meaning that changes to qualified facilities that are required to restore or moadify the
property, together with all appurtenances, to an economically efficient condition

The project is expect to increase commerctal activity, create employment, retain employment, revitalize an urban area and
inerease the number of residents In the area



Obsolete Property Rehabilitation Certificate
CCA Lafayette Park LLC
Page 2

A field investigation indlcated that the property lacated at 750 Chene (aka 670 Chene} is eligible as it pertains to the Obsolate
Property Rehabllitation Act under P.A. 146 of 2000, as amended

Sincerely,

Cliailes Esicsun, MMAO
Assossor, Board of Assessors

mmp



Obsolete Praperty Aehabilitation Certificate
CCA Lalayette Park LLC
Page 3

Property Address: 670 CHENE
Parcel Number: 11000125.34
Property Owner: ELMWGOD PARK PLAZA

Legal Description: M LARNED PT OF 18 & 195LMWOOD PARK URBAN REN PLAT NO 2 5U8B L92 P77-82 PLATS, W C R DES AS £fOLS
BEG SWLY COR LOT 19 TH N 26D07M 105 W 264 B8 FT TH M 630 53M 195 £ 133 55 FT TH N 260 07M 105 W 1B0 49 FT TH N 63D

52M 505 E 165,71 FT TH ALONG THE E LINE OF SD LOTS 18 & 155 26D 07M 105 £ 424 29 FTTH ALONG THE S LINE OF SD LOT 19 S
590 51M 215 W 300 FT TO THE POB 11/112 104955 SQ FT




Letter Explaining the Rationale for the Name Change and OPRA Application:

77

Denise 1, Lewis

IHONIGMAN. Office: 313 465 7464
Moblle: 31365517719

dlewis@honigman.com

October 8, 2019

Office of Detroit City Clerk

2 Woodward Avenue

Coleman A. Young Municipal Center
Suite 200

Detroit, M1 48226

Re:  Amended Application for Obsolete Property Rehabilitation Exemption Certificate -
Elmwood Club Plaza

Ladies and Gentlemen:

Enclosed pleese find an amended Application for Obsolete Property Rehabilitation
Exemption Certificate (the “Amended Application™) from CCA Lafayctte Park, LLC, a Delaware
limited liability company ("CCA LLC™}. CCA LLC is the successor by conversion to Elmwood
Park Plaza Limited Partnership, a Michigan limited parmership (“EPPL").

This Amended Application is necessitated by this change in name of thc owner of the
property known as the Elmwood Club Plaza, 750 Chene, pursuant to P.A, 146 of 2000 (the
“Property™).

The original npplication was submitted by EPPL on April 25, 2019. A separate request for
the establishment of an Obsolete Properly Rehabilitation District including the Property has been
approved by the Detroit City Council,

Thank you for your assistance.

Very truly yours.

NIGMAN LLP

Denise J.

Encs.
cc: Kenyctta Hairston-Bridges, DEGC
Veronica Farley, HRD

CITY CUERK ZHI OT 9 puede

Honigman LLP » 2290 First National Building * 660 Woodward Avenue ¢ Detroit, Michigan 48226-3506

324412811



UWichigan Departme =\ of Tressury
D674 (Rey, 05-17)

Application for Obsolete Property Rehabilitation Exemption Certificate
This form (s issued a3 provided by Public Azl 149 of 2000, as amonded Thes spplicalion shoud be flod aflar the distdct i eslablishes. This project will
not raceive tax banefits wnlil approved by the State Tax Commission. Azplicatons recsived aller Oclaber 37 may not te scied wpon in the Current year.
This application rs aubject 1o audd by the Stale Tax Commission.

INSTRUCTIONS: File ths original and two copies of this farm and the required allachments with tha cierk of the lacal govemment unit.
(The State Tax Commission reguires two copies of the Application and attachments. Tha original is retained by the clerk ) Please ses
Stale Tax Commission Bulietin G of 2000 for more information about the Obsclete Property Rehabiltation Exemption. The following
must be provided to tha kocal government unit as attachments to this application: {3} General de scription of the obsoleta facil ity (year
built, original use, most recent use, number of stcries. square loolage). (b) Ganeral descripbon of the proposed use of the rehablitated
facility. (c) Dascriptien of the general nature and extent of the rehabifitation to be undertaken, (d) A descriplive list of the fixed buikling
equiprmant that will be a part of the r ehabilitated facdity, (e} A Ume schedule for undertaking and completing the rehabilitat icn of the
facility, {f} A statement of the economic advanlages expacted from the exempticn. A statement from the assessor of the bocal unit of
gevernment, describing the required cbsolescenco has baan met for this bullding, is required with each application Rehabllitation may
commancea aftar oslablishment of distnct.

Applizar) (Company} Kame [apg must be e QWNER of the laciey)

CCA Lafayette Park, LLC, a Delaware limited liabliity company
Canpany Makrp agdmes (No and weet, P 0. Pos, Oty State, 21P Cade)

31700 Middiebelt Road, Suite 140, Farmingtan Hills, Michigan 48334
Locatan of obsclete fazdity (Mo_ and sireat, Ciy Elate ZIP Cade)

750 Chene, Detroil, Michigan 48207

Ciy, Townahip, Vitege (indicoie which) Ceunty
City Wayne
Cats ot Gommencament of Renaditswon {mmiedyyyy} | Flanned date of Completion of Aehabiileion Schasl Disricl whers feclity v 10calad {irolds sched] coms)
1113012019 immiadi) 1213172020 Dstroit
3 Cos! of Rehaoil Number & yesrs emampion recuesled Arar.:'l Laga! aescrption of Gl Froperty on e
ihasl
$10,119,671.00 12
Ewrpected project Hkalinood {cneck all that spaty)
IE] Incraase Commercial actvity E! Retain employmant l.'_ Rowtalize urban arecs
’3 Create emgloymen [:I Praveni a loss of emgloyment Inciease number of regidents in the

cormmunity in which ihe lacilily |s situated
Indicals the number of jobs Lo be retained or created 33 @ rosul! of renabilitating the facilty inckading expeciad construztion emglayment _23
Each yoar. e Siala | may app 25 adatonal ¢ ol hatt o schoel oparating nrd 3% ocucaben tasas 164 8 patod nat ko oxcted U yoars Check T
Exlrwng bea if y0u Wit 10 be canzsidared for s achaion, -
x|
APPLICANT'S CERTIFICATION
The vndersigned, authorized offizer of the campary making this application carliges that, (o tha Bast of biz/her knowlouge, 9 rlrmaten contxnad
herein or kn the atlachments herelo is false In any way and that all of the wformalion is kidy desciplive of the proparty for which this application ts being
subrmstied, Fuethar, the unoorsipned is awsre that, I any stalement or information provided b untrus, the cxemplion provided by Pubiic Act 148 of 2000
may be in jeppardy
The applicant certifiss that this applcation rolates to a rehabllitotion program that, when completad, constilutes a rehabliitaled tacility, os
defined by Publlc Act 148 of 2000, as amanded, and that the rehabilitation of the Facility would not be undertakan without the opplicant’s
recelpt of the axamption certificata.
It s further cenlified that the undersigned is familiar w ith the provisions of Public Act 148 of 2000 as amended, of the Mich gan Compilad Laws, ard to

the best of hlsmer knowleage and bedel, (3)he haa complied or will bo sble Lo comply with a) of the requiremeants thereof which are prerequisite lo the

appraval of the spplication by the local unit of gavernment and the issugnce of an O bsolale Propety Rehabfitation Exempien Cerhficae by the Slate
Tax Comimussicn.

HaTe cf Company Ofcer {no suthoriled ajents} Telephone Humber Far Numbar

Jonathan Holtzman (312) 971-8545

Muding Address Email Age s

21700 Middlebelt Road, Suite 140, Farmingtan Hills, Michigan 48334 jholzman@cityclubapts .com

Sigrature of Compeny Oficar [ra authory T

Vansie? of e Matsgirg Wemzee o] fre Mar sy Mar bar

LOCAL GOVER T UNIT CLERK CERTIFICATION
The Clerk must also complete Parts 1, 2 and 4 on Page 2. Part J bs 1o be completed by the Assessor
sgratre Cate appicaton recawey

FOR STATE TAX COMMISS|ON USE
Apgicatan Humber Gz Racalvad LUC Coaw
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3674 Pago 2

LOCAL GOVERNMENT ACTION

Thiz saction iv to be complated by the derk of the local governing unit before submitiing the agplication lo the Siata Tax Corvmisslon, incluce a copy of
the resclution which approves the apghcation and Instruction dems (a) through {f) on page 1. and a separals staternen of obsolescence tam the
astessor of record with ihe Stale Assessors Board. All sactions must be complsted 0 ocder to process.

PART 1: ACTION TAKEN
Actlon Data
D Exemption Approved for Years. ending December 30, {not to exceed 12 years)
D Denled

Dats Dainct Esaninhes LUC! Coue

Scheel Coce

PART 2: RESOLUTIONS {tho lollawing stataments must be Included In resolutions approving)

A staternen| that the local unlt is 8 Qualfied Local Gavernmental Und,

A slaterrant that the O tsolels Proporty Rohabililation District was
lagally established inckeing the date ostablished and the dote of
hearing as provided by section 3 of Pudlic Act 146 of 2000,

A stalarnenl indicating w  hathes the 1axatle vakor of tha propery
picposad 10 be exempl plus the aggregata laxable value of propery
already exempt under Putdic Acl 146 of 2000 and unser Public Acl 188
of 1974 [IFT's) excecas 3% of the iotal taxable vilue of the unit.

A stalement of the factors, erterla and chiectives. i any. necessary for
exiending the exemplion, when tha certficate is for less than 12 years

A statemont that a puhifc hearlng was held on the applicalion as
providad by saction 4{2) of Public Act 148 of 2000 Including the date of
tha heaaring.

A stalement that the appicanl is not delinquen tn amy tases related 1o
ke facility.

I it exceeds 5% (see adove}, a statemant thal ex ceading 5% will net
have the effect of substantlally impeding the operation of tha Quaklied
Local Gevernmentsl Un2 or of impalring the financial soundness of an
affecied 1axing unil,

A stalement that al of tho Homs descnbed wnder "Instruct:ons® (a)
twough (f) of tre Application for Obsciete Properdy Rerabiitabon
Exemnption Cerbficate Havobaen  provided to the Qualifed Loca)
Governmental Urst by b applicant,

A staternent thal the application fs fer cosolole proceny as defined in
socdlon 2(h] of Public Act 148 of 2000.
A statement Ihat the commencement of She rakabilitation of the faclity

dd n2foctur before  the estabishment of ihe Obsolete Property
Rehabuilation Dustrist

A statement Ihat the appicaticn refatas to a rehabilitation program that
when completed conslidutes a rehabifitated facilty within the mesniag
cf Public Act 14801 2000 and thal is sluatedw  ithin an Obascietn
Proparly Rehabllitation Districd  establaned na O ualifed Loca!
Gaovernmentad Unit efigitlo under Public Act 148 of 2000 1o establish
such a digiric]

A statemeni inat complaron af the mhabliiated tactity 1y calcutated o
and will al e bme of Issuance of the canifficsle have the reasanable
likethood to, increase commercial activity, crasts ampioymant, rataln
emgloyment, prevent a loas of ampley ment, revitalize urban sreas, or
Increase tha numbier of residants in e comymunily in which tha faciity
la situsiad. The statement shoud d indicate which of these the
tehsbllitation 13 likely to resuft In.

A statemonl thel the rehabilitation inchxies improvements aggregaling
10% of mare of the true cash value of Ihe propeity at commencamenl
of tho rehatilitaticn ss provided by  secton 27} of Public Act 146 of
2000.

A slatement cf the periad of time awthcized by the Qushfied Local
Governrental Un# lor compbetion of the rehatdtalion.

PART 3: ASSESSOR RECOMMENDATIONS

Provde the Taxable Value and State Equatzed Value of the Obsolele Properly, s pravidea in Publle Act 146 of 2000, as arerded, for the tax year
Immediately preceding the cfleclive date of tha eartificale (December 112t of the yeas approved by ihe 5TC)

Taxab!e Value

State Equalized Value (SEV)

Building(s) l

Kama of Govermmental Usl

dlg G Bh AEpicatal

PART 4: CLERK CERTIFICATION

The uncersigned clerk certifias that, 1o the best of hishar knewledge, no irformsation cortalned herein or in the altachmanis herely is false i any way
Further, the undersigned ta aware that If any mfarmation provaed is uninue, Uy exemplion provided by Public Act 146 of 2000 mgy be in jepardy,

Hzme of Carn

Clerk Sgnahare Cale

Janice Winfrey

Cleri’s Wading Address Cily Shir 7P Cooa

2 Waodward Avenue, Suits 200 Detrait M 48226
Telaphona Hiombet T #a Hamber Enad Adcreas
(313) 224-3262

Mall complated application and attachments to:  M.chigen Departmen! of Treasury

State Tax Cormmisgicn

P.O. Box J0471

H you have any questions, call {517) 373-2408,

Lanaing. Michigan 40805-7871

For guaranteed raceipt by the Siate Tax Commission, it is recommended that applications and sttschments are sent by cartifled mall,
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ATTACHMENT A
Legal Description for OPRA Certificate

Land situated in the City of Detroit in the County of Wayne in the state of Michigan.

Parts of Lots 18 and 19, of ELMWOOD PARK URBAN RENEWAL PLAT NO. 2, according to
the plat thereof as recorded in Liber 92 of Plats, pages 77 through 82, both inclusive, Wayne
County Records, described as: Beginning at the Southwesterly comer of said Lot 19, being also
the intersection of the Northerly line of Lamed Street, 120.00 feet wide, with the Easterly line of
Chene Street, 120,00 feet wide; thence along the Westerly line of said Lot 19, North 26 degrees
07 minutes 10 seconds West, 264.88 fect; thence North 63 degrees 53 minutes 19 seconds East,
133.55 feet; thence North 26 degrees 07 minutes 10 seconds West, 180.49 feet; thence North 63
degrees 52 minutes 50 scconds East, 424.29 feet; thence along the Southerly line of said Lot 19,
South 59 degrees 31 minutes 21 seconds West, 300.00 feet to the Point of Beginning.

Commonly known as: 750 Chene, Detroit, Michigan 48207,

Tax ID Number: Ward 11, Item No. 00125-34.
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