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AGENDA 

 
1. CALL TO ORDER 

 

2. ROLL CALL  

 

➢ Motion to excuse absent members 

 

3. ADOPTION OF AGENDA 

 

➢ Motion to adopt agenda 

 

4. AUDIENCE PARTICIPATION 

  

5. APPROVAL OF MINUTES (pg. 1) 

 

➢ Motion to approve the June 3, 2025 B.R.A. meeting minutes 

 

6. NEW BUSINESS (pg. 9) 

 

A. Brownfield Plan Amendment #4 - 8525 Cole Drive (pg. 9) 

 

➢ Motion to approve Assignment of Brownfield Plan and Reimbursement 

Agreement from Cole Street Investments, LLC to Village at the Park, LLC.  

 

7. OLD BUSINESS (None) 

 

8. LIST OF BILLS (pg. 141) 

 

➢ Motion to approve October 7, 2025 List of Bills.  

 

9. ADJOURNMENT  

  
Tom Bommarito, Director  

 Economic and Community Development  

EDC, DDA, TIFA, CDBG 
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I. INTRODUCTION 

A. PLAN PURPOSE 

The City of Warren Redevelopment Authority (Authority), duly established by resolution of the City of 
Warren City Council, pursuant to the Brownfield Redevelopment Financing Act, Michigan Public Act 381 
of 1996, MCLA 125.2651 et. seq., as amended (Act 381), is authorized to exercise its powers within the 
limits of the City of Warren. This 4th Amendment of the Brownfield Plan (the Plan) for the eligible property 
located at 8525 Cole Drive, Warren, Michigan (the Property) shall amend, restate, and replace in its 
entirety the Brownfield Plan Amendment #3 (Amendment #3). The purpose of the Plan is to establish that 
the Property meets the definition of “housing property” as defined by Act 381 and receive approval for 
reimbursement of eligible “housing development activities” as well as to describe the new proposed 
redevelopment plans and associated eligible activities. 

This Plan allows the Authority to use tax increment revenue to reimburse the developer for the costs of 
eligible activities required to prepare the Property for safe redevelopment and reuse (see Section III). The 
proposed redevelopment will only be economically viable with the support and approval of the local and 
state brownfield redevelopment incentives.  

B. PROPERTY DESCRIPTION 

The Property consists of a single parcel with address 8525 Cole Dr, Warren, Michigan and occupying 
approximately 7.68 acres of vacant land. The Property was developed in the 1960s with a school building 
and operated as a public school for decades. Our Lady of Redemption Melkite Catholic Church then 
acquired the property and operated a private charter school. The property fell into disrepair and was sold 
in March of 2019 to Cole Street Investments. In preparation for future redevelopment, the school building 
and all site improvements were demolished in 2023.  

A Phase I Environmental Site Assessment (ESA) for the Property was completed by Associated 
Environmental Services (AES) on June 16, 2025 for Village at the Park LLC and V.I.P. Homes & 
Development. The Phase I ESA revealed the following recognized environmental condition (REC): 

 The possible presence of an underground storage tank (UST) related to the former school and 
identified via ground penetrating radar assessment undertaken in 2017. 

A Phase II ESA will be completed to assess the identified REC. Village at the Park LLC has the property 
under contract.  

The general location of the Property is shown on Figure 1. Figure 2 depicts the Parcel Map, which shows 
the eligible property boundary. A concept plan is provided in Appendix A. The Property legal description is 
provided in Appendix B. 

C. BASIS OF ELIGIBILITY 

Originally, the Property qualified for inclusion in the brownfield plan due to its designation as both 
“blighted” and “functionally obsolete” property as determined by the City of Warren. The Property is 
eligible for inclusion in this Brownfield Plan in accordance with MCL 125.2652(n) because the Property is 
in the City of Warren, a local government unit, and the Property meets the definition of “housing property” 
as defined by Act 381 because it is a property “on which 1 or more units of residential housing are 
proposed to be constructed”. Additionally, because the proposed project is located in a community that 
has identified a specific housing need and has absorption data and/or job growth data in the brownfield 
plan, “housing development activities” as defined by Act 381 are considered eligible activities. 
Descriptions of the project community’s specific housing need and job growth data are below. 
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 Housing Need: On January 12, 2021, the City of Warren adopted their current Master Plan. The 
Master Plan states the need for more for-rent housing units in the City to replace aging units in 
the market and meet the growing demand from Millennial renters. The City’s comparatively low 
rental vacancy rate (4.9 percent) and rising average rents (up 12.6 percent since 2010) indicate 
that “more renters [are] becoming ‘cost-burdened,’ a term defined as paying more than 30 
percent of a household’s gross monthly income.” The best solution is the construction of “missing 
middle” housing (e.g., duplexes, townhomes and courtyard apartments) in the City. 

 Job Growth Data:  As stated in the City’s Master Plan, the number of jobs in the City of Warren 
increased by nearly 25 percent between 2010 and 2013 and about 2 percent between 2014 and 
2015. The largest employment sectors in the Detroit-Warren-Livonia metropolitan area are trade, 
transportation, utilities, professional/business, education & health services and manufacturing 
(Bureau of Labor Statistics). 

D. PROJECT DESCRIPTION 

The Property is the location of the former Hartsig Jr. High School, which was demolished in 2023 to 
prepare the site for redevelopment. The Property cannot be economically redeveloped without significant 
brownfield incentive support to offset the environmental and infrastructure challenges associated with this 
infill project.  

The Project will revitalize a vacant and underutilized parcel in Warren by constructing for-rent housing. 
The Project directly addresses the City’s identified need for additional “missing middle” housing stock by 
creating an estimated 138 apartments. A conceptual site plan is provided in Appendix A. The Property is 
expected to be redeveloped with four three-story buildings, with three buildings each containing 36 
apartment units and one building containing 30 apartment units, all facing a central greenspace improved 
with walking paths and a shallow pond (the Project). The completed Project is anticipated to contain a 
total of 138 apartments (46 one-bedroom units and 92 two-bedroom units). The Project will also include 
substantial infrastructure improvements such as surface parking (285 spaces), utility relocation and 
expansion and improvements to the public rights of way such as landscaping and sidewalks.  

The anticipated investment in building construction is over $25,000,000. The estimated eligible activities 
are estimated at $8,961,925.  

II. GENERAL DEFINITIONS AS USED IN THIS PLAN 

All words or phrases not defined herein shall have the same meaning as such words and phrases 
included in Act 381. 

III. BROWNFIELD PLAN 

A. DESCRIPTION OF COSTS TO BE PAID WITH TAX INCREMENT REVENUES AND 

SUMMARY OF ELIGIBLE ACTIVITIES 

The developer will be reimbursed for the costs of eligible housing development activities necessary to 
complete the proposed Project. The costs of eligible activities included in, and authorized by, this Plan will 
be reimbursed with incremental local and school operating tax revenues generated by the Property after 
redevelopment and captured by the Authority, subject to any limitations and conditions described in this 
Plan, approvals of the Michigan State Housing Development Authority (MSHDA) for school operating tax 
capture, and the terms of a Reimbursement Agreement between the developer and the Authority (the 
“Reimbursement Agreement”). The tax reimbursement projections assume the Authority will collect 10 
percent of incremental local taxes annually for administrative expenses for this Brownfield Plan. No 
personal property taxes are projected to be captured by this Plan at this time, but if incremental personal 
property taxes are generated by this Plan in the future, they will be captured. 
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The estimated total cost of activities eligible for reimbursement from tax increment revenues, inclusive of 
15 percent contingency, is $8,961,925. 

The eligible activities are summarized on Table 1 in Appendix C and consist of Department of 
Environment, Great Lakes and Energy (EGLE) work plan exempt activities and housing development 
activities including necessary infrastructure improvements, demolition and reimbursement to fill a 
financing gap associated with the development of units that are income qualified households. Eligible 
activities also include the reasonable costs to prepare the Brownfield Plan and Act 381 Work Plan 
(including all prior amendments to these plans) and the cost of implementing the plans. 

The costs of eligible activities eligible for reimbursement are estimated and may increase or decrease 
depending on the nature and extent of unknown conditions encountered. The reimbursement of eligible 
activities shall be governed by the terms of a Reimbursement Agreement. No costs of eligible activities 
will be qualified for reimbursement except to the extent permitted in accordance with the terms and 
conditions of the Reimbursement Agreement and Section 2 of Act 381 of 1994, as amended (MCL 
125.2652). The Reimbursement Agreement and this Plan will dictate the total cost of eligible activities 
subject to payment. The estimated total cost of eligible activities to be reimbursed is $8,961,925. As long 
as this total cost limit is not exceeded, line-item categories and costs of eligible activities may be adjusted 
after the date of this Plan, to the extent the adjustments do not violate the terms of Act 381.  

B. ESTIMATE OF CAPTURED TAXABLE VALUE AND TAX INCREMENT REVENUES 

The original Brownfield Plan for the Property was approved in 2017 during which time the Property’s 
taxable value was $0 and this remains the initial taxable value for this Plan. Projected taxable values are 
included in Appendix D, Table 2. The estimated taxable value based on real property generated by the 
project upon completion is $6,165,000 in tax year 2027 after construction of the last building and based 
on a TV of approximately $44,673.91 per unit and feedback provided by the local assessor. Taxable 
values in subsequent years are projected to increase by 2 percent annually. The actual TV will be 
determined by the actual construction completion schedule and the assessor. Incremental personal 
property will also be captured if available but is not included in the estimates in this Plan. 

It is assumed that tax increment revenue capture began in tax year 2022, five years after the original 
Brownfield Plan was approved (in 2017). The Authority will capture 90 percent of the incremental state 
and local tax revenues generated from real property and personal property (if available). Ten-percent of 
incremental state tax revenue, after the 50 percent of SET capture is paid to the State Brownfield 
Revolving Fund for 25 total years, will pass through to the taxing jurisdictions. Ten-percent of incremental 
local tax revenue will pass through to the local taxing jurisdictions.  

The estimated taxable values, tax increment revenues to be captured, and the impact on taxing 
jurisdictions are presented in Table 2 provided in Appendix D. The actual annual incremental taxable 
value and captured tax increment revenue will be determined by the assessor. The actual increased 
taxable value of the land and all future taxable improvements on the Property may vary.  

It is the intent of this Plan to provide for the proportional capture of all eligible tax increments in whatever 
amounts and in whatever years they become available until all eligible costs are reimbursed or the 
Brownfield Plan terminates at 30 years. If MSHDA elects not to participate in this Project, the portion of 
capture related to their proportionate share will be assumed by, made whole by, and become the 
responsibility of the other taxing entities to the extent allowed by Act 381.  
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C. METHOD OF FINANCING PLAN COSTS AND DESCRIPTION OF ADVANCES BY 

THE MUNICIPALITY 

The developer is ultimately responsible for financing the costs of eligible activities included in this Plan; 
however, the developer may seek additional grant or loan support for eligible activities. Except through 
the potential support as described above, neither the Authority nor the City of Warren will advance any 
additional funds to finance the eligible activities. All Plan financing commitments and activities and cost 
reimbursements authorized under this Plan shall be governed by the Reimbursement Agreement. The 
inclusion of eligible activities and estimates of costs to be reimbursed in this Plan is intended to authorize 
the Authority to fund such reimbursements. The amount and source of any tax increment revenues that 
will be used for purposes authorized by this Plan, and the terms and conditions for such use and upon 
any reimbursement of the expenses permitted by the Plan, will be provided solely under the 
Reimbursement Agreement. 

Reimbursements under the Reimbursement Agreement shall not exceed the cost of eligible activities and 
reimbursement limits described in this Plan, unless it is further amended.  

D. MAXIMUM AMOUNT OF NOTE OR BONDED INDEBTEDNESS 

Not applicable. 

E. DURATION OF BROWNFIELD PLAN 

The duration of this Brownfield Plan for the Property shall not exceed the shorter of the following: 1) 
reimbursement of all eligible costs, cumulatively not to exceed developer reimbursement $8,961,925 or 2) 
30 years of capture for developer reimbursement. Tax increment revenue capture is assumed to have 
begun in tax year 2022, five years after the original Brownfield Plan was approved (in 2017). The 
maximum developer reimbursement period is 30 years. The eligible activities reimbursement cash flows 
are presented in Table 3. The current reimbursement cash flows project full reimbursement in 30 total 
years of capture. 

F. ESTIMATED IMPACT OF TAX INCREMENT FINANCING ON REVENUES OF 

TAXING JURISDICTIONS 

Incremental local and state tax revenues generated by the Project will be captured by the Authority until 
all incurred eligible brownfield redevelopment costs and Authority administrative costs are reimbursed, to 
the extent described in this Plan. The tax revenues available for capture for the Authority will be split 
between local and state school incremental taxes, estimated at 50 percent and 50 percent, respectively 
based on current millages with the assumption of MSHDA approval of a 381 Work Plan and local approval 
of a PA 210 tax abatement. The ratios may change as the millages rate fluctuate over time or if the 
capture of incremental state school taxes was not approved by MSHDA in whole or in part.  

The estimated taxable values, tax increment revenues to be captured, and the impact on taxing 
jurisdictions are presented in Table 2. The eligible activities reimbursement cash flows are presented in 
Table 3. 

G. LEGAL DESCRIPTION, PROPERTY MAP, PROPERTY CHARACTERISTICS AND 

PERSONAL PROPERTY 

The Property is a single parcel of land with address 8525 Cole Drive, Warren, Michigan. The tax parcel 
identification number is 12-13-10-376-006. 
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The Property and parcel boundaries are shown in Figure 2. The Property and parcel legal description are 
provided in Appendix B. Personal property is not currently included in the capture and reimbursement 
projections because it is unknown to what extent personal property taxes will be generated by the project; 
however, incremental personal property taxes generated by the project will be captured to reduce the 
reimbursement time. 

H. ESTIMATES OF RESIDENTS AND DISPLACEMENT OF FAMILIES 

No occupied residences are involved in the redevelopment, no persons reside at the Property, and no 
families or individuals will be displaced as a result of this development. Therefore, a demographic survey 
and information regarding housing in the community are not applicable and are not needed for this Plan. 

I. PLAN FOR RELOCATION OF DISPLACED PERSONS 

No persons will be displaced as a result of this development; therefore, a Plan for relocation of displaced 
persons is not applicable and is not needed for this Plan. 

J. PROVISIONS FOR RELOCATION COSTS 

No persons will be displaced as result of this development and no relocation costs will be incurred; 
therefore, provision for relocation costs is not applicable and is not needed for this Plan. 

K. STRATEGY FOR COMPLIANCE WITH MICHIGAN’S RELOCATION ASSISTANCE 

LAW 

No persons will be displaced as result of this development; therefore, no relocation assistance strategy is 
needed for this Plan. 

L. DESCRIPTION OF THE PROPOSED USE OF LOCAL BROWNFIELD REVOLVING 

FUND (LBRF) 

The Authority has established a Local Brownfield Remediation Revolving Fund (LBRF) in accordance with 
Act 381. Funds from the LBRF may be used, at the sole discretion of the Authority, to finance or 
reimburse eligible activities described in this Brownfield Plan or eligible activities subsequently approved, 
solely for LBRF funding, by administrative action of the Authority to be conducted on the eligible property 
described in this Brownfield Plan. Neither the use of nor capture for the LBRF is contemplated under this 
Brownfield Plan.  

M. OTHER MATERIAL THAT THE AUTHORITY OR GOVERNING BODY CONSIDERS 

PERTINENT 

ALIGNMENT WITH THE STATEWIDE HOUSING PLAN OR OTHER LOCAL HOUSING NEED  

Missing middle housing is an identified need for the City of Warren as well as more for-rent housing (less 
than 20 percent of housing would be characterized as Missing Middle and only 25 percent of housing 
units in the city are rental units, according to the 2021 City Master Plan). Key indicators (rising number of 
renter-occupied units, rising number of cost-burden renters and decreasing rental vacancy in the City 
[2010-2016]) demonstrate an insufficient supply of quality for-rent housing which is directly impacting the 
quality of life for Warren residents and the larger Warren economy.  
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EVIDENCE THE PROJECT WILL SUPPORT HOUSING AT PRICE POINTS THAT ALIGN WITH 

THE LOCAL WORKFORCE 

Rental rates for the Project are being established at approximately $1,400 for 1-bedroom/1-bath units and 
$1,700 for 2-bedroom/2-bath units. Rental rates of $1,400 are $115 less than the 1-bedroom “rent by 
bedroom” threshold for 80 percent AMI according to MSHDA Income and Rent Limits posted for 2025. At 
$1,700 for 2-bedroom units, the rent is $118 less than the 2 bedroom “rent by bedroom” threshold for 80 
percent AMI according to MSHDA Income and Rent Limits.  

EVIDENCE THE PROJECT WILL SUPPORT LONG-TERM LOCAL HOUSING NEEDS 

The Project will create 138 for-rent units with modern amenities and finishes. These units are expected to 
absorbed into the market quickly, based on the current lack of quality, affordable for-rent units in the City 
and the growing demand for such housing. 

Initial rents are projected to increase just 2 percent annually, and the long-term commitment to 
affordability is that rents will not exceed 120 percent AMI Rent limits published by MSHDA. To ensure 
affordability is maintained, affordability income verification is anticipated to be 26 years or for the 
remaining duration of developer reimbursement capture, whichever is longer. These parameters are 
identified within the Reimbursement Agreement, and compliance will be governed by the terms of the 
Reimbursement Agreement.  

POTENTIAL RENT LOSS (PRL) AND/OR TOTAL HOUSING SUBSIDY (THS) 

REASONABLENESS  

The MSHDA-issued Potential Rent Loss (PRL) calculation was completed for the project, and the request 
for TIF reimbursement does not exceed this capped amount. A copy of this calculation is included in 
Appendix C. 

INCOME VERIFICATION PLAN 

The income verification plan is detailed as follows: 

 Income is calculated as per the Income rules and guidance as provided in the latest versions of 
the HUD Handbook and MSHDA Compliance Manual 

 Income will be verified at the time of prospective resident application 

These procedures will be maintained for the duration of the developer reimbursement period of the 
Brownfield Plan.  

REIMBURSEMENT REQUEST(S) SUBMITTED TO DATE 

SME was provided with documentation indicating a request was made and approved for $528,703.48 in 
reimbursement for demolition of the existing school at the WBRA May 17, 2023, meeting.  That cost 
consideration is included in the Eligible Activities included in this Brownfield Plan.
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FIGURES 
FIGURE 1:  PROPERTY LOCATION MAP 

FIGURE 2:  ELIGIBLE PROPERTY BOUNDARY AND ELIGIBILITY MAP 
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EGLE ELIGIBLE ACTIVITIES AND COSTS
Village at the Park

100635.00
7/11/2025

BEA Activities (Pre-Approved Activities)

Phase I Environmental Site Assessments (ESA) 2,500$                        ea. 1 2,500$                        2,500$                        

Phase II ESAs 18,000$                      ea. 1 18,000$                      18,000$                      

Baseline Environmental Assessments (BEA) 5,000$                        ea. 1 5,000$                        5,000$                        

BEA Activities (Pre-Approved Activities) Subtotal: 25,500$                      

Due Care Investigations Soil assesment for conatmination management 11,000$                      ea. 1 11,000$                      11,000$                      

Plan for Due Care Compliance - Construction 3,500$                        ea. 1 3,500$                        

Plan for Due Care Compliance - Future Use 4,500$                        ea. 1 4,500$                        

Soil Gas Assessment 10,000$                      ea. 1 10,000$                      

Site Specific Health and Safety Plan 3,500$                        ea. 1 3,500$                        

Due Care Activities - Pre-Approved Planning Subtotal: 32,500$                      

Contingency  58,000$                      Percentage 15% 8,700$                        8,700$                        

66,700$                      

Notes:
1 Costs  not included in contingency calculation

DEPARTMENT SPECIFIC ELIGIBLE (EGLE) ACTIVITIES

TASK/ACTIVITY COST ITEM UNIT COST UNITS QUANTITY COST TOTAL COST

Due Care Activities - Pre-Approved Planning

Environmental Due Diligence

Documentation and Plans 21,500$                      

TOTAL ELIGIBLE DEPARTMENT SPECIFIC (EGLE) COSTS:
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MSHDA ELIGIBLE ACTIVITIES AND COSTS
Village at the Park

8525 Cole Dr.
Warren, MI
7/11/2025

Housing Development Activities

Necessary infrastructure improvements for housing property

Utility Relocation, Connection & Installation - Sanitary Sewer Connection (PVC, SDR Leads, Manholes, etc.) 175,000$                   allow. 1 175,000$                   175,000$                   

Utility Relocation, Connection & Installation - Water Connection (Water Main, Fire Hydrants, Valves, Fees, etc.) 525,000$                   allow. 1 525,000$                   525,000$                   

Public Infrastructure - Cole Drive Road and Right-of-Way Improvements (Pavement, landscape, sidewalk, etc) 50,000$                     allow. 1 50,000$                     50,000$                     

Utility Relocation, Connection & Installation - Storm Connection (PVC, Drains, Catch Basins, Outlet, Fees) 700,000$                   allow. 1 700,000$                   700,000$                   

Infrastructure - Electric Connection (Fees, Permit, etc.) 125,000$                   allow. 1 125,000$                   125,000$                   

Infrastructure - Gas Connection (Fees, Permit, etc.) 125,000$                   allow. 1 125,000$                   125,000$                   

Infrastructure - Storm Water Detention (Pond Engineering, Excavation, Structure, Overflow, Connection) 250,000$                   allow. 1 250,000$                   250,000$                   

Infrastructure - Electrical/Gas/City of Warren, etc. 100,000$                   allow. 1 100,000$                   100,000$                   

Infrastructure - Parking Lot 750,000$                   allow. 1 750,000$                   750,000$                   

Site preparation and improvements that support housing development activities and are not environmental response activities

Geotechnical Testing & Evaluation 30,000$                     allow. 1 30,000$                     30,000$                     

Fill for Land Balancing /Export Surplus 15,000$                     allow. 1 15,000$                     15,000$                     

Geotechnically Non-viable Soils Removal and Backfill 250,000$                   allow. 1 250,000$                   250,000$                   

Excavation and Debris removal, etc. 35,000$                     allow. 1 35,000$                     35,000$                     

Rough Grading (Mass Grading, Balancing, Aggregate, Dirt Hauling, Grading Approach, etc.) 350,000$                   allow. 1 350,000$                   350,000$                   

Finished Grading (Grading, Balancing, etc.) 156,000$                   allow. 1 156,000$                   156,000$                   

Specialized foundations 200,000$                   allow. 1 200,000$                   200,000$                   

Sheeting and shoring 10,000$                     allow. 1 10,000$                     10,000$                     

 Engineering, Design, Project Management, Specifications, Reports, etc. 18,000$                     allow. 1 18,000$                     18,000$                     

Soil Excavation/Loading/Transportation/Disposal/Backfill/Compaction 40,000$                     allow. 1 40,000$                     40,000$                     

Costs for Demolition1 528,703$                   ls. 1 528,703$                   528,703$                   

Reimbursement to fill a financing gap associated with the development of units that are income qualified households1 3,863,622$                ls. 1 3,863,622$                3,863,622$                

Housing Development Activities Subtotal: 8,296,325$                

Brownfield Work Plans

Brownfield Plan & Act 381 Work Plan Preparation (includes various amendments)1 30,000$                     ea. 1 30,000$                     30,000$                     

Implementation of Brownfield Plan & Act 381 Work Plan1 50,000$                     ea. 1 50,000$                     50,000$                     

80,000$                     

8,376,325$              

3,904,000$                eligible costs 15% 585,600$                   585,600$                   

8,961,925$           

Notes:
1 Costs not included in contingency calculation and based on actual costs incurred and submitted for reimbursement to date

Brownfield Work Plans Subtotal: 

MSHDA Non-Environmental Subtotal: 

Contingency  

TOTAL ELIGIBLE NON-ENVIRONMENTAL (MSF) COSTS:

Preparation and review of Act 381 Work Plan

COST TOTAL COST

MSHDA ELIGIBLE (NON-ENVIRONMENTAL) HOUSING DEVELOPMENT ACTIVITIES

TASK/ACTIVITY COST ITEM UNIT COST UNITS QUANTITY
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Tax Increment Revenue Capture Estimates
Village at the Park

8525 Cole Dr. 
Warren, Michigan

July 10, 2025

Inflation Multiplier 1.02
Estimated Taxable Value (TV) Increase Rate: 2.00%

Plan Year 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

Tax Year 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
*Base Taxable Value -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Estimated New TV 366,611$          368,040$          276,030$          276,030$          616,500$          6,165,000$      6,288,300$      6,414,066$      6,542,347$      6,673,194$      6,806,658$      

Incremental Difference (New TV - Base TV) -$                   -$                   -$                   -$                   366,611$          368,040$          276,030$          276,030$          616,500$          6,165,000$      6,288,300$      6,414,066$      6,542,347$      6,673,194$      6,806,658$      

School Capture Millage Rate PA210

STATE EDUCATION 6.0000 6.0000 -$                   -$                   -$                   -$                   2,200$              2,208$              1,656$              1,656$              3,699$              36,990$            37,730$            38,484$            39,254$            40,039$            40,840$            

SCHOOL OPERATING 18.0000 18.0000 -$                   -$                   -$                   -$                   6,599$              6,625$              4,969$              4,969$              11,097$            110,970$          113,189$          115,453$          117,762$          120,117$          122,520$          

School Total 24.0000 24.0000 -$                   -$                   -$                   -$                   8,799$              8,833$              6,625$              6,625$              8,171$              141,335$          144,294$          147,313$          150,392$          153,532$          156,735$          

Local Capture Millage Rate

Warren Operating 8.2257  0.0000 -$                   -$                   -$                   -$                   3,053$              3,064$              2,279$              2,271$              5,071$              92$                    139$                  187$                  236$                  286$                  338$                  

City Road Improvements 1.9786 0.0000 -$                   -$                   -$                   -$                   734$                  737$                  548$                  546$                  1,220$              22$                    33$                    45$                    57$                    69$                    81$                    

EMS 0.2736 0.0000 -$                   -$                   -$                   -$                   102$                  102$                  76$                    76$                    169$                  3$                      5$                      6$                      8$                      10$                    11$                    

Library 1.2532 0.0000 -$                   -$                   -$                   -$                   465$                  467$                  347$                  346$                  773$                  14$                    21$                    29$                    36$                    44$                    51$                    

Sanitation 2.7414 0.0000 -$                   -$                   -$                   -$                   1,017$              1,021$              759$                  757$                  1,690$              31$                    46$                    62$                    79$                    95$                    113$                  

Act 345 Police / Fire 5.3148 0.0000 -$                   -$                   -$                   -$                   1,827$              1,835$              1,514$              1,467$              3,277$              59$                    90$                    121$                  153$                  185$                  218$                  

Police Operating 0.9176 0.0000 -$                   -$                   -$                   -$                   341$                  342$                  254$                  253$                  566$                  10$                    16$                    21$                    26$                    32$                    38$                    

Fire Operating 0.9176 0.0000 -$                   -$                   -$                   -$                   341$                  342$                  254$                  253$                  566$                  10$                    16$                    21$                    26$                    32$                    38$                    

Police & Fire Operating 4.6176  0.0000 -$                   -$                   -$                   -$                   1,714$              1,720$              1,279$              1,275$              2,847$              51$                    78$                    105$                  133$                  161$                  190$                  

Recreation 0.9134  0.0000 -$                   -$                   -$                   -$                   339$                  340$                  253$                  252$                  563$                  10$                    15$                    21$                    26$                    32$                    37$                    

Macomb County Operating 4.2656  0.0000 -$                   -$                   -$                   -$                   1,584$              1,590$              1,184$              1,177$              2,630$              48$                    72$                    97$                    123$                  149$                  175$                  

MCC Operating 1.3899  0.0000 -$                   -$                   -$                   -$                   516$                  518$                  386$                  384$                  857$                  15$                    23$                    32$                    40$                    48$                    57$                    

MAC Int. School Dist. 4.5727  0.0000 -$                   -$                   -$                   -$                   1,697$              1,704$              1,270$              1,262$              2,819$              51$                    77$                    104$                  131$                  159$                  188$                  

War Con Debt/SF 4.7800 0.0000 -$                   -$                   -$                   -$                   1,752$              1,759$              1,319$              1,319$              2,947$              53$                    81$                    109$                  137$                  166$                  196$                  

Macomb Veterans 0.0685 0.0000 -$                   -$                   -$                   -$                   24$                    25$                    19$                    19$                    42$                    1$                      1$                      2$                      2$                      2$                      3$                      

Huron-Clinton Metroparks 0.2062 0.0000 -$                   -$                   -$                   -$                   76$                    76$                    57$                    57$                    127$                  2$                      3$                      5$                      6$                      7$                      8$                      

SMART 0.9436  0.0000 -$                   -$                   -$                   -$                   348$                  350$                  260$                  260$                  582$                  11$                    16$                    21$                    27$                    33$                    39$                    

War Con Op-ADDL 0.0000 0.0000 -$                   -$                   -$                   -$                   -$                   -$                   137$                  -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   

Local Total 43.3800 0.0000 -$                   -$                   -$                   -$                   15,930$            15,993$            12,196$            11,974$            26,744$            484$                  733$                  987$                  1,246$              1,511$              1,780$              

Non-Capturable Millages Millage Rate

ZOO AUTHORITY 0.0938  0.0000 -$                   -$                   -$                   -$                   35$                    35$                    26$                    26$                    58$                    1$                      2$                      2$                      3$                      3$                      4$                      

ART INSTITUTE 0.1942 0.0000 -$                   -$                   -$                   -$                   72$                    72$                    54$                    54$                    120$                  2$                      3$                      4$                      6$                      7$                      8$                      

MISD Debt 0.1700 0.0000 -$                   -$                   -$                   -$                   -$                   29$                    47$                    47$                    105$                  2$                      3$                      4$                      5$                      6$                      7$                      

Total Non-Capturable Taxes 0.4580  0.0000 -$                   -$                   -$                   -$                   106$                  136$                  126$                  126$                  282$                  5$                      8$                      10$                    13$                    16$                    19$                    

 

Total Tax Increment Revenue (TIR) Available for Capture -$                       -$                       -$                       -$                       24,728$            24,826$            18,821$            18,599$            34,915$            141,819$          145,027$          148,300$          151,638$          155,043$          158,515$          

 

Footnotes:
Taxable values and tax increment revenue amounts for tax years 2022, 2023 and 2024 represent actual values
Taxable values and tax increment revenue amounts for tax years 2025 and beyond are projections
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Tax Increment Revenue Capture Estimates
Village at the Park

8525 Cole Dr. 
Warren, Michigan

July 10, 2025

Estimated Taxable Value (TV) Increase Rate: 

Plan Year

Tax Year
*Base Taxable Value 

Estimated New TV

Incremental Difference (New TV - Base TV)

School Capture Millage Rate

STATE EDUCATION 6.0000

SCHOOL OPERATING 18.0000

School Total 24.0000

Local Capture Millage Rate

Warren Operating 8.2257  

City Road Improvements 1.9786

EMS 0.2736

Library 1.2532

Sanitation 2.7414

Act 345 Police / Fire 5.3148

Police Operating 0.9176

Fire Operating 0.9176

Police & Fire Operating 4.6176  

Recreation 0.9134  

Macomb County Operating 4.2656  

MCC Operating 1.3899  

MAC Int. School Dist. 4.5727  

War Con Debt/SF 4.7800

Macomb Veterans 0.0685

Huron-Clinton Metroparks 0.2062

SMART 0.9436  

War Con Op-ADDL 0.0000

Local Total 43.3800

Non-Capturable Millages Millage Rate

ZOO AUTHORITY 0.0938  

ART INSTITUTE 0.1942

MISD Debt 0.1700

Total Non-Capturable Taxes 0.4580  

 

Total Tax Increment Revenue (TIR) Available for Capture

 

Footnotes:
Taxable values and tax increment revenue amounts for tax years 2022, 2023 and 2024 represent actual values
Taxable values and tax increment revenue amounts for tax years 2025 and beyond are projections

 

16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 TOTAL

2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047

-$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                             

6,942,791$      7,081,647$      7,223,280$      7,367,746$      7,515,101$      7,665,403$      7,818,711$      7,975,085$      8,134,587$      8,297,278$      8,463,224$      8,632,488$      8,805,138$      8,981,241$      9,160,866$      -$                             

6,942,791$      7,081,647$      7,223,280$      7,367,746$      7,515,101$      7,665,403$      7,818,711$      7,975,085$      8,134,587$      8,297,278$      8,463,224$      8,632,488$      8,805,138$      8,981,241$      9,160,866$      -$                             

41,657$            42,490$            43,340$            44,206$            45,091$            45,992$            46,912$            47,851$            48,808$            49,784$            50,779$            51,795$            52,831$            53,887$            54,965$            965,144$               

124,970$          127,470$          130,019$          132,619$          135,272$          137,977$          140,737$          143,552$          146,423$          149,351$          152,338$          155,385$          158,492$          161,662$          164,896$          2,895,433$            

160,002$          163,335$          166,734$          170,201$          180,362$          183,970$          187,649$          191,402$          195,230$          199,135$          203,117$          207,180$          211,323$          215,550$          219,861$          3,787,705$            

                                                                                                                                              

390$                  443$                  497$                  553$                  61,817$            63,053$            64,314$            65,601$            66,913$            68,251$            69,616$            71,008$            72,428$            73,877$            75,355$            771,131$               

94$                    107$                  120$                  133$                  14,869$            15,167$            15,470$            15,780$            16,095$            16,417$            16,745$            17,080$            17,422$            17,770$            18,126$            185,487$               

13$                    15$                    17$                    18$                    2,056$              2,097$              2,139$              2,182$              2,226$              2,270$              2,316$              2,362$              2,409$              2,457$              2,506$              25,649$                  

59$                    67$                    76$                    84$                    9,418$              9,606$              9,798$              9,994$              10,194$            10,398$            10,606$            10,818$            11,035$            11,255$            11,480$            117,483$               

130$                  148$                  166$                  184$                  20,602$            21,014$            21,434$            21,863$            22,300$            22,746$            23,201$            23,665$            24,138$            24,621$            25,114$            256,997$               

252$                  286$                  321$                  357$                  39,941$            40,740$            41,555$            42,386$            43,234$            44,098$            44,980$            45,880$            46,798$            47,733$            48,688$            497,996$               

43$                    49$                    55$                    62$                    6,896$              7,034$              7,174$              7,318$              7,464$              7,614$              7,766$              7,921$              8,080$              8,241$              8,406$              86,022$                  

43$                    49$                    55$                    62$                    6,896$              7,034$              7,174$              7,318$              7,464$              7,614$              7,766$              7,921$              8,080$              8,241$              8,406$              86,022$                  

219$                  249$                  279$                  310$                  34,702$            35,396$            36,104$            36,826$            37,562$            38,314$            39,080$            39,861$            40,659$            41,472$            42,301$            432,884$               

43$                    49$                    55$                    61$                    6,864$              7,002$              7,142$              7,284$              7,430$              7,579$              7,730$              7,885$              8,043$              8,203$              8,368$              85,628$                  

202$                  230$                  258$                  287$                  32,056$            32,698$            33,351$            34,019$            34,699$            35,393$            36,101$            36,823$            37,559$            38,310$            39,077$            399,890$               

66$                    75$                    84$                    93$                    10,445$            10,654$            10,867$            11,085$            11,306$            11,532$            11,763$            11,998$            12,238$            12,483$            12,733$            130,300$               

217$                  246$                  276$                  307$                  34,364$            35,052$            35,753$            36,468$            37,197$            37,941$            38,700$            39,474$            40,263$            41,069$            41,890$            428,679$               

226$                  257$                  289$                  321$                  35,922$            36,641$            37,373$            38,121$            38,883$            39,661$            40,454$            41,263$            42,089$            42,930$            43,789$            448,061$               

3$                      4$                      4$                      5$                      515$                  525$                  536$                  546$                  557$                  568$                  580$                  591$                  603$                  615$                  628$                  6,420$                    

10$                    11$                    12$                    14$                    1,550$              1,581$              1,612$              1,644$              1,677$              1,711$              1,745$              1,780$              1,816$              1,852$              1,889$              19,329$                  

45$                    51$                    57$                    63$                    7,091$              7,233$              7,378$              7,525$              7,676$              7,829$              7,986$              8,146$              8,309$              8,475$              8,644$              88,455$                  

-$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   137$                       

2,055$              2,336$              2,622$              2,914$              326,005$          332,525$          339,176$          345,959$          352,878$          359,936$          367,135$          374,477$          381,967$          389,606$          397,398$          4,066,569$            

4$                      5$                      6$                      6$                      705$                  719$                  733$                  748$                  763$                  778$                  794$                  810$                  826$                  842$                  859$                  8,793$                    

9$                      10$                    12$                    13$                    1,459$              1,489$              1,518$              1,549$              1,580$              1,611$              1,644$              1,676$              1,710$              1,744$              1,779$              18,205$                  

8$                      9$                      10$                    11$                    1,278$              1,303$              1,329$              1,356$              1,383$              1,411$              1,439$              1,468$              1,497$              1,527$              1,557$              15,840$                  

22$                    25$                    28$                    31$                    3,442$              3,511$              3,581$              3,653$              3,726$              3,800$              3,876$              3,954$              4,033$              4,113$              4,196$              42,837$                 

162,058$          165,671$          169,356$          173,115$          506,367$          516,495$          526,825$          537,361$          548,108$          559,071$          570,252$          581,657$          593,290$          605,156$          617,259$          -$                             

November 2019 25



Tax Increment Revenue Reimbursement Allocation Table
Village at the Park

8525 Cole Dr.
Warren, Michigan

July 10, 2025

Developer 
Maximum 

Reimbursement Proportionality
School & Local 

Taxes Local-Only Taxes Total Estimated Capture

State 45.48% 4,043,239$        4,043,239$        Administrative Fees 614,836$            

Local 54.69% 4,918,687$        4,918,687$        34 State Brownfield Redevelopment Fund 455,089$            

TOTAL Local Brownfield Revolving Fund -$                     
MSHDA 99.3% 8,895,225$        8,895,225$        

EGLE 0.7% 66,700$              66,700$              

Tax Abatement in effect
Capture Year 0 0 0 0 0 1 2 3 4 5 6 7 8 9 10 11

Plan Year 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

Total State Incremental Revenue -$                          -$                          -$                          -$                          8,799$                 8,833$                 6,625$                 6,625$                 8,171$                 149,171$            152,248$            155,386$            158,585$            161,849$            165,176$            
State Brownfield Redevelopment Fund (50% of SET) -$                          -$                          -$                          -$                          1,100$                 1,104$                 828$                    828$                    1,850$                 18,495$              18,865$              19,242$              19,627$              20,020$              20,420$              
Warren Pass-through (10%) -$                          -$                          -$                          -$                          770$                    773$                    580$                    580$                    632$                    13,068$              13,338$              13,614$              13,896$              14,183$              14,476$              
State TIR Available for Reimbursement -$                          -$                          -$                          -$                          6,929$                 6,956$                 5,217$                 5,217$                 5,690$                 117,609$            120,045$            122,529$            125,063$            127,646$            130,281$            

Total Local Incremental Revenue -$                          -$                          -$                          -$                          15,930$              15,993$              12,196$              11,974$              26,744$              484$                    733$                    987$                    1,246$                 12,346$              14,978$              
BRA Administrative Fee (10%) 1,593$                 1,599$                 1,220$                 1,197$                 2,674$                 48$                      73$                      99$                      125$                    1,235$                 1,498$                 
Warren Pass-through (10%) -$                          -$                          -$                          -$                          1,593$                 1,599$                 1,220$                 1,197$                 2,674$                 48$                      73$                      99$                      125$                    1,235$                 1,498$                 
Local TIR Available for Reimbursement -$                          -$                          -$                          -$                          12,744$              12,794$              9,757$                 9,579$                 21,395$              387$                    586$                    790$                    997$                    9,877$                 11,982$              

Total State & Local TIR Available -$                          -$                          -$                          -$                          -$                          19,673$              19,750$              14,974$              14,796$              27,085$              117,996$            120,631$            123,319$            126,060$            137,523$            142,263$            

DEVELOPER Reimbursement Balance 8,961,925$          8,961,925$        8,961,925$        8,961,925$        8,961,925$        8,961,925$        8,942,253$        8,922,502$        8,907,528$        8,892,732$        8,865,647$        8,747,652$        8,627,021$        8,503,702$        8,377,643$        8,240,119$        8,097,856$        

DEVELOPER REIMBURSEMENT
MSHDA Eligible Housing Costs 8,895,225$          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          8,267$                 21,395$              117,912$            120,631$            123,319$            126,060$            137,523$            142,263$            
      State Tax Reimbursement 4,013,147$           -$                     -$                     -$                     -$                     -$                     -$                     117,525$            120,045$            122,529$            125,063$            127,646$            130,281$            
      Local Tax Reimbursement 4,882,079$           -$                     -$                     -$                     -$                     8,267$                 21,395$              387$                    586$                    790$                    997$                    9,877$                 11,982$              
      Total MSHDA Reimbursement Balance 8,895,225$        8,895,225$        8,895,225$        8,895,225$        8,895,225$        8,895,225$        8,895,225$        8,895,225$        8,886,959$        8,865,563$        8,747,652$        8,627,021$        8,503,702$        8,377,643$        8,240,119$        8,097,856$        

EGLE Environmental Costs 66,700$                -$                          -$                          -$                          -$                          -$                          19,673$              19,750$              14,974$              6,529$                 5,690$                 84$                      -$                          -$                          -$                          -$                          -$                          
      State Tax Reimbursement 30,092$                 -$                     -$                     -$                     -$                     6,929$                 6,956$                 5,217$                 5,217$                 5,690$                 84$                      -$                     -$                     -$                     -$                     -$                     
      Local Tax Reimbursement 36,608$                 -$                     -$                     -$                     -$                     12,744$              12,794$              9,757$                 1,312$                 -$                     -$                     -$                     -$                     -$                     -$                     -$                     
      Total EGLE Reimbursement Balance 66,700$             66,700$             66,700$             66,700$             66,700$             47,027$             27,277$             12,303$             5,773$                84$                      0$                        0$                        0$                        0$                        0$                        0$                        

Total Annual Developer Reimbursement 8,961,925$           -$                          -$                          -$                          -$                          -$                          19,673$              19,750$              14,974$              14,796$              27,085$              117,996$            120,631$            123,319$            126,060$            137,523$            142,263$            

Estimated Total 
Years of Plan:

DEVELOPER
Beginning 
Balance

November 2019
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Tax Increment Revenue Reimbursement Allocation Table
Village at the Park

8525 Cole Dr.
Warren, Michigan

July 10, 2025

Total State Incremental Revenue
State Brownfield Redevelopment Fund (50% of SET)
Warren Pass-through (10%)
State TIR Available for Reimbursement

Total Local Incremental Revenue
BRA Administrative Fee (10%)
Warren Pass-through (10%)
Local TIR Available for Reimbursement

Total State & Local TIR Available

DEVELOPER Reimbursement Balance

DEVELOPER REIMBURSEMENT
MSHDA Eligible Housing Costs
      State Tax Reimbursement
      Local Tax Reimbursement
      Total MSHDA Reimbursement Balance

EGLE Environmental Costs
      State Tax Reimbursement
      Local Tax Reimbursement
      Total EGLE Reimbursement Balance

Total Annual Developer Reimbursement

DEVELOPER

Tax Abatement in effect
12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34

2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 TOTAL
168,570$            172,031$            175,561$            179,161$            189,456$            193,200$            197,018$            200,911$            204,882$            208,931$            213,061$            217,272$            221,567$            225,948$            230,415$            234,970$            239,616$            244,354$            249,186$            4,947,577$        

20,828$              21,245$              21,670$              22,103$              22,545$              22,996$              23,456$              23,925$              24,404$              24,892$              25,390$              25,897$              26,415$              26,944$              455,089$            
14,774$              15,079$              15,389$              15,706$              16,691$              17,020$              17,356$              17,699$              18,048$              18,404$              18,767$              19,137$              19,515$              19,900$              23,041$              23,497$              23,962$              24,435$              24,919$              449,249$            

132,968$            135,708$            138,502$            141,352$            150,220$            153,183$            156,205$            159,287$            162,430$            165,636$            168,904$            172,237$            175,637$            179,103$            207,373$            211,473$            215,654$            219,918$            224,267$            4,043,239$        

17,684$              20,465$              21,023$              21,591$              344,962$            351,766$            358,706$            365,782$            372,999$            380,358$            387,863$            395,517$            403,322$            411,281$            419,399$            427,677$            436,119$            444,728$            453,507$            6,148,358$        
1,768$                 2,046$                 2,102$                 2,159$                 34,496$              35,177$              35,871$              36,578$              37,300$              38,036$              38,786$              39,552$              40,332$              41,128$              41,940$              42,768$              43,612$              44,473$              45,351$              614,836$            
1,768$                 2,046$                 2,102$                 2,159$                 34,496$              35,177$              35,871$              36,578$              37,300$              38,036$              38,786$              39,552$              40,332$              41,128$              41,940$              42,768$              43,612$              44,473$              45,351$              614,836$            

14,147$              16,372$              16,818$              17,273$              275,970$            281,413$            286,964$            292,626$            298,399$            304,286$            310,290$            316,413$            322,657$            329,025$            335,519$            342,141$            348,895$            355,782$            362,806$            4,918,687$        

147,115$            152,080$            155,320$            158,624$            426,189$            434,596$            443,170$            451,913$            460,829$            469,922$            479,195$            488,651$            498,294$            508,129$            542,892$            553,614$            564,549$            575,700$            587,073$            8,961,925$        

7,950,741$        7,798,662$        7,643,341$        7,484,717$        7,058,527$        6,623,931$        6,180,761$        5,728,848$        5,268,019$        4,798,097$        4,318,902$        3,830,251$        3,331,957$        2,823,829$        2,280,937$        1,727,322$        1,162,773$        587,073$           (0)$                      -$                         

147,115$            152,080$            155,320$            158,624$            426,189$            434,596$            443,170$            451,913$            460,829$            469,922$            479,195$            488,651$            498,294$            508,129$            542,892$            553,614$            564,549$            575,700$            587,073$            8,895,225$        
132,968$            135,708$            138,502$            141,352$            150,220$            153,183$            156,205$            159,287$            162,430$            165,636$            168,904$            172,237$            175,637$            179,103$            207,373$            211,473$            215,654$            219,918$            224,267$            4,013,147$        

14,147$              16,372$              16,818$              17,273$              275,970$            281,413$            286,964$            292,626$            298,399$            304,286$            310,290$            316,413$            322,657$            329,025$            335,519$            342,141$            348,895$            355,782$            362,806$            4,882,079$        
7,950,741$        7,798,662$        7,643,341$        7,484,717$        7,058,527$        6,623,931$        6,180,761$        5,728,848$        5,268,019$        4,798,097$        4,318,902$        3,830,251$        3,331,957$        2,823,829$        2,280,937$        1,727,322$        1,162,773$        587,073$           (0)$                      -$                         

-$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          -$                          66,700$             
-$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     30,092$              
-$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     -$                     36,608$              

0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        0$                        -$                         

147,115$            152,080$            155,320$            158,624$            426,189$            434,596$            443,170$            451,913$            460,829$            469,922$            479,195$            488,651$            498,294$            508,129$            542,892$            553,614$            564,549$            575,700$            587,073$            8,961,925$        

November 2019

27



© 2025 Soil and Materials Engineers, Inc. 
SME and the SME logo are federally registered marks.

 

100635.00_SEP242025_BFP 

APPENDIX A 
PROJECT SITE PLAN 
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Approved Site Plan

High Level Details
• Four 3-Story Buildings with Semi-

Private Stairwells & Entrances
• Windows along front and rear side of 

the unit to provide natural lighting
• Interior courtyard with landscaping 

and a decorative pond
• Surface parking with opportunity for 

garages or carports

138 Apartments 30
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APPENDIX B 
LEGAL DESCRIPTION OF PROPERTY PARCEL DESCRIBED IN SECTION III(G) OF 

THIS PLAN 

31



 

 

 

8525 Cole Drive 
Warren, Michigan, 48093 
Tax ID 12-13-10-376-006 

LEGAL DESCRIPTION 

T1N, R12E, SEC 10; COMM AT S 1/4 POST SEC 10; TH N00*29'01"E 692.52 FT; TH 
S89*51'28"W429.61 FT TO POB; TH S89*51'28"W188.31 FT; TH N00*29'35"E 60.00 FT; TH 
S89*51'28"W 380.19 FT; TH N00*15'08"W569.09 FT; TH N89*50'50"E 568.29 FT; TH 
S00*12'01"E 629.19 FT TO POB 7.681 AC 
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APPENDIX C 
SUMMARY OF TOTAL HOUSING SUBSIDY CALCULATION 
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FORMULA LOCATION TYPE
FMR/MR 

Rent
Control Rent - Proj. Rent PRL x # Units x # Months x Years = PRL GAP CAP Per Unit

FMR Macomb Co. 1-bed 1,050.00$   2,625.00$    1,400.00$   1,225.00$   46 12 30 20,286,000.00$       441,000.00$        
FMR Macomb Co. 2-bed 1,330.00$   3,325.00$    1,700.00$   1,625.00$   92 12 30 53,820,000.00$       585,000.00$        

per unit
TOTAL Housing Subsidy 138 74,106,000.00$       

Approved BRA TIF Request 138 3,863,622.00$         27,997.26$          

*Control Rent = (FMR/40) x 100 where 40 represents the 40th percentile
*PRL = Potential Rent Loss

Housing TIF Financing Gap Cap Calculation - Multifamily Rental - Proposed Village at the Park Redevelopment

34



© 2025 Soil and Materials Engineers, Inc. 
SME and the SME logo are federally registered marks.

 

100635.00_SEP242025_BFP 

APPENDIX D 
CONSENT JUDGEMENT  

35



36



37



38



39



40



41



42



43



44



45



46



47



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

48



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

49



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

50



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

51



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

52



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

53



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

54



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

55



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

56



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

57



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

58



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

59



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

60



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

61



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

62



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

63



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

64



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

65



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

66



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

67



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

68



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

69



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

70



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

71



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

72



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

73



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

74



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

75



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

76



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

77



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

78



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

79



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

80



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

81



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

82



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

83



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

84



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

85



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

86



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

87



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

88



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

89



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

90



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

91



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

92



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

93



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

94



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

95



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

96



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

97



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

98



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

99



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

100



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

101



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

102



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

103



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

104



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

105



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

106



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

107



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

108



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

109



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

110



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

111



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

112



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

113



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

114



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

115



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

116



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

117



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

118



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

119



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

120



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

121



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

122



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

123



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

124



D
oc

um
en

t r
ec

ei
ve

d 
by

 th
e 

M
I 

M
ac

om
b 

16
th

 C
ir

cu
it 

C
ou

rt
.

125



© 2025 Soil and Materials Engineers, Inc. 
SME and the SME logo are federally registered marks.

 

100635.00_SEP242025_BFP 

APPENDIX E 
ASSESSOR ESTIMATE OF POST-DEVELOPMENT TAXABLE VALUE 
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Village at the Park Apartments, Warren - Proposed Development
Date: Apr-25
Author: F. Scott Miller, Warren Assessor
GBA:
RBA: 115,000 Sf
Unit Mix:

1 Bdrm 46 700 Sf 32,200 Sf
2 Bdrm 92 900 Sf 82,800 Sf
Totals 138 115,000 Sf

Source: Vito Castellana, Owner/Developer
Pro Forma
Income
Effective Gross Income $13,262 $1,909,699

Expenses GBA Unit %
Total Expenses (excluding taxes) $4.74 $3,950 28.5% ($545,100)
Net Operating Income $11.87 $9,888 71.5% $1,364,599
Cap Rate 7.50%
Effective Tax Rate 3.57%
Loaded Cap Rate 11.07%
Indicated Value $12,331,659
Indicated Value (rounded) $12,330,000
$/Unit (useable units) $89,348

Tax Levy Estimate
Indicated Value $12,330,000
Indicated SEV/TV $6,165,000
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2/27/25 v3 

(1) 

Purchase Agreement

This Purchase Agreement  is dated     May 1, 2025
 by and between Cole Street Investments LLC Seller a Michigan limited liability 

company, whose address 2669 Gratiot Avenue, Detroit, Michigan 48207 and Vince Castellana, 
on behalf of an entity to be formed Buyer  is, 56114 Stoney Place Drive, 
Shelby Township, MI 48316 

1. SALE AND CONVEYANCE.

A. Subject to the terms and conditions of this Agreement, the Seller agrees to sell,
and Buyer agrees to purchase the vacant property of approximately 7.68 acres of land located at 
8525 Cole Dr, Warren, Michigan 48093, whose legal description will be provided by the title 
company and confirmed by the Survey defined herein emises  along with any and all land 
division rights, improvements, landscaping, easements and appurtenances benefitting or relating 
to the Premises (including any right and title in any off-site utilities, adjacent streets and rights-of-
ways), curb cuts or roadway modifications benefiting the Premises and any pending or future 

).  The Purchase Price for 
the Property shall be One Million Six Hundred Twenty-Five Thousand and 00/100 Dollars 
($1,625,000.00).  Within three (3) business days from the Effective Date, Buyer shall deposit 
Twenty-Five Thousand and 00/100 Dollars ($25,000.00) with the Title Company, defined below, 

Initial  Said Purchase Price shall be paid in cash or certified funds at the Closing, 
subject to any adjustments and prorations required pursuant to this Agreement.  The parties shall 
execute all documents required by the Title Company (as defined herein) to hold the Initial 
Deposit. 

B. 
approvals, authorizations and permits, if any, including the Consent Judgement approved on 

30, 2022 and Amended Brownfield Plan approved on June 1, 2017 (collectively 
any funds or rights under the Brownfield Reimbursement Request #1 approved on 

and any concessions, entitlements, or tax 
incremental financing amount or reimbursements (including any for the demolition and 
remediation of the Property) that have been granted and/or issued to Seller by the City of Warren 
and all other governmental agencies in connection with the development of the Property 

.  To the extent assignable, all right, title, and interest of 
Seller in and to any plans, drawings, specifications, surveys, consents, variances, easements, 
minerals, mineral rights, water rights, utility reservations, appurtenances, certificates, permits, 
licenses, authorizations, approvals, warranties, guaranties and other documents (if any) issued 
for or with respect to the Premises, and the other property interests described herein, including 
any and all contracts including service contracts in connection with the Premises. The assignment 

all be in a form that is mutually acceptable to the parties which will be 
 (as defined herein). 

2.  PERIOD. 

A.  shall commence on the Effective Date and end 
at 11:59 p.m. on the date that is One Hundred Twenty (120) Days after the Effective Date. Buyer 
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Period by Sixty (60) days by doing all of the following prior 
(i) providing prior written notice to Seller and (ii)

depositing an additional Twenty-five Thousand Dollars ($25,000.00),) with the Title Company (the 
. The Initial Deposit and the Extension Deposit shall be referred to collectively 

as the Deposit. Only the Extension Deposit shall be immediately non-refundable when made but 
any Deposit shall be applicable to the Purchase Price at Closing.   

B. If Buyer, in his sole and absolute discretion, decides not to purchase the Property,
then Buyer shall have the right and option to terminate this Agreement by providing written notice 

 as may be extended and receive 
a full refund of the Initial Deposit but not the Extension Deposit (as applicable). If Buyer terminates 
this Agreement in accordance with this Section, then the parties shall have no further liability to 
each other. If Buyer does not terminate this Agreement in accordance with this Section prior to 

, then the Initial Deposit 
shall become non-refundable to Buyer but applicable to the Purchase Price at Closing.   

C. Within ten  Seller will 
provide the following documents to the extent that such documents are in Seller  possession or 
Seller is able to instruct any third-party consultants to furnish copies to Buyers (

) 

Existing ALTA Survey(s), Boundary Survey, etc. 
Existing Title Commitment/Policy 
Existing Environmental Report(s)  Phase I and Phase II 
Any plans and specifications for the construction or improvement of the 
Property in their current statement which is not finalized. 
Copies of all agreements with and/or notices from a governmental agency 
that affect the Property which is only Consent Judgement as set forth above 

Should Seller fail to deliver any of the Initial Documents to Buyer prior to the Initial 

for the number of days in which Seller delayed in delivering the Initial Documents. 

D. At all times prior to Closing, Buyer and Buyer's representatives and agents shall
have access to the Property during reasonable hours for purposes of performing investigations 
and tests with respect to the Property. Buyer shall conduct tests and other entries upon the 
Property so as not to damage the Property and Buyer shall restore the Property to substantially 
the same condition as would have existed if Buyer had not conducted such tests and other entries 
upon the Property.   

3. TITLE . 

A. Buyer acknowledges that Seller, at his sole cost and expense, will order from First
American Title Agency, Rochester Hills, Michigan Attn:. Marcia Lawless  a 
commitment for an owner's policy of title insurance ("Title Commitment").  The Title Commitment 
will be modified so as to insure fee simple title to the Property in Buyer for the amount of the 
Purchase Price hereunder.  At Seller's sole cost and expense, Seller shall cause a final owner's 
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policy of title insurance to be ordered at the Closing, and subsequently issued, for Buyer in 
accordance with the Title Commitment  expense): 
Comprehensive, Survey, Access, Contiguity, Zoning 3.1 and such other endorsements to the title 
policy as Buyer may request (the 
the premium for the o  policy of title insurance, the Seller shall not be responsible for the 
additional premiums for the Endorsements or simultaneous issuance of . 
Such title policy shall be issued without standard exceptions.  Buyer and Seller shall each pay 
one-half (1/2) of t for attending the closing and preparing documents. 
During the , Buyer shall review the Title Commitment and the 
documents referred to therein as conditions, exceptions, or reservations to title to the Property, 
and provide to Seller in writing such objections as Buyer may have to anything contained or set 
forth in the Title Commitment or such documents.  If no written notice of disapproval or approval 
subject to certain exceptions is provided by Buyer to Seller, such items affecting title to the 
Property may appear as exceptions in the owner's policy of title insurance described in herein, 
and such items shall be considered "Permitted Exceptions".  However, in no event shall any 
mortgage, security agreement, assignment of rents, construction lien, or other monetary lien be 
considered a Permitted Exception; and all such monetary liens shall be discharged from title to 
the Property at or before the Closing.  Seller shall, at Seller's sole cost and expense, prior to the 
date of Closing and within fifteen (15) days from Seller's receipt of such objections from Buyer, 
use all commercially reasonable efforts to satisfy any objections with respect to which Buyer has 
provided written notice.  If Seller fails to cure such objections within said time period, then Buyer 
may elect either of the following as Buyer's sole remedy: (a) Buyer may terminate this Agreement; 
or (b) Buyer may accept such title as Seller can deliver, with no right to adjust the Purchase Price 
except for the right to apply purchase money to discharge any monetary liens against the 
Property.  Furthermore, Buyer shall have a right to perform a survey  and any survey 
exceptions shall be treated as title exceptions.    

B. Seller represents, warrants, covenants and agrees that:

(i) There are no lawsuits, actions, mechanics liens, judgments, administrative,
condemnation or eminent domain proceedings with respect to the Property pending or, to the best 
of Seller's knowledge, threatened against Seller or which affect the Property. 

(ii) Seller is duly organized and validly existing in the state of its existence and
is authorized to conduct business in the State of Michigan and has the full right, power, and 
authority to sell and convey the Property as provided in this Agreement and to carry out Seller's 
obligations hereunder. All requisite action necessary to authorize Seller to enter into this 
Agreement and to carry out its obligations hereunder has been or by the Closing will have been 
taken. Seller has full right and power to sell, convey, and deliver the Property to Purchaser free 
and clear of all liens, mortgages, liabilities, claims, charges, equities, covenants, conditions, 
restrictions, easements, and rights of way, except for the Permitted Exceptions. 

(iii) This Agreement is, and all other Closing documents to be executed and
delivered by Seller are and will be on the date of Closing, the valid and binding obligations of the 
Seller and the performance of the obligations of the Seller under this Agreement will not violate 
any contract, document or any order or judgment applicable to the Seller or the Property. 
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(iv) To the actual knowledge, there are no tax assessments or any 
intended public improvements which may result in any special assessment against or result in the 
creation of any lien upon the Property. 

(v) 
U.S. Internal Revenue Code of 1986, as amended and any applicable regulations promulgated 
thereunder. 

(vi) There is no work performed and unpaid by, through or under Seller that
could result in a mechanics lien. 

(vii) There are no unpaid broker obligations including but not limited to the
Broker (as defined herein). 

(viii) Seller is not a party to any dispute, arbitration, litigation, or administrative
proceeding with any present or former tenant or occupant of the Property; with any person or 
entity concerning any aspect of the Property or having or claiming any interest in the Property; 
which affects or questions Seller's title to the Property or Seller's ability to perform its obligations 
under this Agreement; or which otherwise affects or relates to the Property.  

(ix) Seller has not received any written notice of alleged violation of any law or

material violation of any applicable laws, ordinances, codes, rules, regulations and other 
requirements, including, without limitation, those relating to zoning or land use. 

(x) There are no leases, tenancies, licenses or other occupancy or possession
agreements or rights to which Seller is a party or by which Seller or the Property may be bound, 
pertaining to any portion of the Property,  

(xi) Except as disclosed to Buyer in writing prior to the Effective Date or
Closing, there are no contracts, agreements or commitments, written or oral, affecting the 
Property which would be binding on Buyer or which would affect the Property and that any and 
all parties that have provided services to the Property (or could claim a lien under the Michigan 
Construction Lien Act, MCL 570.1101 et. al) for or on behalf of the Seller or its predecessor(s) in 
interest have been paid in full. 

(xii) he Property is not located, in 
whole or in part, in any area designated by FEMA or any other governmental authority as a flood 
plain and there are no wetlands located on or which affect the Property. 

(xx) To the best of Seller's actual knowledge, Seller and any person or entity
controlled or owned by Seller has not has caused or permitted any detrimental environmental 
condition to occur or exist at or under the Property.  

(xiii) The Seller has no actual knowledge and has received no notice of the
existence of any areas that have been used for the generation, storage, or disposal of any 
hazardous substances or waste on the property, including without limitation, any crude oil or any 
fraction thereof.  
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(xiv) The Seller has no actual knowledge and has received no notice that here
are any storage tanks located on the property, either above or below ground, or any underground 
pipes or lines on the property, other than water, sewer, natural gas, electric and communications. 

(xv) The Seller has no actual knowledge and has received no notice that the
property has been previously used as a landfill or as a dump for garbage or refuse publicly or 
privately and/or licensed or unlicensed.  

(xvi) Seller knows of no persons, corporations or other 
entities claiming any interest whatever in said real estate by reason of any unrecorded deed, 
contract or other document of title and that preceding the execution hereof, no interest in the real 
estate has been granted to any other persons, corporations or other entities whatsoever. 

(xvii) That there are no law suits, lis pendens, judgments, appeals, bankruptcies,
executions or defaulted surety bonds against the Seller in any state or Federal Court whatsoever 
that could in any way affect title to said real estate, the improvements thereon or the fixtures 
attached thereto. 

only of Thomas LaBret and / or Steven 
Schafer. 

Seller shall indemnify Purchaser from and against any loss, cost or expense 
whatsoever incurred by Purchaser resulting from any misrepresentation, breach or inaccuracy of 
any of the representations, warranties, promises or agreements set forth in this Agreement and 
the representations and warranties herein shall survive the Closing and delivery of the deed or 
other termination of this Agreement and remain in full force and effect for six (6) months thereafter. 

4. AS IS PURCHASE.  At the Closing, Buyer shall convey the Property to Seller by a
 Utilizing a real estate transfer tax valuation affidavit.  A "Covenant Deed" shall 

mean a deed in recordable form, duly executed by the Seller, conveying to the Buyer marketable 
and insurable, indefeasible fee simple title to the Property, in accordance with the Title 
Commitment, under which Seller shall warrant and defend title against the claims and demands 
of all persons claiming by, from or under Seller, but against no other claims or persons.  The 
Co
real estate taxes which are not yet due and payable as of the date of this deed; (ii) zoning 
ordinances and other applicable governmental statutes, ordinances, rules and regulations; and 
(iii) easements and building and use restrictions of record.

In addition, Buyer acknowledges that Buyer is acquiring the Property subject to such 
matters as would be shown by an accurate survey of the Property (which shall not be referred to 
on the Covenant Deed).  After the Effective Date, Seller will not enter into any occupancy 
agreements, leases, or licenses relating to the Property. 

Notwithstanding any other provision of this Agreement to the contrary, Buyer 
acknowledges and agrees that Seller makes no representations or warranties, express or implied, 
with respect to any aspect of the Property except as otherwise expressly provided in this 
Agreement.  If Buyer purchases the Property, Buyer will do so only after Buyer has made its own 
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independent inspection and investigation of the Property and surrounding area, including, without 
limitation, the subsurface, soil, engineering and other conditions and requirements, whether there 
are any eminent domain or other public or quasi-public takings of the Property contemplated, and 
all zoning and regulatory matters pertinent to the Property and to the present use or occupancy 
of the Property, an
adequate opportunity to inspect, examine, test, analyze and evaluate the Property in all respects. 

Buyer accepts and agrees to bear all risks regarding all attributes and conditions, latent and 
otherwise, of the Property, including, without limitation, all governmental requirements related 
thereto, except as specifically provided herein.  Buyer is not relying on any statement, 
representation, inducement or Agreement of Seller, except as specifically provided herein.  Buyer 
agrees that neither Seller nor anyone acting on behalf of Seller has made any representation, 
guaranty or warranty of any kind whatsoever, either express or implied, either written or oral, 
concerning the Property, except as specifically set forth herein or as provided to Buyer in writing 
by Seller from the Effective Date through Closing.  Any survey, engineering data, soil reports, or 
other information the Seller or any other party may have delivered to Buyer is furnished without 
any representation or warranty whatsoever. 

5. TAXES AND PRORATED ITEMS.  All taxes for past years which have become a lien
upon the Property, and which were already due and payable shall be paid and discharged by the
Seller.   All charges or assessment which are due and payable as of Closing for any improvements
made to, or which benefit the Property, whether or not they have become a lien or are fully paid,
shall be paid by Seller. All current taxes shall be prorated and adjusted as of the date of Closing
in accordance with local custom.  The Buyer shall be responsible for real estate taxes on and
after the date of the Closing. If taxes on the Property are retroactively increased for any reason
for the period prior to Closing, Seller shall reimburse Buyer for the amount of such increase.

6. OPERATIONS PENDING CLOSING AND CLOSING.

A. From the Effective Date through the Closing, Seller agrees as follows:

(i) Seller will, at its expense, manage, operate, and maintain the Property in
substantially the same manner as it managed, operated, and maintained the Property prior to the 
date hereof and will keep the Property in the same state of repair.  

(ii) Seller will keep in full force and effect all existing insurance policies which
are presently in effect for the Property, or any portion of the Property. 

(iii) Seller shall give Buyer prompt notice of the institution of any litigation,
arbitration or administrative proceeding of which it becomes aware prior to the Closing involving 
Seller or the Property. 

(iv) As soon as reasonably practicable after Seller obtains Knowledge, but in
any event within five (5) days thereafter, Seller shall notify Buyer in writing (each a 

herein. If Buyer receives any Correction Notice after expiration of the  Investigation Period, 
Buyer shall have a period of ten (10) days after receipt of such Correction Notice during which, in 
Buyer Buyer may, at its option, either proceed to close or terminate this 
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Agreement by written notice to Seller, whereupon any Deposit shall promptly be returned to Buyer 
(including the Extension Deposit, if applicable). 

(v) Not enter into any lease or occupancy agreement for any portion or the
Property. 

(vi) Not grant or otherwise create or consent to the creation of any easement,
restriction, lien, assessment or encumbrance respecting the Property 

B. The Closing shall take place
Investigation Period, as may be extended. 

C. At the Closing, Seller shall: (i) deliver to Buyer sole and exclusive possession of
the Property and (ii) execute and deliver to Buyer, a Covenant Deed conveying title to the Property 
to Buyer along with a Real Estate Transfer Tax Valuation Affidavit.   

D. Buyer shall deliver to Seller those funds required to be paid by Buyer pursuant to
this Agreement, after prorations and adjustments. The Deposit, including any funds released to 
Seller, shall be applied to the Purchase Price.  Seller shall pay for all costs or expenses allocable 
to Seller as set forth herein or as contemplated hereby, including but not limited to all transfer 
taxes imposed with respect to this transaction, and the owner's policy of title insurance required 
to be furnished to Buyer hereunder.  Both Buyer and Seller shall execute, acknowledge and 
deliver such other instruments, documents and undertakings (in customary form reasonably 
acceptable to Buyer, Seller, and the Title Company) as shall be reasonably necessary in order to 
consummate this Agreement fully and to bring into effect its intent and purpose.   

7. DEFAULT.

A. If Buyer shall default in the performance of his obligations under this Agreement,
and such default shall continue for a period of ten (10) days after written notice of default from 
Seller to Buyer, then Seller shall be entitled to and shall receive the Deposit, which shall constitute 
liquidated damages and Seller's exclusive remedy for such default or breach by Buyer; and 
neither party shall thereafter have any further liability or obligation to the other.  The parties 
acknowledge and agree that as a result of the foregoing, Buyer may satisfy his obligations 
hereunder by, in the alternative, either (i) closing upon the transaction contemplated hereby, or 
(ii) forfeiting all Deposit as provided in this subsection.

B. If Seller shall default in the performance of his obligations under this Agreement,
and such default shall continue for a period of ten (10) days after written notice of default from 
Buyer to Seller, then Buyer may enforce specific performance of this Agreement and/or may 
exercise any other right or remedy which Buyer may have at law or in equity by reason of such 
default by Seller. 

C. In any action or proceeding to enforce rights under this Agreement, the prevailing
party shall be entitled to recover its actual legal fees and expenses. 

8. NOTICE.  All notices, statements or other communications which are required or
contemplated by this agreement shall be in writing (unless otherwise expressly provided herein)
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and shall be either personally served at or mailed to the address of the person entitled thereto, 
as set forth at the beginning of this agreement, or e-mailed to the address below.  In addition, a 
copy of each such notice, statement or communication intended for a party shall be furnished to 
such single additional addressee for that party as may be specified herein or specified in a like 
notice.  All such notices, statements and other communications (or copies thereof) shall be 
deemed furnished to the person entitled thereto (a) on the date of service, if personally served at 
the last known mailing address of such person, or (b) on the date on which mailed or e-mailed, if 
mailed or e-mailed to such person in accordance with the terms of this Section.  For purposes 
hereof, an item shall be considered mailed if sent by means including, but not limited to, the 
following: (i) by United States Postal Service, postage prepaid, by registered or certified mail, 
return receipt requested; (ii) by air courier service (Federal Express or the like); or (iii) by e-mail 
to the details identified below. Any party may, by a proper Notice which gives five (5) days written 
notice to the other party hereto, designate any other address or e-mail in substitution of the 
foregoing address or e-mail. 

To Seller: To Buyer: 

Cole Street Investments LLC 
Attn: Thomas Labret 
2669 Gratiot Avenue 
Detroit, Michigan 48207 
E: spencer@schafer-dev.com 

Vince Castellana 
56114 Stoney Place Drive 
Shelby Township, Michigan 48316 
E: vito.viphomes@gmail.com 

With a Copy to: 

John T. Panourgias, Esq. 
Panourgias Law Firm, PLLC 
41000 Woodward Ave. 
Suite 350 EAST 
Bloomfield Hills, MI 48304 
Telephone: 248-433-7615 
Email:  john@panourgiaslaw.com 

With a Copy to: 

Dawda, Mann, Mulcahy & Sadler PLC 
Attn: Chirstopher R. Martella, Esq. 
39533 Woodward Ave. Suite 200 
Bloomfield Hills, MI 48304 
T: 248-642-3124 
E: cmartella@dmms.com  

9. COMMISSIONS.    NAI Farbman is the only broker of record on this
transaction who shall be paid by Seller pursuant to a separate listing agreement. Except for NAI
Farbman no other broker is involved in this transaction.  Each party warrants to the other party
that it shall indemnify and hold harmless for any and all claims of any person for broker's or agent's
commissions or finder's fees in connection with this transaction. At  option, the Buyer may
pay the commission(s) due to the Broker at Closing and the Purchase Price shall be reduced
accordingly.

10. NO PUBLIC NOTICE OF AGREEMENT.  Buyer agrees not to file or record with the
County Register of Deeds, prior to the Closing hereunder, any memorandum, affidavit or other
instrument (i) reciting the fact of the parties' rights or obligations as seller and/or Buyer of the
Property hereunder, or (ii) otherwise reciting the existence of this Agreement.

11. LIKE-KIND EXCHANGE.  Each party (Seller and Buyer) shall have the right to transfer its
interest in this Agreement as part of a like-kind exchange under Section 1031 of the Internal
Revenue Code of 1986, as amended.  Each party agrees that it will reasonably cooperate with
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the other party in consummating a like-kind exchange of the applicable property, including 
accomplishing such exchange transaction (a) through either a qualified escrow account or a 
qualified trust, as provided in Treasury Regulation Section 1.1031(k)-1(g)(3), or (b) through any 
other means allowed by Section 1031 and the regulations thereunder.  In addition, each party 
agrees that it will: (i) consent to the assignmen
to a qualified intermediary in connection with a like-kind exchange of property, and (ii) execute 
any and all documents reasonably necessary or convenient to facilitate said like-kind exchange 
of the property.  However, neither party shall be required to take title to any real property other 
than the Property described in this Agreement.  In addition, nothing contained in this Section shall 
limit or otherwise release an assigning party of its obligations under this Agreement; and an 
assigning party shall not relinquish any of its rights to rely upon or enforce the terms of this 
Agreement following such assignment.  Each party engaging in an exchange agrees to pay the 
charges of its own intermediary to consum -kind exchange.  The other party 
shall not be obligated to incur any additional costs or expenses or any liability in connection with 
any such like-kind exchange undertaken by the other party. 

12. TAX APPEALS / TAX INCENTIVES. There are no property tax appeals pending or filed
on the Property.

13. RISK OF LOSS / DAMAGE. Until the Closing occurs, all risk of loss, cost or expense and

Agreement until Closing unless caused by Buyer or its agents. 

14.12. MISCELLANEOUS. This Agreement shall be binding upon the parties, their heirs, 
personal representatives, successors and assigns. This Agreement embodies the entire 
agreement between the parties with respect to the transaction contemplated and there have been 
no other agreements, written or oral, other than set forth herein.  This Agreement may be executed 
in any number of counterparts (including via an electronic signature program, e.g. DocuSign, or 
scanned signature pages), each of which shall be deemed an original, and all of which when 
taken together, shall constitute one and the same instrument. This Agreement may be amended 
or modified only in writing and signed by both parties or their assigned representatives. This 
Agreement and any rights contained herein may be assigned by Buyer without written approval 
of Seller. Seller and Buyer agree to execute any further documents and take any action necessary 
in order to carry out the terms and intent of this Agreement.  Time is of the essence of this 
Agreement. No failure or delay on the part of any party hereto in the exercise of any power or 
right hereunder shall operate as a waiver of such power or right with respect to any other term, 
provision, or condition hereof and all rights and remedies hereunder are cumulative and shall not 
be deemed exclusive of any other rights or remedies provided by law. At or before the Closing, 
the parties shall deliver to each other evidence of authority to consummate the transaction 
contemplated by this Agreement, in form and substance reasonably satisfactory to each party 
and to the Title Company.  Any time period or any required date of notice, performance or 
payment, as provided for in this agreement, which shall fall or end on a Saturday, Sunday or legal 
holiday shall extend to the next full business day, at the time of day (if any) otherwise specified 
herein. 
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The parties hereto have executed this agreement as of the date set forth in the first 
paragraph of this Agreement. 

SELLER:  

Cole Street Investments LLC 

By: ___________________________ 

Its: ___________________________ 

BUYER: 

Vince Castellana, on behalf of an entity to be 
formed 

___________________________ 
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The parties hereto have executed this agreement as of the date set forth in the first 
paragraph of this Agreement. 

SELLER:  

Cole Street Investments LLC 

By: ___________________________ 

Its: ___________________________ 

BUYER: 

Vince Castellana, on behalf of an entity to be 
formed 

___________________________ 
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Docusign Envelope ID: A7EDFDB4-BDE8-4518-8CAC-30C951C90B71 

Exhibit A 

Legal Description 

To be confirmed by Title Company and Survey 

PART OF THE SW % OF SECTION 10, TOWN 1 NORTH, RANGE 12 EAST, CITY OF WARREN, 

MACOMB COUNTY, MICHIGAN, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
COMMENCING AT THE S % CORNER OF SAID SECTION 10; THENCE N00°29'01L"E 692.52 

ALONG THE N-S % LINE OF SECTION 10; THENCE S89°51'28"W 43.00 FEET TO THE SE 
CORNER OF THE SAID PROPERTY; THENCE CONTINUING S889°51'28"W 386.61 FEET TO 

THE POINT OF BEGINNING OF PARCEL-1; THENCE $89°51'28"W 188.31 FEET; THENCE 

N00°29'35"E 60.00 FEET; THENCE S89°51'28"W 380.19 FEET; THENCE N00°15'08"W 569.09 

FEET; THENCE N89°50'S50"E 568.29 FEET; THENCE S00°12'00"W 629.19 FEET TO THE POINT 

OF BEGINNING. 

CONTAINING ¢ 334,567.92 SQUARE FEET- +7.681 ACRES, MORE OR LESS.

Exhibit A

Legal Description 

To be confirmed by Title Company and Survey 
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PAYEE DATE OF INVOICE AMOUNT DETAILS 

PROFESSIONAL SERVICE 

INDUSTRIES, INC 09/29/25 8,000.00

BROWNFIELD PLAN REVIEW SERVICES: 

VILLAGE AT THE PARK - 8525 COLE 

DRIVE | FORMER CONTINENTAL MOBILE 

HOME COMMUNITY - MAPLE & 8 MILE 

RD 

TOTAL: 8,000.00

Brownfield List of Bills - October 7, 2025

Required Formal Approval of the Following:
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Federal ID 37-0962090

Professional Service Industries, Inc.
               www.psiusa.com

TERMS: NET 30 DAYS.  A SERVICE CHARGE OF 1.5% PER MONTH, WHICH IS AN ANNUAL PERCENTAGE RATE OF 18% WILL BE ADDED TO ALL PAST 

DUE ACCOUNTS.  FOR QUESTIONS REGARDING THIS INVOICE, PLEASE CALL THE PHONE NUMBER ABOVE.

To assure proper credit to your account, please return with your check made payable to PSI.

Professional Service Industries, Inc.
PO Box 74008418
Chicago, IL  60674-8418

CITY OF WARREN
PURCHASING DIVISION
ONE CITY SQUARE
FOURTH FLOOR, SUITE 425
WARREN             MI 48093-5289
USA

CITY OF WARREN
PURCHASING DIVISION
ONE CITY SQUARE
FOURTH FLOOR, SUITE 425
WARREN MI 48093-5289

FARMINGTON HILLS ADV ENV DEPT
FARMINGTON HILLS, MI 48335
(248) 957-9911 

Customer #

1189229

Purchase Order Project Number

01662336

Date

09/29/25

Invoice #

00998609

Page

0001

Project:  CITY OF WARREN - BROWNFIELD

Date Work Order Nbr Description Quantity Unit Cost Amount

Invoice Total: $8,000.00

Balance Due: $8,000.00

Please mail remittance
to:

Customer # Invoice # Project Number Amount Enclosed

1189229 00998609 01662336

09/29/25 01662336-1 SERVICE - 1 2.00 4,000.00 8,000.00
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