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UPTOWN AT RIVER’S EDGE – FOUNDRY MARKETPLACE AND  
COLUMBUS COVE PROJECTS 

 
INTRODUCTION 
 
 The City of Bay City Brownfield Redevelopment Authority has approved and the City 
Commission of the City of Bay City has considered and adopted this Brownfield Plan to 
encourage the redevelopment of the Uptown at River’s Edge – Foundry MarketPlace and 
Columbus Cove projects (the “Project”) generally located at the former Bay Aggregate property 
between the Saginaw River and Water Street in the City of Bay City. The plan describes the site 
conditions and redevelopment plan that are proposed to be implemented by the City of Bay City 
(the “City”) and possible future developers or owners of the property pursuant to the Brownfield 
Redevelopment Finance Act, Act 381 of 1996, as amended. 
 
SITE DESCRIPTION 
 
 The Uptown at River’s Edge property consists of approximately 36.57 acres of land 
located on the east side of the Saginaw River from 9th Street to approximately 110 feet south of 
the southerly line of the vacated 13th Street.  Generally, the overall site extends easterly to 
Water Street, although it excludes a small parcel owned by City of Bay City containing the 
former Monarch Building. The Uptown at River’s Edge project is anticipated at a future time to 
also include land located east of Water Street, but that additional property is not included in this 
Plan at this time. 
 
 The overall site has been divided into two separate projects that may be developed 
independently of each other:  the Foundry MarketPlace project (containing approximately 
18.51 acres of land) and the Columbus Cove project (containing approximately 18.06 acres of 
land) .  Both are included in this Plan although the projects may be developed by separate 
developers, for distinct uses and at different times. 
 
 The legal description and current tax parcel identification numbers of the portion of the 
Uptown at River’s Edge property which are included in this Plan (the “Property”) are indicated on 
Exhibit A to this Plan.   
 
PROJECT SUMMARY 
 
 The project anticipates the redevelopment of the Property for multiple uses, including 
residential, commercial, marina and public uses.  As part of the redevelopment, the project 
activities are expected to include the conduct of due care and additional response activities, the 
demolition and removal of a large pile of concrete and miscellaneous materials and buildings 
containing approximately 51,706 square feet of space, site preparation activities, construction of 
public and other infrastructure improvements, the possible removal, encapsulation and/or other 
handling of asbestos-containing materials, the removal of lead-based paint and lead-based paint 
impacted materials, and the possible conduct of one or more baseline environmental 
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assessments for future owners or operators of all or a portion of the Property.  All of these 
activities are intended to be “eligible activities” within the meaning of Act 381.  A summary of the 
currently projected activities is included on Exhibit B to this Plan. 
 
 The City of Bay City expects to spend approximately $1,571,850 for eligible activities 
(including contingency) and anticipates that one or more private developers will spend up to 
$7,500,000 to conduct additional eligible activities in connection with one or more development 
agreements expected to be executed in the future.  This Plan will be amended when sufficient 
information on future eligible activity costs is available.   
 
 The City of Bay City expects that private parties will invest approximately $28,000,000 for 
construction and development activities on the Property during or following completion of these 
eligible activities. A conceptual presentation of the expected future use of the Property and the 
overall Uptown at River’s Edge property is contained in the Marketability & Feasibility Analysis 
and Proposed Development Plan for the Uptown at River’s Edge Site, Bay City, Michigan, dated 
as of April 26, 2004, by The Weitzman Group, Inc., a copy of which is available for inspection at 
the offices of the Economic Development Project Manager or Deputy City Manager of 
Community Development of the City of Bay City. 
 
SUMMARY OF EXISTING CONTAMINATION 
 
 Soil and groundwater contamination is present on portions of the Property. As indicated 
in the reports listed on Exhibit C to this Plan, soils have been determined to be impacted by 
hazardous substances including metals, mineral spirits, mineral oil, volatile organic compounds 
and semi-volatile organic compounds. Groundwater has been determined to be impacted by 
hazardous substances including metals, volatile organic compounds, semi-volatile organic 
compounds and arochlor-1248. On the basis of these findings, the Property is a “facility” within 
the meaning of Part 201 and an “eligible property” pursuant to Act 381. 
 
 It is expected that the Property can be redeveloped safely with the implementation of 
appropriate due care activities in accordance with applicable laws.  Prior to implementation of 
activities pursuant to this Plan, a due care plan and health and safety plan will be prepared and 
implemented. 
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PLAN ASPECTS 
 
1. Description of Costs to Be Paid for With Tax Increment Revenues and Summary of Eligible 

Activities (MCL 125.2663(1)(a)) 
 
 Tax increment revenues will be used to first reimburse the City and the Authority for the cost 
of eligible activities permitted under Act 381, including the costs of preparation of work plans and 
this Plan.  No costs shall be reimbursed unless they are for activities implemented pursuant to a 
work plan or contract approved by the Authority’s Board of Directors or authorized 
representative.  
 
 Prior to adoption of this Plan, the City has incurred preliminary engineering costs in the 
approximate amount of $15,000.00 and may incur other eligible activity costs for the demolition 
of certain buildings.  In addition, the City has incurred and will continue to incur legal costs and 
other administrative expenses in connection with this Plan.  It is the City’s intention that all of 
such amounts be reimbursed to the City as eligible activity costs or otherwise, to the full extent 
permitted by Act 381.   
 
 It is also expected that one or more private parties will conduct eligible activities in the future 
and that the cost of those activities either will be paid by the private parties, subject to 
reimbursement from future tax increment revenues, or payment or reimbursement with the 
proceeds of bonds issued by the Authority.   
 
 As of the date of the adoption of this Plan and based upon information known at this time by 
the City, it is expected that future eligible activities will consist of the activities described on 
Exhibit B to this Plan. 
 
 Contingency factors in the amount of 5% for work to be conducted by the City and 15% (or 
such other amounts approved by the Authority) for work to be conducted by private parties may 
be included in work plan approvals due to the likelihood of encountering unexpected conditions 
or requirements during the redevelopment of the Property. 
 

The Authority shall be paid an annual administrative fee of One Thousand Five Hundred 
Dollars ($1,500.00) per year from the first tax increment revenues generated under this Plan 
each year. Unpaid fees will accrue until adequate tax increment revenues are available.  The fee 
will be collected through the year in which all eligible activities have been conducted and all 
reimbursements have been completed under this Plan and any reimbursement agreement 
executed in connection with this Plan. 
 
 The Authority may, but is not required to, approve work plans with a total cost in excess of 
the amounts estimated in this Plan without amendment of this Plan; provided that in no event 
shall tax increments be captured with respect to any tax year commencing more than fifteen (15) 
years after issuance of the first certificate of occupancy for a residence or commercial business 
on the Property following the date of adoption of this Plan.  
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2. Estimate of Captured Taxable Value and Tax Increment Revenues (MCL 125.2663(1)(b)). 
 
 See two schedules included as Exhibit C.  It is the intention of the Authority to collect only so 
much tax increment revenues as necessary to pay or reimburse the eligible activities incurred 
pursuant to this Plan, interest and other costs described herein, and the amounts to be 
deposited into the Local Site Remediation Revolving Fund as described in Paragraph 12 below.  
The initial taxable value for purposes of this Plan shall be the 2005 taxable value of the 
Property, estimates of which are included in Exhibit C. 
 
3. Method of Financing and Description of Reimbursements by the Municipality 

(MCL 125.2663(1)(c)). 
 
 The City intends that it and one or more private parties will advance the cost of eligible 
activities from funds now or in the future available to it from various sources, to be reimbursed 
from tax increment revenues available under this Plan, as received by the Authority.  The City 
may request the Authority to issue one or more bonds or other debt instruments to fund eligible 
activities and other costs eligible for payment or reimbursement under this Plan and otherwise 
as permitted by law.  The Authority, the City and one or more private parties will enter into a 
reimbursement/development agreement that will establish their respective obligations to pay or 
reimburse costs of the eligible activities implemented pursuant to this plan. Reimbursement to 
the City for eligible activities incurred, together with interest at the rate of one percent (1%) over 
the prime rate in effect on the first business day of each calendar year (as published in the Wall 
Street Journal) for the period between the date the City or private party advances the costs of 
eligible activities until the date of reimbursement by the Authority, will be made from capturable 
tax increment revenues generated from the Property.  Commencing after the City and the 
private party(s) which advance the costs of eligible activities have been paid all amounts and 
interest due it hereunder and all obligations pursuant to any bonds issued in connection with this 
plan have been satisfied in full, one hundred percent (100%) of the tax increment revenues will 
be deposited into the Local Site Remediation Revolving Fund pursuant to Paragraph 12; 
provided however, that pursuant to Section 13(5) of Act 381, such deposits shall be made only 
for 5 years after the time that capture is required to pay the costs of eligible activities described 
herein (including interest thereon), and the deposit of funds derived from taxes levied for school 
operating purposes shall not exceed the amount captured from taxes levied for school operating 
purposes to implement the activities approved by the Michigan Department of Environmental 
Quality (“MDEQ) and interest with respect to such costs at the rate provided above or paid in 
connection with any bonds issued hereunder and otherwise as permitted by law from time to 
time.  However, the Authority intends to permit all revenues from taxes other than taxes levied 
for school operating purposes to be used to pay or reimburse all costs approved by the Authority 
hereunder, regardless of whether any particular cost is approved by the MDEQ or Michigan 
Economic Growth Authority for payment from taxes levied for school operating purposes. 
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4. Maximum Amount of Note or Bonded Indebtedness  (MCL 125.2663(1)(d)). 
 
 The total indebtedness with respect to the Project shall not exceed $9,200,000 plus any 
additional amounts included in any potential bond indebtedness with respect to issuance costs, 
interest reserves or other obligations related to any such bonds. 
 
5.  Duration of Brownfield Plan  (MCL 125.2663(1)(e)). 
 
 The Plan will remain in effect for as many years as required to reimburse all eligible costs, 
interest permitted thereon and other costs permitted hereunder or under law to the extent 
possible with tax increment revenues due with respect to the tax years commencing not later 
fifteen (15) years after issuance of the first certificate of occupancy for a residence or 
commercial business on the Property following the date of adoption of this Plan, and make all 
revolving fund deposits both during and after such time period to the full extent permitted by law. 
 
 
6. Estimated Impact of Tax Increment Financing on Revenues of Taxing Jurisdictions  

(MCL 125.2663(1)(f)). 
 
 See attached Exhibit C.   
 
7. Legal Description, Property Map, Statement of Characteristics That Qualify the Property as 

Eligible Property and Statement as to Personal Property  (MCL 125.2663(1)(g)). 
 
 Attached as Exhibits A and D to this Plan.  The characteristics that qualify the property as 
eligible property are included in “Summary of Existing Contamination” above.  Personal property 
of the City and future owners or occupants of the Property, if any, is included as part of the 
eligible property. 
 
8. Estimates of Residents and Displacement of Families  (MCL 125.2663(1)(h)). 
 
 There are no persons residing on the eligible property to which this Plan applies, and 
therefore there are no families to be displaced. 
 
9. Plan for Relocation of Displaced Persons  (MCL 125.2663(1)(i)). 
 
 There are no persons residing on the eligible property to which this Plan applies, and 
therefore there is no need for a relocation plan. 
 
10. Provisions for Relocation Costs  (MCL 125.2663(1)(j)). 
 
 There are no persons residing on the eligible property to which this Plan applies, and 
therefore there is no need for the provision of relocation costs. 
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11.  Strategy for Compliance with Michigan’s Relocation Assistance Law (MCL 125.2663(1)(k)). 
 
 There are no persons residing on the eligible property to which this Plan applies, and 
therefore there is no need for compliance with Act No. 227 of the Public Acts of 1972, being 
Sections 213.321 to 213.332 of the Michigan Compiled Laws. 
 
12. Description of Proposed Use of Local Site Remediation Revolving Fund 

(MCL 125.2663(1)(l). 
 
 The Authority intends to capture the maximum amount permitted by Act 381 during the 
term of this Plan for deposit into a Local Site Remediation Revolving Fund to be utilized as 
approved by the Authority in accordance with Act 381.  No funds from the Local Site 
Remediation Revolving Fund are expected to be applied to the Project.  
 
13. Other Material that the Authority or Governing Body Considers Pertinent. 
 
 None. 
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 Exhibit A 
 
 Legal Description and List of Tax Parcel Numbers and Taxable Values 
 
 Uptown at River’s Edge – Foundry MarketPlace and Columbus Cove Projects 

 
Tax Parcels Table 

 
Parcel I.D. Estimated 2005 Taxable Value 

09-13-28-101-001 1,200 (Foundry at MarketPlace) 
09-13-28-101-002 117,900 (Foundry at MarketPlace) 
09-13-28-101-003 27,600 (Foundry at MarketPlace) 
09-13-28-101-005 20,100 (Foundry at MarketPlace) 
09-13-28-151-001 103,782 (Foundry at MarketPlace 

portion) 
09-13-28-151-001 102,198 (Columbus Cove portion) 

 
 

Legal Description Foundry Marketplace / Columbus Cove 
  
A Parcel of land being part of Block 110 and 111 of Lower Saginaw, Block 130, and 131 to the 
Addition of Lower Saginaw, and Blocks 1 and 2 from the Village of Portsmouth, including the 
South Vacated 20 feet and North remaining Dedicated 40 feet of 9th Street, Vacated 11th Street, 
Vacated 13th Street, Water Street, plus a portion of Vacated Water Street Commencing from the 
intersection of the East right-of-way line of Water Street and the North right-of-way line of Ninth 
Street; thence South along the East right-of-way line of Water Street to the intersection with 
Vacated Water Street; Thence continuing Southerly along the East line of Vacated Water Street 
to the North line of Vacated Thirteenth Street; Thence Westerly along North line of Vacated 
Thirteenth Street to the Southeast corner of lot 5, Block1, Village of Portsmouth; thence 
Southwesterly along the Westerly line of Water Street to the Southeast corner of Lot 2, Block2, 
Village of Portsmouth; thence West along the South line of said Lot 2, 200 feet; thence 
S86°05’53”W 598.58 feet to the Easterly Intermediate Shore Traverse Survey Line of the 
Saginaw River; thence Northerly along said Easterly Shore of Saginaw River to the North line of 
Ninth Street; Thence East along the North line of Ninth Street to the Point of Beginning. 
Excepting the East 190 feet of lots A & 1 Block 130 to the Addition of Lower Saginaw and the 
East 190 feet of lot 8 Block 111 of Lower Saginaw, plus the East 190 feet of lots 5, 6 & 7 Block 
111 of Lower Saginaw falling therein.   

 



 

 
Exhibit B 

 
Description of Projected Eligible Activities 

 
 The City expects to conduct the following eligible activities prior to and/or after the selection 
of one or more developers for the Property: 

 
1. Environmental Investigations. The City will conduct or cause to be conducted 

investigations of the environmental conditions of the Property from time to time.  To the extent 
that other sources of funds are not available, the costs of such work will be considered an 
eligible activity cost under this Plan.  
 

2. Due Care Plans.  One or more due care plans (which may include a health and safety 
plan) will be prepared for the safe ownership, occupancy and redevelopment of the Property by 
the City. To the extent that other sources of funds are not available, the costs of such work will 
be considered an eligible activity cost under this Plan. 
 

3. Implementation of Due Care Plan Activities. It is anticipated that due care activities will 
be conducted consistent with the due care plan(s) described above.  
 

4. Demolition Activities.  Demolition and removal or disposal of a large pile of concrete 
and other materials will be conducted.  Demolition of approximately eleven (11) main or ancillary 
structures and disposal of materials will be conducted.  All demolition activities will include the 
preparation of bid specifications, project oversight, and compliance with all requirements under 
federal, state and local laws. Asbestos and lead abatement activities will be conducted prior to 
demolition. 
 

5. Infrastructure Improvements.  The project may include the following activities by the 
City: The project will include the construction of a public riverwalk along the east side of the 
Saginaw River, possible construction of a marina, road improvements, extension of water, 
sewer, gas, electric, cable and other utilities to and within the Property, and other “infrastructure 
improvements” within the meaning of Act 381. 
 

6. Site Preparation Activities.  Various site preparation activities may be conducted by the 
City in accordance with Act 381.  The nature of these activities will be approved by the Authority.  
 

7. Additional Lead Abatement.  Additional lead abatement activities may be conducted in 
the future if deemed appropriate. 

 
It is expected that one or more private parties will conduct the following eligible activities 

on the Property: 
 
8. Environmental Investigations. It is possible that one or more private parties will conduct 

or cause to be conducted additional investigations of the environmental conditions of the 
Property from time to time.  

 



 

 
9. Due Care Plans.  One or more due care plans (which may include a health and safety 

plan) may be prepared for the safe ownership, occupancy and redevelopment of the Property. 
 

10. Implementation of Due Care Plan Activities. It is anticipated that due care activities 
will be conducted by one or more private parties consistent with the due care plan(s) described 
above. 
 

11. Additional Response Activities.  It is possible that additional response activities, or 
other eligible activities within the meaning of Act 381, will be conducted by private parties during 
the redevelopment of the Property. 
 

12. Infrastructure Improvements.  The project may include the following activities by one 
or more developers: construction of a public riverwalk along the east side of the Saginaw River, 
possible construction of a marina, road improvements, extension of water, sewer, gas, electric, 
cable and other utilities to and within the Property, and other “infrastructure improvements” 
within the meaning of Act 381. 
 

13. Site Preparation Activities.  Various site preparation activities may be conducted in 
accordance with Act 381.  These activities may include removal of fill materials and underground 
obstructions, preparation of the Property for future use, preparation of legal agreements and 
other documents necessary to facilitate the future use and sale or lease of all or a portion of the 
Property, and other activities qualifying as “site preparation” within the meaning of Act 381. 
 

14. Asbestos and Lead Abatement. Additional asbestos and lead abatement activities 
may be conducted in the future if deemed appropriate. 
 

Any one or more of the activities described above may be conducted by the City and/or 
one or more private parties, or not at all. 

 



EXHIBIT C City of Bay City
Combined TIF Projection for Proposed Foundry MarketPlace and Columbus Cove and Redevelopment Projects

01-Oct-04 Real Property Value

Number Average sales price Assumed True Cash Value
Columbus Cove: assumes 75 single family units 75 $300,000 $22,500,000

$22,500,000
Future value of Foundry MarketPlace land and 
infrastructure 1,000,000
Future value of total land and infrastructure 2,000,000 Columbus Cove Foundry MarketPlace Totals

Projected Cost 1: 22,500,000$      5,000,000$                   27,500,000$      
CAPTURE SCHEDULE Projected Taxable Value 2: 11,250,000$      2,500,000$                   13,750,000$      

INCLUDING SCHOOL TAXES Initial Taxable Value: 102,198$           270,582$                      372,780$           
22 year capture 6% PV Incremental Taxable Value: 11,147,802$      2,229,418$                   13,377,220$      

Capture Year
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22

Millage Category Totals Tax Year 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026
(Res, Units) 75 0 0 29 53 75 75 75 75 75 75 75 75 75 75 75 75 75 75 75 75 75 75

Taxable Value -Unsold Res. Land & MarketPlace Land -$                  372,780$           1,000,000$                   613,333$           293,333$               -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   
Inflation Impact to Above Taxable Value -$                   -$                             9,200$               4,400$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   
Taxable Value -Sold Res. Units -$                             4,350,000$        7,950,000$            11,250,000$      11,587,500$      11,935,125$      12,293,179$      12,661,974$      13,041,833$      13,433,088$      13,836,081$      14,251,163$      14,678,698$      15,119,059$      15,572,631$      16,039,810$      16,521,004$      17,016,634$      17,527,133$      18,052,947$      18,594,536$      
Inflation Impact to Above Tax. Value During Sales Period3 3% -$                  -$                   -$                             -$                   130,500$               238,500$           
Less: Initial Taxable Value-Columbus Cove (102,198)$          (102,198)$                    (102,198)$          (102,198)$             (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          (102,198)$          
Taxable Value -MarketPlace Building 1,250,000$                   2,500,000$        2,575,000$            2,652,250$        2,731,818$        2,813,772$        2,898,185$        2,985,131$        3,074,685$        3,166,925$        3,261,933$        3,359,791$        3,460,585$        3,564,402$        3,671,334$        3,781,474$        3,894,919$        4,011,766$        4,132,119$        4,256,083$        4,383,765$        
Less: Initial Taxable Value - MarketPlace (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582) (270,582)
Aggregate Incremental Value Totals -$ -$ 1,877,220$ 7,099,753$ 10,580,453$ 13,767,970$ 13,946,538$ 14,376,117$ 14,818,584$ 15,274,325$ 15,743,738$ 16,227,234$ 16,725,234$ 17,238,174$ 17,766,503$ 18,310,681$ 18,871,185$ 19,448,504$ 20,043,143$ 20,655,621$ 21,286,473$ 21,936,250$ 22,605,521$ 

School Taxes Millage
School Operating (unsold res. units and MarketPlace only) 18.0000 1.0000 1,272,697$          -$                  6,710$               40,500$                        56,040$             51,630$                 47,741$             49,173$             50,648$             52,167$             53,732$             55,344$             57,005$             58,715$             60,476$             62,291$             64,159$             66,084$             68,067$             70,109$             72,212$             74,378$             76,609$             78,908$             
State Educ Tax 6.0000 1.0000 2,031,595$          -$                  -$                   11,263$                        42,599$             63,483$                 82,608$             83,679$             86,257$             88,912$             91,646$             94,462$             97,363$             100,351$           103,429$           106,599$           109,864$           113,227$           116,691$           120,259$           123,934$           127,719$           131,618$           135,633$           
School Debt (not captured) 1.1000 0.0000 -$                    -$                  -$                   -$                             -$                   -$                      -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   

Local Taxes per Act 381
Delta College 2.0427 1.0000 691,657$             -$                  -$                   3,835$                          14,503$             21,613$                 28,124$             28,489$             29,366$             30,270$             31,201$             32,160$             33,147$             34,165$             35,212$             36,292$             37,403$             38,548$             39,727$             40,942$             42,193$             43,482$             44,809$             46,176$             
City Operating 17.6905 1.0000 5,989,990$          -$                  -$                   33,209$                        125,598$           187,174$               243,562$           246,721$           254,321$           262,148$           270,210$           278,515$           287,068$           295,878$           304,952$           314,298$           323,925$           333,841$           344,054$           354,573$           365,408$           376,568$           388,063$           399,903$           
City Debt (not captured) 2.8600 0.0000 -$                    -$                  -$                   -$                             -$                   -$                      -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   -$                   
County 10.9486 1.0000 3,707,187$          -$                  -$                   20,553$                        77,732$             115,841$               150,740$           152,695$           157,398$           162,243$           167,232$           172,372$           177,665$           183,118$           188,734$           194,518$           200,476$           206,613$           212,934$           219,444$           226,150$           233,057$           240,171$           247,499$           
ISD 4.9458 1.0000 1,674,644$          -$                  -$                   9,284$                          35,114$             52,329$                 68,094$             68,977$             71,101$             73,290$             75,544$             77,865$             80,257$             82,720$             85,257$             87,870$             90,561$             93,333$             96,188$             99,129$             102,159$           105,279$           108,492$           111,802$           
    Net Millage 63.5876

15,367,770$        

School Tax Captured 3,304,292$         -$                  6,710$               51,763$                        98,639$             115,113$               130,348$           132,852$           136,905$           141,079$           145,378$           149,807$           154,368$           159,066$           163,905$           168,890$           174,023$           179,311$           184,758$           190,367$           196,146$           202,097$           208,227$           214,541$           
Non-School Tax Captured 12,063,478$       -$                  -$                   66,881$                        252,947$           376,956$               490,520$           496,882$           512,187$           527,951$           544,188$           560,912$           578,137$           595,880$           614,155$           632,978$           652,366$           672,335$           692,904$           714,089$           735,910$           758,386$           781,536$           805,380$           
Total Available Tax Captured 15,367,770$       -$                  6,710$               118,644$                      351,586$           492,069$               620,868$           629,734$           649,091$           669,029$           689,566$           710,718$           732,505$           754,946$           778,060$           801,867$           826,389$           851,646$           877,661$           904,456$           932,056$           960,483$           989,763$           1,019,921$        

Cumulative Total Tax Capture 118,644$                      470,230$           962,299$               1,583,167$        2,212,900$        2,861,992$        3,531,021$        4,220,587$        4,931,305$        5,663,811$        6,418,757$        7,196,817$        7,998,684$        8,825,073$        9,676,719$        10,554,380$      11,458,837$      12,390,893$      13,351,375$      14,341,138$      15,361,060$      
Cumulative Non-School Tax Capture 66,881$                        319,828$           696,784$               1,187,304$        1,684,186$        2,196,372$        2,724,323$        3,268,510$        3,829,422$        4,407,559$        5,003,439$        5,617,594$        6,250,572$        6,902,937$        7,575,272$        8,268,176$        8,982,265$        9,718,175$        10,476,561$      11,258,097$      12,063,478$      

17 yrs 22 yrs
          NPV5 of payments for reimburseables $5,516,736 $6,930,498
                                                                    NPV Discount Rate 6%

1.  For simplicity, assumes steady residential average sales price of $300,000
2.  Assuming a taxable value of 50% of average sales price
3.  Assumes taxable value increases at a rate of 3% per year
4.  NPV calculations assume a present value rate of 6% 
5.  Includes 5 additional years of revolving fund capture.
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Project Site Map 
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