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City of Detroit 

CITY COUNCIL 

LEGISLATIVE POLICY DIVISION 
208 Coleman A. Young Municipal Center  

Detroit, Michigan 48226 
Phone:  (313) 224-4946   Fax:  (313) 224-4336 

 
 
 
 

 
 
 
 
 
TO:  COUNCIL MEMBERS 
 
FROM:    David Whitaker, Director   
  Legislative Policy Division Staff 
 
DATE:  May 18, 2022 
   
RE:  3402 Brush St., LLC PA 210 Certificate Request   
 

  
Commercial Rehabilitation Act, PA 210 of 2005 

 
The Commercial Rehabilitation Act, PA 210 of 2005, is a tax incentive for the rehabilitation of 
commercial property for the primary purpose and use of a commercial business or a multi-family 
residential facility. The property must be located within an established Commercial Rehabilitation 
District. Exemptions are approved for a term of 1-10 years, as determined by the local unit of 
government. The property taxes are based upon the prior year's taxable value.  

  
The project developer and owner of the property located at 3402 Brush, was initially listed under 
the name of the owner Michael DiLorenzo on the original application dated December 24, 2022. 
However, an amended application (attached) dated March 24, 2022, was submitted to reflect the 
owner of the property as 3402 Bagley St., LLC, that is now seeking the approval of a PA 210 
certificate.  
 
The property consists of a vacant apartment building with 6,248 square feet on .090 acres of land. 
The owner plans to rehabilitate the property into a six-unit multi-family building. The former 
owner of the property leased the six units as an Airbnb.1 The rehabilitation of the property is 
expected to increase commercial activity in the area, prevent loss of employment, revitalize the 
urban area and increase the number of residents in the city. The developer will offer 20%2 of the 
units at 80% AMI. Ideally, the current owner has no plans to use the property as an Airbnb. 

 
1 Airbnb works as a middleman for people that want to rent out their property (hosts) to people that need a room. 
2 One of the six available units (based on rounding, is specifically 16.7% for one unit, however, two units would be 
33.3%) 
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DEGC Project Evaluation Checklist  
   

 3402 Brush Street 
Principle: Michael DiLorenzo  

Commercial Rehabilitation Act, PA 210 of 2005 as amended – Current taxes frozen at pre-rehab construction values, local taxes 
abated for up to 10 years   

DEGC Recommendation Approval of the Certificate  
Request Type PA 210 Certificate – 10 Year Recommendation  

Location  
Address 3402 Brush Street  
City Council District District 5  
Neighborhood Midtown  

Building Use  
Total Square Footage 6,248  
Residential Square Footage 6,248  
Number of Residential Units Six units  
Number of Parking Spaces Six  
Unit Mix (4) one-bdrm units; (2) two-bdrm units  
Affordability  (1) one-bdrm unit affordable at 80% AMI  

Project Description  
Mr. DiLorenzo is the owner and developer of 3402 Brush St. The property is currently leased to a single tenant which operates 
the apartments under the AirBnB program. The lease will expire in February 2022, allowing for the rehabilitation and 
improvement of the use to customary, long-term rental to six tenants. No relocation will be required. 
 
The project scope includes the rehabilitation of the 112-year-old building at the corner of Brush and Erskine to replace plumbing 
and heating, upgrade kitchens and baths and repair or replace the roof. 

 
Underwriting  

Internal Rate of Return 8.0% with abatement (6.0% without abatement)  
Debt Service Coverage Ratio 1.37x with abatement (1.24x without abatement)  
Cash on Cash 5.8% with abatement (3.8% without abatement)  

Project Costs  
Total Investment $1,153,000  
Uses $925K Acquisition (80%), $228K Hard Construction (20%)  
Sources $840K Senior Debt (73%), $313K Equity (27%)  

Project Benefits (10 years)  
Estimated jobs 0 FTE, 10 Construction  
Estimated city benefits before tax abatement $244,826  
Total nominal value of PA 210  $110,069  
Less cost of services & utility deductions $54,749  
Net benefit to city  $80,008  
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City of Detroit: Benefits, Costs, and Net Benefits over the Next 10 Years 

 
 
 

Impacted Taxing Units: Incentive Summary over the First 10 Years 

 
 
 

Impacted Taxing Units: Incentive Summary over the First 10 Years (With the Library breakout from the City) 
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3 Charts courtesy of the DEGC 
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DEGC Chart of Taxes Before, During & After the Incentive4 

 
 

Conclusion 
 
The estimated total capital investment for this project is $1.153 million. It is also estimated that 
the completed project will create 0 FTEs and 10 temporary construction jobs. The total value of 
the 10-year Commercial Rehabilitation tax abatement is estimated at $208,399. 
 
Based on the investment and jobs, this project is also estimated to provide the City of Detroit a net 
benefit of $80,008, and all of the impacted taxing units, a net benefit of  $226,606 over the 10 
years of the Commercial Rehabilitation tax abatement.5  
 
However, if the developer does not proceed in good faith to complete the project, the Act allows 
the City Council to revoke the certificate: “The legislative body of the qualified local governmental 
unit may, by resolution, revoke the commercial rehabilitation exemption certificate of a facility if 
it finds that the completion of rehabilitation of the qualified facility has not occurred within the 
time authorized by the legislative body in the exemption certificate, or a duly authorized extension 
of that time, or that the holder of the commercial rehabilitation exemption certificate has not 
proceeded in good faith with the operation of the qualified facility in a manner consistent with the 
purposes of this act and in the absence of circumstances that are beyond the control of the holder 
of the exemption certificate.”6 
 
Please contact us if we can be of any further assistance. 
 

 

 
4 Existing Annual Taxes: $10,889 - New Annual Taxes DURING the Incentive: $18,043 & Taxes after the 
Incentive EXPIRES: $37,456 
5 According to the amended application, the commencement date of the project is April 2022, and the date of 
completion is December 2022.  
6 COMMERCIAL REHABILITATION ACT (Act 210) MCL. 207.852(1) 
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Area Map7 

 
 
 

 
Streetview of 3402 Brush8 

 

 
7 Area map courtesy of DEGC  
8 Source :Google Maps 
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Attachments: Assessor’s Letter dated March 17, 2022 
 Amended Application dated March 24, 2022 
 
 
cc:    Auditor General’s Office 
    Donald Rencher, Chief of Services and Infrastructure 
  Antoine Bryant, Planning and Development Department 
  Julie Schneider, HRD 
  Veronica Farley, HRD 
  Charles Ericson, Office of the CFO/Office of the Assessors 
  Stephanie Grimes Washington, Mayor’s Office  
  Gail Fulton, Mayor’s Office 
  Malinda Jensen, DEGC 
  Kenyetta Bridges, DEGC 
  Jennifer Kanalos, DEGC 
  Brian Vosburg, DEGC 
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