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TO:  The Honorable Detroit City Council  
 

FROM: David Whitaker, Director   

  Legislative Policy Division Staff 
 

DATE: June 5, 2023 
   

RE:  Application for an Obsolete Property Rehabilitation Certificate by    

  Marigold Houses, LLC Public Act 146 of 2000   
 

  

 

The Obsolete Property Rehabilitation Act (OPRA), Public Act 146 of 2000, provides for a tax incentive to 

encourage the redevelopment of obsolete buildings.  This tax incentive is designed to assist in the 

redevelopment of older buildings, which are contaminated, blighted or functionally obsolete, and to return 

them to the tax rolls.  
 

Marigold Houses, LLC, is  the project developer of the property at 3200 Tyler, which is located one block 

east of the Russell Woods/Nardin Park Neighborhoods.  The project consists of the redevelopment of a 

vacant apartment building.  Constructed as the Webster Arms Apartments in 1928, the property which has 

been vacant for what appears to be 23 years, sits on 0.177 acres of land, is a 9,488-square-foot, 15-unit, 

two-story multi-family residential building with a daylight basement. The Property is zoned R2 - a two-

family residential district. 
 

The developer plans to renovate the abandoned and vacant building, by updating the existing 15-units into 

modern apartments. The building will be converted into a 100% electric green building. Green Heat Pump 

Heating and Cooling (i.e. 4 times more efficient than older electric heating and cooling systems, designed 

to meet climate reduction goals) will be installed in every unit. In addition, inefficient gas boilers will be 

replaced with electric hot water heaters; allowing the building to be 100% electric and take advantage of 

the increase in renewable energy on the electric grid. The green building strategy will include, but will not 

be limited to, utilizing other green assets (such as sustainable stormwater management practices), reducing 

the current impact of stormwater to public utilities, and providing affordable housing options so that 

Detroiters can afford to live and work in the City.  
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The property will include green focused amenities (ex. disconnecting the current roof drains from the public 

storm/sewer infrastructure and creating bioswales and other green storm water mitigation practices. All of 

the residential units will be reserved as affordable units not to exceed 55%-60% of the Area Median Income 

(AMI).1  In addition to the currently requested OPRA tax abatement, the developer in May of 2023, received 

Council approval of a Brownfield plan.  

  
 

DEGC Property Tax Abatement Evaluation  

  

Property Address:                                        3200 Tyler 
Developer:                                                     Marigold Houses, LLC. 
Development Team Principal(s):              Kurt Hines 
Prepared By:                                                 Kaci Jackson 

Description of Incentive:  Obsolete Property Rehabilitation Act, PA 146  - incentive for redevelopment and 
rehabilitation for commercial or commercial mixed use buildings that are contaminated, blighted, or functionally 
obsolete.   
DEGC Abatement Term Recommendation 12 years 

Location 

Address 3200 Tyler St. 

City Council District District 5 

Neighborhood Dexter Linwood 

Located in HRD/SNF Targeted Area N/A 

Building Use 

Total Residential Square Footage 10,394 

Total Retail Square Footage N/A 

Parking Spaces Street Level (PDD approved) 

Number of Residential Units 18 

Number of Affordable Residential Units 18 

Unit Breakdown 

Studios (Average Unit Size, Number of Units) 6 units – 458 avg SF 

I Bedrooms (Average Unit Size, Number of Units) 12 units – 604 avg SF 

Project Description 

3200 Tyler is 0.177 acres of land developed with one 10,394-square-foot multi-family apartment building. The building, 
identified as the Webster Arms Apartment, was constructed in 1928 and consists of a two-story multi-family residential 
building with a basement. The subject property is improved with landscaping in the southern portion and a concrete-
paved driveway along the southwestern portion from Tyler Avenue. It appears to have been occupied between 1928-
2000.  
 
The developer will take the building down to the studs and renovate. 3 additional bedrooms will be added to the 
building.  Hazardous material (asbestos) will be remediated. Each unit will feature new electrical heating and cooling 
and new on demand hot water tanks will be installed.  Repairs will be made to the roof and exterior masonry repair 
work. 

Sources and Uses of Capital Summary 

Total Investment $1.64M 

Sources 
Debt  $1.072M (65%); Equity $471K (29%); Grant $100K 
(6%) 

 
1 55%-60%  Area Median Income (AMI) = approximately $33,550-$36,600. 
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Uses 
Acquisition: $227.5K (14%); Hard Costs: $1.2M (73%); Soft 
Costs: 219.7K (13%) 

Project Economic Benefits Summary 

Estimated Jobs (FTE/Construction) 2 FTE / 10 Construction 

Estimated City benefits before tax abatement $305,850 

Total estimated City value of OPRA abatement $94,340 

Less cost of services & utility deductions $79,360 

Net Benefit to City with OPRA abatement $132,150 

   
 

 

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

 
 

 

 

Impacted Taxing Units: Incentive Summary over the First 12 Years 
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2 Charts courtesy of the DEGC 
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DEGC Chart of Taxes Before, During & After the Incentive3 

 
 

Conclusion 
 

The estimated total capital investment for this project is $1.64 million. It is also estimated that the completed 

project will create 2 FTE’s4 and 10 temporary construction jobs. The total value of the 12-year OPRA tax 

savings is estimated at $178,405. 
 

Based on the investment and jobs, this project is estimated to provide the City of Detroit a net benefit of 

$132,150, and all of the impacted taxing units, a net benefit of  $196,905, over the 12 years of the OPRA 

tax abatement.  

 

The legislative body of the qualified local governmental unit may, by resolution, revoke the obsolete 

property rehabilitation exemption certificate of a facility if it finds that the completion of rehabilitation of 

the 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 obsolete property exemption certificate 

has not proceeded in good faith with the operation of the rehabilitated 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.5 
 

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

Attachments: Assessor’s Letter, dated April 12, 2023 

  CRIO6 Employment Clearance, dated April 25, 2023 
 

cc:    Auditor General’s Office 

    Donald Rencher, Chief of Services and Infrastructure 

  Antoine Bryant, Planning and Development Department 

  Julie Schneider, HRD 

  Justus Cook, HRD 

  Stephanie Grimes Washington, Mayor’s Office  

  Malik Washington, Mayor’s Office 

  Kenyetta Bridges, DEGC 

  Jennifer Kanalos, DEGC 

  Brian Vosburg, DEGC  

 

 
3 Existing Annual Taxes: $3,645 - New Annual Taxes DURING the Incentive: $8,578 & Taxes after the Incentive 

EXPIRES: $22,148 
4 Full-time equivalent employee (FTE) What Is Full-Time Equivalent (FTE)? Plus How To Calculate It | Indeed.com 
5 MCL 125.2792 (1) Michigan Legislature - Section 125.2792 
6 Department of Civil Rights, Inclusion & Opportunity (CRIO) 

https://www.indeed.com/career-advice/career-development/fte
http://www.legislature.mi.gov/(S(nf1bzymndqym3blzez0saggv))/mileg.aspx?page=getObject&objectName=mcl-125-2792&highlight=revoke#2


5 

 

  



6 

 

7 

 
7 Source of photos: 3200 Tyler Avenue Brownfield Redevelopment Plan 
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