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A copy of a parcel survey showing the location and dimensions of the 
Easement Area is also attached as Exhibit B.  A copy of the form of Easement is 
attached as Exhibit C. 

Based on a market study of vacant industrial and commercial property 
conducted by NSI Consulting & Development (“NSI”), ITC’s land agent for the 
project, the Property was valued at $3.00 per square foot.  ITC then applied an 
easement factor of 40% of fee value, which reflects the fact that although ITC’s 
easement grants it certain rights over the Easement Area, the City of Ann Arbor 
retains ownership rights, and moreover, its current use of the Property as a runway 
protection zone subject to the Airport Overlay District is unaffected by the 
easement.  Indeed, considering that the Property, as part of the runway protection 
zone, has extremely limited utility, and as a result, is effectively unbuildable, a 40% 
easement factor for such vacant land gives all benefit of any reasonable doubt 
regarding value to the City.  Simply put, ITC’s easement is less encumbering than it 
might otherwise be, because the Property is already significantly restricted.  
Application of the easement factor results in a price per square foot of $1.20 (40% of 
$3.00 per square foot).  In order to incentivize the City to move forward with the 
Easement acquisition, we originally added an incentive payment of $31,860.00 (an 
additional 25% of the total value per square foot x total square footage of the 
Easement Area, e.g. .25 x $3.00 = .75 cents x 42,480 sq. ft).  We are now offering an 
incentive of $108,324, for total compensation of $191,160, or $4.50 per square 
foot.  See Exhibit A.  Thus, ITC is essentially offering to pay total compensation of 
approximately 150% of the total fee value of the Easement Area based on $3.00 per 
square foot, which price per square foot is significantly above market value for this 
Property.

Moreover, there is ample market evidence, supported by assessed values in 
both the City of Ann Arbor and Pittsfield Township, that NSI’s concluded value of 
$3.00 per square foot for the subject Easement Area is in excess of market value.  
The parcel directly to the south of the Property is part of the Runway Plaza 
Worksenter and is used principally as a detention pond (the “detention pond 
parcel”).  This parcel is comparable to the subject because, like the subject, it is 
vacant land with extremely limited utility, thus rendering it effectively unbuildable.  
ITC’s expert appraiser, Andy Reed of Andrew Reed & Associates, Inc., appraised this 
property because it is included in the project area, and concluded to a value of $1.00 
per square foot, well below the value utilized to calculate the Easement 
compensation for the City’s Property.  A copy of the appraisal is attached as Exhibit 
E.  His analysis is based largely on a review of recent sales and listings of other 
vacant land in the area, all of which were held for future industrial or commercial 
use, and which ranged in value from $1.49 to $1.84 per square foot.  It was Mr. 
Reed’s opinion that the value of the detention pond parcel should be considerably 






