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I. INTRODUCTION  

 

In order to promote the revitalization of environmentally distressed and blighted areas 

within the boundaries of the City of Detroit, Michigan (the ñCityò), the City has established 

the City of Detroit Brownfield Redevelopment Authority (the ñDBRAò) pursuant to 

Michigan Public Act 381 of 1996, as amended (ñAct 381ò). 

 

The primary purpose of this Brownfield Plan (ñPlanò) is to promote the redevelopment of 

and private investment in certain ñbrownfieldò properties within the City.  Inclusion of 

property within this Plan will facilitate financing of environmental response and other 

eligible activities at eligible properties, and will also provide tax incentives to eligible 

taxpayers willing to invest in revitalization of eligible sites, commonly referred to as 

ñbrownfields.ò  By facilitating redevelopment of brownfield properties, this Plan is 

intended to promote economic growth for the benefit of the residents of the City and all 

taxing units located within and benefited by the DBRA.   

 

This Plan is intended to apply to the eligible property identified in this Plan and, if tax 

increment revenues are proposed to be captured from that eligible property, to identify and 

authorize the eligible activities to be funded by such tax increment revenues.   

 

This Plan is intended to be a living document, which may be modified or amended in 

accordance with the requirements of Act 381, as necessary to achieve the purposes of 

Act 381.  A subsequent change to the identification or designation of developer after the 

approval of this Plan by the governing body (as defined in Act 381) shall not necessitate 

an amendment to the Plan, affect the application of this Plan to the eligible property or 

impair the rights available to the DBRA under this Plan.  The applicable sections of Act 

381 are noted throughout the Plan for reference purposes.   

 

This Plan describes the Project to be completed (see Attachment C) and contains all of the 

information required by Section 13(2) of Act 381.   
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II.  GENERAL PROVISIONS 

 

 

A.  Description of the Eligible Property (Section 13 (2)(h)) and the Project 

The property consists of two (2) tax parcels of land, which currently are privately owned 

by Jefferson Holcomb Development, LLC, in the City of Detroit together containing 

approximately 0.276 acres of land.  The property and all tangible personal property located 

thereon will comprise the eligible property and is collectively referred to herein as the 

ñProperty.ò   

 

Attachment A includes a site map of the Property.  The Property is located in the East 

Village neighborhood (SNF ï Islandview / Greater Villages planning area), north of 

East Jefferson, east of Holcomb, south of Agnes, and west of Belvidere. 

 

Parcel information is outlined below. 

 

Address 9101 and 9123 E. Jefferson Avenue 

Parcel ID 19000031 and 19000032-3 

Owner Jefferson Holcomb Development, LLC 

Legal 

Description 

LAND SITUATED IN THE COUNTY OF WAYNE, CITY OF 

DETROIT, STATE OF MICHIGAN, IS DESCRIBED AS 

FOLLOWS:  

 

Lots 110, 111, and 112, except that part taken for the 

widening of Jefferson Avenue, Holcomb and Sears 

Subdivision, as recorded in Liber 7 of Plats, Page 74, Wayne 

County Records. 

 

 

Jefferson Holcomb Development, LLC, the project developer (ñDeveloperò), acquired the 

Property in 2021.  The project is the redevelopment of a vacant, blighted commercial 

structure and adjacent parking lot into mixed retail and community gathering space. It is 

currently anticipated that construction will begin in December 2021 and eligible activities 

will be completed in 2022.  The project description provided herein is a summary of the 

proposed development at the Property at the time of the adoption of the Plan.  The actual 

development may vary from the project description provided herein, without necessitating 

an amendment to this Plan, so long as such variations are not material and/or arise as a 

result of changes in market and/or financing conditions affecting the project and/or are 

related to the addition or immaterial removal of amenities to the project.  Any material 

changes, as determined by DBRA in its sole discretion, to the project description are 

subject to the approval of the DBRA staff and shall be consistent with the overall nature of 

the proposed development, its proposed public purpose, and the purposes of Act 381. 

 

Attachment C provides a description of the project to be completed at the Property (the 

ñProjectò) and Attachment D includes letters of support for the Project. 
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B.  Basis of Eligibility (Section 13 (2)(h) and Section 2 (p)) 

The Property is considered ñeligible propertyò as defined by Act 381, Section 2, because 

(a) it was previously utilized for a commercial purpose; (b) it is located within the City of 

Detroit, a qualified local governmental unit under Act 381; and (c) the parcels comprising 

the Property are a ñfacilityò as defined by Act 381 due to the presence of hazardous 

substances including arsenic, chromium, tetrachloroethylene and trichloroethylene in the 

soil above Part 201 of the Natural Resources and Environmental Protection Act, Michigan 

PA 451, 1994, as amended (ñNREPAò) unrestricted residential criteria, and the 

development of these parcels is estimated to increase the captured taxable value of the 

Property.      

 

C.  Summary of Eligible Activities and Description of Costs (Section 13 (2)(a),(b)) 

The ñeligible activitiesò that are intended to be carried out at the Property are considered 

ñeligible activitiesò as defined by Section 2 of Act 381 because they include baseline 

environmental assessment activities, department specific activities, due care activities, site 

preparation, infrastructure improvements, development, preparation and implementation 

of a brownfield plan and work plan, and interest.   

 

A summary of the eligible activities and the estimated cost of each eligible activity intended 

to be reimbursed with tax increment revenues generated and captured from the Property 

are shown in the table attached hereto as Attachment E. The eligible activities include 

response activities to properly manage contaminated soils on the Property; geotechnical 

evaluations; site and other demolition; asbestos assessment and abatement; relocation 

and/or installation of public franchise utilities including water and sewer and other 

improvements in rights of way. The eligible activities described in Attachment E are not 

exhaustive.  Subject to the approval of DBRA staff in writing, additional eligible activities 

may be carried out at the Property, without requiring an amendment to this Plan, so long 

as such eligible activities are permitted by Act 381 and the costs of such eligible activities 

do not exceed the total costs stated in Attachment E.  

 

Unless otherwise agreed to in writing by the DBRA, all eligible activities shall commence 

within eighteen (18) months after the date the governing body approves this Plan and be 

completed within three (3) years after execution of the Reimbursement Agreement (as that 

term is defined below).  Any long-term monitoring or operation and maintenance activities 

or obligations that may be required will be performed in compliance with the terms of this 

Plan and any documents prepared pursuant to this Plan. 

 

The Developer desires to be reimbursed for the costs of eligible activities as described 

below.  Some eligible activities may commence prior to the adoption of this Plan and, to 

the extent permitted by Act 381, the costs of such eligible activities shall be reimbursable 

pursuant to the Reimbursement Agreement. Tax increment revenue generated by the 

Property will be captured by the DBRA and used to reimburse the cost of the eligible 

activities completed on the Property pursuant to the terms of a Reimbursement Agreement 

to be executed by the DBRA and the Developer after approval of this Plan (the 

ñReimbursement Agreementò), to the extent permitted by Act 381.  In the event this Plan 
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contemplates the capture of tax increment revenue derived from ñtaxes levied for school 

operating purposesò (as defined by Section 2(uu) of Act 381 and hereinafter referred to as 

ñSchool Taxesò), the Developer acknowledges and agrees that DBRAôs obligation to 

reimburse the Developer for the cost of eligible activities with tax increment revenue 

derived from Local Taxes, or Specific Taxes that are considered Local Taxes (as these 

capitalized terms are defined by Act 381) is contingent upon: (i) the Developer receiving 

at least the initial applicable work plan approvals by the Michigan Strategic Fund (ñMSFò) 

and the Michigan Department of Environment, Great Lakes, and Energy (ñEGLEò), as may 

be required pursuant to Act 381; or (ii) the Developer providing the DBRA with evidence, 

satisfactory to DBRA, that the Developer has the financial means to complete the Project 

without the capture of, and subsequent reimbursement with, the contemplated School 

Taxes.  

 

The costs listed in Attachment E are estimated costs and may increase or decrease 

depending upon the nature and extent of environmental contamination and other unknown 

conditions encountered on the Property.  The actual cost of those eligible activities 

encompassed by this Plan that will qualify for reimbursement from tax increment revenues 

generated from the Property and captured by the DBRA shall be governed by the terms of 

the 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 Act 381.  The Reimbursement Agreement and this 

Plan will dictate the total cost of eligible activities subject to payment or reimbursement, 

provided that the total cost of eligible activities subject to payment or reimbursement under 

the Reimbursement Agreement shall not exceed the estimated costs set forth in 

Attachment E. As long as the total costs are not exceeded, line item costs of eligible 

activities may be adjusted after the date this Plan is approved by the governing body, to the 

extent the adjustments do not violate the terms of the approved EGLE or MSF work plan. 

 

D.  Estimate of Captured Taxable Value and Tax Increment Revenues (Section 

13(2)(c)); Beginning Date of Capture of Tax Increment Revenues (Section (13)(2)(f); 

Impact of Tax Increment Financing on Taxing Jurisdictions (Section 13(2)(g)) 

The initial taxable value shall be determined based upon the next assessment roll for which 

equalization is completed following adoption of this Plan, which is expected to be based 

upon the taxable value as of December 31, 2021. This Plan anticipates the capture of tax 

increment revenues to reimburse the Developer for the costs of eligible activities under this 

Plan in accordance with the Reimbursement Agreement.  Subject to Section 13(b)(16) of 

Act 381, a table of estimated tax increment revenues to be captured is attached to this Plan 

as Attachment F. 

 

Tax increments are projected to be captured and applied to (i) reimbursement of eligible 

activity costs and payment of DBRA administrative and operating expenses, (ii) make 

deposits into the State Brownfield Redevelopment Fund, and (iii) make deposits into the 

DBRAôs Local Brownfield Revolving Fund, as follows:  
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In addition, the following taxes are projected to be generated but shall not be captured 

during the life of this Plan: 

 

 
 

In no event shall the duration of this Plan exceed thirty-five years following the date of the 

governing bodyôs resolution approving this Plan, nor shall the duration of the tax capture 

exceed the lesser of the period authorized under subsection (5) of Section 13 of Act 381 or 

30 years.  Further, in no event shall the beginning date of the capture of tax increment 

revenues be later than five (5) years after the date of the governing bodyôs resolution 

approving this Plan or such other date authorized by Act 381.  The beginning date of the 

capture of tax increment revenues is anticipated to be the 2023 tax year (commencing with 

the Summer 2023 property taxes). 

 

E.  Plan of Financing (Section 13(2)(d)); Maximum Amount of Indebtedness 

(Section 13(2)(e)) 

The eligible activities are to be financed solely by the Developer.  The DBRA will 

reimburse the Developer for the cost of approved eligible activities, but only from tax 

increment revenues generated and captured from the Property.  No advances have been or 

shall be made by the City or the DBRA for the costs of eligible activities under this Plan. 

 

All 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 

All School Taxes Totals

Reimbursement of Costs 

and Interest

DBRA Admin. 

Costs

State Redev. 

Fund

Local Brownfield  

Revolving Fund

School Operating $316,781 $234,004 $0 $0 $82,777

State Education Tax $112,747 $56,319 $0 $44,603 $11,825

Total $429,528 $290,323 $0 $44,603 $94,602

City Non-School Taxes

City Operating $276,065 $145,503 $65,106 $0 $65,456

Library $64,072 $33,770 $15,111 $0 $15,192

County Non-School Taxes

Wayne County Operating-Summer $77,845 $41,029 $18,359 $0 $18,457

Wayne County Operating-Winter $13,766 $7,255 $3,247 $0 $3,264

Wayne County Parks-Winter $3,402 $1,793 $802 $0 $807

Wayne County Jail-Winter $12,980 $6,841 $3,061 $0 $3,078

Huron Clinton   Metropolitan Authority (HCMA) $2,911 $1,534 $687 $0 $690

Wayne County ISD (RESA) $47,934 $25,264 $11,304 $0 $11,365

Wayne County Special ISD/RESA $27,620 $14,558 $6,514 $0 $6,549

Wayne County Community College $44,841 $23,634 $10,575 $0 $10,632

Total Incremental Local Taxes Paid $571,436 $301,181 $134,765 $0 $135,490

Total Schools and Non-Schools Capturable Millage $1,000,964 $591,504 $134,765 $44,603 $230,092

Non-Capturable Taxes

City Debt $184,294

School Debt $2,835

DIA Tax $1,418

Zoo Tax $316,135

Total Debt Millages $504,681
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this Plan are intended to authorize the DBRA to fund such reimbursements and does not 

obligate the DBRA or the City to fund any reimbursement or to enter into the 

Reimbursement Agreement providing for the reimbursement of any costs for which tax 

increment revenues may be captured under this Plan, or which are permitted to be 

reimbursed under this Plan.  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 this Plan, will be provided 

solely under the Reimbursement Agreement contemplated by this Plan. 

 

If agreed upon by the Developer and the DBRA, and so long as the applicable 

agency/department of the State of Michigan approves an Act 381 Work Plan including this 

Plan, the DBRA may incur note or bonded indebtedness to finance the purposes of this 

Plan; provided that any such note or bonded indebtedness contemplated by this section 

shall be (i) subject to approval  by the DBRA Board of Directors and other approvals 

required in accordance and compliance with Act 381 and applicable law; (ii) non-recourse 

to the DBRA; and (iii) in an amount not to exceed the maximum amount of tax increment 

revenues authorized for capture under this Plan and any subsequent Act 381 work plan 

approvals. 

 

Interest shall be paid under this Plan as provided in the Reimbursement Agreement, 

provided that to the extent that the MSF or EGLE does not approve the payment of interest 

on an eligible activity with School Taxes, interest shall not accrue or be paid under this 

Plan from School Taxes with respect to the cost of such eligible activity.  Unless otherwise 

agreed upon by the Developer, the DBRA, and the applicable agency/department of the 

State of Michigan, the DBRA may approve interest on the local portion of the 

reimbursement to the extent that the projected internal rate of return to the Developer does 

not exceed twenty percent (20%), as more specifically stated in the Reimbursement 

Agreement.   

 

The Developer anticipates approval of a tax abatement under the Obsolete Property 

Rehabilitation Act, P.A. 146 of 2000, as amended, (ñOPRAò) for up to 12 years plus the 

construction period. If approved, this tax abatement will reduce the property tax obligations 

of the Property for the period applicable under the approved abatement certificate, thereby 

reducing the amount of tax increment revenues available under this Plan. Assumption of 

this reduction is included in the tax capture projections provided with this Plan.  

 

Reimbursements under the Reimbursement Agreement shall not exceed the cost of eligible 

activities permitted under this Plan.  

 

F.  Duration of Plan (Section 13(2)(f)) 

Subject to Section 13b(16) of Act 381, the beginning date of capture of tax increment 

revenues for the Property shall occur in accordance with the tax increment financing 

(ñTIFò) table described in Attachment F.  In no event, however, shall this Plan extend 

beyond the maximum term allowed by Section 13(2)(f) of Act 381 for the duration of this 

Plan. 
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Furthermore, this Plan, or any subsequent amendment thereto, may be abolished or 

terminated in accordance with Section 14(8) of Act 381 in the event of any of the following: 

a. The governing body may abolish this Plan (or any subsequent amendment 

thereto) when it finds that the purposes for which this Plan was established have been 

accomplished.  

b. The governing body may terminate this Plan (or any subsequent amendment 

thereto) if the project for which eligible activities were identified in this Plan (or any 

subsequent amendment thereto) fails to occur with respect to the eligible property for at 

least two (2) years following the date of the governing body resolution approving this Plan 

(or any subsequent amendment thereto), provided that the governing body first does both 

of the following: (i) gives 30 daysô written notice to the Developer at its last known address 

by certified mail or other method that documents proof of delivery attempted; and 

(ii)  provides the Developer with an opportunity to be heard at a public meeting. 

 

Notwithstanding anything in this subsection to the contrary, this Plan (or any subsequent 

amendment thereto) shall not be abolished or terminated until the principal and interest on 

bonds, if any, issued under Section 17 of Act 381 and all other obligations to which the tax 

increment revenues are pledged have been paid or funds sufficient to make the payment 

have been identified or segregated. 

 

G.  Effective Date of Inclusion in Brownfield Plan 

The Property will become a part of this Plan on the date this Plan is approved by the 

governing body of the City, the Detroit City Council. 

 

H.  Displacement/Relocation of Individuals on Eligible Property (Section 13(2)(i-l))   

There are no persons or businesses residing on the Property and no occupied residences or 

businesses will be acquired or cleared, therefore there will be no displacement or relocation 

of persons or businesses under this Plan.  

 

I.  Local Brownfield Revolving Fund (ñLBRFò) (Section 8; Section 13(2)(m)) 

The DBRA has established a Local Brownfield Revolving Fund (LBRF).  The LBRF will 

consist of all tax increment revenues authorized to be captured and deposited in the LBRF, 

as specified in Section 13(5) of Act 381, under this Plan and any other plan of the DBRA.  

It may also include funds appropriated or otherwise made available from public or private 

sources. 

 

The amount of tax increment revenue authorized for capture and deposit in the LBRF is 

estimated at $230,092.  All  funds, if any, deposited in the LBRF shall be used in accordance 

with Section 8 of Act 381. 

 

J. Brownfield Redevelopment Fund (Section 8a; Section 13(2)(m)) 

The DBRA shall pay to the Department of Treasury at least once annually an amount equal 

to 50% of the taxes levied under the state education tax, 1993 PA 331, MCL 211.901 to 

211.906, that are captured under this Plan for up to the first twenty-five (25) years of the 

duration of capture of tax increment revenues for each eligible property included in this 

Plan.  If the DBRA pays an amount equal to 50% of the taxes levied under the state 
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education tax, 1993 PA 331, MCL 211.901 to 211.906, on a parcel of eligible property to 

the Department of Treasury under Section 13b(14) of Act 381, the percentage of local taxes 

levied on that parcel and used to reimburse eligible activities for the Project under this Plan 

shall not exceed the percentage of local taxes levied on that parcel that would have been 

used to reimburse eligible activities for the Project under this Plan if 50% of the taxes levied 

under the state education tax, 1993 PA 331, MCL 211.901 to 211.906, on that parcel were 

not paid to the Department of Treasury under Section 13b(14) of Act 381.  

 

K. Developerôs Obligations, Representations and Warrants 

The Developer and its affiliates shall comply with all applicable laws, ordinances, 

executive orders, or other regulations imposed by the City or any other properly constituted 

governmental authority with respect to the Property and shall use the Property in 

accordance with this Plan. 

 

The Developer, at its sole cost and expense, shall be solely responsible for and shall fully 

comply with all applicable federal, state, and local relocation requirements in implementing 

this Plan. 

 

The Developer represents and warrants that a Phase I Environmental Site Assessment 

(ñESAò) has been performed on the Property.  Attached hereto as Attachment G is the City 

of Detroitôs Department of Buildings, Safety Engineering and Environmental (ñBSEEDò) 

acknowledgement of its receipt of the baseline environmental assessment, which includes 

the Phase I ESA. If appropriate, a Phase II ESA, baseline environmental assessment, and 

due care plan will be prepared or conducted pursuant to Part 201 of NREPA and copies of 

each will be provided to BSEED. 

 

The Developer further represents and warrants that the Project does not and will not include 

a City of Detroit Land Bank Authority, Wayne County Land Bank Authority or State of 

Michigan Land Bank financing component.  

 

Except as otherwise agreed to by the DBRA, any breach of a representation or warranty 

contained in this Plan shall render the Plan invalid, subject to the Developerôs reasonable 

opportunity to cure as described in the Reimbursement Agreement.   
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III.  ATTACHMENT S



Exhibit A 

Jefferson Holcomb Development Redevelopment 

Brownfield Plan 

41088403.5 

ATTACHMENT  A  

 

Location Map, Existing Conditions and Site Plan  

 

Location Map [Project site outlined in blue] 
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Existing Conditions 

 

 

  



Exhibit A 

Jefferson Holcomb Development Redevelopment 

Brownfield Plan 

41088403.5 

Site Plan 

 

 

  



Exhibit A 

Jefferson Holcomb Development Redevelopment 

Brownfield Plan 

41088403.5 

  



Exhibit A 

Jefferson Holcomb Development Redevelopment 

Brownfield Plan 

41088403.5 

 

ATTACHMENT B  

 

Legal Description of Eligible Property to which the Plan Applies 

 

LAND SITUATED IN THE COUNTY OF WAYNE, CITY OF DETROIT, STATE OF MICHIGAN, 

IS DESCRIBED AS FOLLOWS: 

 

Lots 110, 111, and 112, except that part taken for the widening of Jefferson Avenue, 

Holcomb and Sears Subdivision, as recorded in Liber 7 of Plats, Page 74, Wayne County 

Records. 
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ATTACHMENT C  

 

Project Description and Project Rendering  

 

The project is a commercial development designed around converging the arts with retail and 

community space.  The community space is intended to provide a haven for the local community with 

an enclosed, open-air basketball court along with rooftop deck space for community gatherings and 

events.  An existing building will be restored to house an approximately 507 square foot café with an 

additional roof deck. Approximately 8,205 square feet of leasable space in approximately four (4) new 

tenant suites with mezzanines will be newly constructed to the east of the community space, with one 

suite anticipated to house Social Status, a minority owned entrepreneurial clothing and lifestyle store.  

It is currently anticipated that construction will begin in the Winter of 2021 and eligible activities will 

be completed in early 2023.  

 

The total investment is expected to be over $1,760,000. An estimated sixty (60) construction jobs are 

expected for the Property. An additional eighteen (18) permanent jobs are expected to be created by 

tenants at the Property, resulting in the payment of additional city income taxes.  

 

The Project is part of a larger development focus of Anthony and JJ Curis for the Villages 

neighborhood as shown below.  Elements of the larger development project are in completed and 

ongoing status.  Social Status is focused on growth in urban settings looking to develop in business 

while supporting the issues of today for minority-business owners in order to help create solutions. 

 

The Developer has applied or will apply for a property tax abatement under the Obsolete Property 

Rehabilitation Act. If approved, the abatement will reduce the property tax obligations of the owner 

and tenants, thereby reducing the amount of tax increment revenues available pursuant to this Plan.  

 

Project Renderings 
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ATTACHMENT D 

 

Supportive Letters 

 

 

Supportive letters and PD&D letter are attached.  
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