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ACT 381 WORK PLAN 

1.0 INTRODUCTION 

1.1 Proposed Redevelopment and Future Use for Each Eligible Property 

The project involves the new construction of 46 attached and detached single-family 
homes and correlating site improvements at the site located at 220 North Park Street 
in the City of Ypsilanti. The project is designed as a dense, walkable community with 
Environmental, Social and Governance (ESG) components. Fifty-percent of the 
housing units will be set aside for qualified individuals and families making 40% to 
80% of area median income (AMI). This mixed-income approach will target 
Michigan's working families and help create a more sustainable community. 

The 4.4-acre site is well positioned within the City of Ypsilanti as one of few infill sites 
available for housing development. It is in close proximity to shops and businesses 
in Depot Town and Downtown Ypsilanti, as well as major highways, regional 
employment centers and schools. Further, it is situated in an appropriate location to 
service the unmet for-sale housing needs of the local market.   

The Project will not produce any direct jobs, as it is a residential development. 
However, due to the severe lack of workforce housing in the City of Ypsilanti, this 
project will play a critical role in workforce retention for the area. The project will 
produce approximately one hundred four (104) construction jobs.  

1.2 Eligible Property Information 

1.2.1 Property Eligibility – Location/Legal Description 

The property is located at 220 North Park Street, Ypsilanti, Michigan. The 
legal description is as follows:  

11E-29A-1 LOT 60 GILBERT'S ADDITION, EXC BEG AT NE COR LOT 60, TH S 
00-40-00 W 175.00 FT, TH S 89-50-50 W 147.63 FT, TH N 46-18-30 W 83.72
FT, TH S 89-50-50 W 82.16 FT, TH N 00-40-00 E 117.00 FT, TH N 89-50-50 E
291.00 FT TO THE POB, ALSO BEG AT ELY ROW LN OF PARK ST AT SW COR
LOT 60 GILBERT'S ADDITION TO CITY OF YPSI, TH 669.09 FT ALNG ARC OF
CURV-LFT-RAD 1945.58 FT - CH S 52-50-00 E 665.80 FT, TH S 00-2-30 W
45.57 FT, TH 660.01 FT ALNG ARC OF CURV-RT-RAD 1986.74 FT - CH N 53-
51-20 W 656.98 FT, TH NLY ALNG ROW 60.30 FT TO THE POB. PT OF NE 1/4
SEC 9, T3S-R7E. 0.63 AC, PT OF LOT 60 GILBERT'S ADDITION. 221 N. GROVE
*, COMBINED ON 07/28/2014 FROM 11-11-09-111-001, 11-11-09-111-003

Parcel ID = 11-11-09-111-004 
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The property comprising the eligible property consists of one (1) parent 
parcel.  The eligible property, commonly known as 220 North Park Street, is 
a “facility” as described below. The parcels and all tangible personal property 
located thereon will comprise the eligible property and is collectively 
referred to herein as the “Property.”   

Eligibility: 
The Property is considered “eligible property” as defined by Act 381, Section 
2 because (a) the Property was previously utilized or is currently utilized for 
a commercial purpose; (b) it is located within the City of Ypsilanti, a qualified 
local governmental unit under Act 381; and (c) the Property is determined to 
be a “facility” per Part 201 of the Natural Resources and Environmental 
Protection Act (NREPA), as defined by Act 381.  

The site qualifies as a “facility” as defined by Part 201 of the Natural 
Resources and Environmental Protection Act. Subsurface investigations 
conducted by AKT Peerless in 2021 have revealed the presence of several 
hazardous substances in soil at concentrations above the EGLE Part 201 
Generic Residential Cleanup Criteria (GRCC).  A “facility” is defined as any 
area, place, parcel or parcels of property, or portion of a parcel of property 
where a hazardous substance in excess of the concentrations that satisfy the 
cleanup criteria for unrestricted residential use has been released, deposited, 
disposed of, or otherwise comes to be located. A Baseline Environmental 
Assessment and Due Care analysis are currently being prepared.  

1.2.2 Current Ownership 
The Property is currently owned by the City of Ypsilanti. It is controlled 
through an Option to Purchase between Renovare Ypsilanti Homes, LLC and 
the City of Ypsilanti. This 381 Work Plan is being submitted by the 
Washtenaw County Brownfield Redevelopment Authority (BRA) on behalf 
of Renovare Ypsilanti Homes, LLC.   

1.2.3 Proposed Future Ownership 
It is anticipated that a Land Contract will be finalized on August 9, 2022 
between the City of Ypsilanti and Renovare Ypsilanti Homes, LLC. The 
Project will be developed while the property is under Land Contract, with 
title transferring upon completion of required project elements in 
accordance with the Community Benefits Agreement and the Planned Unit 
Development (PUD) Agreement, with the exception of certain common 
elements such as the roads and storm water management area, which will 
be owned and operated by the City of Ypsilanti.  
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1.2.4 Delinquent Taxes, Interest, and Penalties 
The Property has no delinquent taxes, interest or penalties. 

1.2.5 Existing and Proposed Future Zoning      
A Planned Unit Development (PUD) was approved on June 21, 2022 and a 
PUD Agreement was entered into.  

1.3 Historical Use and Previous Ownership of Each Eligible Property 

1.3.1 Historical Use 
Historical records for the property were obtained back to 1859.  The subject 
property was owned by John Gilbert by 1859. John Gilbert constructed the 
existing mansion on the northern adjoining property at 227 N. Grove Street 
during his ownership and appears to have maintained the subject property 
as undeveloped grounds around the mansion until the mansion was vacated 
around 1928. The Gilbert mansion was briefly occupied by Arm of Honor 
Fraternity in the 1930s. In 1938, City of Ypsilanti acquired the subject 
property and Gilbert mansion through tax foreclosure and subsequently 
maintained the subject property as a recreational park. The Boys Club of 
Ypsilanti (later the Boys and Girls Club) appears to have begun using and/or 
maintaining the subject property by 1963. In the early 1970s, the Boys and 
Girls Club constructed the original portion of the former Club building, which 
was expanded in the 1990s. The Boys and Girls Club continued to occupy and 
maintain the subject property until vacating the former building in 2010. The 
former building and exterior basketball court and baseball diamond features 
were demolished in 2016. City of Ypsilanti has since kept the subject property 
in maintained lawn with no significant or obvious use.      

1.3.2 Previous Ownership     
Title records indicate that the property has owned by the City of Ypsilanti 
since 2010. Full ownership history is included in the Environmental 
Documents in Attachment G of the Brownfield Plan.   

1.4 Current Use of Each Eligible Property 

The Property has been vacant since 2016. The City of Ypsilanti has made several 
past attempts to identify a residential housing developer for the site, before 
entering into the current option.    

1.5 Site Conditions and Known Environmental Contamination Summary 
The Property is considered “eligible property” as defined by Act 381, Section 2 
because (a) the Property was previously utilized or is currently utilized for a 
commercial purpose; and (b) it is a “facility” as defined by Act 381.   

Description of Facility Status: 



5 

In October 2015, AKT Peerless completed a Phase I ESA of the subject property. The 
Phase I ESA was conducted in accordance with USEPA Standards and Practices for All 
Appropriate Inquires [(AAI), 40 Code of Federal Regulations (CFR) Part 312] and 
ASTM International Standard Practice E 1527-13. At the time of the assessment, the 
subject property was improved with one two-story commercial building formerly 
used as the Boys and Girls Club recreation center and associated exterior baseball 
diamond, basketball court, and landscaped and parking areas. The commercial 
building was unoccupied and not used for a significant or obvious purpose at that 
time.  

On behalf of the City of Ypsilanti, Downriver Community Conference Brownfield 
Consortium (DCCBC) retained AKT Peerless to conduct a Phase II Environmental Site 
Assessment (ESA) of the property located at 220 N. Park Street. This Phase II ESA was 
completed under DCCBC’s United States Environmental Protection Agency (USEPA) 
Brownfields Assessment Grant (Cooperative Agreement BF-00E02888-0). 

During the subsurface investigation, conducted in September 2021, AKT drilled to a 
maximum depth of 32 feet below grade (PS-SB-1) and did not encounter 
groundwater at the site. The parameters identified at concentrations above Part 201 
Generic Residential Cleanup Criteria were arsenic (GSIP and DWP criteria) and 
selenium (GSIP criterion) in an isolated area along the southern border of the 
property. With municipal water supply connections, the drinking water protection 
human exposure pathway would not be complete with respect to Due Care. 

The site qualifies as a “facility” as defined by Part 201 of the Natural Resources and 
Environmental Protection Act. Subsurface investigations conducted by AKT Peerless 
in 2021 have revealed the presence of several hazardous substances in soil at 
concentrations above the EGLE Part 201 Generic Residential Cleanup Criteria (GRCC). 
A “facility” is defined as any area, place, parcel or parcels of property, or portion of 
a parcel of property where a hazardous substance in excess of the concentrations 
that satisfy the cleanup criteria for unrestricted residential use has been released, 
deposited, disposed of, or otherwise comes to be located. A Baseline Environmental 
Assessment and Due Care analysis are currently being prepared.  

1.6 Functionally Obsolete, Blighted and/or Historic Conditions 

The Property is currently vacant. The previous structure was demolished in 2016. It 
Is located within the local Historic District. However, eligibility under Act 381 has 
been established through the status as a “facility.”  

1.7 Information Required by Section 15(12) of the Statute 

1.7.1 Whether the individual activities included in the work plan are sufficient to 
complete the eligible activity  
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• Due Care Investigation - The Developer will complete a Supplemental
Phase II Subsurface Investigation to further delineate the area of known
concern. AKT Peerless has established the following scope of work to
further evaluate shallow subsurface soil conditions in the vicinity of soil
boring location PS-SB-1 on the southern portion of the subject property.
1. Advance up to 18 soil borings to a maximum depth of up to eight

feet below ground surface at the subject property.

2. Collect up to 18 soil samples for laboratory analyses.

3. Submit soil samples, as necessary to define the horizontal extent of
previously identified soil contamination, to a fixed-base,
independent laboratory for chemical analyses of arsenic, selenium,
and PNAs

4. Prepare a Supplemental Phase II ESA report.

• Baseline Environmental Assessment and Section 7a Compliance Analysis -
Preparation of these reports will be completed as part of All Appropriate
Inquiry (AAI) standards for a land transfer, purchase, acquisition,
occupancy, renovation, or redevelopment. Therefore, the preparation of
these reports and all costs associated with preparation are an eligible
activity.

• Excavation, treatment, transportation, and/or disposal of contaminated
soil – AKT has prepared a preliminary Scope of Work for the excavation,
treatment and disposal of contaminated soils. Site activities will include
(1) waste characterization laboratory costs for landfill approval; (2)
environmental oversight of the excavation and transportation contractor;
(3) the contractor’s excavation, transportation, and disposal costs; (4)
verification of soil remediation laboratory costs; and (5) a letter report
documenting the excavation/cleanup.

• Preparation of the Brownfield Plan and 381 Work Plan - A Brownfield Plan
and Work Plan have been prepared in accordance with Act 381. The
reasonable costs associated with the preparation of these plans and
representation and public meetings has been included as an eligible
activity.

• Site Demolition - Site demolition activities include the removal of existing
improvements such as sidewalks, light poles, fencing, franchise utilities
and other items. This activity is necessary to prepare the site for
redevelopment. These costs have been estimated by Midwestern
Consultants and reviewed by the City of Ypsilanti.

• Site Preparation – Site preparation activities include temporary erosion
control, clearing and grubbing, grading, and replacing unstable fill
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materials. Site preparation activities were estimated by Midwestern 
Consultants, Inc.  

 Soft Costs – Eligible soft costs include the civil engineering, architectural 
and legal costs associated with the portion of the site that is included in 
public infrastructure. Soft cost providers include Barry Polzin Architects, 
Midwestern Consultants, Inc, Linchpin Legal, G2 Consultants, and 
Williams, Williams, Rattner and Plunkett, PLLC.  

 Public Infrastructure Improvements - Public infrastructure improvements 
include right of way improvements for sanitary sewer, storm sewer, water, 
lighting, sidewalks, landscaping and other site improvements, as well as 
publicly-owned and managed storm water management system in the 
southern portion of the site. The total square footage of publicly owned 
or operated space as a result of the project will be 81,122 s.f. This system 
was designed by Midwestern Consultants, Inc. (MCI) The proposed 
system makes use of the natural grade of the property to capture 
stormwater runoff in basins located near the southern property line.  
The basins are ‘dry’ basins that treat the stormwater, removing 
sediments and convey it to the City’s stormwater system.  The basins 
and the open area surrounding them will be utilized as a ‘linear park’ 
with pathways meandering through the undulating topography 
surrounded by proposed plantings of native deciduous, evergreen and 
ornamental tree plantings, shrubs and grasses.  The linear park will be 
further provided with seating, play and park features that will be open 
to the public. This area will be owned and managed by the City of 
Ypsilanti. Fencing and safety measures will be constructed along the 
railroad right of way (ROW). 

 Assistance with Disposition for Economic Development Purposes - In 
accordance with Act 381, Section 125.2652(o)(iii)(C) of Act 381 “Assistance 
to a qualified local governmental unit or authority in clearing or quieting 
title to, or selling or otherwise conveying, property owned by or under the 
control of a qualified local governmental unit or authority or the 
acquisition of property by a qualified local governmental unit or authority 
if the acquisition of the property is for economic development purposes,” 
is included as an eligible activity.  This cost is proposed to be reimbursed 
using capture from local taxing jurisdictions only (“Local Only”). 

The City of Ypsilanti recognizes housing attainability as an economic 
development priority and has established housing attainability as a 
Community Benefit under their Community Benefits Ordinance. In order 
to meet the Community Benefit, the Developer intends to set aside 50% 
of the proposed units for low to middle-income individuals and families. 
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In order to support these attainable home sales and build generational 
wealth, the Developer, in partnership with the City of Ypsilanti, intends to 
include the following costs as Act 381 eligible activities:  Homebuyer 
counseling for qualified buyers, and a subsidy per unit for the attainable 
units.  
 

• Interest - The Brownfield Plan includes 5% interest, generated annually at 
the end of the year as simple interest on the total approved, unreimbursed 
developer Eligible Activities.  
   

1.7.2 Whether each individual activity included in the work plan is required to 
complete the eligible activity 

 

• Due Care Activities  
o Due Care Investigation – Additional subsurface investigation to 

complete the owner’s due care requirements for the property. 
o Baseline Environmental Assessment and Section 7a Compliance 

Analysis - Preparation of each of these reports is necessary to 
complete due diligence for the project.  

 
• Proper Handling of Contaminated Soils - Activities listed include (1) 

waste characterization laboratory costs for landfill approval; (2) 
environmental oversight of the excavation and transportation 
contractor; (3) the contractor’s excavation, transportation, and 
disposal costs; (4) verification of soil remediation laboratory costs; 
and (5) a letter report documenting the excavation/cleanup. All of 
these activities are necessary or the site development.  
 

• Brownfield Plan and Work Plan Preparation—Approval of the 
brownfield plan and work plan is necessary to make the development 
financially feasible. 

 
• Demolition – previous site improvements must be removed in order 

to complete the Project. 
 

• Site preparation – prior to construction of the residential units, the 
site must be cleared and graded.  Especially due to site topographic 
issues, temporary erosion control is critical. In addition, in order the 
project to be completed successfully, fill materials must be removed 
and replaced.  

 
• Soft Costs – The Developer has included the portion of the total soft 

costs attributable to the public infrastructure activities. The costs for 
these activities refer to contracts entered into with experienced 
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providers.  
 

• Public Infrastructure Improvements – The costs for the infrastructure 
improvements described in this Work Plan have been estimated by 
Midwestern Consultants, Inc. and has been reviewed by the General 
Contractor, Wolverine Group and the City of Ypsilanti.   

 
• Assistance with Disposition for Economic Development Purposes – 

The activities proposed under this Eligible Activity include Homebuyer 
Assistance Counselling and a per unit subsidy to enable affordable 
sales prices for the units that are deed restricted to income qualified 
buyers. This activity is required to meet the economic development 
initiatives of the Qualified Local Unit of Government, the City of 
Ypsilanti, through this project.  

 
1.7.3 Whether the cost for each individual activity is reasonable   

  
The estimates for the individual activities are based on competitive bids 
and were reviewed by the City of Ypsilanti for cost reasonableness.  
 

1.7.4 The overall benefit to the public   
 
The City has identified a critical need for affordable housing. This site has 
been marketed as ahousing development site for several years. The location 
is optimal for a single family development, as it is within walking distance to 
Downtown and Depot Town. The City is activiely working to provide housing 
for it’s rental community and to preserve the workforce for its local 
companies.  
 
The Project went through an extensive Community Benefits process, as 
outlined by the City of Ypsilanti Community Benefits Ordinance.  The result 
of this process is a set of project components that are outside of the 
requirements set forth by local zoning, and designed to meet the specific 
public benefits requested by the Community Benefits Committee. 
 
The result of this process includes the following site components:  

 
1. All units in the project will be limited to homeowners; 
2. 50% the units will to be deed restricted as affordable as follows: 

a. 40% AMI (Area Median Income for Washtenaw County as calculated 
by HUD). 
i.  4 Cottages 

b. 60% AMI 
i. 4 Cottages 
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ii. 4 Duplexes 
c. 80% AMI 

i. 7 Cottages 
ii. 4 Duplexes 

3. Targeted marketing and sales to existing Ypsilanti residents; 
4. Minimal Home Owners Association (HOA) fees applied to the affordable 

units;  
5. Site Components:  
 a. A shed/storage unit on single family and duplex units; 
 b. Double paned windows; 

c. Energy efficient appliances and be built using energy efficiency 
practices; 

 d. Vegetative Sound Barrier;  
 e. A bike rack; and 
 f. Rain garden/storm water management with native landscaping. 
6. Compliance with the City’s Employment Discrimination Ordinance 

currently located in Chapter 58 of the City Code. 
 

1.7.5 The extent of reuse of vacant buildings and redevelopment of blighted 
property      
 
This Project consists of redevelopment of a vacant property that consists 
of contaminated fill material.   
 

1.7.6 Creation of jobs     
 

The Project will produce approximately one hundred four (104) construction 
jobs.  
  

1.7.7 Whether the eligible property is in an area of high unemployment     
 
According to the Michigan Labor Market Information system, the City of Ann 
Arbor Area unemployment rate was 3.5% in September 2022. 
Comparatively, the September 2022 unemployment rate was 3.5% in 
Washtenaw County, 4% in the State of Michigan, and 3.5% in the United 
States. However, according to niche.com, ycharts.com and other sources, 
the level of unemployment in the City of Ypsilanti is higher than the 
surrounding area, and closer to 5%. Based on these figures, the Project is 
located in an area of high unemployment. 
 

1.7.8 The level and extent of contamination alleviated by or in connection with the 
eligible activities     

 
On June 17, 2021, AKT Peerless advanced four soil borings at the subject 

http://www.niche.com/
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property. AKT Peerless used hydraulic drive/direct-push (Geoprobe®) 
techniques and followed the guidance outlined in ASTM International 
Standard Practice E1903-11, Standard Practice of Environmental Site 
Assessments: Phase II Environmental Site Assessment Process. AKT Peerless 
collected continuous soil samples from the soil borings in four-foot intervals 
to the maximum depth explored of 32 feet below ground surface (bgs). AKT 
Peerless personnel inspected, field-screened, and logged the samples 
collected at each soil boring location.  
 
The laboratory analyzed the soil samples for: (1) VOCs in accordance with 
USEPA Method SW8260C; (2) mercury in accordance with USEPA Method 
SW7470A/SW7471B, (3) remaining Michigan 10 Metals in accordance with 
USEPA Method SW6020B, (4) SVOCs in accordance with USEPA Method 
SW846/8270D, (5) PNAs in accordance with USEPA Method SW8270E, (6) 
PCBs in accordance with USEPA Method SW8082, and (7) hexavalent 
chromium in accordance with USEPA Method SW7196A. Remaining QA/QC 
samples were analyzed in accordance with the same respective methods. 
 
Groundwater was not encountered during subsurface investigation 
activities at the subject property.  
 
The results of the investigation indicate the following:  
 

• Arsenic was detected in one shallow subsurface soil sample and one soil 
duplicate sample collected from soil boring location PS-SB-1, which was 
advanced in part to evaluate on-site fill material, at concentrations 
exceeding the Part 201 Generic RCC, including GSIP and DWP criteria.  

• Selenium was also detected in one shallow subsurface soil sample 
collected from soil boring location PS-SB-1, which was advanced in part 
to evaluate on-site fill material, at a concentration exceeding the Part 
201 Generic GSIP criteria.  

 
Based on the laboratory analytical results associated with the shallow soil 
sample and soil duplicate sample collected from soil boring location PS-SB-1, 
the subject property meets the definition of a “facility,” as defined in Part 
201 of the NREPA. 
 
A detailed list of all analytical results of the subsurface investigation is 
included in Attachment G of the Brownfield Plan. A Baseline Environmental 
Assessment (BEA) will be filed with EGLE.  
 

1.7.9 The level of private contribution 
The total costs of the project are currently estimated at $12,995,250. The 
Developer will be financing the development through a private construction 
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loan, currently structured as a revolving line of credit with a total injection of 
$5,904,488, provided by Michigan Community Capital, with a subordinate 
loan through the Ann Arbor Area Community Foundation in the amount of 
$820,000. A $500,000 grant and a $500,000 loan from the Local Brownfield 
Revolving Fund (LBRF) have been approved by the Washtenaw County 
Brownfield Redevelopment Authority for the project. The project was 
awarded $3.6 million from Washtenaw County in American Rescue Plan Act 
dollars.  Therefore, the total private investment, consisting of the private 
loans, is $6,724,488.00 
 

1.7.10 If the developer or projected occupant of the new development is moving 
from another location in this state, whether the move will create a brownfield   

 
This section is not applicable.   
 

1.7.11 Whether the project of the developer, landowner, or corporate entity that is 
included in the work plan is financially and economically sound 
 
The Project cannot proceed without the incentives contemplated for this 
redevelopment. The Developer anticipates making an investment of 
approximately $13 million in real property improvements on the 
Property. The Developer will finance all Eligible Activities under this Plan 
related to improvements on the Property through a TIF loan provided by 
Michigan Community Capital, and funding provided by the Washtenaw 
Brownfield Redevelopment Authority. According to a detailed 
construction schedule prepared by the General Contractor, the project is 
slated to begin in November, 2022 with the final house being sold in June 
2024.  
 

1.7.12 Other state and local incentives available to the developer, landowner, or 
corporate entity for the project of the developer, landowner, or corporate 
entity that is included in the work plan      

 
The project is not currently seeking any other tax abatements or incentives.  
 

1.7.13 Any other criteria that the Michigan strategic fund considers appropriate for 
the determination of eligibility or for approval of the work plan      
 

This project is located within a Qualified Local Unit of Government, the City 
of Ypsilanti. The city also currently owns the property and has made several 
attempts to attract a mixed-income development for the property.  The 
approach to equitable development proposed by Renovare Ypsilanti Homes 
will provide an opportunity for residents to invest in their community and in 
their futures. The city will also work with local realtors and the housing 
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commission to target outreach for marketing on this project and allow for 
creative financing such as the HCV Homeownership program.  
 
Ypsilanti is home to Eastern Michigan University. It is a creative and diverse 
community of 20,000 people clustered in a historic 4.51 miles section of 
Southeast Michigan, located just 30 miles from Detroit and 15 minutes from 
the University of Michigan Campus in Ann Arbor. In 2018, the City of Ypsilanti 
had an estimated population of 20,939. With a median age of 24.2, Ypsilanti 
residents are younger, on average, than residents of Michigan, Washtenaw 
County, and Ann Arbor. After the crash of the housing market in 2008, 
Ypsilanti saw a steep decline in housing prices, accompanied by an increase 
in foreclosures and a decline in the homeownership rate due to an influx of 
“house flipping,” whereby landlords and speculators purchased foreclosed 
homes and converted them into investment properties. 
 
For-sale housing prices remained low for several years post-crisis before 
starting to pick up again in 2012-2013. Since then, available housing stock has 
dried up, leading to a very low vacancy rate, increases in demand, and higher 
prices for both rental and for-sale housing. Based on the Michigan Statewide 
Housing Plan the average sales price for a home in Michigan has increased by 
84% since 2013. Michigan’s housing market faces numerous long-standing 
inequities that make it difficult for residents to obtain safe, healthy, and 
attainable housing. The Covid-19 pandemic has amplified existing disparities 
in housing access as well as other indicators of health and quality of life. 
These disparities are higher in many urban LMI census tracts.  
 
New construction has become restrained due to skyrocketing construction 
costs, lack of available trades and supply chain challenges, which is why the 
project is seeking gap financing through resources allocated with American 
Rescue Plan Funding. 

 

2.0 SCOPE OF WORK AND COSTS 
      
2.1 EGLE Eligible Activities 

2.1.1 Department Specific Activities  
 

2.1.1.1 Due Care Investigation 
AKT Peerless has provided a Scope of Work for additional 
investigation to include the following site activities: The Developer 
will complete a Supplemental Phase II Subsurface Investigation to 
further delineate the area of known concern. AKT Peerless has 
established the following scope of work to further evaluate shallow 
subsurface soil conditions in the vicinity of soil boring location PS-SB-
1 on the southern portion of the subject property:  
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a) Advance up to 18 soil borings to a maximum depth of up to 
eight feet below ground surface at the subject property.  

b) Collect up to 18 soil samples for laboratory analyses.  

c) Submit soil samples, as necessary to define the horizontal 
extent of previously identified soil contamination, to a fixed-
base, independent laboratory for chemical analyses of arsenic, 
selenium, and PNAs  

d) Prepare a Supplemental Phase II ESA report.  

The costs estimated for this Scope of Work are $9,250.00 
 

2.1.1.2 Baseline Environmental Assessment and Section 7a Compliance 
Analysis 
The cost for preparation of these reports has been estimated by AKT 
Peerless to be $2,500.00. 

  
2.1.1.3 Excavation, treatment, transportation, and/or disposal of 

contaminated soil 
AKT Peerless estimates that (1) waste characterization laboratory 
costs for landfill approval; (2) environmental oversight of the 
excavation and transportation contractor; (3) the contractor’s 
excavation, transportation, and disposal costs; (4) verification of soil 
remediation laboratory costs; and (5) a letter report documenting the 
excavation/cleanup. AKT Peerless estimates these costs to be 
approximately $50,000.  

  
2.1.2 Interest on EGLE Activities 

The Brownfield Plan includes 5% interest, generated annually at the end of 
the year as simple interest on the total approved, unreimbursed developer 
Eligible Activities. This cost is estimated at $34,943.00. 
 

2.1.3 381 Work Plan Preparation  
The 381 Work Plan has been prepared in accordance with Act 381. The 
reasonable costs associated with the preparation of this plan and 
representation and public meetings has been included as an eligible activity. 
Costs for this activity are estimated at $2,500.00. 
 

2.1.4 381 Work Plan Implementation  
The 381 Work Plan has been prepared in accordance with Act 381. 
Implementation of the 381 Work Plan is included as an eligible activity. Costs 
for this activity are estimated at $5,000.00. 

 
2.2 MSF Eligible Activities 

 2.2.1 Demolition  
Site demolition activities include the removal of existing improvements such 
as sidewalks, light poles, fencing, franchise utilities and other items. This 



15  

activity is necessary to prepare the site for redevelopment. These costs have 
been estimated by Midwestern Consultants and reviewed by the City of 
Ypsilanti. These costs are estimated at $42,135.00. 
  

2.2.2 Site Preparation  
Site preparation activities include temporary erosion control, clearing and 
grubbing, grading, and replacing unstable fill materials. Site preparation 
activities were estimated by Midwestern Consultants, Inc. to be $273,875. 
  

2.2.3 Soft Costs  
Eligible soft costs include the civil engineering, architectural and legal costs 
associated with the portion of the site that is included in public 
infrastructure. Soft cost providers include Barry Polzin Architects, 
Midwestern Consultants, Inc, Linchpin Legal, G2 Consultants, and Williams, 
Williams, Rattner and Plunkett, PLLC. Costs for this activity are estimated at 
$39,920.00. 
 

2.2.4 Public Infrastructure Costs  
Public infrastructure improvements include right of way improvements for 
sanitary sewer, storm sewer, water, lighting, sidewalks, landscaping and 
other site improvements, as well as publicly-owned and managed storm 
water management system in the southern portion of the site. Costs for this 
activity are estimated at $1,280,587.00. 
 

2.2.5 Interest on MSF Activities 
The Brownfield Plan includes 5% interest, generated annually at the end of 
the year as simple interest on the total approved, unreimbursed developer 
Eligible Activities. This cost is estimated at $838,620.00. 
 

2.2.6 381 Work Plan Preparation  
The 381 Work Plan has been prepared in accordance with Act 381. The 
reasonable costs associated with the preparation of this plan and 
representation and public meetings has been included as an eligible activity. 
Costs for this activity are estimated at $20,000.00. 
 

2.1.4 381 Work Plan Implementation  
The 381 Work Plan has been prepared in accordance with Act 381. 
Implementation of the 381 Work Plan is included as an eligible activity. Costs 
for this activity are estimated at $10,000.00. 
 

2.3 Local Only Eligible Activities  
      
2.3.1 Assistance with Disposition for Economic Development Purposes  

In accordance with Act 381, Section 125.2652(o)(iii)(C) of Act 381 “Assistance 
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to a qualified local governmental unit or authority in clearing or quieting title 
to, or selling or otherwise conveying, property owned by or under the control 
of a qualified local governmental unit or authority or the acquisition of 
property by a qualified local governmental unit or authority if the acquisition 
of the property is for economic development purposes,” is included as an 
eligible activity.  These costs included under this eligible activity include 
Homebuyer assistance counselling, estimated at $50,000 and a per unit 
subsidy assigned to 50% of the proposed units, which will be deed restricted 
to income qualified buyers, totaling $730,000.   These costs are proposed to 
be reimbursed using capture from local taxing jurisdictions only (“Local 
Only”). 

 

A contingency of 15% has been added for eligible activities.     
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2.4 Eligible Activities Costs and Schedule 
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Figure 1 

Site Property Location Map 
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Figure 2 
 

Eligible Property Map(s) 
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Figure 3 
Proposed Sampling Locations 
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Figure 4 
Extent of Known Contamination 
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Figure 5 
Color Site Photographs 

 
View of Subject Property Facing South 

 
 
 
 
 
 
 
 
 
 

View of Supject Property Facing North 
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View of Subject Property Facing West 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of Subject Property Facing East 
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Figure 6 

Proposed Infrastructure Maps 
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Figure 7 
Site Preparation Maps 
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Figure 8 
Proposed Renderings  
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Figure 9 
Proposed Engineering Site Plans 
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Table 1 
 

TIF Table (Tax Capture Reimbursement Schedule) 
 
 

  



Tax Increment Revenue Reimbursement Allocation Table
Renovare Ypsilanti Homes

Ypsilanti, Michigan
1/19/2023

Developer 
Maximum 

Reimbursement Proportionality
School & Local 

Taxes Local-Only Taxes Total Estimated TOTAL Capture 4,963,502.24$      

Brownfield Plan TIF TABLE State 8.60% 242,171$                 -$                             242,171$               LBRF 532,052$                

Local 91.40% 2,574,840$             730,000$                3,304,840$            18 State Bfld Redevelopment Fund 252,798$                

3,547,011$              

TOTAL 3,547,011$            

EGLE 3% 113,456$                 -$                              113,456$                
MSF 76% 2,703,555$              -$                              2,703,555$            

Local Only 20.6% 730,000$                730,000$               3,547,011$              

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 TOTAL
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 TOTAL

Total State Incremental Revenue 17,421$               56,620$             26,132$                   26,655$                  27,188$                 27,732$                   28,286$                  28,852$                  29,429$               30,018$            30,618$               31,230$               31,855$                  32,492$               33,142$                      33,805$               34,481$               35,170$               561,126$            
State Brownfield Redevelopment Fund (50% of SET) 2,178$                 7,077$                13,066$                   13,327$                  13,594$                 13,866$                   14,143$                  14,426$                  14,715$               15,009$            15,309$               15,615$               15,927$                  16,246$               16,571$                      16,902$               17,240$               17,585$               252,798$            
State TIR Available for Reimbursement 15,244$               49,542$             13,066$                   13,327$                  13,594$                 13,866$                   14,143$                  14,426$                  14,715$               15,009$            15,309$               15,615$               15,927$                  16,246$               16,571$                     16,902$               17,240$               17,585$               308,328$            

-$                          
Total Local Incremental Revenue 37,923$               123,251$           227,541$                 232,092$                236,734$               241,468$                 246,298$                251,224$                256,248$             261,373$          266,601$             271,933$             277,371$                282,919$             288,577$                   294,349$             300,236$             306,240$             4,402,376$         
Admin -$                          -$                         -$                               -$                              -$                             -$                               -$                              -$                              -$                          -$                       -$                          -$                          -$                             -$                          -$                          
Local TIR Available for Reimbursement 37,923$               123,251$           227,541$                 232,092$                236,734$               241,468$                 246,298$                251,224$                256,248$            261,373$         266,601$            271,933$            277,371$               282,919$            288,577$                   294,349$            300,236$            306,240$            4,402,376$         

Total State & Local TIR Available For Reimbursement 
(Excludes LBRF Capture Below)

53,167$               172,794$           240,607$                 245,419$                250,328$               255,334$                 260,441$                265,650$                270,963$            276,382$         281,910$            287,548$            293,299$               299,165$            305,148$                   311,251$            317,476$            323,825$            4,710,705$         

Reimbursement Balance 3,547,011$           3,493,360$        3,320,567$      3,079,960$            2,834,541$           2,584,213$          2,328,879$            2,068,438$           1,802,788$           1,531,826$        1,255,444$     973,534$            685,987$            392,688$               93,523$              (0)$                              -$                         -$                         -$                         

MSF Non-Environmental Costs 2,703,555$            -$                          -$                        -$                              -$                             -$                            -$                              -$                             -$                             -$                          -$                       -$                          -$                          -$                             -$                          -$                                -$                          -$                          
      State Tax Reimbursement 15,239$               47,561$             12,543$                   12,794$                  13,050$                 13,311$                   13,577$                  13,849$                  14,126$               14,408$            14,697$               14,991$               15,290$                  15,596$               1,581$                        -$                      232,614$            
      Local Tax Reimbursement 28,905$               93,942$             173,432$                 176,900$                180,438$               184,047$                 187,728$                191,483$                195,312$             199,219$          203,203$             207,267$             211,412$                215,641$             22,011$                      -$                      2,470,941$         
      Total MSF Reimbursement Balance 2,659,410$        2,517,908$       2,331,933$             2,142,238$            1,948,749$           1,751,391$             1,550,085$            1,344,754$            1,135,316$        921,688$         703,789$            481,531$            254,829$               23,592$              -$                                -$                          

EGLE Environmental Costs 113,456$               -$                          -$                        -$                              -$                             -$                            -$                              -$                             -$                             -$                          -$                       -$                          -$                          
      State Tax Reimbursement 488$                     1,982$                523$                         533$                        544$                       555$                         566$                        577$                        589$                     600$                  612$                     625$                     637$                        650$                     78$                              9,557$                 
      Local Tax Reimbursement 1,214$                 3,944$                7,281$                      7,427$                     7,575$                    7,727$                      7,882$                     8,039$                     8,200$                 8,364$              8,531$                 8,702$                 8,876$                    9,053$                 1,084$                        103,899$            
      Total EGLE Reimbursement Balance 111,755$            105,829$          98,025$                   90,065$                  81,946$                 73,664$                   65,217$                  56,601$                  47,812$              38,848$           29,704$              20,378$              10,865$                 1,162$                 -$                                -$                         

Local Only Costs 730,000$               -$                          -$                        -$                              -$                             -$                            -$                              -$                             -$                             -$                          -$                       -$                          -$                          -$                             -$                          -$                         
      Local Tax Reimbursement 7,805$                 25,365$             46,828$                   47,764$                  48,720$                 49,694$                   50,688$                  51,702$                  52,736$               53,791$            54,866$               55,964$               57,083$                  58,225$               68,770$                      -$                      730,000$            

Total Local Reimbursement Balance 722,195$            696,830$          650,002$                602,238$               553,518$              503,824$                453,136$               401,434$               348,698$            294,907$         240,041$            184,077$            126,994$               68,770$              (0)$                              -$                          

Total Annual Reimbursement 3,547,011$            53,650$              172,794$          240,607$                245,419$               250,328$              255,334$                260,441$               265,650$               270,963$            276,382$         281,910$            287,548$            293,299$               299,165$            93,524$                     -$                          -$                          -$                          3,547,011$         

LOCAL BROWNFIELD REVOLVING FUND
LBRF Deposits * -$                          -$                        -$                              -$                             -$                            -$                              -$                             -$                             -$                          

      State Tax Capture                                                 -$                             
      Local Tax Capture -$                             
      Total LBRF Annual Capture -$                             -$                          -$                        -$                              -$                             -$                            -$                              -$                             -$                             -$                          -$                       -$                          -$                          -$                             -$                          211,624$                   311,251$            9,176$                 532,052$           

LUMP SUM Payments (15% 0f EA) -$                          
532,052$                                                                                        

Footnotes:

Assumes that a portion of the eligible activities are 
privately financed, and a portion are funded through 
grants and public financing
5% interest is embedded, or part of the totals within the 
MSF and EGLE

220 North Park Street

Total Reimbursement for Eligble 
Activities

Estimated Total 
Years of Plan:

REIMBURSEMENT
Beginning 
Balance

1/19/2023



Tax Increment Revenue Capture Estimates
220 North Park Street

Ypsilanti, Michigan

 Brownfield Plan  

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

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042

-$              -$                       -$                  -$                    -$                  -$                  -$                  -$                  -$                  -$                  -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    -$                    

725,893$      2,359,153$        4,355,360$   4,442,467$    4,531,317$   4,621,943$   4,714,382$   4,808,669$   4,904,843$   5,002,940$   5,102,998$    5,205,058$    5,309,160$    5,415,343$    5,523,650$    5,634,123$    5,746,805$    5,861,741$    5,978,976$    6,098,555$    

725,893$      2,359,153$        4,355,360$   4,442,467$    4,531,317$   4,621,943$   4,714,382$   4,808,669$   4,904,843$   5,002,940$   5,102,998$    5,205,058$    5,309,160$    5,415,343$    5,523,650$    5,634,123$    5,746,805$    5,861,741$    5,978,976$    6,098,555$    

School Capture Millage Rate CAPTURE PERIOD

State Education Tax 6.0000 4,355$          14,155$             26,132$        26,655$         27,188$        27,732$        28,286$        28,852$        29,429$        30,018$        30,618$         31,230$         31,855$         32,492$         33,142$         33,805$         34,481$         35,170$         35,874$         36,591$         578,060$       
School Operating (note 100% of units will claim PRE) 18.0000 13,066$        42,465$             -$              -$               -$              -$              -$              -$              -$              -$              -$                -$                -$                -$                -$                -$                -$                -$                -$                -$                55,531$         

School Total 24.0000 17,421$        56,620$             26,132$        26,655$         27,188$        27,732$        28,286$        28,852$        29,429$        30,018$        30,618$         31,230$         31,855$         32,492$         33,142$         33,805$         34,481$         35,170$         35,874$         36,591$         633,591$       

Local Capture Millage Rate                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                         
City Operating 17.6637 12,822$        41,671$             76,932$        78,470$         80,040$        81,641$        83,273$        84,939$        86,638$        88,370$        90,138$         91,941$         93,779$         95,655$         97,568$         99,519$         101,510$       103,540$       105,611$       107,723$       1,701,780$    
Police and Fire Pension 9.2361 6,704$          21,789$             40,227$        41,031$         41,852$        42,689$        43,543$        44,413$        45,302$        46,208$        47,132$         48,074$         49,036$         50,017$         51,017$         52,037$         53,078$         54,140$         55,222$         56,327$         889,837$       
Public Transit 0.9088 660$             2,144$               3,958$          4,037$           4,118$          4,200$          4,284$          4,370$          4,458$          4,547$          4,638$            4,730$            4,825$            4,921$            5,020$            5,120$            5,223$            5,327$            5,434$            5,542$            87,557$         
Sanitation 2.5826 1,875$          6,093$               11,248$        11,473$         11,703$        11,937$        12,175$        12,419$        12,667$        12,921$        13,179$         13,443$         13,711$         13,986$         14,265$         14,551$         14,842$         15,139$         15,441$         15,750$         248,816$       
Washtenaw County Summer 4.3780 3,178$          10,328$             19,068$        19,449$         19,838$        20,235$        20,640$        21,052$        21,473$        21,903$        22,341$         22,788$         23,244$         23,708$         24,183$         24,666$         25,160$         25,663$         26,176$         26,699$         421,791$       
AAATA 0.6862 498$             1,619$               2,989$          3,048$           3,109$          3,172$          3,235$          3,300$          3,366$          3,433$          3,502$            3,572$            3,643$            3,716$            3,790$            3,866$            3,943$            4,022$            4,103$            4,185$            66,111$         
Library 2.4948 1,811$          5,886$               10,866$        11,083$         11,305$        11,531$        11,761$        11,997$        12,237$        12,481$        12,731$         12,986$         13,245$         13,510$         13,780$         14,056$         14,337$         14,624$         14,916$         15,215$         240,357$       
WCC 3.3759 2,451$          7,964$               14,703$        14,997$         15,297$        15,603$        15,915$        16,234$        16,558$        16,889$        17,227$         17,572$         17,923$         18,282$         18,647$         19,020$         19,401$         19,789$         20,184$         20,588$         325,246$       
WISD 5.2717 3,827$          12,437$             22,960$        23,419$         23,888$        24,365$        24,853$        25,350$        25,857$        26,374$        26,901$         27,440$         27,988$         28,548$         29,119$         29,701$         30,295$         30,901$         31,519$         32,150$         507,893$       
PARKS 0.7166 520$             1,691$               3,121$          3,183$           3,247$          3,312$          3,378$          3,446$          3,515$          3,585$          3,657$            3,730$            3,805$            3,881$            3,958$            4,037$            4,118$            4,201$            4,285$            4,370$            69,040$         
EECS 800 MHZ 0.1922 140$             453$                  837$             854$              871$             888$             906$             924$             943$             962$             981$               1,000$            1,020$            1,041$            1,062$            1,083$            1,105$            1,127$            1,149$            1,172$            18,517$         
Roads 0.4981 362$             1,175$               2,169$          2,213$           2,257$          2,302$          2,348$          2,395$          2,443$          2,492$          2,542$            2,593$            2,644$            2,697$            2,751$            2,806$            2,862$            2,920$            2,978$            3,038$            47,989$         
Vet Relief 0.0966 70$               228$                  421$             429$              438$             446$             455$             465$             474$             483$             493$               503$               513$               523$               534$               544$               555$               566$               578$               589$               9,307$           
HCMA 0.2089 152$             493$                  910$             928$              947$             966$             985$             1,005$          1,025$          1,045$          1,066$            1,087$            1,109$            1,131$            1,154$            1,177$            1,201$            1,225$            1,249$            1,274$            20,126$         
MH&Public Safety 0.9753 708$             2,301$               4,248$          4,333$           4,419$          4,508$          4,598$          4,690$          4,784$          4,879$          4,977$            5,076$            5,178$            5,282$            5,387$            5,495$            5,605$            5,717$            5,831$            5,948$            93,964$         
Conservation 0.0199 14$               47$                    87$               88$                 90$               92$               94$               96$               98$               100$             102$               104$               106$               108$               110$               112$               114$               117$               119$               121$               1,917$           

School Sinking Fund 2.9385 2,133$          6,932$               12,798$        13,054$         13,315$        13,582$        13,853$        14,130$        14,413$        14,701$        14,995$         15,295$         15,601$         15,913$         16,231$         16,556$         16,887$         17,225$         17,569$         17,921$         283,105$       

Local Total 49.3054 37,923$        123,251$           227,541$      232,092$       236,734$      241,468$      246,298$      251,224$      256,248$      261,373$      266,601$       271,933$       277,371$       282,919$       288,577$       294,349$       300,236$       306,240$       312,365$       318,612$       5,033,354$    

5,666,945$    

Non-Capturable Millages Millage Rate
WISD (uncapturable) 0.37 269$             873$                  1,611$          1,644$           1,677$          1,710$          1,744$          1,779$          1,815$          1,851$          1,888$            1,926$            1,964$            2,004$            2,044$            2,085$            2,126$            2,169$            2,212$            2,256$            35,647$         
Water Street 2016A 1.9483 1,414$          4,596$               8,486$          8,655$           8,828$          9,005$          9,185$          9,369$          9,556$          9,747$          9,942$            10,141$         10,344$         10,551$         10,762$         10,977$         11,197$         11,420$         11,649$         11,882$         187,706$       

School Debt 7.0000 5,081$          16,514$             30,488$        31,097$         31,719$        32,354$        33,001$        33,661$        34,334$        35,021$        35,721$         36,435$         37,164$         37,907$         38,666$         39,439$         40,228$         41,032$         41,853$         42,690$         674,404$       

Total Non-Capturable Taxes 9.3183

64.6237 82500 5331.45525 444.2879375
Footnotes:
Assumes a 2% annual appreciation in Taxable Value for 
purposes of the Plan
 

220 North Park Street

1/19/2023
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I.  INTRODUCTION 

 
In order to promote the revitalization of environmentally distressed and blighted areas 
within the boundaries of the County of Washtenaw, Michigan (the “County”), the County 
has established the Washtenaw County Brownfield Redevelopment Authority (the 
“WCBRA”) pursuant to Michigan Public Act 381 of 1996, as amended (“Act 381”). 
 
The primary purpose of this Brownfield Plan (“Plan”) is to promote the redevelopment of 
and private investment in certain “brownfield” properties within the County.  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 
“brownfields.” By facilitating redevelopment of brownfield properties, this Plan is 
intended to promote economic growth for the benefit of the residents of the County and 
all taxing units located within and benefited by the WCBRA.   
 
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.   
 
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 comprising the eligible property consists of one parcel.  The eligible 
property, commonly known as 220 North Park Street, is a “facility” as defined by Part 201 
of the Michigan Natural Resources and Environmental Protection Act (NREPA). The parcel 
and all tangible personal property located thereon will comprise the eligible property and 
are collectively referred to herein as the “Property.”   
 
Attachment A includes a site map of the Property. The Property is located southeast of 
Ypsilanti’s Depot Town in the Historic District. The Property is bounded by North Park 
Street to the west, High Street to the north, railroad tracks to the south and North Grove 
Street to the east.  
 
The Property is vacant and void of structures.  
 
Parcel information is outlined below. 
 

Address 220 North Park Street  

Parcel ID 
 
11-11-09-111-004 

Owner 
City of Ypsilanti (under Land Contract to Renovare Ypsilanti 
Homes, LLC) 

Legal Description 

11E-29A-1 LOT 60 GILBERT'S ADDITION, EXC BEG AT NE COR 
LOT 60, TH S 00-40-00 W 175.00 FT, TH S 89-50-50 W 147.63 
FT, TH N 46-18-30 W 83.72 FT, TH S 89-50-50 W 82.16 FT, 
TH N 00-40-00 E 117.00 FT, TH N 89-50-50 E 291.00 FT TO 
THE POB, ALSO BEG AT ELY ROW LN OF PARK ST AT SW COR 
LOT 60 GILBERT'S ADDITION TO CITY OF YPSI, TH 669.09 FT 
ALNG ARC OF CURV-LFT-RAD 1945.58 FT - CH S 52-50-00 E 
665.80 FT, TH S 00-2-30 W 45.57 FT, TH 660.01 FT ALNG ARC 
OF CURV-RT-RAD 1986.74 FT - CH N 53-51-20 W 656.98 FT, 
TH NLY ALNG ROW 60.30 FT TO THE POB. PT OF NE 1/4 SEC 
9, T3S-R7E. 0.63 AC, PT OF LOT 60 GILBERT'S ADDITION. 221 
N. GROVE *, COMBINED ON 07/28/2014 FROM 11-11-09-
111-001, 11-11-09-111-003 

 
Renovare Ypsilanti Homes, LLC is the project developer (“Developer”).  The project 
involves the new construction of 46 attached and detached single-family homes and 
correlating site improvements at the site located at 220 North Park Street in the City of 
Ypsilanti.  
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Renovare Ypsilanti Homes currently has an option, approved by the City of Ypsilanti City 
Council for the Property and intends to close on a Land Contract in July, 2022 and begin 
construction immediately thereafter.  
 
Eligible activities are anticipated to be completed within 24 months of commencement.  
The project description provided herein is a summary of the proposed development 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 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.  All material changes, as determined by WCBRA in its sole 
discretion, to the project description are subject to the approval of the WCBRA 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 
“Project”).  
 
B.  Basis of Eligibility (Section 13 (2)(h) and Section 2 (o)) 
The Property is considered “eligible property” as defined by Act 381, Section 2 because 
(a) the Property was previously utilized or is currently utilized for a commercial purpose; 
(b) it is located within the City of Ypsilanti, a qualified local governmental unit under Act 
381; and (c) the Property is determined to be a “facility” per Part 201 of the Natural 
Resources and Environmental Protection Act (NREPA), as defined by Act 381.  
 
The site qualifies as a “facility” as defined by Part 201 of the Natural Resources and 
Environmental Protection Act. Subsurface investigations conducted by AKT Peerless in 
2021 have revealed the presence of several hazardous substances in soil at 
concentrations above the EGLE Part 201 Generic Residential Cleanup Criteria (GRCC).  A 
“facility” is defined as any area, place, parcel or parcels of property, or portion of a parcel 
of property where a hazardous substance in excess of the concentrations that satisfy the 
cleanup criteria for unrestricted residential use has been released, deposited, disposed 
of, or otherwise comes to be located. A Baseline Environmental Assessment and Due Care 
analysis are currently being prepared.  
 
C.  Summary of Eligible Activities and Description of Costs (Section 13 (2)(a),(b)) 
The “eligible activities” that are intended to be carried out at the Property are considered 
“eligible activities” as defined by Section 2 of Act 381, because they include the following:  
 
Department Specific Activities  
Due Care Activities 
The Developer will complete an additional subsurface investigation to evaluate specific 
due care obligations in the limited area of identified contamination on Parcel 1.  An 
estimate has been provided for removal and proper handling of contaminated soils in this 
area. A Baseline Environmental Assessment and Due Care Plan are also being prepared.   
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Preparation of a Brownfield Plan and 381 Work Plan 
The eligible activities include preparation of the required Brownfield Plan and Act 381 
Work Plan.  
Michigan Strategic Fund (MSF) Eligible Activities 
Demolition 
Site demolition activities include the removal of existing improvements such as sidewalks, 
light poles, fencing, franchise utilities and other items.  
  
Site Preparation 
Site Preparation activities include temporary erosion control, clearing and grubbing, 
grading, and replacing unstable fill materials.  
 
Soft Costs 
Soft costs include the civil engineering, architectural and legal costs associated with the 
portion of the site that is included in public infrastructure.  
 
Infrastructure Improvements 
Public infrastructure improvements include right of way improvements for sanitary 
sewer, storm sewer, water, lighting, sidewalks, landscaping and other site improvements, 
as well as publicly-owned and managed storm water management system in the southern 
portion of the site. This system was designed by Midwestern Consultants, Inc. (MCI) The 
proposed system makes use of the natural grade of the property to capture stormwater 
runoff in basins located near the southern property line.  The basins are ‘dry’ basins 
that treat the stormwater, removing sediments and convey it to the City’s stormwater 
system.  The basins and the open area surrounding them will be utilized as a ‘linear 
park’ with pathways meandering through the undulating topography surrounded by 
proposed plantings of native deciduous, evergreen and ornamental tree plantings, 
shrubs and grasses.  The linear park will be further provided with seating, play and park 
features that will be open to the public. This area will be owned and managed by the 
City of Ypsilanti. Fencing and safety measures will be constructed along the railroad 
right of way (ROW). 
 
 Assistance with Economic Development   
In accordance with Act 381, Section 125.2652(o)(iii)(C) of Act 381 “Assistance to a 
qualified local governmental unit or authority in clearing or quieting title to, or selling or 
otherwise conveying, property owned by or under the control of a qualified local 
governmental unit or authority or the acquisition of property by a qualified local 
governmental unit or authority if the acquisition of the property is for economic 
development purposes,” is included as an eligible activity.  This cost is proposed to be 
reimbursed using capture from local taxing jurisdictions only (“Local Only”). 
 
The City of Ypsilanti recognizes housing attainability as an economic development priority 
and has established housing attainability as a Community Benefit under their Community 
Benefits Ordinance. In order to meet the Community Benefit, the Developer intends to 
set aside 50% of the proposed units for low to middle-income individuals and families. In 
order to support these attainable home sales and build generational wealth, the 
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Developer, in partnership with the City of Ypsilanti, intends to include the following costs 
as Act 381 eligible activities:  Homebuyer counseling for qualified buyers, and a subsidy 
per unit for the attainable units.  
 
Preparation of a Brownfield Plan and 381 Work Plan 
The eligible activities include preparation of the required Brownfield Plan and Act 381 
Work Plan.  
 
Interest   
The Brownfield Plan includes 5% interest, generated annually at the end of the year as 
simple interest on the total approved, unreimbursed developer Eligible Activities.  
 
A summary of the eligible activities and the estimated cost of each eligible activity 
intended to be paid for with Tax Increment Revenues from the Property are shown in the 
table attached hereto as Attachment E.  
 
Tax increment revenue generated by the Property will be captured by the WCBRA 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 WCBRA and the 
Developer after approval of this Plan (the “Reimbursement Agreement”), to the extent 
permitted by Act 381.   
 
The costs listed in Attachment E are estimated costs and may increase or decrease 
depending on 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 of the WCBRA from the Property 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. 
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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)) 
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. 
 
Except for those activities identified in this Plan as eligible for reimbursement only with 

incremental local taxes, if EGLE elects not to participate in this Project, or declines to approve 

certain eligible activities for reimbursement with incremental state school taxes, the other 

taxing entities will contribute only that proportionate share of capture (the local taxes) and 

reimbursement that would be contributed if EGLE had approved capture of state school taxes. 

 
Tax increments are projected to be captured and applied to (i) reimbursement of eligible 
activity costs and payment of WCBRA administrative and operating expenses, (ii) make 
deposits into the State Brownfield Redevelopment Fund, and (iii) make deposits into the 
WCBRA’s Local Brownfield Revolving Fund, as follows: 
 

 
 
In no event shall the duration of this Plan exceed thirty-five (35) years following the date 
of the governing body’s 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.  The beginning date of capture is estimated to be January 1, 2023. 
Further, in no event shall the beginning date of the capture of tax increment revenues be 



10 

 

later than five (5) years after the date of the governing body’s resolution approving this 
Plan. 
 
Local only capture will apply to activities that fall under Section 125.2652(o)(iii)(C) of Act 
381, “Assistance to a qualified local governmental unit or authority in clearing or quieting 
title to, or selling or otherwise conveying, property owned by or under the control of a 
qualified local governmental unit or authority or the acquisition of property by a qualified 
local governmental unit or authority if the acquisition of the property is for economic 
development purposes.” 
 
E.  Plan of Financing (Section 13(2)(d)); Maximum Amount of Indebtedness (Section 
13(2)(e)) 
The Developer is seeking financing through the WCBRA Local Brownfield Revolving Loan 
Fund for a portion of the eligible activities. The remaining eligible activities are to be 
financed solely by the Developer through a private loan to be repaid with TIR generated 
by and captured from the redevelopment.  The security provided for the loan must be 
expressly agreed upon by both the Developer, the City of Ypsilanti and the WCBRA. Tax 
Increment Revenues will be utilized to repay the LBRF Loan given to finance certain 
Eligible Activities.  The terms of the LBRF Loan, including interest rate, grace period, and 
terms of repayment shall be governed by a separate LBRF Loan Agreement. 
 
The WCBRA will reimburse the Developer for the cost of approved eligible activities, but 
only from tax increment revenues generated from the Property, and not including 
payments made for the LBRF Loan.   
 
All reimbursements authorized under this Plan shall be governed by the Reimbursement 
Agreement.    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. 
 
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)) 
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 
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both of the following: (i) gives 30 days’ 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.  Displacement/Relocation of Individuals on Eligible Property (Section 13(2)(i-l))   
There are no persons or businesses residing on the eligible property and no occupied 
residences will be acquired or cleared, therefore there will be no displacement or 
relocation of persons or businesses under this Plan. 
 
H.  Local Brownfield Revolving Fund (“LBRF”) (Section 8; Section 13(2)(m)) 
The WCBRA 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 WCBRA.  
It may also include funds appropriated or otherwise made available from public or private 
sources. 
 
The Developer is seeking to partially finance the eligible activities on the Project through 
a loan from the LBRF that will be secured and repaid through TIR generated and captured 
from the Project. 
 
The amount of tax increment revenue authorized for capture and deposit in the LBRF shall 
be $537,787, consisting of a lump sum after developer reimbursement equal to 15% of 
the total developer-reimbursable Eligible Activities included in the approved Brownfield 
Plan.  All funds deposited in the LBRF shall be used in accordance with Section 8 of Act 
381.   
 
I. Brownfield Redevelopment Fund (Section 8a; Section 13(2)(m)) 
The WCBRA 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.   
 
J. Obligations, Representations and Warrants 
The WCBRA will not capture TIR for administrative purposes and will not fund the LBRF 
until the reimbursement of the privately financed activities is complete.  
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III. ATTACHMENTS



 

 
 
 
 
 
 
 
 
 

ATTACHMENT A 
Site Location and Parcel Maps 

 
 
 
 

 
 
  



 

 
 
 
 
 
 
 
 

ATTACHMENT B 
 

Legal Descriptions of Eligible Property to which the Plan Applies 
 

220 N Park Street 
Parcel 1: 11E-29A-1 LOT 60 GILBERT'S ADDITION, EXC BEG AT NE COR LOT 60, TH S 00-40-
00 W 175.00 FT, TH S 89-50-50 W 147.63 FT, TH N 46-18-30 W 83.72 FT, TH S 89-50-50 W 
82.16 FT, TH N 00-40-00 E 117.00 FT, TH N 89-50-50 E 291.00 FT TO THE POB, ALSO BEG 
AT ELY ROW LN OF PARK ST AT SW COR LOT 60 GILBERT'S ADDITION TO CITY OF YPSI, TH 
669.09 FT ALNG ARC OF CURV-LFT-RAD 1945.58 FT - CH S 52-50-00 E 665.80 FT, TH S 00-
2-30 W 45.57 FT, TH 660.01 FT ALNG ARC OF CURV-RT-RAD 1986.74 FT - CH N 53-51-20 
W 656.98 FT, TH NLY ALNG ROW 60.30 FT TO THE POB. PT OF NE 1/4 SEC 9, T3S-R7E. 0.63 
AC, PT OF LOT 60 GILBERT'S ADDITION. 221 N. GROVE *, COMBINED ON 07/28/2014 
FROM 11-11-09-111-001, 11-11-09-111-003 
 
  



 

 
 
 
 
 
 
 
 
 

ATTACHMENT C 
 

Attached Project Description  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  



 
 
 

RENOVARE YPSILANTI HOMES 
 

Renovare Ypsilanti Homes proposes to construct 46 for-sale single family residential units at 
220 North Park Street, a publicly owned site near Depot Town in the City of Ypsilanti. The project 
is designed as a dense, walkable community with Environmental, Social and Governance 
(ESG) components. Fifty-percent of the housing units will be set aside for qualified 
individuals and families making 40% to 80% of area median income (AMI). This mixed-
income approach will target Michigan's working families and help create a more sustainable 
community. 

This project includes the following mix of missing middle single-family product types:  

Unit Type Bedrooms Baths Square Footage Number 

D-Row  2 1 1/2 1000 19 

Duplex/Town 2 1 1/2 1200 27 

 
A portion of the site will include an environmentally sustainable stormwater management 
system with carefully landscaped plantings that is open to the public. This area will include 
environmental education features explaining the purpose of each system within the system and 
its relation to the overall initiative to maintain clean water in Washtenaw County.    
 
The project is expected to close in the third quarter of 2022 with construction estimated at 24 
months.  
 
Fifty percent of the units will be set aside for households between 40% AMI and 120% AMI 
through an innovative workforce housing financing program that will offer substantial down 
payment assistance. The DPA will be allocated on a sliding scale based on multiple factors: 
 

● The DPA may take a 3rd position lien so buyers under 80% AMI will qualify 
for MSHDA statewide DPA 

● DPA will be increased to accommodate lower income households 40-80% 
● Ypsilanti city employees and residents will qualify for additional assistance 
● All final terms will be outlined in a Program Guideline Manual and Homebuyer Application 

Form 
 
This approach to equitable development will provide an opportunity for residents to invest in their 
community and in their futures. The city will also work with local realtors and the housing 
commission to target outreach for marketing on this project and allow for creative financing such 
as the HCV Homeownership program.  
 
Ypsilanti is home to Eastern Michigan University. It is a creative and diverse community of 20,000 
people clustered in a historic 4.51 miles section of Southeast Michigan, located just 30 miles from 
Detroit and 15 minutes from the University of Michigan Campus in Ann Arbor. In 2018, the City of 
Ypsilanti had an estimated population of 20,939. With a median age of 24.2, Ypsilanti residents 



 
 
 

RENOVARE YPSILANTI HOMES 
 
are younger, on average, than residents of Michigan, Washtenaw County, and Ann Arbor. After 
the crash of the housing market in 2008, Ypsilanti saw a steep decline in housing prices, 
accompanied by an increase in foreclosures and a decline in the homeownership rate due to an 
influx of “house flipping,” whereby landlords and speculators purchased foreclosed homes and 
converted them into investment properties. 
 
For-sale housing prices remained low for several years post-crisis before starting to pick up again 
in 2012-2013. Since then, available housing stock has dried up, leading to a very low vacancy 
rate, increases in demand, and higher prices for both rental and for-sale housing. Based on the 
Michigan Statewide Housing Plan the average sales price for a home in Michigan has increased 
by 84% since 2013. Michigan’s housing market faces numerous long-standing inequities that 
make it difficult for residents to obtain safe, healthy, and attainable housing. The Covid-19 
pandemic has amplified existing disparities in housing access as well as other indicators of health 
and quality of life. These disparities are higher in many urban LMI census tracts.  
 
New construction has become restrained due to skyrocketing construction costs, lack of available 
trades and supply chain challenges, which is why the project is seeking gap financing through 
resources allocated with American Rescue Plan Funding. 
 



 

 
 
 

ATTACHMENT E 
 

 
ESTIMATED COSTS OF ELIGIBLE ACTIVITIES 

 

 
 

 
  



 

 
  



 

 
 
 

ATTACHMENT F 
 

TIF Tables 
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Figure 4 
Extent of Known Contamination 
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Figure 5 
Color Site Photographs 

 
View of Subject Property Facing South 

 
 
 
 
 
 
 
 
 
 

View of Supject Property Facing North 
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View of Subject Property Facing West 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of Subject Property Facing East 
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Attachment B 
 

Development and/or Reimbursement Agreement 

 
  



 

WASHTENAW COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY REIMBURSEMENT AGREEMENT 

This Agreement (the “Agreement”) dated August 22, 2022 is entered between the WASHTENAW 

COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY (the “Authority”), an authority established 

pursuant to Act 381 of 1996, as amended (“Act 381”), whose address is 220 N. Main Street, P.O. Box 

8645, Ann Arbor, Michigan 48107-8645 and Renovare Ypsilanti Homes, LLC (the “Developer”), a 

Michigan Limited Liability Company, whose address is 42 Watson Street, Suite B, Detroit, MI 48201.  

RECITALS 

A. Pursuant to Act 381, as amended, the Authority has prepared a Brownfield Plan for the Eligible 

Property below that was duly approved by the Washtenaw County Board of Commissioners on 

September 8, 2022 with concurrence from the City of Ypsilanti: 

a. Located at 220 N. Park Street. 

b. Located in the City of Ypsilanti, Washtenaw County, Michigan 

c. Tax Identification Number 11-11-09-111-004 (the “Property”),  

d. Legal Descriptions provided in Exhibit B 

B. The Developer plans to redevelop the Property as follows: 

a. Redevelop the parcel into forty six (46) attached and detached residential dwelling 

units, including twenty three (23) affordable units and  twenty three (23) market rate, 

and associated access roads, public and private utilities, stormwater management 

system, sidewalks, parking and landscaping, and streetscape enhancements (the 

“Improvements”).   

b. This will occur through the Developer incurring costs.   

c. The Improvements are expected to increase the tax base within the County, and 

otherwise enhance the economic vitality and quality of life within Washtenaw County. 

C. The Developer will conduct Eligible Activities and incur eligible costs pursuant to the approved 

Brownfield Plan, Act 381 Work Plan, and according to the terms of this Agreement. 

D. Act 381 permits the capture and use of the real and personal property tax revenues generated 

from the increase in value of the Eligible Property to pay or reimburse the costs of Eligible 

Activities.  

E. Act 381 permits the use of TIR to support the payment of Interest on unreimbursed Eligible 

Costs. 



 

F. The Authority has incurred and will incur Administrative Costs for its operations and the 

preparation, approval, and administration of the Brownfield Plan, but will not seek 

reimbursement from TIR for these costs under the Brownfield Plan. 

G. The Authority has agreed to fund the Local Brownfield Revolving Fund (“LBRF”) after the 

Developer Reimbursement period, in a lump sum amount equal to 15% of the total developer 

reimbursable Eligible Activities included in the Brownfield Plan. 

H. The Authority has approved a Five Hundred Thousand Dollar ($500,000) Loan (“LBRF Loan”) and 

a Five Hundred Thousand Dollar ($500,000) Grant (“LBRF Grant”) from the LBRF to fund Eligible 

Activities.  The terms of the LBRF Grant and the LBRF Loan are provided in a separate LBRF Grant 

and Loan Agreement between the Authority and the Developer.  

I. In accordance with Act 381, the Brownfield Plan, and this Agreement, the parties desire to use 

TIR generated from an increase in the taxable value of the Eligible Property resulting from its 

Improvements to reimburse the Developer for actual expenses for approved Eligible Activities, 

and to fund the LBRF. 

J. The parties are entering into this Agreement to establish the terms, conditions and procedures 

for the reimbursement from TIR. 

K. To assist in clarifying the various roles and requirements of the County funding (including the 

Tax Increment Financing via the Brownfield Plan, LBRF Grant and Loan, and $3.6 million of 

American Rescue Plan (ARP) granted by the Washtenaw County Board of Commissioners), and 

City of Ypsilanti requirements of the Planned Unit Development and Community Benefits 

Agreement, and other requirements, a Memorandum of Understanding (MOU) has been 

developed between Washtenaw County, the Developer, and the City of Ypsilanti.  It is included 

by reference as Exhibit F. 

TERMS AND CONDITIONS 

Pursuant to the Recitals of this Agreement, the parties agree with each other as follows: 

1. Definitions – All terms included in this agreement are defined herein, as supplemented by Exhibit A 

“Definitions.” 

2. The Brownfield Plan – The Brownfield Plan, which may be amended from time to time, shall be the 

Plan in effect at the time that Eligible Activities are conducted and Eligible Costs are incurred.  To the 

extent provisions of the Brownfield Plan conflict with this Agreement, the terms and conditions of 

this Agreement control.  To the extent provisions of the Brownfield Plan or this Agreement conflict 

with Act 381, Act 381 shall control. 

3. Term of Agreement – In accordance with the Brownfield Plan, the Authority shall capture the TIR 

generated by the Improvements at the Eligible Property to reimburse for Eligible Costs until the 

earlier of (i) the date that all the Eligible Costs are fully reimbursed under this Agreement; or (ii) at 



 

the end of the 30th tax capture year where capture is anticipated to begin in 2023, or as may 

subsequently be extended by a Brownfield Plan amendment and amendment to this Agreement, 

after the date the Authority begins to capture TIR under the Brownfield Plan; or (iii) the maximum 

number of years as established pursuant to a tax appeal, pursuant to Section 4, below.  If this 

Agreement ends before the reimbursement of all Eligible Costs, the last payment by the Authority to 

the Developer shall be whatever TIR remains from the summer and winter taxes distributed during 

the final year of the Agreement, after full reimbursement for the State Brownfield Fund, and the 

LBRF. 

4. Eligible Activities – The Eligible Activities shall be generally as described in the “Estimated Costs of 

Eligible Activities” Table in the Brownfield Plan, Attachment E, and further defined in the approved 

Act 381 Work Plan. 

5. Developer Reimbursable Eligible Costs – The total of costs eligible for reimbursement, the Total 

Eligible Costs, and the estimated costs for each type of eligible activity, shall be as described in the 

“Estimated Cost of Eligible Activities” Table of the Brownfield Plan, and further defined by the 

approved Act 381 Work Plan.  The Total Developer Reimbursable Eligible Costs shall be the 

maximum amount of reimbursement authorized under this Agreement.  The actual cost for one or 

more types of activities may vary from that described in the Brownfield Plan, only within the 

Environmental or Non-Environmental categories, as long as the Total Developer Reimbursable 

Eligible Costs are not exceeded. 

6. Reimbursement Source – During the term of this Agreement, the Authority shall capture, as 

provided in the Brownfield Plan and allowed by Act 381, those TIR which are levied from both Local 

Taxes and Taxes for School Operating Purposes on the Property plus any new personal property that 

is subject to taxation.   The Authority will use those TIR to reimburse Developer Reimbursable 

Eligible Costs (including Interest) in accordance with the Brownfield Plan, approved Act 381Work 

Plan(s) (See Exhibit D) and this Agreement.  Local TIR alone shall not be used to reimburse any 

Eligible Costs unless expressly allowed by the Brownfield Plan. 

7. Allocation of Captured Taxes – Captured taxes will be allocated in the following order of priority 

during each year of the Brownfield Plan: 

a. Fifty percent (50%) of the taxes levied under the State Education Tax Act in each of the first 

twenty five (25) years of the Brownfield Plan, or as otherwise required by statute, will be 

paid to the State of Michigan for allocation to the state brownfield redevelopment fund. 

b. The balance of Local and School Operating captured taxes will be allocated for both 

repayment of the Five Hundred Thousand Dollars ($500,000) LBRF Loan and the 

reimbursement of actual costs of Eligible Activities incurred by the Developer, in accordance 

with the separate LBRF Grant and Loan Agreement between the Authority and Developer.  A 

maximum of Seven Hundred Thirty Thousand Dollars ($730,000 in Eligible Activities for 

Assistance with Disposition for Economic Development Purposes will be reimbursed using 

Local captures taxes only. 



 

c. The Authority will then capture, after Developer has been fully reimbursed all Eligible Costs 

or after the capture limit described in Section 3 has been reached, whichever comes first, a 

lump sum amount of $537,784 to be paid into the LBRF. 

8. Eligible Costs Reimbursement – For those Eligible Costs for which Developer seeks reimbursement 

from the Authority, the Developer shall incur Eligible Costs and submit documentation to the 

Authority according to the instructions and guidelines provided in Exhibit E.  The parties agree that 

Developer shall only seek reimbursement for its actual costs to perform the Eligible Activities (plus 

interest as authorized in the Brownfield Plan), in accordance with the Brownfield Plan and Act 381 

Work Plan, whether or not they were incurred after the Brownfield Plan and Act 381 Work Plan 

were first approved.  Eligible Activities being submitted for reimbursement shall not have occurred 

more than twenty four (24) months prior to the submittal date, with the exception of Eligible 

Activities (e.g. environmental assessments, BEA, and Due Care Planning Activities) which were 

incurred prior to approval of the Brownfield Plan.  Further, Six Hundred Eighty Thousand Dollars  

($680,000) of the “Assistance with Disposition for Economic Development Purposes” for 

Downpayment Assistance (Construction Subsidy) shall be reimbursable solely with documentation 

from the Developer providing evidence that Certificates of Occupancy have been given by the City of 

Ypsilanti for the twenty-three (23) affordable housing units (fifteen (15) cottages and (8) duplexes). 

9. Interest – A maximum of Eight Hundred Seventy One Thousand, Five Hundred Sixty Three Dollars 

($871,563) in Interest will be reimbursed in accordance with the Brownfield Plan, calculated 

annually at a rate of five percent (5%) of the unreimbursed approved actual Eligible Activities.  

10. Payments – Payments to Developer shall be made as follows: 

a. Within ninety (90) days of its receipt of the documentation described in Section 8 above, the 

Authority, in its sole discretion, shall either approve Eligible Costs for payment or request 

additional information.    If the Authority determines all or a portion of the requested 

payment is for Approved Eligible Costs, it shall process that the portion of the payment 

request as provided in sub-section (b) below.  If the Authority determines that insufficient 

information has been provided, disputes any portion of any payment request or disputes 

the eligibility of any costs of any payment request, it shall notify Developer in writing of its 

determination, the reasons for its determination and the additional documentation that the 

Authority determines to be sufficient for the Authority to approve the Eligible Cost(s) in 

question.  Developer shall have thirty (30) days to address the reasons given by the 

Authority (including providing additional documentation) and shall have an opportunity to 

meet with the Authority’s representatives or, if the Authority Board consents, to formally 

meet with the Authority and be placed on a meeting agenda to discuss and resolve any 

remaining dispute.  In doing so, Developer shall provide the Authority a written response to 

the Authority’s decision and the reasons given by the Authority for the denial of the Eligible 

Cost(s) in question.  If the parties do not resolve the dispute in such a manner, it shall be 

resolved as provided in Section 11 below. 



 

b. Once the Authority determines that Eligible Costs are Approved Eligible Costs, it shall pay to 

Developer the amounts for which submissions have been made pursuant to Section 7 of this 

Agreement within thirty (30) days after the Authority receives TIR from which the Approved 

Eligible Costs may be wholly or partially paid.  The Authority shall only be obligated to 

reimburse Developer to the extent TIR is available to reimburse such costs. 

c. INTENTIONALLY DELETED 

d. The amount to be reimbursed under this Agreement shall not exceed the following: 

i. The maximum amount of Developer Reimbursable Eligible Costs in the approved 

Brownfield Plan and as further determined by the approved Act 381 Work Plan; and 

ii.  The maximum amount of Approved Eligible Costs as determined by this Agreement.  

e. The Authority may not make TIR reimbursements while Real Property Taxes for the Property 

are delinquent. 

f. If the property owner has filed an appeal of property assessment and/or the outcome of 

such an appeal is still pending, the Authority, at its sole discretion, may withhold 

reimbursement of Developer Reimbursable Eligible Costs to the extent such reimbursement 

exceeds the TIR based upon Developer’s purported value in a filing with the State Tax 

Commission, until such appeal is resolved.  The purpose of any delay is to prevent 

overpayment and the need to “claw-back” funds reimbursed due to lowered Taxable Values. 

11. Dispute As to Eligible Costs – If there is a dispute over whether a cost submitted by Developer is an 

Eligible Cost the dispute shall be resolved by an independent knowledgeable professional chosen by 

mutual agreement of the parties.  If the parties are unable to agree upon a knowledgeable 

professional, then the County and Authority shall together choose an independent knowledgeable 

professional and Developer shall choose an independent knowledgeable professional to review the 

Authority’s decision.  If the two knowledgeable professionals so selected agree that costs submitted 

are eligible, the Developer shall be reimbursed those costs in accordance with this Agreement.  If 

the two professionals so selected cannot agree that costs submitted are eligible, the two selected 

professionals shall appoint a third knowledgeable professional who shall make a final determination 

and Developer shall then be reimbursed those costs in accordance with this Agreement to the 

extent determined by the third knowledgeable professional.  All fees and costs incurred by any party 

with respect to this Section, shall be the sole responsibility of the Developer.  Failure of the 

Developer to pay any obligation incurred with respect to this Section shall constitute a default of 

this Agreement pursuant to Section 12.   



 

12. Default –Upon the occurrence of an Event of Default, the non-defaulting party may terminate this 

Agreement by giving written notice to the defaulting party, and the defaulting party shall have thirty 

(30) days (or such longer reasonable time as may be required given the circumstances, or by 

agreement of the parties) to cure the default.  If the default is not cured within this time period, then 

the non-defaulting party shall have the right to terminate this Agreement, or, at the election of such 

non-defaulting party, may obtain any form of relief permitted under this Agreement, and any 

applicable laws and court rules of the State of Michigan, including the right to seek and obtain a decree 

of specific performance from a court of competent jurisdiction. Any right or remedy provided by a 

specific provision of this Agreement shall be deemed cumulative to, and not conditioned on, any other 

remedies upon default.  

13. Local Brownfield Revolving Fund – In accordance with Act 381 and the Brownfield Plan, the 

Authority will fund the LBRF using a portion of the TIR captured by the Authority after the period of 

reimbursement of Developer’s Eligible Costs and accrued Interest.   

14. Authority Monitoring -- The Authority may monitor the Project for the purpose of verifying that the 

activities, invoices and accounting of the Developer are accurate, reasonable and constitute Eligible 

Activities under this Agreement.  The Developer shall provide any authorized representative of the 

Authority access to or copies of permits, data, reports, testing, or sampling results, invoices or other 

such documents reasonably necessary for monitoring.  The Authority, the Michigan Department of 

Environment, Great Lakes and Energy (“EGLE”) or the Michigan Strategic Fund (“MSF”) shall also be 

given access to the property upon reasonable request in order to review any Eligible Activities or 

perform any other obligations under this Agreement or under Act 381.  Except in the case of an 

emergency or exigent circumstance, the Authority shall give the Developer at least twenty four (24) 

hours notice of requests under this Section.  Except for the right to monitor the Developer’s 

compliance with this Agreement, nothing in this Agreement shall be interpreted to give the 

Authority any right to exercise control over the performance of Eligible Activities or to otherwise 

direct or control the actions by the Developer. 

15. Adjustments – If, due to an appeal of any tax assessment, reassessment of any portion of the 

Property, abatement of any taxes, or for any other reason, the Authority is required to reimburse 

any TIR to any tax levying unit, then: i) the Developer shall pay the Authority the full amount 

required to reimburse such TIR, including interest and penalties,  within thirty (30) days of receiving 

any invoice from the Authority; or ii) the Authority may deduct the amount of any such 

reimbursement, including interest and penalties, from all subsequent payments due to the 

Developer until such TIR, including interest and penalties, is fully recovered.  If all amounts due the 

Developer under this Agreement have been fully paid or the Authority is no longer obligated to 

make any further payments to the Developer, the Authority shall invoice the Developer for the 

amount of such reimbursement and the Developer shall pay the Authority such invoiced amount 

within thirty (30) days of the Developer’s receipt of the invoice.  Amounts invoiced and paid to the 

Authority by the Developer pursuant to this Section shall not reduce Eligible Costs for which the 

Developer shall have the opportunity to be reimbursed in accordance with the terms, conditions 

and limitations of this Agreement.   



 

16. Insurance – The Developer shall purchase and maintain insurance coverages as indicated at limits 

not less than those set forth below.  The Developer shall also require each and every contractor(s) 

and/or subcontractor(s) engaged by the Developer to perform services pursuant to this Agreement 

to purchase and maintain insurance coverages at the limits set forth below while performing 

services at the Property.  Developer and its contractor(s) and/or subcontractor(s) shall name 

Washtenaw County and Washtenaw County Brownfield Redevelopment Authority as additional 

insureds under all coverages listed below except Worker’s Compensation. The Developer shall 

maintain other insurance as it deems appropriate for its own protection. 

a. Worker’s Disability Compensation and Occupational Disease Insurance including Employers 

Liability Coverage in accordance with all applicable statutes of the State of Michigan. 

b. Commercial General Liability Insurance on an “Occurrence Basis” with limits of liability not 

less than $1,000,000 per occurrence and $2,000,000 aggregate combined single limit.  

Coverage shall include the following: 

i. Contractual Liability 

ii. Products and Completed Operations 

iii. Independent Contractors Coverage 

iv. Broad Form General Liability Endorsement or Equivalent 

c. Motor Vehicle Liability Insurance, including Michigan No-Fault Coverage, with limits of 

liability of not less than $1,000,000 per occurrence for Bodily Injury and Property Damage.  

Coverage shall include all owned vehicles, all non-owned vehicles and all hired vehicles. 

d. Environmental Impairment Liability Insurance shall be provided by Developer, Contractors, 

sub-contractors and site work contractors engaging in environmental and/or demolition 

activities, covering any sudden and non-sudden pollution or environmental impairment, 

including clean-up costs and defense, with limits of liability of not less than $1,000,000 per 

occurrence. 

e. All insurance coverages described above shall remain in effect at all times until completion 

of all eligible activities. The Developer shall deliver copies of certificates of insurance for 

each of the policies mentioned above to the Authority.  If so requested, certified copies of 

all policies will be provided.  It is understood and agreed that thirty (30) days advanced 

written notice of cancellation, non-renewal, reduction and/or material change in any 

coverage shall be sent to the Authority. 

17. Indemnification – The Developer shall indemnify, defend, and hold harmless, the Authority, 

Washtenaw County, and their officers, board members, commissioners, employees and agents from 

all claims, damages, lawsuits, costs and expenses, including actual and reasonable attorney fees, 

incurred as a result of any acts, omissions, negligence, or gross negligence of the Developer or its 



 

employees, agents, consultants, contractors or subcontractors related to the Project or its 

performance under this Agreement.  This indemnification includes any damages, costs, and 

expenses in excess of those covered by any insurance of the Developer.  The Developer shall 

indemnify the Authority, Washtenaw County, and any of the listed entities officers, board members, 

commissioners, employees and agents from all reasonable costs and expenses, including reasonable 

attorney fees, incurred in the enforcement of any obligation or claim against the Developer under 

this Agreement.  These indemnification provisions will survive the termination of this Agreement.  

By entering this Agreement, neither party waives any immunities provided under state or federal 

law. 

18. Freedom of Information Act – Developer understands that certain documents submitted by 

Developer may be available to the public under the Freedom of Information Act, Act No. 442 of the 

Public Acts of 1976, being Sections 15.23 to 15.24 of the Michigan Compiled Laws and no claim of 

trade secrets or any other privilege or exception to the Freedom of Information Act will be claimed 

by Petitioners as it relates to this Agreement, Petitions for Reimbursement and supporting 

documentation. The Developer retains the right to assert a claim of trade secret or other privilege as 

may be applicable otherwise.  

19. Notices – All notices shall be given by registered or certified mail addressed to the parties at their 

respective addresses as shown above.  Either party may change the address by written notice sent 

by registered or certified mail to the other party. 

20. Assignment – The interest of any party under this Agreement shall not be assignable without the 

other parties’ written consent, which shall not be unreasonable withheld, conditioned or delayed, 

except for an assignment by the Developer for the purposes of securing financing for the Project, 

which shall require notice but not the prior consent of the Authority. 

21. Entire Agreement – This Agreement supersedes all agreements previously made between the 

parties relating to the subject matter.  There are no other understandings or agreements between 

them. 

22. Non-Waiver – No delay or failure by either party to exercise any right under this Agreement, and no 

partial or single exercise of that right, shall constitute a waiver of that or any other right, unless 

otherwise expressly provided herein. 

23. Headings – Headings in this Agreement are for convenience only and shall not be used to interpret 

or construe its provisions. 

24. Governing Law – This Agreement shall be construed in accordance with and governed by the laws of 

the State of Michigan. 

25. Compliance with Applicable Law – Developer agrees to comply all applicable federal, state, and local 

laws, statutes, rules, regulations, ordinances, and other legal obligations of a similar effect. 



 

26. Counterparts – This Agreement may be executed in two or more counterparts, each of which shall 

be deemed an original but all of which together shall constitute one and the same instrument. 

27. No Third Party Beneficiaries – This Agreement shall not be deemed or construed to create any rights 

to reimbursement or otherwise in the Consultant, Contractors, Subcontractors, or any third parties.  

This Agreement shall not be construed to create any third party beneficiary contract or claim, and 

the parties intend there to be no third party beneficiaries. 

28. Binding Effect – The provisions of this Agreement shall be binding upon and inure to the benefit of 

each of the parties and their respective heirs, legal representatives, successors, and assigns.  

29. Authority Obligations: The Authority’s reimbursement obligations under this Agreement are 

contingent on the requirement that there shall be no action, suit, proceeding or investigation 

pending before any court, public board or body to which the Developer, the County, the City of 

Ypsilanti, or the Authority is a party, or threatened against the Developer, the County, City of 

Ypsilanti, or the Authority contesting the validity or binding effect of this Agreement or the validity 

of the Plan or which could result in an adverse decision which would have one or more of the 

following effects: 

a. A material adverse effect upon the ability of the Authority to collect and use TIR to pay the 

obligations set forth herein; 

b. A material adverse effect upon the ability of the Developer to conduct Eligible Activities;  

c. Any other material adverse effect on the Developer’s or the Authority’s ability to comply 

with the obligations and terms of this Agreement, or the Brownfield or Work Plan. 

30. Annual Reporting – The Developer shall report annually, by April 1, the following information to the 

Authority for the previous calendar year, as applicable: 

a. Number of residential units constructed or rehabilitated; 

b. Square feet of new or rehabilitated residential, retail, commercial, or industrial space 

c. Number of new jobs created; 

d. For projects actively capturing TIR, amount of actual capital investment; 

e. Any additional information deemed necessary by the Authority. 

The parties have executed this Agreement on the dates set forth below. 

 

 

 



 

WASHTENAW COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY 

BY:_ _________ 

       Trevor Woollatt, Chairman 

Date:___10/26/2022______________________ 

Attested to: 

 

By:____________________________________ 

    Lawrence Kestenbaum, County Clerk/Register 

Date:__________________________________ 

Approved As to Form: 

 

By:____________________________________ 

     Michelle Billard, Corporation Counsel 

 

DEVELOPER 

Renovare Ypsilanti Homes, LLC 

 

BY:____________________________________ 

 PRINT NAME:___________________________ 

ITS:____________________________________ 

Date:__________________________________ 
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EXHIBIT A - Definitions 

a.  “Administrative Costs,” as defined in Section 13b, Sub-Section 7 (a) (I, ii, and iii). 

b. “Baseline Environmental Assessment ” is defined by Section 2(b) of Act 381; 

c. “Brownfield Plan” is defined by Section 2(e) of Act 381 and is incorporated by reference 

in Exhibit C; 

d. “Approved Eligible Costs” – Those Eligible Costs which have been submitted, reviewed, 

and approved by the Authority. 

e. "Department Specific Activities" are defined by Section 2 (l) of Act 381 

f. “Due Care Activities” are defined by Section 2 (m) of Act 381; 

g. “Eligible Activities” are defined by Section 2(o) of Act 381; 

h. “Eligible Costs” are those being submitted to the Authority for Certification. 

i. “Eligible Property” is defined by Section 2(p) of Act 381; 

j. "Event of Default" means the failure of performance or breach by a party to carry out 

any of its obligations or comply with any of its warranties, representations, or conditions 

under this Agreement or, with respect to a party, if any representation, omission, or 

warranty of such party was false when made. 

k. “Local Brownfield Revolving Fund”, “LBRF” pursuant to Section 8 of Act 381. 

l. “Local Taxes” are defined by Section 2(ff) of Act 381; 

m. “Tax Increment Revenues” (“TIR”) are defined by Section 2(ss) of Act 381; 

n. “Taxes Levied for School Operating Purposes” is defined by Section 2(uu) of Act 381; 

o. “Work Plan” is defined by Section 2(zz) of Act 381.



 

EXHIBIT B – Legal Descriptions 

 

LAND SITUATED IN THE CITY OF YPSILANTI, WASHTENAW COUNTY, MICHIGAN 

DESCRIBED AS: 

 
11E-29A-1 LOT 60 GILBERT'S ADDITION, EXC BEG AT NE COR LOT 60, TH S 00-40-00 W 175.00 FT, TH S 

89-50-50 W 147.63 FT, TH N 46-18-30 W 83.72 FT, TH S 89-50-50 W 82.16 FT, TH N 00-40-00 E 117.00 FT, 

TH N 89-50-50 E 291.00 FT TO THE POB, ALSO BEG AT ELY ROW LN OF PARK ST AT SW COR LOT 60 

GILBERT'S ADDITION TO CITY OF YPSI, TH 669.09 FT ALNG ARC OF CURV-LFT-RAD 1945.58 FT - CH S 52-

50-00 E 665.80 FT, TH S 00-2-30 W 45.57 FT, TH 660.01 FT ALNG ARC OF CURV-RT-RAD 1986.74 FT - CH N 

53-51-20 W 656.98 FT, TH NLY ALNG ROW 60.30 FT TO THE POB. PT OF NE 1/4 SEC 9, T3S-R7E. 0.63 AC, 

PT OF LOT 60 GILBERT'S ADDITION. 221 N. GROVE *, COMBINED ON 07/28/2014 FROM 11-11-09-111-

001, 11-11-09-111-003 
 



 

EXHIBIT C – Brownfield Plan 

 



 

EXHIBIT D – Approved Act 381 Work Plan(s) 

 

 



 

EXHIBIT E – Eligible Costs Reimbursement Procedures 

 

Reimbursement of Eligible Costs Certification 

a. For those Eligible Costs for which Developer seeks reimbursement from the Authority, 

Developer shall submit to the Authority any of the following as may be required by 

Authority representatives: 

i. A written statement detailing the costs. 

ii. A written explanation as to why reimbursement is appropriate 

under the Brownfield Plan and this Agreement. 

iii. Copies of invoices from the consultants, contractors, 

subcontractors, engineers, attorneys or others who provided 

such services. To verify quantities for unit price billings such 

invoices shall include sufficient backup information, including 

but not limited to, labor hours per person per billing period for 

professional services, detailed invoices from subcontractors and 

subconsultants, manifests and/or weigh tickets for disposed 

materials, and days used and rates for equipment and materials 

charges.  All Eligible Costs for which certification is being sought 

must have occurred within 24 months prior to the date 

submitted. 

iv. Copies of waivers of liens by the contractors, subcontractors, 

and materials suppliers, or cancelled checks demonstrating 

payment in the amount stated. 

v. If not already submitted, copies of the contract with the 

contractor or supplier providing the services or supplies, for 

which reimbursement is sought. 

vi. A statement from the engineer and project manager overseeing 

the work recommending payment. 

vii. Any other information which may be required by state 

authorities or reasonably required by the Authority. 

 

  



 

EXHIBIT F – Memorandum of Understanding Between Renovare 

Development LLC, City of Ypsilanti, and Washtenaw County 
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