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City of Detroit 

CITY COUNCIL 

LEGISLATIVE POLICY DIVISION 
208 Coleman A. Young Municipal Center  

Detroit, Michigan 48226 

Phone: (313) 224-4946   Fax: (313) 224-4336 

 

 

 

 

 

 

 
 

TO:  COUNCIL MEMBERS 
 

FROM: David Whitaker, Director     

  Legislative Policy Division Staff 
 

DATE:  October 27, 2021 

   

RE:  Establishment of a Neighborhood Enterprise Zone, as requested by CCA  

  Midtown Detroit LLC (City Club Apartments) in the Midtown area 
      

 

Neighborhood Enterprise Zone Act (Public Act 147 of 1992) 

 

The Neighborhood Enterprise Zone Act, PA 147 of 1992, as amended, provides for the 

development and rehabilitation of residential housing located within eligible distressed 

communities. New and rehabilitated facilities applications are filed, reviewed, and approved by 

the local unit of government, but are also subject to review at the State level by the Property 

Services Division. The State Tax Commission (STC) is responsible for final approval and 

issuance of new and rehabilitated facility certificates. Exemptions for new and rehabilitated 

facilities are not effective until approved by the STC. 

 

By statute, every NEZ must contain not less than 10 platted parcels of land that are compact and 

contiguous.  The statute allows for an exception if a NEZ is in a downtown revitalization district.   

In a downtown revitalization district,1 a NEZ may contain less than 10 platted parcels if the 

platted parcels together contain 10 or more facilities.   

 

In 2008, the NEZ Act was modified by Public Acts 204 & PA 228 to allow a neighborhood 

enterprise zone located in a "qualified downtown revitalization district" to contain fewer than 10 

platted parcels if the platted parcels together contain 10 or more facilities. The Act as modified, 

defines "qualified downtown revitalization district" as an area located within the boundaries of 

one or more of the following: 

 
1 As defined in Section 2 (k) MCL 207.772 

Christopher Gulock, AICP 

Derrick Headd 

Marcel Hurt, Esq. 

Kimani Jeffrey 

Anne Marie Langan 

Jamie Murphy 

Kim Newby 

Analine Powers, Ph.D. 

Rebecca Savage 

Sabrina Shockley 

Thomas Stephens, Esq. 

David Teeter 

Theresa Thomas 

Kathryn Lynch Underwood, MUP 

Ashley A. Wilson 

 

 

David Whitaker, Esq. 
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• A downtown district, as defined in the Downtown Development Authority Act. 2 

• A principal shopping district or a business improvement district as defined in the

 principal shopping district Act (BID Act). 3 

• An area of the local unit zoned and primarily used for business, as determined by 

 the local governmental unit.4 

 

CCA Midtown Detroit, LLC 
 

CCA Midtown Detroit, LLC, is the project developer of the property located on five parcels in 

the Midtown area of Detroit. The proposed area consists of parking lots and vacant land with a 

total of 2.358 acres of land that is proposed for a NEZ.  The developer plans to develop the 

property to include several multi-family facilities with 350 apartments, retail, and 186 parking 

spaces.5  The owner plans for 20% of the rental units to be priced for residents within 80% of 

AMI 6  (area median income).   

 

Despite the fact that the project includes an investment of $96.8 million, which exceeds the 

minimum Community Benefits Ordinance (CBO) threshold of $75 million, Neighborhood 

Enterprise Zone tax abatement incentivized projects are not included in the CBO ordinance.7 In 

addition to the requested NEZ, the developer is also seeking assistance through a brownfield 

redevelopment plan.8 
 

DEGC Project Evaluation Checklist 

CCA Midtown 

Developer: City Club Apartments Midtown, LLC 

Principal: Jonathan Holtzmann 

Neighborhood Enterprise Zone, PA 147 New – New allocation; exemption for the development of residential 
housing located within eligible distressed communities. Full taxable value taxed at discounted rate determined by 
the until the final three years when phase out occurs. 

Request Type NEZ District 

DEGC Recommendation Approval of NEZ District 

Location 

Address 90 Mack Ave (Corner of Mack and Woodward) 

City Council District District 6 

Neighborhood Brush Park 

Building Use 

Total Rentable Square Foot 328,612 

Retail Square Foot 31,196 

Commercial Square Foot 10,316 

Residential Square Foot 287,100 

 
2 PA 197 of 1975, MCL 125.1651 - 125.1681 
3 Principal shopping Districts and Business Improvements Districts Act 120 of 1961, MCL 125.981 - 125.990n 
4 Under the DDA Act, "downtown district" means that part of an area in a business district. 
5 https://www.mlive.com/business/2021/10/target-to-open-store-at-new-mixed-use-community-in-midtown-

detroit.html 
6 Detroit-Warren-Livonia Metro Area HUD 2021 AMI for one person 80% = $44,000. 
7 CBO Ordinance Sec. 14-12-2(2) 
8 Through the Brownfield Redevelopment Financing Act, Brownfield TIF allows applicable taxing jurisdictions to 

receive property taxes on the property at the current level and capture the incremental increase in tax revenue 

resulting from a redevelopment project. 

https://www.mlive.com/business/2021/10/target-to-open-store-at-new-mixed-use-community-in-midtown-detroit.html
https://www.mlive.com/business/2021/10/target-to-open-store-at-new-mixed-use-community-in-midtown-detroit.html
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Project Description 

City Club Apartments (CCA) Midtown will be a 2-acre mixed-use development that features three distinctly 
designed but interconnected buildings with public pocket parks anchoring the main corners and a feature art park 
in the center that will be open to the public on the weekends for organized community events. The proposed 
300k+ square foot development will include 350 apartments and penthouses with resort class amenities. The 
apartments and penthouses will be supported by commercial space that makes live, work and entertain a reality 
via a national retailer with a grocery store and healthcare component, national bank, restaurant, and a café. CCA’s 
unique mix of unit types will offer rental apartments with resort class amenities at reasonable market rents and 
will include 70 affordable units at 80% AMI. City Club Apartments currently partners with Detroit at Work to 
advertise job openings at our 4 existing communities in Detroit. Midtown will be no different. City Club 
Apartments Midtown has already reached out to Detroit at work and will look to engage with the community and 
hire locally prior to opening in 2023. 

Sources and Uses 

Total Investment $96.8M 

Sources 
$74.2M Senior Debt (77%), $5.0M CDFI Loan (5%), 
$5.0M CRP Loan (5%)  $12.6M Owner Equity (13%) 

Uses 
$400k Acquisition (0%), $74.2M Hard Construction 
(76%), $22.2M Soft Costs (23%) 

Project Benefits 

Estimated Jobs 60 FTE’s + 130 temporary construction jobs 

Estimated City benefits before tax abatement $9,057,285 

Total estimated City value of NEZ $2,552,620 

Total estimated City value of TIF Capture $2,454,674 

Less cost of services & utility deductions $20,752 

Net Benefit to City with abatements $4,029,238 
 

 

 

City of Detroit Gross Benefits Summary over the First 15 Years (Prior to Abatement) 
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Incentive Summary over the First 15 Years 

 
 

Expanded Incentive Summary over the First 15 Years (Including the Library) 

 
Charts courtesy of DEGC 

 

Conclusion 
 

The investment in this project is estimated at $96.8 million.  The proposed tax abatement is 

projected to be worth a tax savings of $6,386,396 to the developer.  The estimated investment 

and new residents are projected to produce a positive cost benefit to the City of Detroit of 

$4,029,238 and over $5,419,630 to all the impacted taxing units, in addition to 60 FTE, 130 

temporary construction jobs & 350 new housing units, after accounting for the tax abatement and 

the Brownfield TIF. 

 

 

DEGC Chart of Taxes Before, During & After the Incentive9 

 
 

 
9 Existing Annual Taxes: $209,541 - New Annual Taxes DURING the Incentive: $264,442 & Taxes after the 

Incentive EXPIRES: $893,015 
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NEZ Acreage Status:10 
 

NEZ allocations are limited by state statute: “The total acreage of the neighborhood enterprise zones 

containing only new facilities or rehabilitated facilities, or any combination of new facilities or 

rehabilitated facilities designated under this act shall not exceed 15% of the total acreage contained 

within the boundaries of the local governmental unit.” 11 
 

 Total acreage available (15% of Detroit acreage): 13,239.00 
 

Woodward/Mack NEZ:                        2.358 acres 

Total Acreage for the Entire City of Detroit:               88,26012 

 

Total Acreage Remaining 7,588.80 

Total Acreage Designated 5,650.20 

 

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

 

 

Attachment: June 22, 2021- Letter from Finance Assessors  

 

 
 

 

 

cc:     Auditor General’s Office 

    Donald Rencher, Chief of Services and Infrastructure 

  Katy Trudeau, Planning and Development Department 

  Julie Schneider, HRD 

  Veronica Farley, HRD 

  Stephanie Grimes Washington, Mayor’s Office  

  Avery Peeples, Mayor’s Office 

  Malinda Jensen, DEGC 

  Kenyetta Bridges, DEGC 

  Jennifer Kanalos, DEGC 

  Brian Vosburg, DEGC 

 

 

 

 

 

 

 

 

 
10 This is a ballpark estimate by LPD, based on current available data. 
11 MCL 207.773 (2) 
12 88,260 Acres = 137.90625 Square Miles 
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Rendering of the development13 

 

 

 
Map of Area14 

 

 

 
13 (Artist rendition via Identity PR/Mark Winter) Target to open store at new mixed-use community in Midtown 

Detroit By Edward Pevos,  MLive Oct. 25, 2021   https://www.mlive.com/business/2021/10/target-to-open-store-at-

new-mixed-use-community-in-midtown-detroit.html 
14 Map courtesy of DEGC 

https://www.mlive.com/business/2021/10/target-to-open-store-at-new-mixed-use-community-in-midtown-detroit.html
https://www.mlive.com/business/2021/10/target-to-open-store-at-new-mixed-use-community-in-midtown-detroit.html
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