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TO:  COUNCIL MEMBERS 
 

FROM: David Whitaker, Director    

  Legislative Policy Division Staff 
 

DATE:  February 1, 2022 
   

RE:  CODA Brush Park Brownfield Redevelopment Plan PA 381 of 1996   

  PUBLIC HEARING 

      

 

The Brownfield Redevelopment Financing Act 381 of 1996 provides tax incentives (i.e., tax 

increment financing) to develop brownfields properties in an area at or on which there has been a 

release (or threat of release) or disposal of a hazardous substance. 

 

CODA Brush Park Brownfield Redevelopment Plan 

 

Brush Park Properties, LLC, is the project developer of the CODA Brush Park Brownfield 

Redevelopment Plan.  The eligible property consists of one (1) combined parcel1 bounded to the 

north by an alleyway, to the east by John R Street, to the south by Alfred Street, and to the west 

by the property line in the Brush Park neighborhood.  The project entails the construction of an 

expansive addition to incorporate the existing carriage house building facade, built in 1890, into 

a 5- story modern, mixed-use development.  

 

The building will include approximately 84,000 square feet of commercial and residential space. 

Approximately ten (10) luxury condominium units will be offered for purchase, totaling an 

estimated 22,000 square feet of living space. Eight of the residential units will be located on 

floors 3-5 of the main carriage house building, and the two remaining townhome units will be 

built along the Alfred Street façade of the development. It is anticipated that the remaining 

portion of the building will be occupied by a restaurant, bar and office space, totaling 

approximately 15,000 square feet.   

 
1 The approved combined parcel includes approximately 1.07 acres. The property address and parcel identification 

number will be determined at a later date but prior to its incorporation on the 2022 tax roll. The former property 

addresses are 2827 John R Street, 105 Alfred Street, and 79 Alfred Street and are located in the City of Detroit. 
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In addition, the building will feature an integrated parking deck with approximately 105 total 

parking spaces. The parking structure will also serve as residential, commercial, and public 

parking, complete with multiple electric vehicle charging ports. The development will also 

feature alleyway improvements that will serve as a community gathering space. It is currently 

anticipated that construction will begin in the Fall of 2021 and eligible activities will be 

completed in 2023. 

 

In its current condition, the building’s deterioration has left it dangerous and unable to be used to 

adequately perform the function for which it was intended, due to a substantial loss in value 

detailed below: 

 

• The current configurations do not meet market demand for the original commercial 

purpose of the building, nor does it meet market demand for its future residential use.  

• Mechanical and electrical systems must be replaced.  

• Interior finishes have been stripped.  

• Life safety systems (smoke detectors, fire alarm systems, exit signs and fire sprinklers) 

must be installed.  

• The windows must be rehabilitated or replaced.  

• The entire roof must be replaced. 

 

The eligible activities are estimated to commence within 18 months of approval of the plan and 

be completed within 3 years.  The completed project is also expected to create an estimated 218 

temporary construction jobs and 37 new full-time equivalent (FTE) jobs.2 
 

The developer is requesting a $4,807,400 TIF3 reimbursement, with the overall value of the plan 

estimated at $7,685,510, which includes local brownfield costs.4  The developer is also seeking 

the approval of a Neighborhood Enterprise Zone Act, P.A. 147 of 1992, as amended (NEZ) tax 

abatement.  The estimated capital investment for this project is approximately $25.8 million. 

 

Basis of Eligibility 

 

The Property is considered “eligible property” as defined by Act 381, Section 2 because (a) the 

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

Detroit, a qualified local governmental unit under Act 381; and (c) the Property parcel has been 

determined to be “functionally obsolete” as defined by Act 381. 

 

Description of the Eligible Property & Legal Description 

 

 
2 According to the jobs chart submitted to former Council President Brenda Jones. 
3 Tax Increment Financing (TIF) subsidizes an entity by refunding or diverting a portion of their taxes to help 

finance development in an area or on a project site. 
4 The duration of the TIF plan is 19 years. 



  
 

 

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

costs and payment of DBRA administrative and operating expenses, (ii) make deposits into the 

State Brownfield Redevelopment Fund, and (iii) make deposits into the DBRA’s Local 

Brownfield Revolving Fund, as follows:  

 
COSTS TO BE REIMBURSED WITH TIF5 

 

COSTS TO BE REIMBURSED WITH TIF

1. Pre-Approved Activities $2,500

2. Demolition $138,400

3. Site Preparation $268,000

4. Infrastructure Improvements $3,674,600

5. Urban Storm Water Management System $45,000

6. Brownfield  Plan & Work Plan $60,000

7. Contingency (15%) $618,900

Total Reimbursement to Developer $4,807,400

8. Authority Administrative Costs $1,215,776

9. State Brownfield Redevelopment Fund $380,492

10. Local Brownfield Revolving Fund $1,281,842

Total Estimated Costs $7,685,510   
 

 

 

 
 

 
5 A maximum fifteen percent (15%) contingency for unforeseen circumstances and cost overruns may be added to 

the estimated cost of the proposed activities. The contingency should not be calculated on the costs for Brownfield 

Plan, Work Plan preparation or implementation, or for activities conducted prior to Work Plan submittal. Act 

381Work Plan Guidance  



  

Feasibility of the Brownfield Approval 
 

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 pre-approved 

activities, department specific activities, site demolition activities, infrastructure improvements, 

site preparation, and the development, preparation and implementation of a brownfield plan 

and/or Act 381 work plan. 

 

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

 

 
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  

  Gail Fulton, Mayor’s Office 

  Malinda Jensen, DEGC 

  Kenyetta Bridges, DEGC 

  Jennifer Kanalos, DEGC 

  Brian Vosburg, DEGC 

  Cora Capler, DEGC 



  
 

 

 
 

 

 
 

 
Renderings of the completed project6 

 

 
6 Source: https://codadetroit.com/ 

https://codadetroit.com/


  

 

Estimated Costs of Activities 
 

 

  



  
 

 



  
 

 

 

 



  
 

 



  

Th

e Existing Carriage House Building (2827 John R. Street) 

 



  
 

 
 



  
 

 



  
 

 
 



  
 

 



  

 
 


