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City of Detroit 
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LEGISLATIVE POLICY DIVISION 
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TO:  COUNCIL MEMBERS 
 

FROM: David Whitaker, Director    

  Legislative Policy Division Staff 
 

DATE:  February 8, 2022 
   

RE:  The Ribbon Brownfield Redevelopment Plan PA 381 of 1996    

  PUBLIC HEARING (Revised) 

      

 

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

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

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

 

The Ribbon Brownfield Redevelopment Plan 
 

16530 East Warren, LLC, is the project developer of The Ribbon Brownfield Redevelopment 

Plan.  The eligible property consists of four (4) combined parcels,1 bounded by East Warren 

Avenue to the north, Yorkshire Road to the east, Cornwall Street to the south, and Outer Drive 

East to the west, in the East English Village neighborhood of Detroit.  The project entails the 

redevelopment of the property into a residential and mixed-use commercial retail development, 

with approximately 33 on-site parking spaces and additional site improvements.  
 

The property is currently developed with a former bank and surface parking lots. The one-story 

former bank building will be rehabilitated into first floor commercial retail space to include a 

café/restaurant and market on the ground floor, with two residential floors containing 

approximately 18 residential units constructed above, resulting in a 3-story 21,170 finished 

building upon completion. It is currently anticipated that some of the residential units will be 

affordable with 8 units to be available at 80% AMI,2 3 units available at 60% AMI, 3 and 1 unit 

available at 50% AMI. 4 Thereby, reserving 12 (67%) of the 18 units as affordable.5 

 
1 16530 E. Warren (main redevelopment area), 16510 E. Warren, 16596 E. Warren, and 16602 E. Warren 
2 2021 HUD Detroit-Warren-Dearborn 80% AMI = $44,800 (AMI area median income). ($1,100 per month rent) 
3 2021 HUD Detroit-Warren-Dearborn 60% AMI = $33,600. ($840 per month rent) 
4 2021 HUD Detroit-Warren-Dearborn 50% AMI = $28,000. ($700 permonth rent) 
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The finished first-floor retail space is estimated to be a total of 7,320 square feet (this total 

includes first floor common area square footage). The two residential floors are each estimated to 

be 6,925 square feet.   

 

Due Care Activities, demolition, site preparation, and infrastructure activities will begin in 

earnest in mid 2022, and will take up to 18 months to complete. The Developer anticipates that 

the project will be operational by late 2023. This redevelopment will revive this vacant property, 

remove dilapidation in the area, and create commercial and retail attractions in the area. The 

retail component is expected to create up to 5 new part-time and full-time jobs.  However, 

according to the jobs chart presented to former Council President Jones (attached), this project 

is estimated to produce 40 temporary construction jobs and 27 post construction jobs. 
 

The developer is requesting a $1,005,170 TIF6 reimbursement, with the overall value of the plan 

estimated at $1,803,759, which includes local brownfield costs.7  The developer is also seeking 

the approval of an Obsolete Property Rehabilitation Act (OPRA) tax abatement, P.A. 146 of 

2000, as amended.  The estimated capital investment for this project is approximately $6 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) the Property is located within the 

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

the Property are determined to be: (i) a “facility” as defined by Part 201 of the Natural Resources 

and Environmental Protection Act, Michigan PA 451, 1994, as amended (“NREPA”), (ii) 

“functionally obsolete”, as defined by Act 381, and/or (iii) adjacent and contiguous to property 

that is a “facility” and or “functionally obsolete”, the development of which is estimated to 

increase the taxable value of such parcels. 

 

Description of the Eligible Property & Legal Description 
 

 

 
5 According to a November 4, 2021 letter from the Planning and Development Department (attached). 
6 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. 
7 The duration of the TIF plan is 29 years. 
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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 TIF8 

 

 

 
 

Feasibility of the Brownfield Approval 
 

16602 East Warren Avenue A Phase II Environmental Site Assessment (“ESA”) was completed 

by AKT Peerless for the properties located at 16602 East Warren Avenue in December 2019. 

AKT Peerless submitted four soil samples for laboratory analysis of LDOs, one soil sample for 

VOCs, and three soil samples for VOCs, PNAs, cadmium, chromium, lead, and hexavalent 

 
8 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  



  

4 

 

chromium. The results of the laboratory analyses of the soil samples indicated that no parameters 

were identified to exceed the Michigan Department of Environment, Great Lakes, and Energy 

(“EGLE”) Generic Residential Clean-up Criteria (GRCC). AKT Peerless submitted one 

groundwater sample for laboratory analysis for VOCs. The results of the laboratory analyses of 

the groundwater sample identified cis-1,2- Dichloroethylene,9 tetrachloroethylene,10 

trichloroethylene,11 and vinyl chloride in groundwater at the AKT-9/TW boring locations above 

the EGLE Residential Drinking Water (DW) criteria and tetrachloroethylene above the EGLE 

Groundwater Surface Water Interface (GSI) criteria. Based on laboratory analytical results, the 

subject property meets the definition of a “facility,” as defined in Part 201. Exhibit A The 

Ribbon Brownfield Redevelopment Plan 4.  

 

16530 East Warren Avenue: 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. The requisite affidavit signed by a level 3 or level 4 assessor certifying the assessor’s 

expert opinion that the Property is functionally obsolete shall be provided by the Developer to 

the DBRA and attached to this Plan as Attachment I before approval of this Plan by the 

governing body. Further description of its eligibility is outlined below:  

 

Functionally Obsolete  

• 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.  

• Elevators must be installed  

• Interior finishes have been stripped.  

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

  must be installed.  

• A new security system must be installed.  

• The windows must be rehabilitated or replaced.  

• The entire roof must be replaced.  

 

16510 and 16596 East Warren Avenue: Two parcels (i.e., 16510 and 16596 East Warren 

Avenue) qualify as eligible property (as defined by Section 2 of Act 381) because (i) they are 

adjacent and contiguous to a parcel that qualifies as a “facility” or “functionally obsolete” parcel; 

and (ii) eligible activities will be conducted on these parcels and the inclusion and development 

of these adjacent or contiguous parcels is estimated to increase the captured taxable value of the 

remainder of the Property. 

 

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

 

 
cc:     Auditor General’s Office 

    Donald Rencher, Chief of Services and Infrastructure 

 
9 Dichloroethene, commonly called 1,2-dichloroethylene or 1,2-DCE, is an organochloride with the molecular 

formula C₂H₂Cl₂. It is a highly flammable, colorless liquid with a sharp, harsh odor. 
10 Tetrachloroethylene, also known under the systematic name tetrachloroethene, or perchloroethylene, and many 

other names, is a chlorocarbon with the formula Cl₂C=CCl₂ . It is a colorless liquid widely used for dry cleaning of 

fabrics, hence it is sometimes called "dry-cleaning fluid". It also has its uses as an effective automotive brake 

cleaner. 
11 The chemical compound trichloroethylene is a halocarbon commonly used as an industrial solvent. 
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16530 East Warren the former Charter One Bank12 

 

 
12 Source: East-side Detroit corridor prepares for revitalization plan Candice Williams, The Detroit News, 

March 15, 2021 https://www.detroitnews.com/story/news/local/detroit-city/2021/03/15/east-side-detroit-warren-

corridor-revitalization-plan/6950102002/ 

https://www.detroitnews.com/story/news/local/detroit-city/2021/03/15/east-side-detroit-warren-corridor-revitalization-plan/6950102002/
https://www.detroitnews.com/story/news/local/detroit-city/2021/03/15/east-side-detroit-warren-corridor-revitalization-plan/6950102002/
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Estimated Costs of Activities 
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