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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:  September 7, 2022 
   

RE:  Marrow Eastern Market, LLC PA 255 Certificate Request  

 

  

 

The Commercial Redevelopment Act, PA 255 of 1978 

 

The Commercial Redevelopment Act, PA 255 of 1978, is a tax incentive to provide for the 

establishment of commercial redevelopment districts in local governmental units. A 

Commercial Facilities Exemption Certificate entitles the facility an exemption from ad valorem 

real property taxes for a term of 1-12 years as determined by the local governmental unit. 
 

The criteria set forth for issuing Commercial Rehabilitation certificates under 255 of 1978, as 

amended, applies to functionally obsolete properties requiring restoration, meaning changes to 

obsolete commercial property other than replacement may be required to restore the property, 

together with all appurtenances,1 to an economically efficient condition. 

 

Marrow Eastern Market, LLC 
 

Marrow Eastern Market, LLC,2 is the project developer of the property located at 2442 Riopelle. 

The project as proposed consists of a former meat processing property with approximately 

14,196 square feet on 0.200 acres of land. The owner proposes to convert the property into meat 

processing, retail butcher, and tasting room/restaurant/bar space. The restoration requires 

extensive reconfiguration, including mechanical upgrades. This PA 255 certificate request is 

solely for the non-industrial/processing portion of the property. The DEGC has 

 
1 Accessories or other items associated with a particular activity or style of living. 
2 Development Team Principal(s):Jon Updyke and Ping Ho 
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recommended a full 12-year Commercial Redevelopment certificate. In addition, the developer is 

also seeking the approval of a PA 198 certificate, which covers solely the industrial/processing 

portion of the property. 

 

 DEGC Property Tax Abatement Evaluation    

    
 

 Property Address:       2442 Riopelle                                       

 Developer:                     2442 Riopelle LLC                                                                        

 

Development Team Principal(s):     Jon Updyke and Ping Ho            
Prepared By:                   Catherine Frazier                                 

 

 

Description of Incentive: PA 198 Industrial Development District AND PA 255 Commercial 

Redevelopment - Restoration  

 

 DEGC Abatement Term Recommendation 12 years   

 Location   

 Address 2442 Riopelle   

 City Council District 5   

 Neighborhood Eastern Market   

 Located in HRD/SNF Targeted Area NA   

 Building Use   

 Total Industrial Square Footage 6,968   

 Total Retail Square Footage 13,017   

 Total Square Feet 19,985   

 Parking Spaces 77   

 Project Description   

 

This development is seeking the establishment of two different abatement districts for portions of the building. The 
district will apply to the full parcel boundary. At the future time of the certificate application, separate certificates will 
be requested for designated use square footage as appropriate.  
The $5.4M rehabilitation of the approximately 19,000 SF building will house Marrow Detroit Provisions (MDP), a USDA 
meat processing facility for ethically and sustainably sourced meat, focusing on a variety of premium raw and 
processed beef and pork products. Complementing the meat processing facility will be a retail butcher shop and tasting 
room/restaurant/bar. The concept is similar to a winery or distillery where consumers can see the products being 
made, as well as sample and buy the products under a single roof. MDP is inspired by Marrow (partly owned by project 
investors), which is a highly successful restaurant and butcher shop in Detroit’s West Village.  
The restaurant and tasting room will highlight the products of MDP, which customers can then purchase at the retail 
butcher shop. The restaurant will have a first-floor bar, second floor dining room and rooftop seating with a more 
extensive menu featuring MDP meats. The kitchen will be overseen by Marrow’s acclaimed Executive Chef, Sarah 
Welch, who is James Beard nominated and is a contestant on the 2022 season of Top Chef. The upstairs and rooftop 
will be rented out for events on selected days. All in all, we expect the businesses will be significant new employers in 
the market, creating new jobs in management, meat processing, logistics, marketing, restaurant food preparation, 
restaurant service, and retail service. Anticipated employee hiring will start with 20 employees and grow to 35 or more 
employees.  

  

 

 Sources and Uses of Capital Summary   

 Total Investment $5,430,692   

 
Sources 

Member Loan $3M, Equity $1M, Tenant TI 
Contributions, $1,430,692  

 

 
Uses 

Acquisition $1.7M, Hard Costs $3,158,692, Soft Costs 
$572K  
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 Project Economic Benefits Summary   

 Estimated Jobs (FTE/Construction) 35 FTE / 35 Construction   

  PA 255 PA 198   

 Estimated City benefits before tax abatement $668,166 $725,763   

 Total estimated City value of abatement ($179,522) ($96,666)   

 Less cost of services & utility deductions ($118,890) ($157,517)   

 Net Benefit to City with abatement $369,754 $471,580   
 

  Site Plan  

 

 
 

 

City of Detroit: Benefits, Costs, and Net Benefits over the Next 12 Years 
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Impacted Taxing Units: Incentive Summary over the First 12 Years 
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Conclusion 
 

The estimated total capital investment for this project is $5,430,692. It is also estimated that 

completed project will create 15 FTE jobs4 and 35 temporary construction jobs.  The total value 

of the 12-year Commercial Redevelopment tax abatement is estimated at $462,089. 
 

Based on the investment and jobs, this project is also estimated to provide the City of Detroit a 

net benefit of $369,754 and all of the impacted taxing units, a net benefit of $378,857 over the 12 

years of the Commercial Redevelopment tax abatement.  
 

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

 

 

Attachments: Assessor’s Letter dated, June 21, 2022 

  Support Letters 
 

 
3 Existing Annual Taxes: $10,191 - New Annual Taxes AFTER (During) Incentive: $10,223 New taxes  

Without Incentive (after the incentive expires): $63,086 
4 The letter from the developer indicates that 15 jobs will be created as part of the non-commercial portion of the 

project, which is consistent with the application. 
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cc:    Auditor General’s Office 

    Donald Rencher, Chief of Services and Infrastructure 

  Antoine Bryant, Planning and Development Department 

  Julie Schneider, HRD 

  Veronica Farley, HRD 

  Charles Ericson, Office of the CFO/Office of the Assessors 

  Stephanie Grimes Washington, Mayor’s Office  

  Gail Fulton, Mayor’s Office 

  Malinda Jensen, DEGC 

  Kenyetta Bridges, DEGC 

  Jennifer Kanalos, DEGC 

  Brian Vosburg, DEGC 

 

 
Current street view of 2442 Riopelle 5 

 

 
5 Source: DEGC 
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