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TO:  COUNCIL MEMBERS 
 

FROM: David Whitaker, Director     

  Legislative Policy Division Staff 
 

DATE:  June 14, 2023 
   

RE:  The Amended and Restated Brownfield Redevelopment Plan for Harmonie Social  

  Club PA 381    
      

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. 
 

311 Grand River, LLC, an affiliate of Basco of Michigan,  is the project developer of the Amended and 

Restated Brownfield Redevelopment Plan for the Harmonie Social Club. The original plan was approved 

by Council in April of 2019. At that time, the developer received the approval of a $579,210 TIF1 

reimbursement with the total costs under the plan at $741,976. 
 

However, “ During the construction of the project, the Developer ran into significantly higher demolition, 

abatement, and infrastructure improvement costs than originally anticipated resulting in an increase in the 

amount for Eligible Activities. In order to increase the amount of TIF requested under the Plan to cover the 

increased Eligible Activities, the Developer is requesting an amendment to the Plan.”2 
 

The property is a three-story building that includes a mezzanine  and a basement, totaling 39,172 gross 

square feet. It is located at 311 East Grand River on the eastern side of Detroit’s Central Business District 

in the Paradise Valley Neighborhood, bounded by Centre Street to the south, the property line to the west, 

the alley between John R Street and Grand River Avenue to the north, and Grand River Avenue to the east. 

The project involves significant renovations to the interior and exterior of the mixed-use commercial 

building, including refurbishing the basement and ground floor into a 16,000 sq. foot restaurant, lounge, 

and speak easy tenant space, restoring a vacant 8,200 sq. foot office space into private conference rooms 

for meetings and other small events on the second floor, as well as, revamping a large assembly space for 

 
1 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. 
2 Memo to Council from DBRA, RE: Amended and Restated Brownfield Redevelopment Plan for Harmonie Social Club, dated 5/24/2023. 
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events and two bridal suites on the third floor and on the mezzanine. The developer is seeking additional 

incentives, which will include local and/or state approval of Obsolete Property Rehabilitation Act (OPRA) 

Tax Abatement and Historic Tax Credits. 
 

Due to the newly identified Eligible Activities costs, the developer is currently requesting a $2,379,089 

TIF,3 reimbursement, with the overall value of the plan estimated at $3,151,856, which includes local 

brownfield costs.4  The estimated capital investment for this project is approximately 12,130,000. 
 

Basis of 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 

Detroit, a qualified local governmental unit under Act 381; and (c) the Property is determined to be a historic 

resource as defined by Act 381, as amended.  
 

Tax increments Description of the Eligible Property & Legal Description 
 

The property comprising the eligible property consists of one (1) parcel. 311 East Grand River Avenue is a 

“historic resource. ” 5 

 

 
 

The original plan, which was approved with a date of April 16, 2019, is now subject to the following 

modifications: 
 
 

6 

The proposed modification would increase the years of capture from 18-30 years. 

 
3 Tax Increment Financing (TIF) subsidizes an entity by diverting a portion of their taxes to help finance  a development. 
4 The duration of the TIF plan is 29 years. 
5 "Historic resource" means a district, site, building, structure, or object of historical, architectural, archeological, or cultural significance.  

MCL 324.63502 (8) NATURAL RESOURCES AND ENVIRONMENTAL PROTECTION ACT – PA 451 of 1994 Michigan Legislature - 

Section 324.63502 
6 During the construction of the project, the Developer ran into significantly higher demolition, abatement, and infrastructure improvement 

costs than originally anticipated resulting in an increase in the amount for Eligible Activities. In order to increase the amount of TIF 

requested under the Plan to cover the increased Eligible Activities, the Developer is requesting an amendment to the Plan 

COSTS TO BE REIMBURSED WITH TIF

Original Plan Amended Plan % Change

1. Environmental Assessments $7,600 $7,186 -5.4%

2. Demolition $149,000 $583,687 291.7%

3. Asbestos Activities $50,000 $168,620 237.2%

4. Infrastructure Improvements $75,000 $577,172 669.6%

5. Site Preparation $201,313 $115,404 -42.7%

6. Brownfield Plan & Act 381 Work Plan $25,000 $60,000 140.0%

7. Contingency (5%) $71,297 $72,244 1.3%

8. Interest $0 $794,776 N/A

Total Reimbursement to Developer $579,210 $2,379,089 310.7%

9. Authority Administrative Costs $24,267 $472,778 1848.2%

10. State Brownfield Redevelopment Fund $82,856 $255,402 208.2%

11. Local Brownfield Revolving Fund $55,643 $44,587 -19.9%

TOTALS $741,976 $3,151,856 324.8%

http://www.legislature.mi.gov/(S(cqnj5uzuop4oth4g2fp3nxee))/mileg.aspx?page=getobject&objectname=mcl-324-63502&query=on&highlight=historic%20AND%20resource
http://www.legislature.mi.gov/(S(cqnj5uzuop4oth4g2fp3nxee))/mileg.aspx?page=getobject&objectname=mcl-324-63502&query=on&highlight=historic%20AND%20resource
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In addition, the following taxes are projected to be generated but shall not be captured during the life of this 

Plan: 

 

 
 

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:  
 

 
 

Eligible Activities  

The “eligible activities” that are intended to be carried out at the Property are considered “eligible activities” 

as defined by Sec 2 of Act 381, because they include pre-approved activities, demolition and asbestos 

abatement, infrastructure improvements, site preparation, development/preparation and implementation of 

brownfield plan and/or 381 work plan, interest, and a 15% contingency. The eligible activities and budgeted 

costs are intended as part of the development of the Property and will be financed solely by the Developer. 

The Authority is not responsible for any costs of eligible activities and will incur no debt. The eligible 

activities were originally estimated to commence in summer of 2019 and be completed within 9 months. 

 

The property was listed as a Michigan Historic Site in 1975 and was individually listed in the National 

Register of Historic Places in 1980. In addition, the property is listed in Detroit’s local Madison-Harmonie 

Historic District.7 

 
 

7 Madison-Harmonie HD Final Report.pdf (detroitmi.gov) 

Original Plan Amended Plan % Change

City Debt $99,151 $909,992 817.8%

School Debt $184,138 $1,314,433 613.8%

DIA $2,833 $20,171 612.0%

Zoo $1,416 $10,081 611.9%

TOTALS $287,538 $2,254,677 684.1%

https://detroitmi.gov/sites/detroitmi.localhost/files/2018-08/Madison-Harmonie%20HD%20Final%20Report.pdf
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Rationale for a Brownfield Plan 

 

• The City of Detroit Building, Safety Engineering, and Environmental Department acknowledged 

the receipt of the Phase I Environmental Site Assessment,8 pursuant to USEPA’s.  

• B-SEED agrees with the environmental consultant that there are no Recognized Environmental 

Concerns associated with the site and no further investigation is warranted and it determined the 

property as blighted and/or functionally obsolete. 

• Exterior Façade restoration is needed. 

• Roof, windows, and doors must be replaced. 

• Upgrades to restroom facilities for handicap access, fire protection systems, elevators, and the 

electrical and water mains must be completed. 

• Improve sidewalk, back alley, and landscaping to enhance the appearance of the exterior. 

• Rehabilitate vacant office space. 

• Restore all columns, assembly ceiling, wood floors, arches, stage ornamental metals, millwork, and 

other prominent features. 

• Selective demolition will be required in certain areas.  

• New plumbing, HVAC, and electrical systems must be added.  

 

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

cc:    Auditor General’s Office 

    Donald Rencher, Chief of Services and Infrastructure 

  Antoine Bryant, Planning and Development Department 

  Julie Schneider, HRD 

  Veronica Farley, HRD 

  Stephanie Grimes Washington, Mayor’s Office  

  Gail Fulton, Mayor’s Office 

  Malik Washington, Mayor’s Office 

  Kenyetta Bridges, DEGC 

  Jennifer Kanalos, DEGC 

  Brian Vosburg, DEGC 

 

 

 
8 The Phase I ESA (Environmental Site Assessment) is generally considered the first step in the process of environmental due diligence. 
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