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TO:  COUNCIL MEMBERS 
 

FROM:    David Whitaker, Director   

  Legislative Policy Division Staff 
 

DATE:  October 31, 2023 

   

RE:  16530 East Warren, LLC PA 210 Certificate Request 
 

 

The Commercial Rehabilitation Act, PA 210 of 2005, is a tax incentive for the rehabilitation of commercial 

property for the primary purpose and use of a commercial business or a multi-family residential facility. 

The property must be located within an established Commercial Rehabilitation District. Exemptions are 

approved for a term of 1-10 years, as determined by the local unit of government. The property taxes are 

based upon the prior year's taxable value.  
 

Background 
 

16530 East Warren, LLC, with its principal Edward Carrington,1 is the project developer and owner of 

the property located at 16530 East Warren, located in the East English Village area. The original plan for 

the project consisted of the redevelopment of the existing former commercial bank building into a 

residential and mixed-use commercial retail development.2  Based on these plans, in January of this year, 

the developer requested and received the approval of an Obsolete Property Rehabilitation Act (OPRA) PA 

146 of 20003 exemption certificate from the Detroit City Council. Unfortunately however, it was 

subsequently determined that the existing structure had deteriorated beyond the point of redemption.4 Due 

to this fact, in accordance with the act, the developer has requested that the City Council revoke the existing 

abatement, in order to facilitate the issuance of a PA 210 Commercial Rehabilitation Act certificate.5 

Council is currently processing the resolution to revoke the OPRA certificate, prior to this item.  

 
1 About — Flux City | Where Adaptability & Collaboration Coexist 
2 East-side Detroit corridor prepares for revitalization plan (detroitnews.com) 
3 OBSOLETE PROPERTY REHABILITATION ACT (MCL. 125.2781 - 125.2797) a tax incentive to encourage the redevelopment of 

obsolete buildings. 
4 SJW Engineering letter attached. 
5 Rehabilitation also includes new construction on vacant property from which a previous structure has been demolished and if the new 

construction is an economic benefit to the local community as determined by the qualified local governmental unit. COMMERCIAL 

REHABILITATION ACT (MCL. 207.842) 

https://www.flux.city/about
https://www.detroitnews.com/story/news/local/detroit-city/2021/03/15/east-side-detroit-warren-corridor-revitalization-plan/6950102002/
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The newly modified request calls for the new construction of a 3-story 21,000 square foot mixed-use 

building that will include a café/restaurant & market on the ground floor, and two residential floors above.  

 

Residential & Parking 

The two residential floors each contain approximately 6,925 square feet of space and will have eighteen 

residential units in total. Ten of the eighteen units will be reserved as affordable units, representing 

approximately 55% of the total units. One unit will be at 50% AMI, three units will be at 70% AMI, four 

units will be between 70-80% AMI, and two units will be at 80% AMI. The remaining eight units range 

from 85-90% AMI.6 

 

The plans also include a total of 26 parking spaces between the main parking lot west of the building and 

the secondary parking lot on the east side of Kensington Ave. 

 

Commercial  

The first-floor retail space is estimated to be a total of 7,320 square feet (this total includes first floor 

common area square footage). According to the developer, the first floor commercial tenant is currently a 

resident of East English Village. The developer  anticipates that it will take up to 18 months to complete 

the development  and that the project will be operational by mid to late 2024. 

 

In addition to the currently requested PA 210 abatement, in February 2022, the developer also requested 

and received an approval by the City Council of a Brownfield Tiff reimbursement7 of which we detailed in 

our February 8, 2022 report.8 

 

 

 DEGC Property Tax Abatement Evaluation   
 

 The Ribbon – 16530 E. Warren  
 

 

Developer: Flux City 
Principals: Eddie Carrington 

 
   

 

 

Description of Incentive: PA 210 CRA provides property tax exemption for the rehabilitation of commercial and 
commercial housing properties. Existing property taxes are frozen at the ad valorem rate and property taxes on 
building improvements may be exempt for a 1-10 year period.  

 

 Request Type PA 210 Certificate   

 DEGC Recommendation  10-Year Approval   

 Location  
 

 Address 16530 E. Warren   
 

 City Council District District 4  
 

 Neighborhood East English Village  
 

 Located in HRD/SNF Targeted Area East Warren / Cadieux  
 

 Building Use  
 

 Total Square Footage (SF) 21,170   

  Residential SF 13.850   

  Commercial SF N/A   

  Retail SF 7,320   

  Industrial SF N/A   

 
6 Letter from the developer to the Detroit City Council dated, July 10, 2023. 
7 The developer received the approval of a $1,005,170 TIF reimbursement, with the overall value of the plan estimated at $1,803,759, which 

includes local brownfield costs, over a period of 29 years. 
8 Link to the LPD report dated, February 8, 2022: July 30, 2013 (detroitmi.gov) 

https://detroitmi.gov/sites/detroitmi.localhost/files/2022-02/The%20Ribbon%20Brownfield%20Plan%20PA%20381%20%28revised%29.pdf
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 Total Residential Units 18 Units (100% Affordable Below 100% AMI)   

  Studios N/A   

  1-Bed 16 Units; 615 Avg. SF; $1,149/mo. Avg. Rent   

  2-Bed 2 Units; 867 Avg. SF; $1,600/mo. Rent   

  3-Bed N/A   

 Project Description   

 

 
The project will consist of the construction of a 3-story 21,000 square foot mixed-use building that will include a 
café/restaurant & market on the ground floor, and two residential floors. The residential floors will feature 18 apartment 
units. 10 of the units will be affordable at 50%-80% AMI. The remaining 8 units will range from 85%-90% AMI. There will 
be a total of 26 parking places between the main parking lot west of the building and the secondary parking lot on the 
Eastside of Kensington Ave. The total anticipated development investment for this project is around $8.2 million dollars. 

 

 

 Sources and Uses of Capital Summary  
 

 Total Investment $ 8,283,699    

 
Sources 

Senior Debt:  $2,643,000, Subordinate Debt: $3,010,000, 
Equity: $2,630,699   

 

 
Uses 

Hard Costs: $6,428,855, Soft Costs: $1,724,844, 
Acquisition: $130,000   

 

 Project Economic Benefits Summary   

 Estimated Jobs (FTE/Construction) 4 Tenant FTE | 36 Construction  
 

 Estimated City benefits before tax abatement $568,681  
 

 Total estimated City value of abatement $304,368  
 

 Less cost of services & utility deductions $72,642  
 

 Net Benefit to City with abatement $191,671   

     
 

 
City of Detroit: Benefits, Costs, and Net Benefits over the Next 10 Years 
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Impacted Taxing Units: Incentive Summary over the First 10 Years 9 

10 

 

DEGC Chart of Taxes Before, During & After the Incentive11 

 

 

 

Conclusion 
 

The estimated total capital investment for this project is $8.2 million. It is also estimated that the completed 

project will create 4 tenant FTE’s12 and 36 temporary construction jobs. The total value of the 10-year 

Commercial Rehabilitation tax savings is estimated at $576,275. 
 

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

$191,671, and all of the impacted taxing units, a net benefit of $191,671 over the 10 years of the Commercial 

Rehabilitation tax abatement. This project will provide the community with a benefit by returning a dormant 

site of a closed bank building to productive use with affordable housing units and retail. 

 

However, if the developer does not proceed in good faith to complete the project, pursuant to the Act, the 

City Council may revoke the certificate: “The legislative body of the qualified local governmental unit may, 

by resolution, revoke the commercial rehabilitation exemption certificate of a facility if it finds that the 

completion of rehabilitation of the qualified facility has not occurred within the time authorized by the 

legislative body in the exemption certificate, or a duly authorized extension of that time, or that the holder 

of the commercial rehabilitation exemption certificate has not proceeded in good faith with the operation 

 
9 Charts courtesy of the DEGC 
10 The net benefits for several taxing jurisdictions at zero are impacted by the TIF capture (However, DPS capture is replaced by the State). 
11 Existing Annual Taxes: $9,918- New Annual Taxes DURING the Incentive: $29,241 & Taxes after the Incentive EXPIRES: 

$82,922 
12 FTE, or full-time equivalent, is a unit of measurement that represents the number of full-time hours an organization's employees work. 

What Is Full-Time Equivalent (FTE)? Plus How To Calculate It | Indeed.com 

https://www.indeed.com/career-advice/career-development/fte


5 

 

of the qualified facility in a manner consistent with the purposes of this act and in the absence of 

circumstances that are beyond the control of the holder of the exemption certificate.”13 
 

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

 

Attachments: August 21,2023  - Letter from Finance Assessors 

  August 14, 2023 - CRIO14  Employment Clearance 
 

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 

  

  
View of 16530 East Warren prior to demolition 15 

 

 

 

 
13 COMMERCIAL REHABILITATION ACT (Act 210) MCL. 207.852(1) 
14 CRIO- Civil Rights, Inclusion & Opportunity Department 
15 Source: DEGC 
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16 Source: Ribbon Brownfield  Redevelopment Plan 
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Location Map17 

 
17 Source: The Ribbon Brownfield Redevelopment  Plan  
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Rendering of The Ribbon18 

 

 
Rendering19 

 
18 Source: The Ribbon Apartments | Detroit, MI Apartments For Rent (apartmenthomeliving.com) 
19 Source: DEGC 

https://www.apartmenthomeliving.com/apartment-finder/The-Ribbon-Detroit-MI-48224-19126503
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20

 
20 Project was subsequently changed from a rehabilitation to new construction 
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