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TO:  COUNCIL MEMBERS 
 

FROM:    David Whitaker, Director   

  Legislative Policy Division Staff 
 

DATE:  November 2, 2023 

   

RE:  City Modern D3, 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.  
 

City Modern D3 – 2853 Brush 
 

City Modern D3, LLC, a subsidiary of Bedrock Detroit, is the developer and owner of the property located 

at 2853 Brush (formerly known as 286 Edmund), in Detroit’s Brush Park Historic District.1 The project, 

City Modern D3 – 2853 Brush,  entails the new construction of a multi-family building with 25 rental units.2   

This project, which involves the current abatement request, is an element of the larger overall City Modern 

development.  The overall City Modern project includes a total of 344 rental and 105 for-sale units.  

 

Total Residential Units 25 Units 

 Studios  8 Units; 503 Avg. SF; $1,307/mo. Avg. Rent 

 1-Bed   11 Units; 624 Avg. SF; $1,623/mo. Avg. Rent 

 2-Bed   6 Units; 1,402, Avg. SF; $3,644/mo. Avg. Rent 

 3-Bed   N/A 

 

 
1 Pursuant to Section 5(1) of the Michigan Local Historic District Act, MCL 399.205 (1) and Sections 21-2-73/21-2-78 of the 2019 Detroit 

City Code; the Detroit Historic District Commission (DHDC) issued a Certificate of Appropriateness (“COA”), for this project effective on 

August 16, 2022, as the project meets the Secretary of Interior’s Standards for Rehabilitation and the district’s Elements of Design. 

220804_HDC Presentation FINAL (detroitmi.gov) 
2 The Council may want to inquire about the availability of parking for this phase of this large scale development. 

https://detroitmi.gov/sites/detroitmi.localhost/files/hdc-decisions/2022-09/286%20Edmund%20-%20COA%2022-8027%20with%20attachments_0.pdf
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Affordable Housing 

 

In July 2017, the Council approved the “Affordable Housing Agreement with Bedrock and the City of 

Detroit.”  We provided the Council a comprehensive review of the agreement in the LPD Report, “A 

Review of the Affordable Housing Agreement with Bedrock,” dated July 19, 2017.   In the agreement, 

Bedrock committed to provide one unit of affordable housing (in its overall portfolio of housing) for each 

unit of housing it develops (20%).  Bedrock further committed that at least 20% of the units will be 

“affordable,” at or below 80% of the Area Median Income  (AMI) for 30 years.   

 

In the agreement, Bedrock committed to meet its 20% affordable threshold two ways: 

 

1. New Affordable Units – Developing new affordable units at the same time new market  rate 

units are being developed. 

 

2. Preservation Projects – Preserving existing affordable housing at the end of its  affordability 

period, so that it stays affordable, and they do not convert to market rate units and reduce the 

affordable housing stock. 30-40% AMI households. 

 

All of the affordable units will be provided within the “Affordable Housing Priority Area”, defined as the 

Downtown, Midtown, New Center, and Corktown areas, where affordable housing needs to be developed 

and preserved.   
 

 

 

 

 DEGC Property Tax Abatement Evaluation   
 

 

 
Project: City Modern D3 – 2853 Brush 
Developer: City Modern D3, LLC  

 

   
 

 

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 2853 Brush  
 

 City Council District District 5  
 

 Neighborhood Brush Park  
 

 Located in HRD/SNF Targeted Area N/A  
 

 Building Use  
 

 Total Square Footage (SF) 19,298   

  Residential SF 19,298   

  Commercial SF N/A   

  Retail SF N/A   

  Industrial SF N/A   

 Total Residential Units 25 Units   

  Studios 8 Units; 503 Avg. SF; $1,307/mo. Avg. Rent   

  1-Bed 11 Units; 624 Avg. SF; $1,623/mo. Avg. Rent   

  2-Bed 6 Units; 1,402, Avg. SF; $3,644/mo. Avg. Rent   

  3-Bed N/A   
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 Project Description   

 

 
The proposed development is located in the Brush Park Historic District. The building will be a part of the greater Brush 
Park City Modern development project. The rehabilitation intends to create twenty-five (25) additional for-rent 
residential units. As a reminder, this rehabilitation is a part of the overall City Modern development project that will bring 
at total of 344 rental and 105 for-sale units, making it the most significant modern housing development in Detroit to 
grow the City's population and tax base. Without the PA 210 tax abatement, this project will not have financial feasibility.  
  

 

 Sources and Uses of Capital Summary  
 

 Total Investment $10,997,044   

 
Sources Debt: $3.2M (29.10%); Equity: $7.8M (70.90%) 

 

 

 
Uses 

Acquisition: $349.8K (3.18%); Hard Costs: $9.1M (82.87%); 
Soft Costs: $1.5M (13.94%)  

 

 Project Economic Benefits Summary  

 

 Estimated Jobs (FTE/Construction) 2 FTE | 70 Construction  
 

 Estimated City benefits before tax abatement $1,204,775  
 

 Total estimated City value of abatement $532,221  
 

 Less cost of services & utility deductions $288,605  
 

 Net Benefit to City with abatement $383,949   

     
 

 
City of Detroit: Benefits, Costs, and Net Benefits over the Next 10 Years 
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3 Chart courtesy of the DEGC 
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Impacted Taxing Units: Incentive Summary over the First 10 Years 4 

 

 

DEGC Chart of Taxes Before, During & After the Incentive5 

 

 

 

Conclusion 
 

The estimated total capital investment for this project is $10,997,044. It is also estimated that the completed 

project will create 2 FTE’s6 and 70 temporary construction jobs. The total value of the 10-year Commercial 

Rehabilitation tax savings is estimated at $1,006,480. 
 

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

$383,949, and all of the impacted taxing units, a net benefit of $786,539 over the 10 years of the Commercial 

Rehabilitation tax abatement. This project will provide the community with a benefit by providing newly 

realized tax revenue to a formerly abandoned, dormant and vacant site, in addition to the creation of 25 new 

housing units. 

 

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 

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.”7 

 
4 Charts courtesy of the DEGC 
5 Existing Annual Taxes: $0- New Annual Taxes DURING the Incentive: $58,879 & Taxes after the Incentive EXPIRES: $152,635 
6 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 
7 COMMERCIAL REHABILITATION ACT (Act 210) MCL. 207.852(1) 

https://www.indeed.com/career-advice/career-development/fte
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Please contact us if we can be of any further assistance. 

 

Attachments: October 3,2023  - Letter from Finance Assessors 

  October 3, 2023 - CRIO8  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 2853 Brush (formerly 286 Edmund)9 

 

 

 

 

 
8 CRIO- Civil Rights, Inclusion & Opportunity Department 
9 Source: 286 Edmund Pl, Detroit, MI 48201 | Trulia 

https://www.trulia.com/home/286-Edmund-Pl-Detroit-MI-48201-88403311
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Location Map10 

 

 

 
Site Plan with 2853 Brush (City Modern D 3)11 

 

 
10 Source: 286 Edmund Pl, Detroit, MI 48201 | Trulia 
11 Source: 286 Edmund Place Historic District Commission Presentation by Bedrock, (Merge Architects) September 2022 220804_HDC 

Presentation FINAL (detroitmi.gov) 

 

2853 Brush 

https://www.trulia.com/home/286-Edmund-Pl-Detroit-MI-48201-88403311
https://detroitmi.gov/sites/detroitmi.localhost/files/hdc-decisions/2022-09/286%20Edmund%20-%20COA%2022-8027%20with%20attachments_0.pdf
https://detroitmi.gov/sites/detroitmi.localhost/files/hdc-decisions/2022-09/286%20Edmund%20-%20COA%2022-8027%20with%20attachments_0.pdf
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 Rendering of 2853 Brush D 312 

 

 

 

 

 
12 Source: Source: 286 Edmund Place Historic District Commission Presentation by Bedrock, (Merge Architects) September 2022 

220804_HDC Presentation FINAL (detroitmi.gov) 

 

https://detroitmi.gov/sites/detroitmi.localhost/files/hdc-decisions/2022-09/286%20Edmund%20-%20COA%2022-8027%20with%20attachments_0.pdf
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