
























 

 

 

TO: AliReda Jaefar, City Clerk's Office 
FROM: Greg Moots, Planning and Development 
RE: Master Plan Interpretation for Commercial Facilities Exemption Certificate (PA 255) 

at 9602 and 9636 E Jefferson (Associated with Petition # 2024-320) 
DATE: September 27, 2024 
 
In order to ensure that the issuance of a Commercial Facilities Exemption Certificate pursuant 
to State of Michigan, Public Act 255 of 1978 (Section 207.656) is consistent with the City’s Master 
Plan of Policies and will have the reasonable likelihood to increase commercial activity through 
replacement, restoration, or new construction; create, retain or prevent a loss of employment; 
revitalize an urban area; or increase the number of residents in a community, the Planning and 
Development Department’s Planning Division submits the following interpretation. 
 
Petitioner: 
Little Village Marina LLC 
 
Project Description: 
The developer proposes the rehabilitation of buildings located at 9602 E. Jefferson and 9636 
E. Jefferson. The Owner plans to redevelop the property on Jefferson Avenue in the 
Waterworks Park neighborhood from a service and storage-based facility into a waterfront 
cultural amenity and mixed-use campus for the City of Detroit. The project, named Stanton 
Yards, will consist of a cultural and artistic community hub, with a mix of commercial, retail, 
creative, and educational spaces and the activation of an outdoor plaza. 
 
Project Location 
9602 E. Jefferson and 9636 E. Jefferson 
 
Interpretation: 
The Master Plan Future General Land Use designation of the western half of the site is  
Low/Medium density Residential and the eastern portion is Institutional. The definitions of 
these districts are:  

Low/Medium Density Residential areas should have an overall density of 8 to 16 
dwelling units per net residential acre. The areas are often characterized by two or four 
family homes with small yards, on‐ street parking, or garages with alley access. The 
residential classifications allow for neighborhood‐scale commercial development. For 
instance, in a Low/Medium Density Residential area, small scale commerce (e.g. 
convenience stores) should exist to serve residents’ day‐to‐day needs. 
 
Institutional status applies to areas of approximately 10 acres or more with educational, 
religious, health or public uses, including: churches, libraries, museums, public or private 
schools, hospitals, or government building, structure or land used for public purposes. 



The development generally conforms to the Future General Land Use designation and 
Master Plan Policies for the area, as part of the use is educational and public space, and some 
intermixture of uses in common. 
 

 
CC: Antoine Bryant, Director 

Karen Gage, Director of Design + Development Innovation 
Justus Cook, HRD 



Ctrv or DErRorr
OrrrcE oF THE CHrrr FtunnctnL OrrrceR
Orrrcr oF THE AssEssoR

ColruRt A. Youttc Mut'ttctpnr Crnren
2 WooowRno Ave., SurrE 824
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PHone: 313o224o3011
F ex.313o224.9400

RE:

September 27,2024

Mr. Antoine Bryant, Director
Planning & Development Department
Coleman A. Young Municipal Center
2 Woodward Ave, Suite 808
Detroit, M|48226

Commercial Facilities Exemption Certificate Request
Little Village Marina LLC

9602 and 9636 E. Jefferson Ave
Parcel Numbers: 19006137-8 and 19000013-5

Dear Mr. Bryant:

The Office of the Chief Financlal Officer, Office of the Assessor, has reviewed the application for a Commercial

Facilities Tax Exemption Certificate for the properties located at 9502 and 9636 E. Jefferson Ave in the Marina
District area of the City of Detroit.

The rationale for creating Commercial Redevelopment Districts under PA 255 of 1978, as amended, is based on the

anticipation of increased market value upon completlon of new constructlon and/or significant restoration of
commercial andformerindustrial propertywhere theprimarypurposeanduseof whichistheoperationof a

commercial business enterprise and shall include office, engineering, research and development, warehousing
parts distribution, retailsales, hotel or motel development, and other commercialfacilitles. Commercial business

enterprises also include a business that owns or operates a transit-oriented development or a transit-oriented
facility. Normal repair and maintenance are not assessed and do not necessarilygenerate additional marketvalue.

Ihe 2024 values are as follows:

The project proposed by Little Village Marina LLC consists of two tax parcels. Parcel 19006137-8 features a single-

story marina storage facllity located at 9602 E. Jefferson. This building, constructed in 1988, spans a total area of

26,442 square feet and sits on a 0.937-acre lot. The second parcel, identified as 19000013-5, features four single-

story marina storage buildings situated at 9636 E. Jefferson. These facilities cover a total area of 49,236 square feet

and were constructed In 1961, all resting on a 1,0.622-acre plot of land. The owner plans to redevelop the property

on Jefferson Avenue in the Waterworks Park neighborhood from a service and storage-based facility into a

waterfront cultural amenity and mixed-use campus for the Clty of Detroit. The project, named Stanton Yards, will

consist of a cultural and artistic community hub, with a mix of commerclal, retail, creative, and educational spaces

and the activation of an outdoor plaza. Across both parcels, the owner proposes redeveloping the buildings

including approximately 65,000 square feet of building space for the mixed-use campus. A parcel combination of

the two parcels is anticipated in the near future. The transformation and adaptive reuse of five existing commercial

buildings will require significant interior and exterior work, including but not limited to strategic building and site

demolition, roof replacements, window replacements, updated building facades, significant plumbing and

electricalwork, new HVAC systems and boilers, interior build out of multiple retail and studio areas, and the

conversion of an old gas dock into a restaurant space.

This area meets the criterla set forth under PA 255 of \978, as amended. lt applies to functionally obsolete

properties requiring restoration meanlng changes to obsolete commercial property other than replacement as

may be required to restore the property, together with all appurtenances, to an economically efficient condition.

Parcel # Address
Building Assessed Valu€

(SEV)
Building
Taxable Value

-and Assessed Value

:SE\O

Land
Taxable Value

1 90061 37-8 9602 E. Jefferson Ave $229,80C $229,80C $34,70C $34,70C

1 900001 3-5 9636 E. Jefferson Ave $547,400 $547,400 $945,700 $945,700
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A review of the project details and relevant statutes indicated that the facility located at 9602 and 9636 E.

Jefferson Ave is eligible for the proposed Commercial Facilities Certificate pursuant to PA 255 of 1978, as

amended.

Charles Ericson, MMAO
Assessor, Board of Assessors



Crrv or DErRorr
OrrrcE oF rHE CHrer Frrunrucrnl OrrrcrR
OrrrcE oF THE AssrssoR

CorEvnru A. Younc MurutctpRl CrnreR
2 Wooowano Avr., Surrr 824
Dernorr, Ml 48226
PronE: 313.224.3011
F ex.313.224.9400

Commercial Facilities Exemption Certificate Request

Little Village Marina LLC

Page 3

Parcel Numbers: 19006137-8 and 19000013-5

Parcel Number Property Address Property Owner Leeal Description

190061_37-8 9602 E. Jefferson Little Village Marina LLC E PARKVIEW ALLTHAT PT OF P C 152 DESC AS

BEG AT SE COR JEFFERSON AVE 120 FT WD &
PARKVIEW DR 80 FT WD TH SLY ALG SD

PARKVIEW DR 250 FT TH ELY AT R A T48.84 FT

TH NLY AT R A 299.48 FT TO SLY LINE SD

JEFFERSON AVE TH SWLY ALG SD SLY LINE

156.85 FT TO P O B t9/--- 40,892 SQ FT

19000013-5 9636 E. Jefferson Little Village Marina LLC S E JEFFERSON PT OF P C152 BG E 188.84 FT

MEASURED AT R ATO E LINE OF SD P C 152

LYG SLY OF & ADJ JEFFERSON AVE 19/-- 199

IRREG

Note: parcels are expected to be combined.
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COMMERCIAL FACILITIES EXEMPTION CERTIFICATE 
AGREEMENT 

 
THIS COMMERCIAL FACILITIES EXEMPTION CERTIFICATE AGREEMENT 

(“Agreement”) is made this    day of    , 2024, by and between the 
City of Detroit, a Michigan municipal corporation (“City”), acting by and through its Planning and 
Development Department with an office at 2 Woodward Avenue, Suite 808, Detroit, MI 48226 and 
Little Village Marina, LLC, (“Applicant”) with an office at 660 Woodward Avenue, Suite 
2290, Detroit MI 48226. 

 

WITNESSETH: 
 

WHEREAS, 1978 PA 255, also known as the Commercial Redevelopment Act (“Act”), (1) 
provides for the establishment of commercial redevelopment districts by local governmental units, 
(2) provides for the abatement or exemption from certain taxes for qualified facility owners, and (3) 
allows local governmental units to levy and collect a specific tax from the owners of a qualified 
facility, among other provisions; and 

 
WHEREAS, the Applicant has submitted an Application for Commercial Facilities 

Exemption Certificate ("Application") for the City’s consideration for property located at 
9602 E. Jefferson and 9636 E. Jefferson (“Property”). A copy of the Application is attached 
hereto as Exhibit A and made a part hereof; and 

 
WHEREAS, the City has previously approved a commercial redevelopment district pursuant 

to the Act and the Property is located in such district; and 
 

WHEREAS, the Applicant has committed to complete a Restoration of the Property (as 
defined in the Act), and to hire or retain a certain amount of full-time employees at the Property 
during the Term (as defined below); and 

 
WHEREAS, the City has approved the Application by adopting a resolution granting the 

Commercial Facilities Exemption Certificate (“CFEC”) to the Applicant, contingent upon the 
representations contained herein and pending approval by the Michigan State Tax Commission. 
A copy of the City resolution granting the CFEC is attached hereto as Exhibit B and made a part 
hereof; and 

 
NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged, the parties agree as follows: 
 
1. General. 

 
a. Unless earlier revoked as provided for in Section 14 of the Act, being MCL 207.664, 

or as provided for in this Agreement, the CFEC term and the term of this Agreement (collectively, 
the “Term”) shall be Twelve (12) years, beginning on the December 31st following issuance of the 
CFEC by the City. 
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b. The Applicant will complete a “Restoration” of the Property, as defined in the Act and as 
set forth in the Application, no later than April 30, 2027. 

 
c. The Applicant shall create, or cause to be created, at least Two (2) (the “Employee 

Commitment Number”) full-time employees at the Property within one (1) year of the effective 
date of this Agreement. 

 
d. The Applicant will recruit and hire City of Detroit residents in accordance with 

specified targets as set forth in the City of Detroit Resident Employment Plan (“Employment 
Plan”) submitted by the Applicant to the City as part of the Application and approved by the City 
of Detroit Civil Rights, Inclusion and Opportunity Department (“CRIO”). Throughout the Term, the 
Employment Plan may not be modified without CRIO’s prior written approval, which approval may be 
granted or withheld in CRIO’s sole discretion.  CRIO will monitor the Applicant’s compliance with 
the Employment Plan on an annual basis throughout the Term. Upon notice from CRIO of a 
discrepancy between the Applicant’s commitment in the Employment Plan and the actual number 
of City of Detroit residents employed at the Property, Applicant shall submit a correction plan 
setting forth the Applicant’s plan to bring the number of City of Detroit residents employed at the 
Property back up to the specified targets as set forth in the Employment Plan. Applicant’s 
correction plan must be approved by CRIO. Applicant shall be required to fulfill the terms of such 
correction plan in the timeline set forth in the correction plan.  

 
e. For purposes of this Agreement, a “full-time employee” is defined as a person: (i) 

who is employed by the Applicant or its affiliates on a salary, wage, commission, or other basis 
for a minimum period of forty (40) hours a week and (ii) from whose compensation the Applicant 
or its affiliates, including a staffing agency, are required by law to withhold City of Detroit 
income taxes.  Affiliates may include Applicant’s tenant(s) that lease space at the Property. 
 
2. Applicant Representations 

 
In compliance with the Act and in order to induce the City to grant the CFEC to the 

Applicant, the Applicant represents that: 
 
a. The Applicant was the owner of the Property, or was leasing the Property and had a 

signed lease with the Property owner, at the time of the Application.  The Applicant is the owner of 
the Property, or is leasing the Property and has a signed lease with the Property owner as of the date 
of this Agreement. 

 
b. At the time of the Application the Property was, and as of the date of this Agreement 

the Property is, a “Commercial Property” as defined by the Act. 
 
c. During the Term, no portion of the Property will be used, owned or operated by a 

casino or affiliated company as defined in the Act. 
 
d. The Applicant will comply with the Act. 
 
e. The Applicant would not have considered undertaking the Restoration of the Property 

without the CFEC. 
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f. There are no delinquent taxes owed on the Property. 
 
g. The Applicant will pay any applicable taxes on the Property as they become due. 
 
h. The Restoration and current and planned future operation of the Property is in 

compliance with the City of Detroit Zoning Ordinance and Master Plan. 
 
3. Community Benefits Requirements. 

 
Pursuant to City of Detroit Ordinance 35-16, also known as the Community Benefits 

Ordinance (“Ordinance”), if the Property involves a Tier 2 Development Project (as defined by the 
Ordinance), then the Applicant will: 

 
a. Partner with the City, and when appropriate, a workforce development agency to 

promote the hiring, training and employability of Detroit residents consistent with State and Federal 
Law. 

 
b. Partner with the Director of the Planning & Development Department to address and 

mitigate negative impacts that the Tier 2 Development Project may have on the community and 
local residents. The Applicant will adhere to the mitigation requirements, if any, stated in the 
attached Addendum 1 – Requirements, which is incorporated herein by reference. 

 
4. Reporting to the City by the Applicant. 

 
Applicant agrees to provide the City with sufficient information, subject to review and audit 

by the City, in order to determine the Applicant’s compliance with this Agreement. At a 
minimum, the Applicant shall provide the City with the following during the Term: 

 
a. Upon request, the Applicant shall provide the Planning & Development Department 

copies of all construction plans, building permits and certificates of occupancy related to Restoration 
of the Property.  

 
b. Applicant shall permit the City to perform periodic site visits to the Property by the 

City to establish whether the Applicant is completing the Restoration to the Property as required 
by the Act and this Agreement.   

 
c. Annually, within two (2) weeks after each anniversary of the commencement of the 

CFEC term, Applicant shall submit to the Planning & Development Department a certified status 
report (“Status Report”) signed by an authorized officer of the Applicant. The Status Report shall 
set forth for the previous year: 1) the Restoration work completed at the Property and the 
Applicant’s financial investment in the Property for that year and 2) the number of full-time 
employees at the Property for that year. 

 
d. Annually, within two (2) weeks after each anniversary of the commencement of the 

Term and each year of the Term thereafter, the Applicant shall submit to CRIO the Annual 
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Employment Report for Tax Abatements (the “Status Report”), including copies of proofs of 
residency that have been accepted by CRIO.  
 
5. Revocation of CFEC and Termination of this Agreement. 

 
The City may, in its sole discretion and by resolution of Detroit City Council, revoke the 

CFEC if the City finds that: (a) the completion of Restoration of the Property has not occurred in 
the time or manner authorized by this Agreement; or (b) that the Applicant has not proceeded in 
good faith with the Restoration of the Property in a manner consistent with the purposes of the 
Act, taking into account any circumstances that are beyond the control of the Applicant.   

 
As used in this Section 5, “good faith” includes, but is not limited to, the following: (i) 

Applicant is actively working with an agency or City Department to hire and ascertain methods of 
recruiting and employing Detroit residents at the Property, and (ii) Applicant is actively working 
with the Detroit Economic Growth Corporation, the City’s Planning & Development Department, 
and CRIO to ascertain methods of obtaining resources to improve Applicant’s business in a 
manner that will allow for compliance with this Agreement. 
6. Payment of Exempted Taxes for Shortfall of Employment. 

 
If the average number of full-time employees at the Property for any given year of the Term 

is less than the Employee Commitment Number, the Applicant agrees to pay to the City, in addition 
to the Commercial Facilities Tax due under the CFEC, an amount equal to the difference between 
the amount of ad valorem tax that would be due on the Property without the CFEC, and the amount 
of Commercial Facilities Tax due on the Property under the CFEC, for that given year, multiplied 
by a fraction, the numerator of which is the shortfall in the number of full-time employees indicated 
in the Status Report, and the denominator of which is the Employee Commitment Number.  Prior to 
taking any action to require the Applicant to pay an amount to the City pursuant to this Section, the 
City must afford the Applicant an opportunity to present reasons for the employment shortfall at a 
public hearing.   

 
In the event that the Applicant fails to report in the Status Report the number of full-time 

employees at the Property for a given year of the Term, the number of full-time employees at the 
Property for purposes of this Section shall be deemed to be zero (0).       
 
7. Notice to City of Discontinuance of Operations. 

 
If during the Term the Applicant intends to discontinue operations at the Property, the 

Applicant will provide thirty (30) days’ prior written notice of such shutdown of operations to the 
Director of the Planning & Development Department. 

 
8. Reservation of Remedies. 

 
The City and the Applicant agree that each of the rights and remedies provided by this 

Agreement may be exercised separately or cumulatively, and shall not be exclusive of any other 
rights and remedies provided by law. Invalidation of any of the provisions contained in this 
Agreement by operation of law, judgment, court order or otherwise shall not invalidate any of the 
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other provisions of this Agreement. 
 
9.  Transfer. 
 

Neither the CFEC nor this Agreement may be transferred or assigned by the Applicant to a 
new owner of the Property unless the City, in its sole discretion, approves such transfer or 
assignment upon application by the new owner.  For purposes of this section, a transfer of the 
Property shall include any sale of the Property or any lease that transfers tax liability at the 
Property. 
 
10.  Headings. 
 

The headings contained in this Agreement are for descriptive purposes only, and do not 
alter or govern the substantive content of the provisions of the Agreement. 

      
11.  Capitalized Terms 
 

Capitalized terms used but not defined herein shall have the meaning ascribed to them in the 
Act. 

 
12. Governing Law; Venue. 
 
This Agreement and all actions arising under it shall be governed by, subject to, and construed 
according to the law of the State of Michigan.  Applicant agrees, consents and submits to the 
exclusive personal jurisdiction of any state or federal court of competent jurisdiction in Wayne 
County, Michigan, for any action arising out of this Agreement.  Applicant also agrees that it shall 
not commence any action against the City because of any matter whatsoever arising out of or 
relating to the validity, construction, interpretation and enforcement of this Agreement in any state 
or federal court of competent jurisdiction other than one in Wayne County, Michigan. 
 
13. Amendment. 
 
This Agreement may not be amended or modified except by a written instrument executed by each 
of the parties hereto.  

 
 

[Remainder of Page Intentionally Left Blank] 
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[SIGNATURE PAGE TO COMMERCIAL FACILITIES EXEMPTION CERTIFICATE 
AGREEMENT] 

 
 

IN WITNESS WHEREOF, the City and the Applicant, by and through their authorized officers and 
representatives, have executed this Agreement as follows: 

 
 

APPLICANT: 
 
 

By:      

Print:  

Its:      

 
 
 
 

CITY OF DETROIT 
PLANNING & DEVELOPMENT DEPT. 

 
By:      

Print:  

Its:      

 
 
THIS AGREEMENT WAS APPROVED BY 
THE CITY COUNCIL ON: 
 
 
 
_______________________________ 
Date 
 

APPROVED BY LAW DEPARTMENT 
PURSUANT TO § 7.5-206 OF THE 
CHARTER OF THE CITY OF DETROIT 
 
 
 
____________________________________ 
Corporation Counsel  Date 
 

 

THIS AGREEMENT IS NOT EFFECTIVE OR VALID UNTIL APPRVOED BY 
RESOLUTION OF THE CITY COUNCIL, SIGNED BY ALL PARTIES HERETO, AND 
A COMMERICAL FACILITIES EXEMPTION CERTIFICATE IS APPROVED BY THE 
DETROIT CITY COUNCIL. 



 

ADDENDUM 1 
Requirements 

 



 

 
 

EXHIBIT A 
Application for Commercial Facilities Exemption Certificate 



 

EXHIBIT B 
Detroit City Council Resolution 

Granting the Commercial Facilities Exemption Certificate 
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