
 

 

 

 

 

 

DEPARTMENT PETITION REFERENCE COMMUNICATION 

 

To: The Department or Commission Listed Below 

 

From: Janice M Winfrey, Detroit City Clerk 

  

 

 

The following petition is herewith referred to you for report and recommendation to the City 

Council.  

 

In accordance with that body's directive, kindly return the same with your report in duplicate 

within four (4) weeks. 

 

 

Petition No.    2022-5 

 

Name of Petitioner  Flux City LLC / 16530 East Warren, LLC 

 

Description of Petition  Request for the Establishment of an Obsolete Property 

Rehabilitation District for the properties located 

at 16510 and 16530 East Warren Ave. Detroit Mi, 48224. 
 

Type of Petition  Tax Abatement 

 

Submission Date  01/18/2022 

 

Concerned Departments Housing and Revitalization; Finance Department; Legislative 

Policy Division; City Planning Commission; Planning and 

Development Department. 

  

Petitioner Contact Richard Barr 

313-465-7308 

248-701-2025 

1959 Pembridge Place Detroit, MI 48207  

rbarr@honigman.com 



 

October 26th, 2021 
 
  
Detroit City Council  
Coleman A. Young Municipal Center  
2 Woodward Ave Suite 1340  
Detroit, MI 48226 
 
 
RE: Request for the Establishment of an Obsolete Property Rehabilitation Tax Abatement 
District at 16510 and 16530 East Warren Ave. Detroit Mi, 48224. 
 
Honorable City Council: 
 
Please accept this letter as a formal request to establish an Obsolete Property Rehabilitation 
Tax Abatement District for the property located at 16510 and 16530 East Warren Ave. Detroit 
Mi, 48224, which is described on Attachment A of this submission. 
 
About the Developer  
Edward has over a decade of experience in property development in Detroit, and has 
demonstrated his ability to execute significant real estate projects from conception through to 
completion. Edward is responsible for overseeing Flux City’s long term business activities which 
includes investment, construction, design, and property management functions. 
 
Edward’s background in technology, banking, and real estate development supports Flux City 
and its mission of enriching the neighborhoods in which we serve through flexible design. His 
position ensures that Flux City delivers products that are both well-designed and well-placed in 
the market, and provides our tenants with the best building locations, unit layouts, and 
community amenities. 
 
Some past projects of our overall team, which include Artisan Contracting & Infuz Architects, 
are: 
 

● Construction Management services for complete remodel of historic inn and tavern-The 
Cadillac House, converted to a 11,250 square foot modern day hotel, bar and restaurant. 
Received 2019 Governor's award for Historic Preservation ($4,800,000).  

● Project Management services for historic restoration work including the first 3 floors of 
the Metropolitan Building/Element Hotel ($1,200,000). 

● Construction Management service for a restaurant build-out of Marrow in West Village, 
named 2018 restaurant of the year by Eater Detroit, James Beard award nominee for 
Best New Restaurant ($700,000). 

 
 
 



 

Project Overview  
In February of 2020, Invest Detroit sought proposals from qualified entities to rehabilitate the 
East English Village property located at 16520-16602 East Warren Avenue, which currently 
contains one single-story retail space totaling 5,760 square feet. Our team won this RFP 
process with the submission of The Ribbon at East English Village, and we currently have the 
property under contract via an agreement to purchase. 
 
The subject development is comprised of two City parcels located at 16510 East Warren 
Avenue (Parcel 21002320) and 16530 East Warren Avenue (Parcel 21002312-9), and 
consisting of approximately 0.046 acres and 0.367 acres respectively. The subject property is 
located in an area of the City that is characterized by residential and commercial properties, and 
is zoned General Business District (B4). 
 
These properties qualify for an Obsolete property rehabilitation district based on MCL 125.2783 
Section 3(1)(a):  

  (1) A qualified local governmental unit, by resolution of its legislative body, may 
establish 1 or more obsolete property rehabilitation districts that may consist of 1 or 
more parcels or tracts of land or a portion of a parcel or tract of land, if at the time the 
resolution is adopted, the parcel or tract of land or portion of a parcel or tract of land 
within the district is either of the following: 
  (a) Obsolete property in an area characterized by obsolete commercial property or 
commercial housing property. 

 
The current one story building is considered blighted as it meets the requirements of MCL 
125.2652 :  

  (c) "Blighted" means property that meets any of the following criteria as determined by 
the governing body: 
  (ii) Is an attractive nuisance to children because of physical condition, use, or 
occupancy. 
  (iii) Is a fire hazard or is otherwise dangerous to the safety of persons or property. 
  (iv) Has had the utilities, plumbing, heating, or sewerage permanently disconnected, 
destroyed, removed, or rendered ineffective so that the property is unfit for its intended 
use. 

 
We are redeveloping the one-story, 5,760 square foot site into a 3-story 18,000 square foot 
mixed-use building that will include a café/restaurant & market on the ground floor, and two 
residential floors. The project is being envisioned as a one-story non-combustible podium, with 
the residential construction above being light-frame wood construction. We are projecting 30 
total parking places between the main parking lot west of the building, and the secondary 
parking lot on the Eastside of Kensington Ave (directly across from the building). The total 
anticipated development investment for this project is around $6 million dollars. 
 
Building Overview  



 

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). The two residential floors are each estimated to be 6,925 
square feet. The Ribbon will have some affordable residential units ranging from 50-80% AMI, 
with 9 units on the second floor, and 9 units on the third floor (18 units in total). 
 
During our ongoing community engagement process, feedback of having a café/restaurant and 
market has come up numerous times. A consistent coffee establishment within the 
neighborhood is something that the East English Village community has a demand for. The 
current option that the surrounding communities have access to is a Starbucks at Mack and 
Radnor (Grosse Pointe). Although there are other craft coffee shops considering the area, most 
of the residents that we’ve spoken with agree that having more options will only increase the 
activity across the commercial corridor. 
 
Community Engagement  
Our strategy from the beginning has been to make sure the community is heard as we design 
The Ribbon with a ground-up approach that focuses primarily on enhancing the streetscape with 
demanded retail options for the local residents to consistently interact with. This is why we held 
a number of community engagement events over the past year to make sure that we gained, 
and continue to gain, input from the residents who walk, bike, and drive the neighborhood 
blocks on a daily basis. 
 
One of our most successful forms of community engagement was partnering with the East 
Warren Dev Co. to jumpstart the East Warren Farmer’s Market initiative. I worked with EWDC 
and Invest Detroit to host the market in the subject property’s parking lot. This gave our team 
the ability to interact with the local community on a weekly basis. This initiative also helped local 
vendors/small businesses generate over $20k in revenue. 
 
During our ongoing engagement sessions, amenities that the community could directly interact 
with, such as a café, market, restaurant and bar, were in high demand. The community has a 
real need for spaces for neighbors to congregate and collaborate together. With this being said, 
the community has requests, and the retail tenant that we have identified is ready to meet those 
demands via a distinct, yet integrated, vision that promotes retail diversity, residential density, 
and stimulates street-level activity. 
 
The selected tenant, a woman-owned café/restaurant & market, will be incorporating some of 
the community’s top requests. The tenant’s direct integration with the streetscape will add to the 
vibrancy of the neighborhood, respond uniquely to demand, and capitalize on market conditions. 
The patio of the retail space will be designed in a manner that is highly welcoming and 
accessible to the whole community. The restaurant/café’s patio and streetscape seating will be 
visually appealing, and will highlight the activities of residents/customers comfortably sitting 
outside while pleasantly enjoying a meal, helping to increase the level of foot traffic across the 
corridor. The Ribbon will also have updated access points to bus routes, bike lanes, and 
sidewalks, thanks to The East Warren Public Realm streetscape plan that is set to be completed 
in 2022. 



 

 
 
Due to the above, we want to make it clear that the rehabilitation of this property is in vital need 
of gaining the exemption certificate at the maximum allowable time frame of 12 years. 
 
 
Economic Advantage  
East Warren is currently home to a number of long-time businesses that anchor the commercial 
corridor; there hasn't been much development being facilitated in its boarding neighborhoods of 
Morningside, East English Village, and Cornerstone Village, for over 20 years. In 2017, the East 
Warren commercial corridor was at just 36% occupancy with regards to retail tenancy. This is 
one of many reasons why our team has made it a core commitment and responsibility to create 
an impactful development that helps to spearhead the revitalization efforts across the 
commercial corridor. 
 
Due Care Activities, demolition, site preparation, and infrastructure activities will begin in 
earnest in winter 2022, and will take up to 18 months to complete. We anticipate that the project 
will be operational by mid to late 2023. This redevelopment will revive this vacant property, 
remove dilapidation in the area, and create commercial and retail attractions in the area. The 
retail component is expected to create up to 5 new part-time and full-time jobs. 
 
The Project also anticipates local and state approval of an Obsolete Property Rehabilitation Tax 
Abatement and Act 381 Work Plans. 
 
In Closing  
Thank you for the opportunity to submit this proposal. We are excited to continue our work with 
the East English Village community and Invest Detroit on this important development. Help us 
bring this project to reality by granting us the exemption certificate. Please do not hesitate to 
contact Edward Carrington with any questions on our proposal. 
 
Best for now, 
 
Edward Carrington  
Flux City, LLC / 16530 East Warren, LLC  
248.789.8653  
edward@flux.city 
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Orrrcr oF rHE AssrssoR

March 17,2022

Katy Trudeau, Deputy Director
Planning & Development Department
Coleman A. Young Municipal Center

2 Woodward Ave, Sulte 808
Detroit, M|48226

Re'. Obsolete Property Rehabilitqtion District - Flux City LLC/15630 E Warren LLC

Addresses: 16510/16530 E Warren
Pa rcel N u mbe r : 21.002820 / 2tOO23t2-9

Dear Ms. Trudeau:

The Office of the Chief Financial Officer, Office of the Assessor, has revlewed the proposed Obsolete Property
Rehabilitation District located at 16510/16530 E Warren located in East English Village area of the City of Detroit.

The rationale for creating Obsolete Property Rehabilitation Districts under PA 146 of 2000, as amended, is based on

the anticipation of increased market value upon completion of new construction and lor significant rehabilitation
of existlng commercial property and commercial housing property. Normal repair and malntenance are not
assessed and do not necessarily generate additional market value.

The district as proposed by the Flux City LLC/15630 E Warren LLC consists of a 1-story former bank branch with
5,760 square feet of building area, built in 1"956, on 0.814 acres of land. The proposed project consists of
rehabilitating and transforming the current structure into a 3-story, 18,000 square foot mixed use building with first
floor retail and apartment units on the second floors. The building will undergo major renovations Including

window replacement, floor replacement, roof replacement, all major mechanical, plumbing and electrical systems

replacement, and installatlon of new furniture and fixtures, as well as the new construction of the top two floors.
The adjacent parking lots will include a total of 30 spaces.

This property meets the criteria set forth under PA 146 of 2000, as amended. lt applies to blighted, functionally
obsolete and contaminated properties. "Rehabilitation," meaning that changes to qualified facilities that are

required to restore or modify the property, together with all appurtenances, to an economically efficient condition.
Rehabilitation also includes major renovation and modification including, but not necessarily limited to, the
improvement of floor loads, correction of deficient or excessive height, new or improved fixed building equipment,
including heating, ventllation, and lighting, reducing multistory facilities to 1or 2 stories, adding additional storles
to a facility or adding additional space on the same floor level not to exceed 10O% of the existing floor space on

that floor level, improved structural support including foundations, improved roof structure and cover, floor
replacement, improved wall placement, improved exterior and interior appearance of buildings, and other physical

changes required to restore or change the obsolete property to an economically efficient condition.

CorcuRru A. Youxc Murlrcrpnl CenreR
2 WooownnD AvE., Sure 824
DerRorr, Ml 48226
PHoNE: 313.224o3011
Fex:313o224o9400
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Obsolete Property Rehabilitation District
City of Detroit - 16510/16530 E Warren
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A review of the project details and relevant statutes indicated that the proposed Obsolete Property Rehabilitation
District located at 16510/16530 E Warren is eligible as it pertains to the Obsolete Property Rehabilitation Act under
P.A. 146 of 2000, as amended.

Sincerely,

Charles Ericson, MMAO
Assessor

Crrv or DErRorr
Orrrce oF THE CurEr FrNRncrRL OrrrceR
Orrtcr oF THE AssrssoR



Crrv or DErRorr
OrrrcE oF THE Currr FrNRNcrRl OrrrceR
OFFICE oF THE Assrsson

ColruRN A. Youtlc MururcrpRl CerureR
2 WoooweRo Avr., Surre 824
DrrRorr, Ml 48226
PHorur: 313o224c3011
F ex'.313.224.9400

Obsolete Property Rehabilitation District
City of Detroit - 16510/16530 E Warren
Page 3

Property Address: 16510 E WARREN

Parcel Numb er : 21002320.
Property Owner: CHARTER ONE BANK

LegalDescription: SWARRENE34TAMCAMPAUSTHREEMILEDRIVEADDL46PT8PLATS,WCR2l/69820X100

Property Address: 16530 E WARREN

Parcel N u m b er'. 21002312-9
Property Owner: 16530 E WARREN LLC

Legal Description: S-E WARREN 95 THRU 102 EASTERN HEIGHTS LAND COS SUB 148 P23 PLATS, W CR21"171-61-60.14
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COLEMAN A. YOUNG MUNICIPAL CENTER 
2 WOODWARD AVE SUITE 808 
DETROIT, MICHIGAN 48226 
(313) 224-1339 . TTY: 711 
(313) 224-1310 
WWW.DETROITMI.GOV 

CITY OF DETROIT 
PLANNING AND DEVELOPMENT DEPARTMENT 

TO: Justus Cook, Housing and Revitalization  
FROM: Shelby Holmes, Planning and Development 
RE: Master Plan Interpretation for Obsolete Property District (PA 146) at 16510 and 16530 East 

Warren Ave. Detroit Mi, 48224 (Associated to Petition # 2022-5) 
DATE: January 25, 2022 
CC: Katharine Trudeau, Deputy Director, Planning and Development 
 Allen Pennimen, PDD East, Planning and Development 
 Karen Gage, PDD Zoning, Planning and Development 
  
 
In order to ensure that the creation of an Obsolete Property District is in conformance with the City’s 
Master Plan of Policies and will have the reasonable likelihood to increase commercial activity; create, 
retain or prevent a loss of employment; revitalize an urban area; or increase the number of residents in a 
community, pursuant to State of Michigan, Public Act 146 of 2000 (section 125.2788), the Planning and 
Development Department submits the following interpretation.  The Petitioner is Flux City LLC / 1530 East 
Warren, LLC. 
 
Location and Project Proposal: 16510 and 16530 East Warren Ave. Detroit Mi, 48224. The proposed 
project will be redeveloping the one-story, 5,760 square foot site into a 3-story 18,000 square foot 
mixed-use building that will include ground floor retail, and two residential floors.  
 
Current Master Plan (MP) & Zoning:   MP Classification – Neighborhood Commercial (CN).   Zoning – 
General Business District (B4) 
 
Master Plan Interpretation 
The subject site area is designated Neighborhood Commercial (CN). Neighborhood Commercial Districts 
generally consist of a large collection of contiguous storefronts along a street or streets. This commercial 
type is pedestrian oriented with wide sidewalks and landscaping. Parking should be on the street, in 
structures (with ground floor retail), at the rear of commercial establishments or in concentrated nodes 
at the periphery of the area. In addition to commercial uses, Neighborhood Commercial areas may also 
include institutional uses such as libraries and post offices. 
 
The following policies of the Finney neighborhood describe the following recommendations: 

• Policy 3.1: Target Warren, Mack and Harper with business improvement and 
retention programs, with an emphasis on the Warren and Outer Drive 
intersection as a commercial node.  
 

• Policy 2.1: Promote targeted infill and rehabilitation in the area southeast of 
Warren and Alter. 

The proposed development conforms to the Future General Land Use characteristics of the area. 
 
Attachments 
Future General Land Use Map: Neighborhood Cluster 3, Finney; Map 3-4B 
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FinneyCity of Detroit
Master Plan of
Policies

Neighborhood Cluster 3

Future Land Use
Low Density Residential (RL)

Low / Medium Density Residential (RLM)

Medium Density Residential (RM)

High Density Residential (RH)

Major Commercial (CM)

Retail Center (CRC)

Neighborhood Commercial (CN)

Thoroughfare Commercial (CT)

Special Commercial (CS)

General Industrial (IG)

Light Industrial (IL)

Distribution / Port Industrial (IDP)

Mixed - Residential / Commercial (MRC)

Mixed - Residential / Industrial (MRI)

Mixed - Town Center (MTC)

Recreation (PRC)

Regional Park (PR)

Private Marina (PRM)

Airport (AP)

Cemetery (CEM)

Institutional (INST)

Subject Site
16510-16530 E Warren Ave
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