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PROJECT SUMMARY 
 
 
Project Name: 
 

ParkPlace East and West  
 

Project Location: 
 

The property is located at 314-404 Evergreen Avenue, and 327 
Abbot Road, and Lots 4, 8, and 15 in Township four north 
(T.4N), Range one west (R.1W), Section 18, East Lansing, 
Ingham County, Michigan 48823 (the “Property”).    
 

Type of Eligible  
Property: 
 

The project parcels are determined to be a “facility,” 
“functionally obsolete” or “adjacent and/or contiguous.” 
 

Eligible Activities: 
 

Pre-Approved Activities, Department Specific Activities, 
Demolition, Asbestos Abatement Activities, Infrastructure 
Improvements, Site Preparation, and Preparation of a 
Brownfield Plan and Act 381 Work Plan. 
 

Eligible Activities  
 

$37,338,800 Eligible Activities 
$5,581,320 15% Contingency 
$27,560,277 Interest  
$70,480,397 Total 
 

Years to Complete  
Reimbursement : 
 

30 Years from start of capture  

Estimated Capital  
Investment: 
 

Approximately $190 million (including Acquisition, Hard and 
Soft Costs) 

 
Project Overview:  This project consists of the transformation of multiple parcels at 

the intersection of Albert Avenue and Abbot Road on downtown 
East Lansing’s west side. The project is proposed to include the 
demolition of existing structures and surface parking lots for the 
construction of ParkPlace East and West. ParkPlace East will 
include a 14-story, mixed-use building with retail, restaurant and 
office space and a combination of owner-occupied 
condominiums and market-rate apartment units. ParkPlace West 
will include a 12-story building that would hold a 12-screen movie 
theatre, market-rate apartments, and owner-occupied 
condominiums. Both projects will incorporate multi-level 
automated parking to maximize the project benefits for the 
community. It is estimated that approximately 380 temporary 
construction jobs and approximately 460 permanent jobs will be 
created as a result of the project. The increase in jobs will result 
in a sustained increase of City tax income revenue. Additionally, 
infrastructure improvements are proposed to create placemaking 
within this area of downtown including a public plaza, extension 
of Albert Avenue and pedestrian oriented walkways.  
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I. INTRODUCTION AND PURPOSE 
 
In order to promote the revitalization of environmentally distressed, historic, functionally obsolete 
and blighted areas within the boundaries of East Lansing (“the City”), the City has established 
the East Lansing Brownfield Redevelopment Authority (ELBRA) the “Authority” pursuant to the 
Brownfield Redevelopment Financing Act, Michigan Public Act 381 of 1996, as amended (“Act 
381”).  
 
The purpose of this Brownfield Plan (the “Plan”) is to promote the redevelopment of and 
investment in the eligible “Brownfield” Property within the City and to facilitate financing of eligible 
activities at the Brownfield Property. Inclusion of Brownfield Property within any Plan in the City 
will facilitate financing of eligible activities at eligible properties and will provide tax incentives to 
eligible taxpayers willing to invest in revitalization of eligible sites, commonly referred to as 
“Brownfields.” By facilitating redevelopment of the Brownfield Property, this Plan is intended to 
promote economic growth for the benefit of the residents of the City and all taxing units located 
within and benefited by the Authority. 
 
The identification or designation of a developer or proposed use for the Brownfield Property that 
is subject to this Plan shall not be integral to the effectiveness or validity of this Plan. This Plan 
is intended to apply to the eligible property identified in this Plan and, to identify and authorize 
the eligible activities to be funded. Any change in the proposed developer or proposed use of the 
eligible property shall not necessitate an amendment to this Plan, affect the application of this 
Plan to the eligible property, or impair the rights available to the Authority under this Plan. 
 
This Plan is intended to be a living document, which may be modified or amended in accordance 
with and as necessary to achieve the purposes of Act 381. The applicable sections of Act 381 
are noted throughout the Plan for reference purposes. 
 
This Brownfield Plan contains information required by Section 13(1) of Act 381, as amended.  
 
II. GENERAL PROVISIONS 
 

A. Description of the Eligible Property (Section 13 (2)(h)) and Project  
 
The Eligible Property consists of nine (9) legal parcels totaling approximately 3.251 acres with a 
street address of 314, 328, 334, 340, and 404 Evergreen Avenue and 327 Abbot Road, East 
Lansing, Ingham County, Michigan. The parcels and all tangible personal property located 
thereon will comprise the eligible property and is referred to herein as the “Property.”   
 

The Property is located on the northwest corner of Abbot Road and Albert Avenue as well as the 
northeast corner of Albert and Evergreen Avenues, bounded by Albert Avenue to the south, 
Abbot Road to the east, Valley Court to the north, and Evergreen Avenue to the west. The 
Property is located in an area of East Lansing that is characterized by residential and commercial 
properties and is adjacent to the Michigan State University campus. Individual parcel information 
is outlined below. 
 

Property Address Parcel ID Approximate Acreage 

327 Abbot Road 33-20-01-13-229-010 0.50 

Lot 4 – Public Lot  33-20-01-13-229-011 0.189 

314 Evergreen Avenue  33-20-01-13-228-015 0.478 
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Property Address Parcel ID Approximate Acreage 

328 Evergreen Avenue 33-20-01-13-228-014 0.104 

334 Evergreen Avenue  33-20-01-13-228-008 0.25 

340 Evergreen Avenue  33-20-01-13-228-007 0.25 

404 Evergreen Avenue 33-20-01-13-228-006 0.25 

Lot 15 – Public Lot 33-20-01-13-228-005 0.25 

Lot 8 – Public Lot  33-20-01-13-226-007 0.98 

 
Vlahakis Development, LLC and Royal Properties on behalf of an entity to be formed, or any 
affiliate, or such other developer as approved by the Authority, are collectively the project 
developer (“Developer”). 
 
Vlahakis of Okemos, MI has been committed to the development of quality commercial properties 
for over three decades. Vlahakis believes that in order to maintain a fresh, innovative, and 
focused product, the development of real estate should be approached by local professionals 
who live and operate in the local market. They are the leading player in development projects 
and are committed to meeting the facility and location needs of their clients, with over one million 
square feet of space developed and occupied. Services provided include financial and 
investment services, asset and property management, commercial and residential brokerage 
services, development and construction, and research analysis capabilities; all while providing 
jobs to the mid-Michigan region. The proposed project outlined within this plan is part of Vlahakis’ 
continued efforts to invest and expand within East Lansing. 
 
Royal began in 1979 as a true ground up operation. After 40 years of business, Royal Properties 
continues to develop high-quality, profitable real estate products in areas where space is limited 
and demand is high. Projects focus on residential needs, with mixed use components such as 
hotels, restaurants and supporting parking. Royal is engaged in the design, development, 
financing, ownership and management of real estate throughout the United States. The team 
shares a commitment to adapting quickly to meet market demands and create projects that adds 
value to the community.  
 
The parcels are currently zoned as outlined in the table below. The Property is residentially and 
commercially developed with an 8,238 square foot restaurant building, approximately 10,491 
square feet of residential space, approximately 61,715 square feet of parking lot space, a 11,336 
square foot apartment building, and a 3,250 square foot office space. The property will be re-
zoned so that all parcels are designated B3, City Center Commercial. Additional permitting may 
be required to allow for the height of the proposed buildings.  
 

Property Address Parcel ID Zoning Designation   
327 Abbot Road 33-20-01-13-229-010 B3 - City Center Commercial  

Lot 4 33-20-01-13-229-011 C - Community Facilities   

314 Evergreen Avenue  33-20-01-13-228-015 B3 - City Center Commercial  

328 Evergreen Avenue 33-20-01-13-228-014 B3 - City Center Commercial 

334 Evergreen Avenue  33-20-01-13-228-008 B3 - City Center Commercial  

340 Evergreen Avenue  33-20-01-13-228-007 B3 - City Center Commercial  

404 Evergreen Avenue 33-20-01-13-228-006 RM32 - City Center Multiple 
Family Residential  

Lot 15 33-20-01-13-228-005 C - Community Facilities   

Lot 8 33-20-01-13-226-007 B1 - General Office Business  
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327 Abbot Road  
 
327 Abbot Road is located near the northwest intersection of Albert Avenue and Abbot Road. 
Standard and other historical sources were able to document that the commercial property at 
was originally constructed in the mid-1950’s with the East Lansing Post Office until approximately 
the early 1970’s. The building was then utilized as a Secretary of State until approximately the 
late 1990’s, followed by a restaurant which it remains as today.  
 
Lot 4 
 
This parcel is located at the northwestern corner of Abbott Road and Albert Street, directly south 
of 327 Abbot Road.  The parcel is currently occupied by an asphalt paved parking lot.  Review 
of historical records indicates the original development of this parcel occurred in at least 1906 
with the construction of two (2) residential dwellings in the northern and southern portions of the 
property.  The dwellings were demolished between 1963 and 1966, when the current parking lot 
was constructed.  The parcel has been occupied by a parking lot since at least 1966. 
 
314 Evergreen Avenue  
 
This parcel is located near the northwest corner of Evergreen Avenue and Albert Avenue. 
Standard and other historical sources were able to document the parcel was originally developed 
with residential dwellings by at least 1920, which were demolished for the construction of a 
surface parking lot by at least 1988. The surface parking lot remained until the current building 
was constructed in 1998. The current building consists of an approximately 14,856 square foot 
apartment and office building.  
 
328, 334, 340 and 404 Evergreen Avenue and Lot 15 
 
328 – 404 Evergreen are located along Evergreen Avenue from Albert Avenue north to Valley 
Court. Review of standard and other historical records indicates the five residential properties 
were constructed between 1906 (340 Evergreen) and 2006 (404 Evergreen); former occupants 
of the property consist of residential tenants and various fraternity houses. Lot 15 serves as 
surface parking for the nearby residential uses.  
 
Lot 8  
 
Lot 8 is located between Evergreen Avenue and Valley Court, often referred to as the Valley 
Court Parking Lot. Review of historical records indicates this parcel was initially developed in at 
least 1920 with several residential dwellings. The dwellings were demolished between 1963 and 
1966. The current asphalt paved parking lots were constructed between 1970 and 1974.   
 
The Property’s legal description is included in Appendix A. Property location maps are included 
in Appendix B. 
 
The Project consists of the complete demolition and redevelopment of the Property to transform 
the west side of the downtown into a unique mixed-use gathering space that will bring new 
downtown foot traffic, improved pedestrian access and an increase in city income tax revenue.  
 
The final plans for redevelopment have not been fully established and are subject to approval by 
the City of East Lansing; however, the Project is proposed to include the demolition of the existing 
buildings and site improvements for the construction of ParkPlace East and West.  
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ParkPlace East will consist of a proposed 14-story mixed-use building north of Albert Avenue 
with retail space, restaurant space, owner-occupied condominiums, market-rate apartments, and 
25,000 square-feet of office space.  
 
Three levels of underground parking are proposed, with the first ground floor consisting of three 
retail spaces, a grand lobby entrance, and electrical/mechanical rooms. The second floor will 
feature an open-air loft/common space surrounded by three potential retail spaces and a 
restaurant with a balcony overlooking Albert Avenue. The third floor is anticipated for office space 
that will increase the daytime density in the downtown and create additional patrons to support 
local businesses. The fourth floor will be reserved for residential units with a courtyard amenity, 
the remaining fifth through fourteenth floors will also cater for residential uses with a mix between 
market-rate and for sale/condominiums. It’s estimated that there will be 133 total market rate 
rental units, comprised of 28 studio units, 36 one bedrooms and 69 two bedrooms. An additional 
estimated 56 units will be marketed for owner-occupied condominiums consisting of 28 one 
bedrooms and 28 two bedrooms. The building will have an approximate 27,000 square foot 
footprint.  
 
Connected through a bridge on the second floor to create year-round pedestrian friendly access, 
will be ParkPlace West.  
 
ParkPlace West, proposed as a 10- to 12-story building will overlook the existing Valley Court 
Park. Park PlaceWest would be located on Evergreen Avenue and would hold a two story 12-
screen movie theatre, a two story parking garage, an estimated 277 market-rate apartments 
comprised of 29 studio units, 186 one bedroom units and 62 two bedroom units. An additional 
estimated 24 units will be marketed for owner-occupied condominiums consisting of 6 studio 
units, 8 one bedroom and 10 two bedroom units. A courtyard space is proposed on the fifth floor 
for the residents.  
 
The multi-level parking for the project will be automated to assist in maximizing the space and to 
create greater benefit for the City out of the overall project and investment. In total approximately 
600 spaces will be created.  
 
Public infrastructure improvements proposed include extending Albert Avenue through what is 
currently known as the Lot 8 parking lot with associated public landscaping. A public alley is also 
proposed between ParkPlace East and West that will improve pedestrian and vehicular access. 
Evergreen Avenue will become a pedestrian pathway to compliment the nearby Valley Court 
Park and create a parklike atmosphere within the development.  
 
The area that is currently known as the Lot 4 parking lot, is proposed as a public plaza space 
with a nearby pedestrian pick-up/drop-off area. Special paving will be utilized to visually separate 
the space from the roadway with seating and landscape features. A historic post office 
interpretive display and flagpole will anchor the plaza.  
 
Demolition activities are anticipated to begin in the summer of 2019 with a 20 month construction 
period estimated. The development will result in a total estimated investment of $190 million in 
the development and create approximately 380 temporary construction jobs and create 
approximately 460 permanent jobs.  
 
Preliminary site plans and renderings are included in Appendix C.  
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B. Basis of Eligibility (Section 13 (2)(h) and Section 2(o)) 

 
The Property is considered “Eligible Property” as defined by Act 381, Section 2 because: (a) a 
parcel comprising the Property has been determined to be a “functionally obsolete” by a Michigan 
Master Assessing Officer (MMAO) (formerly Level IV) as described below, (a) a parcel 
comprising the Property has been determined to be a “facility” or (c) a parcel comprising the 
Property is adjacent and/or contiguous to a facility or functionally obsolete parcel.  
 

Property Address Parcel ID Eligibility  

327 Abbot Road 33-20-01-13-229-010 Adjoining or Contiguous 

Lot 4 – Public Lot  33-20-01-13-229-011 Facility  

314 Evergreen Avenue  33-20-01-13-228-015 Adjoining or Contiguous 

328 Evergreen Avenue 33-20-01-13-228-014 Functionally Obsolete 

334 Evergreen Avenue  33-20-01-13-228-008 Functionally Obsolete 

340 Evergreen Avenue  33-20-01-13-228-007 Functionally Obsolete 

404 Evergreen Avenue 33-20-01-13-228-006 Functionally Obsolete 

Lot 15 – Public Lot 33-20-01-13-228-005 Adjoining or Contiguous  

Lot 8 – Public Lot  33-20-01-13-226-007 Facility  

 
The parcels outlined above were determined to be obsolete due to the following conditions: 
 

[details to be provided following receipt of information from the City Assessor] 
 
Additional documentation and description of the property’s “functionally obsolete” status is 
provided in Appendix D. 
 
Concentrations of volatile organic compounds (VOCs), polynuclear aromatic compounds 
(PNAs), arsenic and selenium were identified at the Property (parcels identified as Lot 8 and Lot 
4) in soil above the MDEQ Part 201 Residential and Nonresidential Drinking Water Protection 
(DWP) and/or Groundwater Surface Water Interface Protection (GSIP), and the Residential Soil 
Volatilization to Indoor Air Inhalation (SVII) cleanup criteria and/or Direct Contact (DC) Generic 
Cleanup Criteria. Therefore the parcels identified as Lot 8 and Lot 4 are classified as a “facility,” 
as defined by Part 201 of P.A. 451 of the Michigan Natural Resources Environmental Protection 
Act (NREPA). 
 
Additional documentation and description of the Property’s “facility” status is provided in 
Appendix E. 
 

C. Summary of Eligible Activities and Description of Costs (Sec. 13 (2)(a-b)) 
 
Tax Increment Financing revenues will be used to reimburse the costs of “eligible activities” (as 
defined by Section 2 of Act 381) as permitted under the Brownfield Redevelopment Financing 
Act that include: Pre-Approved Activities, Department Specific Activities, Demolition, Asbestos 
Activities, Infrastructure Improvements, Site Preparation and preparation and implementation of 
a Brownfield Plan and Act 381 Work Plan. A complete itemization of these activities and 
associated expenses is included in Table 1. 
 
The following eligible activities and budgeted costs are intended as part of the development of 
the property and are to be financed solely by the developer. All activities are intended to be 
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“Eligible Activities” under the Brownfield Redevelopment Financing Act. The Authority is not 
responsible for any cost of eligible activities and will incur no debt.  
 
Michigan Department of Environmental Quality Eligible Activities:  
 
 
Michigan Department of Environmental Quality Eligible Activities:  
 

1. Pre-Approved Activities include a Phase I and II Environmental Site Assessment (ESA), 
Baseline Environmental Assessment (BEA), Plan for Compliance with Due Care, and 
Hazardous Materials Survey required as part of due diligence for the property at a total 
cost of $70,000. 
 

2. Department Specific Activities include contaminated soil transport and disposal 
associated with development activities; contaminated soil excavation, transport and 
disposal to below vapor intrusion criteria; sheeting and shoring during contaminated soil 
excavation activities, groundwater management, treatment and disposal; chemical-
resistant gasketing for utilities; utility corridor migration barriers; dust control activities; 
disposal of solid waste; and, oversight/sampling/reporting by an environmental 
professional at a total estimated cost of $435,000.  
 

3. Preparation and implementation of the Brownfield Plan and Act 381 Work Plan and 
associated activities (e.g. meetings with BRA, review by City Attorney etc.) at an 
estimated cost $30,000. 
 

4. A 15% contingency of $65,250 is established to address unanticipated environmental 
and/or other conditions that may be discovered through the implementation of site 
activities. This excludes the cost of Department Specific Activities and 
preparation/implementation of the Brownfield Plan and Act 381 Work Plan.  
 

5. A 5% simple interest is calculated on principal eligible activity costs (excludes brownfield 
Plan/Act 381 Work Plan and Contingency) totaling an estimated $373,347. 

 
Michigan Strategic Fund Eligible Activities:  
 

1. Demolition Activities includes a pre-demolition survey; building and site demolition and 
associated activities; fill/compaction/rough grading to balance site where improvements 
were located; and fees related to demolition engineering and design at an estimated of 
$2,337,000.  

 
2. Asbestos Activities includes asbestos containing materials (ACM) abatement, oversight, 

air monitoring and associated reporting at an estimated cost of $175,000. 
 

3. Infrastructure Improvements include costs for a low-impact design urban storm water 
management system; underground and multi-level parking structures; 
sidewalks/curbs/gutters; public lighting, installation of Dry Well/Infiltration 
Trench/Subsurface Infiltration Bed/Bio Retention Area/Level Spreader/Permeable 
Pavement/Evapotranspiration Techniques/Vegetated Filters/Green Roofs; public 
signage; public storm, water and sanitary mains; landscaping within the public right of 
way; and professional fees related to infrastructure improvements at an estimated cost 
of $28,854,300. 
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4. Site Preparation includes temporary construction access/road; temporary traffic control; 

temporary erosion control; temporary site control (fencing, gates, signage, and/or 
lighting); temporary facility; land balancing; grading; and relocation of active utilities, 
staking related to eligible activities; geotechnical engineering; excavation of unstable 
material; foundation work to address special soil concerns; fill related to other eligible 
activities; dewatering; cut/fill/compacting; temporary shoring retaining walls and 
professional fees related to site preparation at an estimated cost of $5,407,500. 

 
5. Preparation and implementation of the Brownfield Plan and Act 381 Work Plan and 

associated activities (e.g. meetings with BRA, review by City Attorney etc.) at an 
estimated cost $30,000. 
 

6. A 15% contingency of $5,516,070 is established to address unanticipated environmental 
and/or other conditions that may be discovered through the implementation of site 
activities. This excludes the cost of Department Specific Activities and 
preparation/implementation of the Brownfield Plan and Act 381 Work Plan.  
 

7. A 5% simple interest is calculated on principal eligible activity costs (excludes brownfield 
Plan/Act 381 Work Plan and Contingency) totaling an estimated $27,186,930. 

 
All activities are intended to be “Eligible Activities” under the Brownfield Redevelopment 
Financing Act. The total estimated cost of Eligible Activities subject to reimbursement from tax 
increment revenues is $37,338,800 with a potential $5,581,320 contingency and 5% interest 
estimated at $27,560,277 resulting in a total cost of $70,480,397. Therefore the total cost for 
reimbursement to the applicant is a not-to-exceed amount of $70,480,397 (including contingency 
and interest), unless the Plan is amended and approved by the ELBRA and City Council.  
 

D. Estimate of Captured Taxable Value and Tax Increment Revenues (Sec. 13 (2)(c)) 
 
Incremental taxes on real property included in the redevelopment project will be captured under 
this Plan to reimburse eligible activity expenses. The base taxable value of the Property shall be 
determined by the use of the 2018 tax year tax values, which is $1,599,570. Tax increment 
revenue capture will begin when tax increment is generated by redevelopment of the Property, 
which is expected to begin in 2021 or when full redevelopment is completed whichever occurs 
first. The estimated taxable value of the completed development is $24,268,092. This assumes 
a two-year phase-in for completion of the redevelopment, which has been incorporated into the 
tax increment financing assumptions for this Plan. An annual increase in taxable value of 1% has 
been used for calculation of future tax increments in this Plan. Prior to reimbursement of tax 
increment revenue to the Developer, payment of Brownfield Redevelopment Authority 
Administrative fees will occur first.  
 

E. Method of Brownfield Plan Financing and Description of Advances by the 
Municipality (Sec. 13 (2)(d)) 

 
Eligible activities will be financed by Vlahakis Development, LLC and Royal Apartments under 
an entity to be formed. The Developer will be reimbursed for eligible costs as described in Section 
C and outlined in Table 1. Costs for Eligible Activities funded by the developer will be repaid 
under the Michigan Brownfield Redevelopment Financing Program (Michigan Public Act 381, as 
amended) with incremental taxes generated by future development of the property.  
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No advances will be made by the ELBRA for this project. All reimbursements authorized under 
this Plan shall be governed by the Reimbursement Agreement.  
 

F. Maximum Amount of Note or Bonded Indebtedness (Sec. 13 (2)(e)) 
 
No note or bonded indebtedness will be incurred by any local unit of government for this project. 
 

G. Duration of Brownfield Plan (Sec. 13 (2)(f)) 
 

In no event shall the duration of the Plan, exceed 35 years following the date of the resolution 
approving the Plan, nor shall the duration of the tax capture exceed the lesser of the period 
authorized under subsection (4) and (5) of Section 13 of Act 381 or 30 years. Further, in no event 
shall the beginning date of the capture of tax increment revenues be later than five years after 
the date of the resolution approving the Plan. The Property will become part of this Plan on the 
date this Plan is approved by the City of East Lansing City Council. 
 

H. Estimated Impact of Tax Increment Financing on Revenues of Taxing     
Jurisdictions (Sec. 13 (2)(g)) 

 
Taxes will continue to be generated to taxing jurisdictions on local and school captured millages 
at the base taxable value of $1,599,570 throughout the duration of this Plan totaling 
approximately $3,189,395 or $106,313 annually. 
 
Non-capturable millages; including debt millages and the downtown development authority 
millage, will see an immediate increase in new tax revenue following redevelopment and will 
provide new tax revenue of approximately $7,541,537 throughout the duration of this Plan.  
 
A summary of the impact to taxing jurisdictions for the life of the Plan is summarized below, the 
amount captured is the sum of developer eligible activity and interest reimbursement, 
administrative fees and the state brownfield revolving fund.  
 

Millage Rate Amount Captured 
Taxes Preserved 
for Taxing Unit 

 State Education Tax (SET)  6.0000 $4,777,055  $287,923  

 School Operating Tax  17.9795 $14,302,616  $862,784  

 Subtotal  23.9795 $19,091,899 $1,150,707  

 Ingham Co Winter  4.5400 $3,614,638 $217,861  

 CATA  3.0070 $2,394,101 $144,297  

 Airport  0.6990 $556,527 $33,543  

 City Operating  12.5362 $9,981,020 $601,576  

 City Solid Waste  1.8250 $1,453,021 $87,576  

 City Library  1.9940 $1,587,575 $95,686  

 LCC  3.8072 $3,031,201 $182,696  

 Ingham Co Summer  6.8000 $5,413,996 $326,312  

 ELPS B&S  1.2770 $1,016,717 $61,280  

 IISD Operating  0.2000 $159,235 $9,597  
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 IISD Special Ed  4.5062 $3,587,728 $216,239  

 IISD VOC ED  1.2925 $1,029,057 $62,023  

 Subtotal  42.4841 $33,824,814 $2,038,689  

 Total Capturable Millages  66.4636  $52,916,713 $3,189,395  

 Non-Capturable Millages   Rate  
 New Taxes 
Generated  

 Taxes Preserved 
for Taxing Unit  

 City Debt  0.7715 $614,250  $37,022  

 DDA  1.7007 $1,354,056  $81,612  

 ELPS Debt  7.0000 $5,573,231  $335,910  

 Total Non-Capturable Millages  9.4722 $7,541,537  $454,543  

 
See Table 2 for a complete breakdown of available tax increment revenue and Table 3 for the 
estimated annual reimbursement.  
 

I. Legal Description, Property Map, Statement of Qualifying Characteristics and 
Personal Property (Sec. 13 (2)(h)) 
 

The legal description of the Property included in this Plan is attached in Appendix A. 
 
Property location maps are included in Appendix B. 
   
Documentation of characteristics that qualify the property as eligible property is provided in 
Appendix D and E.  
 
Personal property is included as part of the eligible property to the extent that it is taxable 
personal property.  
 

J. Displacement/Relocation of Individuals on Eligible Property (Sec. 13 (2)(i-l)) 
 
No displacement of residents, families or businesses is expected as part of this project at this 
time. Should displacement occur, compliance with all relocation requirements of PA 381 and the 
standards and provisions of the Uniform Relocation Assistance and Real Property Acquisitions 
Policies Act of 1970, Public Law 91-646 will be kept.  
 

K. Other Material that the Authority or Governing Body Considers Pertinent (Sec. 13 
(2)(n)) 

 
The Brownfield Redevelopment Authority and the City Council as the Governing Body, in 
accordance with the Act, may amend this Plan in order to fund additional eligible activities 
associated with the Project described herein. 
 DRAFT
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ParkPlace Mixed Use Development - Legal Descriptions 

 

327 Abbot Road – Parcel ID 33-20-01-13-229-010 

LOTS 27 & 29 OAKWOOD 

 

Lot 4 – Parcel ID 33-20-01-13-229-011 

PART OF LOT 25 – BEG. AT NE COR OF LOT 25 – W 165 FT – S 50 FT – E 165 FT – N 50 

FT TO BEG OAKWOOD 08/18/10 CORRECTED 

 

314 Evergreen Avenue -- Parcel ID 33-20-01-13-228-015 

LOTS 26 & 28 OAKWOOD SUB EXC COM AT NW COR OF LOT 28 THE E 100’TH S45’TH W 

TO EVERGREEN AVE, TH N’LY ALG SAID AVE TO POB SEC 13 T4N, R1W 

 

328 Evergreen Avenue – Parcel ID 33-20-01-13-228-014 

COM AT THE NW COR OF LOT 28 OF OAKWOOD SUBD THE E 100 FT THE S 45 FT TH 2 

TO EVERGREEN AVE THE N’LY ALONG SAID AVE TO PLACE OF BEG SEC 13 T4 R2W 

 

334 Evergreen Avenue – Parcel ID 33-20-01-13-228-008 

LOT 30 OAKWOOD 

 

340 Evergreen Avenue – Parcel ID 33-20-01-13-228-007 

LOT 32 OAKWOOD 

 

404 Evergreen Avenue – Parcel ID 33-20-01-13-2528-006 

LOT 34 OAKWOOD 

 

Lot 15 – Parcel ID 33-20-01-13-228-005 

LOT 36 OAKWOOD 
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Lot 8 – Parcel ID 33-20-01-13-226-007 

COMBINED DDESCRIPTION: (NEW 2010) 33-20-01-13-226-007 ALL OF LOT 20 AND THOSE 

PARTS OF LOTS 15, 16, 17, & 18, PLAT OF OAKWOOD, CITY OF EAST LANSING, INGHAM 

COUNTY, MICHIGAN, DESCRIBED AS BEGINNING AT A POINT ON THE WESTERLY LINE 

OF EVERGREEN AVENUE, SAID POINT BEING 28.50 FEET SOUTHEASTERLY ALONG 

SAID ESTERLY LINE OF EVERGREEN AVENUE FROM THE NORTHEAST CORNER OF 

LOT 17 OF SAID OAKWOOD PLAT, THENCE SOUTHERLY ALONG SAID WESTERLY LINE 

OF EVERGREEN AVENUE TO A POINT OF 40.00 FEET SOUTHEASTERLY ALONG SAID 

WESTERLY LINE OF EVERGREEN AVENUE FROM THE CORNER BETWEEN LOTS 15 

AND 16, THENCE N89°55’W TO THE NORTHERLY LINE OF THE ALLEY, THENCE 

N70°03’W ALONG SAID NORTHERLY LINE OF THE ALLEY 52.00 FEET TO THE LOT 

CORNER COMMON TO LOTS 16, 17, AND 20 OF SAID OAKWOOD PLAT, THENCE 

NORTHERLY ALONG THE EAST LOT LINE OF SAID LOT 20 TO A POINT DUE WEST FROM 

THE POINT OF BEGINNING, THENCE DUE EAST TO THE POINT OF BEGINNING. ALSO N 

½ OF THE ADJACEN TVACATED ALLEY 
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property diagram scale: 1 :100
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proposed site plan scale: 1 :100
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ppe parking levels 2-4 scale: 1/32”=1’-0”
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A-07

ppe parking level 1 scale: 1/32”=1’-0”
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ppe level 1 scale: 1/32”=1’-0”
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A-09

ppe level 2 scale: 1/32”=1’-0”
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A-10

ppe level 3 scale: 1/32”=1’-0”
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ppe level 4 scale: 1/32”=1’-0”
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A-12

ppe levels 5-10 scale: 1/32”=1’-0”
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A-13

ppe levels 11-14 scale: 1/32”=1’-0”
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A-14

ppe roof level scale: 1/32”=1’-0”
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A-15

ppe section a scale: 1/32”=1’-0”
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ppe rendering DRAFT
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A-19

ppw level 1 scale: 1/32”=1’-0”
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A-20

ppw level 2 scale: 1/32”=1’-0”
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ppw level 3 & parking level 1 scale: 1/32”=1’-0”

����

�����

���	�

��
���

���

���


���

���

����

���

����

���

����

���

����

���

����

���

��������

�����

�����

���	����

�
�
�

	
�

�
�

�

�
�

�
�

�
�

�
�

�

�����

��������
���

��������
���

��������
���

��������
���

��������
���

�������
��

������

����� !�" #��$�"%
�������

���	�
�����

�
�

��
�

�
#�

�
#

�
�

�
�

#�
�
�

�
�

#�
�

�
�

����

����

���#�������#'#
�������#����

����

��

�����#���	���

�������

�����������

�����������#������

	�������#�&���

PROGRAM LEGEND

a

���

b

DRAFT



01-07-2019ParkPlace east lansing, mi
#187265

A-22

ppw level 4 & parking levels 2-4 scale: 1/32”=1’-0”
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01-07-2019ParkPlace east lansing, mi
#187265

A-23

ppw level 5 scale: 1/32”=1’-0”
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01-07-2019ParkPlace east lansing, mi
#187265

A-24

ppw levels 6-8 scale: 1/32”=1’-0”
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01-07-2019ParkPlace east lansing, mi
#187265

A-25

ppw levels 9-10 scale: 1/32”=1’-0”
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01-07-2019ParkPlace east lansing, mi
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A-26

ppw levels 11-12 scale: 1/32”=1’-0”
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01-07-2019ParkPlace east lansing, mi
#187265

A-27

ppw section a scale: 1/32”=1’-0”
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ppw section b
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ParkPlace Development  
 
Eligible Parcel “Facility” Summary  
 
The parcels identified as Lots 8 and 4 are classified as a “facility,” as defined by Part 201 of P.A. 
451 of the Michigan Natural Resources Environmental Protection Act (NREPA), based on the 
information  

 
Lot 8 included investigations within the eastern right of way of Valley Court Park and the parking 
lot located between Valley Court and Evergreen Avenue. 
 

 
 

Lot 4 included investigations within the north and south Albert Avenue right of ways, 
immediately west of Abbott Road and East Lansing Parking Lot #10.  
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SUMMARY OF LOT 8 SUBSURFACE INVESTIGATION ACTIVITIES 
 

In February and March 2008, PM advanced 15 soil borings (SB-1 through SB-15) within the area 
associated with Lot 8 (Figure 1) to document whether contamination was present in association 
with the long term presence/use of parking lots and roadways, and the potential for releases of 
regulated substances in association with those uses. 
 
Soil samples collected were submitted for laboratory analysis of volatile organic compounds 
(VOCs), polynuclear aromatic compounds (PNAs), and the metal species arsenic, cadmium, 
chromium, lead, and selenium. 
 
Laboratory analytical results identified concentrations of the PNA species fluoranthene and 
phenanthrene, and the metal specie selenium in soil above Michigan’s Part 201 Residential and 
Nonresidential Drinking Water Protection (DWP) and/or Groundwater Surface Water Interface 
Protection (GSIP) cleanup criteria at soil boring SB-8, which was advanced in the parking lot 
located between Valley Court and Evergreen Avenue. 

 
Concentrations of the metal specie arsenic were also identified in soil borings SB-13 and SB-14 
above the Part 201 DWP and Soil Direct Contact (DC) cleanup criteria at the 341 and 345 
Evergreen Avenue property. Cadmium, chromium, lead concentrations identified above 
laboratory method detection limits (MDLs) were consistent with statewide default background 
concentrations for soil in Michigan and/or below the most restrictive Part 201 Generic Cleanup 
Criteria (GCC). 

 
Concentrations of VOCs were not detected above laboratory method detection limits (MDLs) in 
any of the soil samples submitted for laboratory analysis. 

 
SUMMARY OF LOT 4 SUBSURFACE INVESTIGATION ACTIVITIES 

 

In June 2008, PM Environmental, Inc. (PM) advanced 12 soil borings (SB-1 through SB-12) 
within the area associated with Lot 4 as described above (Figure 2), to document whether 
contamination was present in association with the long term presence/use of parking lots and 
roadways, and the potential for releases of regulated substances in association with those uses. 

 
Soil samples collected were submitted for laboratory analysis of VOCs, PNAs, and the metal 
species arsenic, cadmium, chromium, lead, and selenium. 

 

Concentrations of various petroleum VOCs and PNAs were detected in the soil samples 
collected from soil borings SB-9 through SB-11 in soil above Michigan’s Part 201 Residential 
and Nonresidential DWP and GSIP cleanup criteria, and the Residential Soil Volatilization to 
Indoor Air Inhalation (SVII) cleanup criteria. Several petroleum VOC compounds were also 
identified at soil boring location SB-11 above the Part 201 Soil Saturation (Csat) Screening 
Levels. 

 
A concentration of the metal specie arsenic was also identified at soil boring SB-12 above the 
Part 201 Residential DC cleanup criteria. Cadmium, chromium, lead, and selenium 
concentrations identified above laboratory MDLs were consistent with statewide default 
background concentrations for soil in Michigan and/or below the most restrictive Part 201 GCC. 
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Attachments:  
 
Figure 1 – Lot 8 Soil Boring Locations with Soil Analytical Results  
Figure 2 – Lot 4 Soil Boring Locations with Soil Analytical Results 
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Table 1: Eligible Activities Cost Estimates

Item/Activity  Total Request                                         
  MSF Act 381 Eligible 

Activities 

 MDEQ Act 381 Eligible 

Activities 

Pre-Approved Activities

Phase I ESA  $                                 10,000  $                                 10,000 

Phase II ESA/BEA/DCP  $                                 20,000  $                                 20,000 

Hazardous Materials Survey  $                                 40,000  $                                 40,000 

Pre-Approved Activities Sub-Total  $                                 70,000  $                                            -  $                                 70,000 

Department Specific Activities

Contaminated Soil Transport and Disposal  $                               120,000  $                               120,000 

Contaminated Soil Excavation, Transport and Disposal  $                                 30,000  $                                 30,000 

Sheeting and Shoring during Excavation Activities  $                                 50,000  $                                 50,000 

Groundwater Management, Treatment and Disposal  $                                 75,000  $                                 75,000 

Utility Corridor Migration Barriers  $                                 25,000  $                                 25,000 

Utility Gasketing  $                                 25,000  $                                 25,000 

Disposal of Solid Waste  $                                 10,000  $                                 10,000 

Dust Control  $                                 25,000  $                                 25,000 

Oversight, Sampling and Reporting by Environmental Professional  $                                 75,000  $                                 75,000 

Department Specific Activities Sub-Total  $                               435,000  $                                            -  $                               435,000 

Demolition

Predemolition Audit or Survey  $                               100,000  $                                100,000 

Building Demolition  $                               450,000  $                                450,000 

Deconstruction or Select Demolition of Building Elements for Reuse or Recycling  $                               125,000  $                                125,000 

Proper Disposal of Non-Reusable/Non-Recyclable Building Elements (for MSF, this 

includes transportation)
 $                               200,000  $                                200,000 

On-site Reuse of Demolition Debris (such as concrete and brick)  $                                 25,000  $                                  25,000 

Foundation and Basement Removal  $                               190,000  $                                190,000 

Dewatering During Foundation Removal  $                                 40,000  $                                  40,000 

Sheeting and Shoring of Adjacent Buildings/Structures  $                               150,000  $                                150,000 

Fill/Compaction/Rough Grading to Balance Site where Bldg. was Located  $                               277,000  $                                277,000 

Removal of Abandoned Utilities  $                                 60,000  $                                  60,000 

Removal of Roads  $                               300,000  $                                300,000 

Removal of Parking Lots  $                               150,000  $                                150,000 

Removal of Curbs and Gutters  $                                 30,000  $                                  30,000 

Removal of Sidewalks  $                                 30,000  $                                  30,000 

Fill, Compaction & Rough Grading to Balance Site where Improvements were Located  $                               110,000  $                                110,000 

Removal of Underground Storage Tanks (non environmental costs)  $                                 50,000  $                                  50,000 

Professional Fees Related to Geotechnical, Engineering & Design Work if Directly 

Related to Building and/or Site Demolition Activities  $                                 50,000  $                                  50,000 

Demolition Sub-Total  $                            2,337,000  $                             2,337,000  $                                           - 

Asbestos and Lead Activities

Asbestos Abatement, Oversight, Air Monitoring and Reporting  $                               175,000  $                                175,000 

Asbestos and Lead Activities Sub-Total  $                               175,000  $                                175,000  $                                           - 

Infrastructure Improvements

Urban Storm Water Management Systems (Traditional versus Low Impact Design)  $                               150,000  $                                150,000 

Underground and Multi-Level Parking Structures  $                          26,200,000  $                           26,200,000 

Curbs and Gutters  $                                 75,000  $                                  75,000 

Side Walk Improvements  $                               291,500  $                                291,500 

Roads  $                               625,000  $                                625,000 

Public Lighting  $                               150,000  $                                150,000 

Installation of Dry Well/Infiltration Trench/Subsurface Infiltration Bed/Bio Retention

Area/Level Spreader/Permeable Pavement/Evapotranspiration Techniques/Vegetated

Filters/Green Roofs

 $                               180,000  $                                180,000 

Public Signage  $                                 50,000  $                                  50,000 

Storm Sewers  $                               117,800  $                                117,800 

Water Mains  $                               405,000  $                                405,000 

Sanitary Sewer Mains  $                               380,000  $                                380,000 

Landscaping in ROW  $                               180,000  $                                180,000 

Professional Fees Directly Related to Infrastructure Improvements  $                                 50,000  $                                  50,000 

Infrastructure Sub-Total  $                          28,854,300  $                           28,854,300  $                                           - 

Site Preparation

Temporary Construction Access/Roads  $                                 15,000  $                                  15,000 

Temporary Traffic Control  $                                 15,000  $                                  15,000 

Temporary Erosion Control  $                                 30,000  $                                  30,000 

Temporary Site Control (fencing, gates, signage and/or lighting)  $                                 75,000  $                                  75,000 

Temporary Facility  $                                 20,000  $                                  20,000 

Land Balancing  $                               100,000  $                                100,000 

Grading (including reasonable mass grading of entire project site)  $                               400,000  $                                400,000 

Relocation of Active Utilities  $                               280,000  $                                280,000 

Relocation of Active Utilities (Electric)  $                               120,000  $                                120,000 

Staking  $                                 16,500  $                                  16,500 

Geotechnical Engineering Including Investigating Existing Subsurface Conditions, Soil 

Sampling, Assessing Risks Posed by Site Conditions, Designing Earthworks and 

Structure Foundations

 $                                 30,000  $                                  30,000 

Excavation of Unstable Material  $                               100,000  $                                100,000 

Foundation Work to Address Special Soil Concerns  $                            2,600,000  $                             2,600,000 

Fill Relating to Other Eligible Activities  $                                 65,000  $                                  65,000 

Dewatering Relating to Other Eligible Activities  $                                 21,000  $                                  21,000 

Compaction & Sub-Base Preparation Related to Other Eligible Activities  $                                 20,000  $                                  20,000 

Cut & Fill Operations  $                               585,000  $                                585,000 

Temporary Bracing/Sheeting/Shoring for Safety During Demo or to Address Special 

Soil Concerns during Construction of Open Cut Trenches
 $                                 50,000  $                                  50,000 

Retaining Walls  $                               150,000  $                                150,000 

Professional Fees (soft costs and indirect costs) Related to Geotechnical, Engineering

& Design Work Directly Related to Site Preparation Activities
 $                               715,000  $                                715,000 

Site Preparation Sub-Total  $                            5,407,500  $                             5,407,500  $                                           - 

Preparation of Brownfield Plan and Act 381 Workplan

Brownfield Plan and Act 381 Work Plan Preparation  $                                 30,000  $                                  15,000  $                                 15,000 

Brownfield Plan and Act 381 Work Plan Implementation  $                                 30,000  $                                  15,000  $                                 15,000 

Brownfield Plan and Act 381 Workplan Sub-Total  $                                 60,000  $                                  30,000  $                                 30,000 

Eligible Activities Sub-Total  $                          37,338,800  $                           36,803,800  $                               535,000 

15% Contingency*  $                            5,581,320  $                             5,516,070  $                                 65,250 

Interest  $                          27,560,277  $                           27,186,930  $                               373,347 

Developer Eligible Reimbursement Total  $                          70,480,397  $                           69,506,800  $                               973,597 

TIF Capture for Local Brownfield Revolvign Fund  $                                           -  $                                            -  $                                           - 

Administrative Fee  $                               450,000 

State Brownfield Fund  $                            1,936,258 

Total  $                          72,866,655  $                           69,506,800  $                               973,597 

*15% Contingency excludes preparation of Brownfield Plan/381 Work Plan and Pre-Approved Activities

DRAFT



Tax Increment Revenue Capture Estimates Table 2

ParkPlace Development

East Lansing, Michigan 

Estimated Taxable Value (TV) Increase Rate: 1% per year

Plan Year 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18

Calendar Year 2018 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

*Base Taxable Value 1,599,570$     1,599,570$          1,599,570$          1,599,570$          1,599,570$           1,599,570$           1,599,570$     1,599,570$          1,599,570$         1,599,570$           1,599,570$           1,599,570$          1,599,570$          1,599,570$           1,599,570$           1,599,570$           1,599,570$           1,599,570$           1,599,570$           

Estimated New TV 24,268,092$       24,510,773$       24,755,881$       25,003,439$        25,253,474$        25,506,009$   25,761,069$       26,018,679$      26,278,866$        26,541,655$        26,807,071$       27,075,142$       27,345,893$        27,619,352$        27,895,546$        28,174,501$        28,456,246$        28,740,809$        

Incremental Difference (New TV - Base TV)  22,668,522$       22,911,203$       23,156,311$       23,403,869$        23,653,904$        23,906,439$   24,161,499$       24,419,109$      24,679,296$        24,942,085$        25,207,501$       25,475,572$       25,746,323$        26,019,782$        26,295,976$        26,574,931$        26,856,676$        27,141,239$        

School Capture Millage Rate

State Education Tax (SET) 6.0000 9,597$             136,011$             137,467$             138,938$             140,423$              141,923$              143,439$         144,969$             146,515$            148,076$              149,653$              151,245$             152,853$             154,478$              156,119$              157,776$              159,450$              161,140$              162,847$              

School Operating Tax 17.9795  28,759$           407,569$             411,932$             416,339$             420,790$              425,285$              429,826$         434,412$             439,043$            443,721$              448,446$              453,218$             458,038$             462,906$              467,823$              472,788$              477,804$              482,870$              487,986$              

School Total 23.9795 38,357$           543,580$             549,399$             555,277$             561,213$              567,209$              573,264$         579,381$             585,558$            591,797$              598,099$              604,463$             610,891$             617,384$              623,941$              630,564$              637,254$              644,010$              650,833$              

Local Capture Millage Rate

Ingham Co Winter 4.5400 7,262$             102,915$             104,017$             105,130$             106,254$              107,389$              108,535$         109,693$             110,863$            112,044$              113,237$              114,442$             115,659$             116,888$              118,130$              119,384$              120,650$              121,929$              123,221$              

CATA 3.0070 4,810$             68,164$                68,894$                69,631$                70,375$                 71,127$                 71,887$           72,654$                73,428$               74,211$                 75,001$                 75,799$                76,605$                77,419$                 78,241$                 79,072$                 79,911$                 80,758$                 81,614$                 

Airport 0.6990 1,118$             15,845$                16,015$                16,186$                16,359$                 16,534$                 16,711$           16,889$                17,069$               17,251$                 17,435$                 17,620$                17,807$                17,997$                 18,188$                 18,381$                 18,576$                 18,773$                 18,972$                 

City Operating 12.5362 20,053$           284,177$             287,219$             290,292$             293,396$              296,530$              299,696$         302,893$             306,123$            309,385$              312,679$              316,006$             319,367$             322,761$              326,189$              329,652$              333,149$              336,681$              340,248$              

City Solid Waste 1.8250 2,919$             41,370$                41,813$                42,260$                42,712$                 43,168$                 43,629$           44,095$                44,565$               45,040$                 45,519$                 46,004$                46,493$                46,987$                 47,486$                 47,990$                 48,499$                 49,013$                 49,533$                 

City Library 1.9940 3,190$             45,201$                45,685$                46,174$                46,667$                 47,166$                 47,669$           48,178$                48,692$               49,211$                 49,735$                 50,264$                50,798$                51,338$                 51,883$                 52,434$                 52,990$                 53,552$                 54,120$                 

LCC 3.8072 6,090$             86,304$                87,228$                88,161$                89,103$                 90,055$                 91,017$           91,988$                92,968$               93,959$                 94,960$                 95,970$                96,991$                98,021$                 99,063$                 100,114$              101,176$              102,249$              103,332$              

Ingham Co Summer 6.8000 10,877$           154,146$             155,796$             157,463$             159,146$              160,847$              162,564$         164,298$             166,050$            167,819$              169,606$              171,411$             173,234$             175,075$              176,935$              178,813$              180,710$              182,625$              184,560$              

ELPS B&S 1.2770 2,043$             28,948$                29,258$                29,571$                29,887$                 30,206$                 30,529$           30,854$                31,183$               31,515$                 31,851$                 32,190$                32,532$                32,878$                 33,227$                 33,580$                 33,936$                 34,296$                 34,659$                 

IISD Operating 0.2000 320$                 4,534$                  4,582$                  4,631$                  4,681$                   4,731$                   4,781$              4,832$                  4,884$                 4,936$                   4,988$                   5,042$                  5,095$                  5,149$                   5,204$                   5,259$                   5,315$                   5,371$                   5,428$                   

IISD Special Ed 4.5062 7,208$             102,149$             103,242$             104,347$             105,463$              106,589$              107,727$         108,877$             110,037$            111,210$              112,394$              113,590$             114,798$             116,018$              117,250$              118,495$              119,752$              121,022$              122,304$              

IISD VOC ED 1.2925 2,067$             29,299$                29,613$                29,930$                30,250$                 30,573$                 30,899$           31,229$                31,562$               31,898$                 32,238$                 32,581$                32,927$                33,277$                 33,631$                 33,988$                 34,348$                 34,712$                 35,080$                 

Local Total 42.4841 67,956$           963,052$             973,362$             983,775$             994,292$              1,004,915$           1,015,644$     1,026,480$          1,037,424$         1,048,478$           1,059,642$           1,070,918$          1,082,307$          1,093,809$           1,105,427$           1,117,161$           1,129,012$           1,140,982$           1,153,071$           

Non-Capturable Millages Millage Rate

City Debt 0.7715  1,234$             17,489$                17,676$                17,865$                18,056$                 18,249$                 18,444$           18,641$                18,839$               19,040$                 19,243$                 19,448$                19,654$                19,863$                 20,074$                 20,287$                 20,503$                 20,720$                 20,939$                 

DDA 1.7007 2,720$             38,552$                38,965$                39,382$                39,803$                 40,228$                 40,658$           41,091$                41,530$               41,972$                 42,419$                 42,870$                43,326$                43,787$                 44,252$                 44,722$                 45,196$                 45,675$                 46,159$                 

ELPS Debt 7.0000 11,197$           158,680$             160,378$             162,094$             163,827$              165,577$              167,345$         169,130$             170,934$            172,755$              174,595$              176,453$             178,329$             180,224$              182,138$              184,072$              186,025$              187,997$              189,989$              

Total Non-Capturable Taxes 9.4722  15,151$           214,721$             217,019$             219,341$             221,686$              224,055$              226,447$         228,863$             231,303$            233,767$              236,256$              238,770$             241,310$             243,874$              246,465$              249,081$              251,723$              254,392$              257,087$              

Total Capturable Millages 66.4636

 

Total Tax Increment Revenue (TIR) Available for Capture 1,506,632$          1,522,761$          1,539,052$          1,555,505$           1,572,124$           1,588,908$     1,605,860$          1,622,982$         1,640,275$           1,657,741$           1,675,381$          1,693,198$          1,711,193$           1,729,368$           1,747,725$           1,766,266$           1,784,991$           1,803,904$           
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Tax Increment Revenue Capture Estimates Table 2

ParkPlace Development

East Lansing, Michigan 

Estimated Taxable Value (TV) Increase Rate: 

Plan Year

Calendar Year

*Base Taxable Value 

Estimated New TV

Incremental Difference (New TV - Base TV)

School Capture Millage Rate

State Education Tax (SET) 6.0000

School Operating Tax 17.9795  

School Total 23.9795

Local Capture Millage Rate

Ingham Co Winter 4.5400

CATA 3.0070

Airport 0.6990

City Operating 12.5362

City Solid Waste 1.8250

City Library 1.9940

LCC 3.8072

Ingham Co Summer 6.8000

ELPS B&S 1.2770

IISD Operating 0.2000

IISD Special Ed 4.5062

IISD VOC ED 1.2925

Local Total 42.4841

Non-Capturable Millages Millage Rate

City Debt 0.7715  

DDA 1.7007

ELPS Debt 7.0000

Total Non-Capturable Taxes 9.4722  

Total Capturable Millages 66.4636

 

Total Tax Increment Revenue (TIR) Available for Capture

 

19 20 21 22 23 24 25 26 27 28 29 30 TOTAL

2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050

1,599,570$           1,599,570$          1,599,570$           1,599,570$           1,599,570$          1,599,570$           1,599,570$           1,599,570$          1,599,570$           1,599,570$            1,599,570$            1,599,570$             

29,028,217$        29,318,499$       29,611,684$        29,907,801$        30,206,879$       30,508,948$        30,814,037$        31,122,178$       31,433,399$        31,747,733$         32,065,211$         32,385,863$           

27,428,647$        27,718,929$       28,012,114$        28,308,231$        28,607,309$       28,909,378$        29,214,467$        29,522,608$       29,833,829$        30,148,163$         30,465,641$         30,786,293$           

164,572$              166,314$             168,073$              169,849$              171,644$             173,456$              175,287$              177,136$             179,003$              180,889$               182,794$               184,718$                4,777,055$          

493,153$              498,372$             503,644$              508,968$              514,345$             519,776$              525,262$              530,802$             536,397$              542,049$               547,757$               553,522$                14,314,844$       

657,725$              664,686$             671,716$              678,817$              685,989$             693,232$              700,548$              707,937$             715,400$              722,938$               730,551$               738,240$                19,091,899$       

124,526$              125,844$             127,175$              128,519$              129,877$             131,249$              132,634$              134,033$             135,446$              136,873$               138,314$               139,770$                3,614,638$          

82,478$                 83,351$                84,232$                 85,123$                 86,022$                86,930$                 87,848$                 88,774$                89,710$                 90,656$                  91,610$                  92,574$                   2,394,101$          

19,173$                 19,376$                19,580$                 19,787$                 19,997$                20,208$                 20,421$                 20,636$                20,854$                 21,074$                  21,295$                  21,520$                   556,527$             

343,851$              347,490$             351,165$              354,878$              358,627$             362,414$              366,238$              370,101$             374,003$              377,943$               381,923$               385,943$                9,981,020$          

50,057$                 50,587$                51,122$                 51,663$                 52,208$                52,760$                 53,316$                 53,879$                54,447$                 55,020$                  55,600$                  56,185$                   1,453,021$          

54,693$                 55,272$                55,856$                 56,447$                 57,043$                57,645$                 58,254$                 58,868$                59,489$                 60,115$                  60,748$                  61,388$                   1,587,575$          

104,426$              105,532$             106,648$              107,775$              108,914$             110,064$              111,225$              112,398$             113,583$              114,780$               115,989$               117,210$                3,031,201$          

186,515$              188,489$             190,482$              192,496$              194,530$             196,584$              198,658$              200,754$             202,870$              205,008$               207,166$               209,347$                5,413,996$          

35,026$                 35,397$                35,771$                 36,150$                 36,532$                36,917$                 37,307$                 37,700$                38,098$                 38,499$                  38,905$                  39,314$                   1,016,717$          

5,486$                   5,544$                  5,602$                   5,662$                   5,721$                  5,782$                   5,843$                   5,905$                  5,967$                   6,030$                    6,093$                    6,157$                     159,235$             

123,599$              124,907$             126,228$              127,563$              128,910$             130,271$              131,646$              133,035$             134,437$              135,854$               137,284$               138,729$                3,587,728$          

35,452$                 35,827$                36,206$                 36,588$                 36,975$                37,365$                 37,760$                 38,158$                38,560$                 38,967$                  39,377$                  39,791$                   1,029,057$          

1,165,281$           1,177,614$          1,190,069$           1,202,650$           1,215,356$          1,228,189$           1,241,150$           1,254,241$          1,267,463$           1,280,818$            1,294,305$            1,307,928$             33,824,814$       

21,161$                 21,385$                21,611$                 21,840$                 22,071$                22,304$                 22,539$                 22,777$                23,017$                 23,259$                  23,504$                  23,752$                   614,250$             

46,648$                 47,142$                47,640$                 48,144$                 48,652$                49,166$                 49,685$                 50,209$                50,738$                 51,273$                  51,813$                  52,358$                   1,354,056$          

192,001$              194,033$             196,085$              198,158$              200,251$             202,366$              204,501$              206,658$             208,837$              211,037$               213,259$               215,504$                5,573,231$          

259,810$              262,559$             265,336$              268,141$              270,974$             273,835$              276,725$              279,644$             282,592$              285,569$               288,577$               291,614$                7,541,537$          

1,823,007$           1,842,300$          1,861,786$           1,881,467$           1,901,345$          1,921,421$           1,941,699$           1,962,179$          1,982,864$           2,003,755$            2,024,856$            2,046,168$             
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Tax Increment Reimbursement  Estimates Table 3

ParkPlace Development

East Lansing, Michigan 

Developer 

Maximum 

Reimbursement Total Proportionality

School & Local 

Taxes Local-Only Taxes Total Estimated Capture

State 36.08% 17,155,641$           -$                             17,155,641$              Administrative Fees 450,000$                    

Local 63.92% 33,374,814$           -$                             33,374,814$              30 State Revolving Fund 1,936,258$                 

TOTAL LBRF -$                             

MDEQ 1.38% 973,597$                 -$                             973,597$                    
MSF 98.62% 69,506,800$            -$                             69,506,800$              

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

Total State Incremental Revenue 543,580$                   549,399$                   555,277$                 561,213$                    567,209$                    573,264$                  579,381$                 585,558$                  591,797$                  598,099$                    604,463$                        610,891$                    617,384$                    623,941$                   630,564$                    637,254$                    

State Brownfield Revolving Fund (50% of SET) 68,006$                     68,734$                     69,469$                   70,212$                      70,962$                      71,719$                    72,484$                   73,257$                    74,038$                    74,826$                      75,623$                          76,427$                      77,239$                      78,059$                     78,888$                      79,725$                      

State TIR Available for Reimbursement 475,574$                   480,666$                   485,808$                 491,001$                    496,247$                    501,545$                  506,896$                 512,301$                  517,759$                  523,272$                    528,841$                        534,465$                    540,145$                    545,882$                   551,676$                    557,529$                    

Total Local Incremental Revenue 963,052$                   973,362$                   983,775$                 994,292$                    1,004,915$                 1,015,644$               1,026,480$              1,037,424$               1,048,478$               1,059,642$                 1,070,918$                     1,082,307$                 1,093,809$                 1,105,427$                1,117,161$                 1,129,012$                 

BRA Administrative Fee ($15,000/year) 15,000$                     15,000$                     15,000$                   15,000$                      15,000$                      15,000$                    15,000$                   15,000$                    15,000$                    15,000$                      15,000$                          15,000$                      15,000$                      15,000$                     15,000$                      15,000$                      

Local TIR Available for Reimbursement 948,052$                   958,362$                   968,775$                 979,292$                    989,915$                    1,000,644$              1,011,480$             1,022,424$              1,033,478$              1,044,642$                1,055,918$                     1,067,307$                1,078,809$                1,090,427$               1,102,161$                1,114,012$                

Total State & Local TIR Available 1,423,626$               1,439,027$               1,454,583$             1,470,294$                1,486,162$                1,502,189$              1,518,376$             1,534,725$              1,551,237$              1,567,914$                1,584,759$                     1,601,772$                1,618,954$                1,636,309$               1,653,837$                1,671,541$                

DEVELOPER Reimbursement Balance 70,480,397$         69,056,771$            67,617,743$            66,163,161$          64,692,867$             63,206,705$             61,704,516$           60,186,141$          58,651,416$           57,100,179$           55,532,264$             53,947,506$                 52,345,734$             50,726,780$             49,090,471$            47,436,633$             45,765,093$             

MSF Non-Environmental Costs 69,506,800$          

      State Tax Reimbursement 469,005$                   474,026$                   479,097$                 484,219$                    489,392$                    494,617$                  499,894$                 505,224$                  510,607$                  516,044$                    521,536$                        527,082$                    532,684$                    538,341$                   544,056$                    549,827$                    

      Local Tax Reimbursement 934,956$                   945,123$                   955,393$                 965,765$                    976,240$                    986,821$                  997,507$                 1,008,300$               1,019,202$               1,030,212$                 1,041,332$                     1,052,563$                 1,063,907$                 1,075,364$                1,086,936$                 1,098,623$                 

      Total MSF Reimbursement Balance 68,102,839$             66,683,690$             65,249,201$           63,799,217$              62,333,585$              60,852,147$            59,354,746$           57,841,221$            56,311,413$            54,765,157$              53,202,290$                  51,622,644$              50,026,054$              48,412,348$             46,781,357$              45,132,906$              

MDEQ Environmental Costs 973,597$               

      State Tax Reimbursement 6,569$                        6,640$                        6,711$                      6,783$                         6,855$                         6,928$                       7,002$                      7,077$                       7,152$                       7,228$                         7,305$                             7,383$                         7,461$                         7,541$                        7,621$                         7,702$                         

      Local Tax Reimbursement 13,096$                     13,239$                     13,382$                   13,528$                      13,674$                      13,823$                    13,972$                   14,123$                    14,276$                    14,430$                      14,586$                          14,743$                      14,902$                      15,063$                     15,225$                      15,389$                      

      Total MDEQ Reimbursement Balance 953,931$                  934,053$                  913,960$                893,650$                   873,120$                   852,369$                 831,395$                810,195$                 788,766$                 767,108$                   745,216$                       723,090$                   700,726$                   678,122$                  655,277$                   632,187$                   

Total Annual Developer Reimbursement 1,423,626$               1,439,027$               1,454,583$             1,470,294$                1,486,162$                1,502,189$              1,518,376$             1,534,725$              1,551,237$              1,567,914$                1,584,759$                    1,601,772$                1,618,954$                1,636,309$               1,653,837$                1,671,541$                

LBRF Deposits *

      State Tax Capture                                                 -$                               -$                               -$                              -$                                -$                                -$                               -$                              -$                               -$                               -$                                -$                                     -$                                -$                                -$                               -$                                -$                                

      Local Tax Capture -$                               -$                               -$                              -$                                -$                                -$                               -$                              -$                               -$                               -$                                -$                                     -$                                -$                                -$                               -$                                -$                                

      Total LBRF Capture -$                           -$                           -$                         -$                            -$                            -$                          -$                         -$                          -$                          -$                            -$                                -$                            -$                            -$                           -$                            -$                            

* Up to five years of capture for LBRF Deposits after eligible activities are reimbursed. May be taken from DEQ & Local TIR only.  

Estimated Total 

Years of Plan:

DEVELOPER
Beginning 

Balance

LOCAL BROWNFIELD REVOLVING FUND
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Tax Increment Reimbursement  Estimates Table 3

ParkPlace Development

East Lansing, Michigan 

Total State Incremental Revenue

State Brownfield Revolving Fund (50% of SET)

State TIR Available for Reimbursement

Total Local Incremental Revenue

BRA Administrative Fee ($15,000/year)

Local TIR Available for Reimbursement

Total State & Local TIR Available

DEVELOPER Reimbursement Balance

MSF Non-Environmental Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total MSF Reimbursement Balance

MDEQ Environmental Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total MDEQ Reimbursement Balance

Total Annual Developer Reimbursement

LBRF Deposits *

      State Tax Capture                                                 

      Local Tax Capture

      Total LBRF Capture

* Up to five years of capture for LBRF Deposits after eligible activities are reimbursed. May be taken from DEQ & Local TIR only.  

DEVELOPER

LOCAL BROWNFIELD REVOLVING FUND

17 18 19 20 21 22 23 24 25 26 27 28 29 30

2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 TOTAL

644,010$                   650,833$                  657,725$                    664,686$                    671,716$                   678,817$                    685,989$                   693,232$                  700,548$                    707,937$                    715,400$                   722,938$                    730,551$                738,240$                   19,091,899$                   

80,570$                     81,424$                    82,286$                      83,157$                      84,036$                     84,925$                      85,822$                     86,728$                    87,643$                      1,936,258$                     

563,440$                   569,410$                  575,439$                    581,529$                    587,680$                   593,893$                    600,167$                   606,504$                  612,905$                    707,937$                    715,400$                   722,938$                    730,551$                738,240$                   17,155,641$                   

1,140,982$                1,153,071$               1,165,281$                 1,177,614$                 1,190,069$                1,202,650$                 1,215,356$                1,228,189$               1,241,150$                 1,254,241$                 1,267,463$                1,280,818$                 1,294,305$             1,307,928$                33,824,814$                   

15,000$                     15,000$                    15,000$                      15,000$                      15,000$                     15,000$                      15,000$                     15,000$                    15,000$                      15,000$                      15,000$                     15,000$                      15,000$                  15,000$                     450,000$                        

1,125,982$               1,138,071$              1,150,281$                1,162,614$                1,175,069$               1,187,650$                1,200,356$               1,213,189$              1,226,150$                1,239,241$                1,252,463$               1,265,818$                1,279,305$             1,292,928$               33,374,814$                   

1,689,421$               1,707,481$              1,725,721$                1,744,143$                1,762,750$               1,781,542$                1,800,523$               1,819,693$              1,839,055$                1,947,179$                1,967,864$               1,988,755$                2,009,856$             2,031,168$               50,530,455$                   

44,075,671$            42,368,191$           40,642,470$             38,898,327$             37,135,577$            35,354,035$             33,553,512$            31,733,819$           29,894,764$             27,947,585$             25,979,721$            23,990,966$             21,981,110$         19,949,942$            

555,656$                   561,544$                  567,490$                    573,496$                    579,562$                   585,689$                    591,876$                   598,126$                  604,438$                    698,158$                    705,518$                   712,951$                    720,459$                728,042$                   16,918,657$                   

1,110,428$                1,122,350$               1,134,392$                 1,146,554$                 1,158,837$                1,171,244$                 1,183,774$                1,196,430$               1,209,213$                 1,222,123$                 1,235,162$                1,248,332$                 1,261,633$             1,275,068$                32,913,784$                   

43,466,822$             41,782,928$            40,081,046$              38,360,996$              36,622,596$             34,865,664$              33,090,013$             31,295,457$            29,481,806$              27,561,525$              25,620,844$             23,659,561$              21,677,468$          19,674,359$             1,357,711,899$            

7,783$                        7,866$                       7,949$                         8,033$                         8,118$                        8,204$                         8,291$                        8,378$                       8,467$                         9,779$                         9,882$                        9,986$                         10,092$                  10,198$                     236,983$                        

15,554$                     15,721$                    15,890$                      16,060$                      16,232$                     16,406$                      16,581$                     16,759$                    16,938$                      17,119$                      17,301$                     17,486$                      17,672$                  17,860$                     461,031$                        

608,849$                  585,263$                 561,424$                   537,331$                   512,981$                  488,371$                   463,499$                  438,362$                 412,958$                   386,060$                   358,877$                  331,405$                   303,641$               275,583$                  19,017,769$                  

1,689,421$               1,707,481$              1,725,721$                1,744,143$                1,762,750$               1,781,542$                1,800,523$               1,819,693$              1,839,055$                1,947,179$                1,967,864$               1,988,755$                2,009,856$            2,031,168$               50,530,455$                  

-$                               -$                               -$                                -$                                -$                               -$                                -$                               -$                               -$                                -$                                -$                               -$                                -$                             -$                               -$                                     

-$                               -$                               -$                                -$                                -$                               -$                                -$                               -$                               -$                                -$                                -$                               -$                                -$                             -$                               -$                                     

-$                           -$                          -$                            -$                            -$                           -$                            -$                           -$                          -$                            -$                            -$                           -$                            -$                        -$                           -$                                     
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