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CITY OF IONIA
BROWNFIELD REDEVELOPMENT AUTHORITY

BOARD OF DIRECTORS SPECIAL MEETING
City of Ionia City Hall — Council Chambers

May 11, 2026, 4:00 PM

CALL TO ORDER
ROLL CALL

II.

II1.

IV.

APPROVAL OF AGENDA

APPROVAL OF MINUTES
a. Minutes from April 20, 2026

PUBLIC COMMENTS

NEW BUSINESS
a. Act 381 Brownfield Plan — Austin Pines West (Allen Edwin Homes)
b. Act 381 Brownfield Plan — Heritage Row (Ionia Development Company)

ADJOURNMENT

Next meeting — July 13, 2026, 4:00 PM
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	1.0 INTRODUCTION
	1.1 Proposed Redevelopment and Future Use for Each Eligible Property
	The proposed redevelopment consists of a portion of two parcels totaling approximately 26 acres in the City of Ionia. The project will involve preparing the site for development to make way for 96 new residential units. The development is expected to...
	The development will be accessed through Foxtail, the existing cul-de-sac off of S State Rd (M-66) that serves an existing housing development.
	The total capital investment on the project is expected to be approximately $31 million. Construction on the project is planned to begin in the summer of 2026 and will be completed by fall of 2029.
	The project will be undertaken by two affiliated entities commonly owned and controlled by the principals of Allen Edwin Homes: Michigan Housing Partnership, LLC, which is responsible for land acquisition, and a special purpose LLC, which will be est...
	1.2 Identification of Housing Need
	Specific Housing Need
	The City of Ionia conducted a Residential Target Markey Analysis prepared by LandUseUSA Urban Strategies dated April 14, 2021. This analysis indicated that there is market potential for at least 20 and up to 45 new buyers that could migrate into the C...
	According to the Montcalm and Ionia Counties Housing Plan conducted by the W.E. Upjohn Institute in 2022, the number of new units required to meet household formation demand is approximately 2,948 units. The majority of this demand is for single-famil...
	According to Partnership F Data included in the Statewide Housing Plan, this project is located in the “Ionia” market in the Partnership F Region. In this region, 35% of renters are cost burdened, indicating a housing market that is not meeting the af...
	Job Growth Data
	Ionia County partners with The Right Place, the Economic Development Organization based on the City of Grand Rapids, to engage in economic development projects in Ionia County. In 2024, The Right Place announced $445.1 million in new capital investmen...
	1.3 Eligible Property Information
	2.0 Information Required by Section 13(2) of the Statute
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	Reimbursement Agreement - Austin Pines (Ionia) (4911-8571-4850.2)
	BROWNFIELD PLAN REIMBURSEMENT AGREEMENT
	Recitals

	A. The BRA and the City of Ionia (the “City”) have determined that brownfield redevelopment constitutes the performance of an essential public purpose which protects and promotes the public health, safety and welfare.
	B. The County City established the BRA and adopted a Brownfield Plan (the “Plan”), pursuant to the provisions of PA, 1996, Act 381, being MCL 125.2651, et seq., (“Act 381”) on, ________________.  The Plan is attached as Exhibit A  and is incorporated ...
	C. Developer intends to develop two parcels totaling approximately 26 acres in the City in accordance with the Plan. The property, defined below, is deemed an “Eligible Property,” under Act 381.  The legal description of the Eligible Property is found...
	D. The project (“Project”) will involve preparing the site for development to make way for approximately 96 housing units, pending municipal approval.  The housing units are all expected to include 84 single family homes, and 12 townhome units built a...
	E. Act 381 permits the use of the real and personal property tax revenues generated from the increase in the assessed value of property (“Tax Increment Revenues” or “TIR”) within the Plan following redevelopment of such property to pay or reimburse th...
	F. The BRA and Developer desire to establish the terms and conditions upon which the BRA shall utilize TIR captured pursuant to the Plan to reimburse the Developer for the Eligible Costs undertaken by the Developer.
	1. Recitals.  The above recitals are acknowledged as true and correct and are incorporated by reference into this paragraph.
	2. The Plan.   The Plan, approved by the BRA, is attached as Exhibit B and incorporated as part of this Agreement.  To the extent provisions of the Plan or this Agreement conflict with Act 381, Act 381 controls.
	3. Term of Agreement.  At any time following the completion of the first housing unit, Developer may give the BRA written notice directing the BRA to commence the capture of such Tax Increment Revenues (the “Capture Commencement Notice”). The parties ...
	4. Eligible Activities.  The Eligible Activities are described in Table 1, “Eligible Activity Cost Estimates” in the Plan and further defined in any approved Act 381 Work Plan.  Developer is entitled to reimbursement of financing gap Eligible Costs re...
	Three and a half (3.5%) percent simple interest on all Eligible Costs other than financing gap Eligible Costs shall accrue on the unreimbursed Eligible Activity balance and shall be paid after full reimbursement of approved Eligible Activities.
	5. Evidence of Ownership.  Prior to requesting the initial reimbursement of Eligible Costs, Developer shall provide to the BRA evidence that the Developer acquired fee simple title to the Eligible Property.  Evidence shall include (without limitation)...
	6. Reimbursement Source.  During the term of this Agreement and except as set forth in Paragraph 7 below, the BRA shall reimburse the Developer for its Eligible Costs, as limited under this Agreement, from all applicable collected ad valorem real and ...
	7. Reimbursement Process.
	7.1 Cost Reimbursement Request.  Before May 1 of each year after Developer has commenced construction of the Project (and in no event more than 2 years following completion of the Project) the Developer shall submit to the BRA the Eligible Costs Reimb...
	7.2 BRA Review.  The BRA shall review the Completed Request within 14 days after receiving it. If the BRA determines that the documentation submitted by the Developer is not a Completed Request, then Developer shall cooperate in the BRA’s review by pr...
	7.3 Reimbursement.  Once summer and winter taxes are collected and captured on the Eligible Property, the BRA shall pay approved Eligible Costs to the Developer within 60 days of receipt of Developer’s Completed Request from such available TIR as stat...
	7.4 Method of Reimbursement.  The BRA will reimburse the Developer for Eligible Costs as follows, or as the Developer shall specify in writing:

	8. Contingencies: The obligation of Developer to develop the Project on the Property is contingent upon Developer’s ability to secure the following:
	8.1 All necessary governmental and quasi-governmental approvals needed for land development and infrastructure.
	8.2 Approval by Michigan State Housing Development Authority (“MSHDA”) and any other state agencies of financial incentives needed by Developer for the Project, including without limitation the approval of the Act 381 Work Plan.
	8.3  Marketable and insurable title to the Property.

	9. Adjustments.  The parties acknowledge that adjustments regarding the amount of TIR paid to Developer may occur under any of the following circumstances:
	9.1 Audit or Court Ruling.  If either a state agency of competent jurisdiction conducting an audit of payments made to the Developer under this Agreement or a court of competent jurisdiction determines that any portion of the payments made to the Deve...
	9.2 Reduction in Property Assessments.  If during the term of this Agreement Developer successfully petitions the Michigan Tax Tribunal (“Tribunal”) to lower the assessments levied by the City against the Eligible Property for tax purposes, the provis...

	10. Developer Commitments.  In consideration of the inclusion of the Property into the Plan, the additional financial incentives included with this Project and the resulting financial benefits which it expects to receive, Developer agrees to the follo...
	10.1 Project.  The Project consists of two parcel totaling approximately 26 acres in the City of Ionia. The project will involve preparing the site for development to make way for approximately up to 96 housing units. The housing units are all expecte...
	10.2 Monitor Affordability Occupancy Requirement.  The Developer shall monitor and ensure that at least at twenty (20) percent of the portion of the development that received certificates of occupancy (estimated at 20 single family homes upon full com...
	10.3 Satisfy MSDHA Eligibility Requirement.  Developer shall ensure that households are eligible at the time of initial occupancy by requiring that households self-certify using the MSDHA Household Income Self-Certification Form or as otherwise approv...
	10.4 Period of Affordability.  The twenty (20) percent of income restricted homes shall be at an average of 120% AMI or lower for income and rents at not more than 100% AMI for a period of ten years.  After ten-years of affordability, Developer may re...
	10.5 Ordinances and Other Agreements.  To develop and improve the Property, including landscaping and all other improvements required for the Project, in compliance with all applicable federal, state and local laws, rules and regulations, including, w...
	10.6 Cooperation.   To assist and cooperate with the BRA in providing information that the BRA may require in providing necessary reports to other governmental agencies.

	11. BRA Commitments.  In consideration of the preceding commitments of Developer the BRA agrees to the following:
	11.1 Tax Increment Revenues.  To utilize TIR to reimburse Developer for Eligible Costs incurred by Developer in completing the Project as detailed above.
	11.2 Cooperation.  To cooperate and utilize its best efforts to assist Developer in obtaining any governmental approvals contemplated for the Project, including the approval of MSHDA, to capture taxes levied for school operating purposes under Section...
	11.3 Tax Credits/Other State Incentives. To assist and support Developer’s application to receive state tax credits or other state incentives for which either Developer or the Project is eligible.

	12. Legislative Authorization. This Agreement is governed by and subject to the restrictions set forth in Act 381.  If there is legislation enacted in the future which alters or affects the amount of TIR subject to capture or Eligible Activities, then...
	13. Freedom of Information Act. Developer acknowledges that all documents submitted by Developer to either the County, TownshipCity or BRA may be subject to release under the Freedom of Information Act, Act No. 442 of the Public Acts of 1976 (“FOIA”),...
	14. Plan Modification.  The Plan and this Agreement may be modified to the extent allowed under Act 381 by mutual agreement of the parties.
	15. Notices.  All notices and other communications required or permitted under this Agreement are effective only if done in writing and delivered (i) personally, (ii) one day after being sent by overnight courier, or (iii) three days after being maile...
	16. Events of Default. During the term of this Agreement any of the occurrences listed below may considered a default and may entitle the parties, with notice, to exercise any of their rights under Paragraph 17.
	16.1 Project Criteria/Developer Commitments. Failure by Developer t to substantially complete the Project in accordance with Project Plans, or to substantially meet the requirements set forth in the approved site plan. Developer’s use of a phased cons...
	16.2 Property Taxes. Failure by Developer to pay all taxes levied against the Property, or any personal property owned by Developer in connection with the Project or the Property.
	16.3 Financial Integrity of Developer or Project. Actions by Developer that negatively impact the financial integrity or viability of the Project, including:
	a) a judicial foreclosure action or initiation of foreclosure by advertisement to enforce mortgage, lien, or other encumbrance against Developer; or
	b) appointment by a court of a receiver or trustee for Developer; or
	c) a decree by a court adjudicating Developer bankrupt or insolvent, or for the sequestration of any of its property; or
	d) the filing of a petition in bankruptcy by or against Developer under the U.S. Bankruptcy Code or any similar statute which is in effect; or
	e) an assignment by Developer for the benefit of creditors or a written admission by Developer of the inability to pay debts generally as they become due.

	16.4 Reimbursement of Eligible Costs.  Failure by the BRA to reimburse Developer for Eligible Costs to which it is entitled under the Plan and this Agreement.

	17. Default Remedies.  If the parties fail to cure any event of default within thirty days of written notice of the default, the sole remedy of a default, if by the Developer, is limited to forfeiture of the portion of future TIR related to the event ...
	18. Governing Law.  This Agreement is governed under applicable Michigan law.  Both parties had the assistance of legal counsel in the negotiation and preparation of this Agreement.  Therefore, no construction or ambiguity of this Agreement is resolve...
	19. Binding Effect/Third Parties.  This Agreement applies to and benefits both parties and their successors. The interest of the parties shall not be assignable without the other parties’ consent, which shall not be unreasonably withheld, except for (...
	20. Annual Report on Project Status. Once the BRA begins capturing taxes, the Developer shall annually submit a report to the BRA on the status of the project that includes: the amount of capital investment; the number of residential units constructed...
	21. Waiver.  A party does not waive any of its rights under this Agreement if that party fails to complain about an act or omission by the other party, no matter the duration of such act or omission.  And a waiver by either party, whether expressed or...
	22. Authorization.  The parties represent and warrant that the individuals executing this agreement are authorized to do so on their behalf.
	23. Entire Agreement/Counterparts. This Agreement supersedes all agreements previously made between the parties relating to the subject matter.  There are no other understandings or agreements between them.  This Agreement may be signed in counterpart...
	24. Headings.  Headings in this Agreement are for convenience only and shall not be used to interpret or construe its provisions.
	25. Definitions.  The terms set forth in this Agreement shall have the same meaning as commonly used, except any term that is defined under FOIA, Act 381 or any other applicable state statute shall have the meaning set forth under that statute, as suc...
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