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PROJECT SUMMARY 
 
 
Project Name: 
 

4025 Packard Redevelopment 
 

Project Location: 
 

The property is located at 4025 Packard Road, Township three 
south (T.3S), Range six east (R.6E), Section 1, Pittsfield 
Township, Washtenaw County Michigan 48108 (the 
“Property”).    
 

Type of Eligible  
Property: 
 

The property is determined to be a “Site” and “Facility”  
 

Eligible Activities: 
 

Department Specific Activities, Demolition, and Preparation of 
a Brownfield Plan and Act 381 Work Plan. 

Developer Total Eligible 
Activities: 
 

$412,413 (includes eligible activities and 15% contingency)  
 

Estimated Years to 
Complete  
Reimbursement: 
 

21 years for developer reimbursement 
23 years to reimburse all costs 

  
Estimated Capital  
Investment: 
 

Approximately $3,160,000 (including Acquisition, Hard and 
Soft Costs) 

 
Project Overview:  This project includes the site demolition, the removal of the 

underground storage tank (UST) systems, and the transport and 
disposal of impacted soils as part of fulfilling due care 
obligations. The development will entail the construction of a new 
mixed-use, 6,932 square foot commercial retail building. It is 
estimated that 50 construction jobs and 10 new permanent jobs 
will be created in association with this project. The project will 
transform a major intersection, reduce environmental 
contamination, create new jobs, and tax revenue for the 
community.   
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I. INTRODUCTION AND PURPOSE 
 
To promote the revitalization of environmentally distressed, historic, functionally obsolete and 
blighted areas within the boundaries of Washtenaw County (“the County”), the County has 
established the Washtenaw County Brownfield Redevelopment Authority (WCBRA) 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 County and to facilitate financing of 
eligible activities at the Brownfield Property. Inclusion of Brownfield Property within any Plan in 
the County 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 County 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 reimbursed utilizing tax increment revenues. 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(2) of Act 381, as amended.  
 
II. GENERAL PROVISIONS 
 

A. Description of the Eligible Property and Project (Section 13 (2)(h))   
 
The Eligible Property consists of one (1) legal parcel totaling approximately 1.07 acres with a 
street address of 4025 Packard Road, Pittsfield Township, Washtenaw County, Michigan. The 
parcel 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 northeast corner of the Carpenter Road and Packard Street 
intersection and is bounded by a commercial property to the north, Carpenter Road to the west, 
Crystal Drive to the east, and Packard Street to the south. Individual parcel information is outlined 
below.  
 

Property Address Former Parcel ID 
Approximate 
Acreage 

Eligibility  

4025 Packard Road L-12-01-354-015 1.07 “Site” and “Facility” 

 
4025 Packard LLC, or any affiliate, or such other developer as approved by the Authority, are 
collectively the project developer (“Developer”). 
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Najor Companies, of which 4025 Packard LLC is an affiliate, has completed over one million 
square feet of successful development in southeastern Michigan over the past 20 years.  
 
Najor Companies was founded by Brian Najor, a graduate of Detroit Country Day School and 
the University of Michigan. Mr. Najor focuses on strong retail locations with long term upside 
potential and is a recognized leader in all aspects of development and property management. 
Mr. Najor has a keen ability to identify real estate opportunities and execute development and 
redevelopment, providing long-term value to investment partners, communities, and tenant 
relationships. 
 
The parcel is currently zoned FB – Form-Based Mixed Use. Standard and other historical 
sources were able to document the former building was constructed in 1981 and contained retail 
display areas, storage areas, and bathrooms. The building was demolished in 2021. Two (2) 
8,000-gallon gasoline underground storage tanks (USTs) and one (1) 15,000-gallon gasoline 
UST are located to the east of the former building. Four (4) dispenser islands are present to the 
south and west of the former building. The remainder of the property is paved with surface 
parking lots. The property has been vacant for nearly a decade.  
 
The Property’s legal description is included in Appendix A. A property location map is included 
in Appendix B. 
 
The proposed redevelopment includes the demolition of the former 1,700 square foot building 
and canopies (completed in 2021), and former UST systems. Following completion of demolition 
activities, the construction of a new 6,932 square foot mixed-use commercial retail building will 
be completed. The proposed building is comprised of 2,530 square feet of restaurant space and 
4,402 square feet for commercial/retail that will support a total of four tenants. Parking will be 
available in both the front and rear of the building, with space for a drive through for the 
convenience of customers.  Sidewalks will be improved along both Carpenter Road and Packard 
Street.  A new pad and bus stop signage will be installed just north of the property, to preserve 
the existing access to mass transit. Connection will be made with the north adjoining property to 
ease access between sites and reduce in and out traffic between businesses at the intersection.  
 
Demolition of the existing building has already been completed.  The remaining site demolition 
activities are anticipated to begin in the spring of 2022 with new construction to be completed in 
the winter of 2022.  The Developer will invest an estimated $3,160,000 million into the project 
and create approximately 50 construction jobs and 10 permanent jobs.  
 
Site plans and renderings are included in Appendix C.  
 

B. Basis of Eligibility (Section 13 (2)(h) and Section 2(o)) 
 
The Property is an open leaking underground storage tank (LUST) site and has been identified 
as a “site” and a “facility” based on the presence of benzene, toluene, ethylbenzene, and xylenes 
(collectively referred to as BTEX), methyl-tert-butyl-ether  (MTBE), 1,2,4-trimethylbenzene 
(TMB), 1,3,5-TMB, and naphthalene in soil and/or groundwater at concentrations that exceed 
the Michigan Department of Environment, Great Lakes and Energy  (EGLE) Part 213 Residential 
and Nonresidential Drinking Water Protection/Drinking Water (DWP/DW), Groundwater Surface 
Water Interface Protection/Groundwater Surface Water Interface (GSIP/GSI), Soil Volatilization 
to Indoor Air Inhalation (SVII),  and Direct Contact Risk Based Screening Levels (RBSLs).   
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The exceedance of EGLE Part 213 RBSLs is the result of a release that was reported in May 
1993 (confirmed release number C-0554-93), when the former UST systems were removed from 
the subject property and replaced with the current UST system. Speedway is the responsible 
party for this release and is pursuing a no further action status, or its functional equivalent from 
EGLE.   
 
Based on the data collected from the site in October 2012, Speedway has determined that a 
restrictive covenant is required to achieve no further action status.  However, before a restrictive 
covenant can be created, additional soil, groundwater, and vapor assessments are needed to 
determine the current site conditions. As such, Speedway’s consultant conducted the following 
activities in 2021: 
 

 Groundwater gauging and sampling 
 The advancement of 20 soil borings (on and off site) 
 Abandonment of 24 existing monitoring and recovery wells 

 
Sampling results are summarized in see Appendix D.  4025 Packard, LLC and Speedway are 
currently in the process of negotiating Speedway’s remedial obligations as the responsible party. 
Any activities that are determined to be the responsibility of Speedway are not being requested 
as a part of this Plan.  
 
Removal of the idle UST system as part of the property’s redevelopment, will be completed in 
accordance to the requirements stated in Part 211, Underground Storage Tank Regulations of 
act 451 of 1994, as amended, and the Michigan Underground Storage Tank Rules (MUSTR).  
Removal of the UST system is not being requested as part of this Plan and will be funded solely 
by the developer.  
 
A Baseline Environmental Assessment (BEA) was completed by the current owner December 
30, 2010, documenting the “site” and “facility” status. A summary of known previous site 
investigations to date is provided in Appendix D.   
 

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 includes: Department Specific Activities, Demolition, and preparation 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 
“Eligible Activities” under the Brownfield Redevelopment Financing Act. The Authority is not 
responsible for any cost of eligible activities and will incur no debt. 
 

1. Department Specific Activities include supplemental site investigation activities, 
contaminated soil transport and disposal associated with activities that are required to 
redevelop the property, and oversight, sampling and reporting by an environmental 
professional.  
 
In the event additional soil characterization is required, a site investigation will be 
completed to characterize the shallow soils anticipated to be disturbed as part of 
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development activities (i.e. sub-grade storm detention basins, building footprint, etc.).  
The data obtained from the investigation will aid in evaluating the need for appropriate 
soil management procedures, which includes the transportation and disposal of 
contaminated soil. The proposed investigation includes the advancement of nine (9) soil 
borings up to a maximum depth of 10 feet below ground surface and the collection of up 
to 14 soil samples, which will be analyzed for VOCs and PNAs. The estimated cost to 
complete the supplemental site investigation is estimated to be $9,400.00.   
 
The estimated cost for the transport and disposal of contaminated soil is $200,681 and 
assumes the need to transport and dispose of soils to a Type II Landfill as it relates to 
the following volume estimates totaling an estimated 5,734 tons: 
 

Utility Trenching     

 

Linear 
Feet 

Est. Pipe 
Diameter 

Est. Trench 
Depth (FT) 

Est. Trench 
Diameter 

(FT) 

Est. 
Volume for 
Disposal 

(CY)* 

Est. Soil 
Weight for 
Disposal 

(TN) 

Water 160 8” 5 3 237 391 

Sanitary 110 12" 7 3 285 471 

Natural Gas 80 2" 3 2 44 73 

Electric 80 1” 3 1 36 59 

Telecom 80 1” 3 1 36 59 

Storm Sewer 415 18” 5 4 692 1,141 

 TOTAL 1,329 1,802 

*per linear foot, including a 1-1 setback 

 

Underground Storm Detention (assumes 1-1 layback)  

 
Est. Volume (CF) Est. Volume (CY) 

Est. Volume for 
Disposal (TN) 

Detention System (West) 25,000 926 1,528 

Detention System (South) 9,200 341 562 

 TOTAL 1,267 2,090 

*assumed trench base is two times the footing width to accommodate forming 

**per linear foot, including 1-1 setback 

 

Building Perimeter Footings     

Linear Feet 
Est. Trench 
Depth (FT) 

Est. Footing 
Width* 

Est. Trench 
Volume (CF)** 

Est. 
Volume for 
Disposal 

(CY) 

Est. Soil 
Weight for 
Disposal 

(TN) 

350 5 18” 40 519 856 

 TOTAL 519 856 

*assumed trench base is two times the footing width to accommodate forming 

**per linear foot, including 1-1 setback 
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Building Pad Cut (assumes 12” cut)  

 
Est. Pad Area (SF) Est. Volume (CY) 

Est. Volume for 
Disposal (TN) 

Building Pad 7,000 259 428 

 TOTAL 259 428 

 

Pavement Parking Area Cut*   

 

Est. Pavement Area 
(SF) 

Est. Volume (CY) 
Est. Volume for 
Disposal (TN) 

Pavement Area 11,000 338 558 

 TOTAL 338 558 

*assumes 10” cut for 6” subbase and 4” pavement 

 
The estimated cost for field oversight, project management, and reporting is $72,500, 
based on the assumption of 30 field days.  
 
The total estimated cost for department specific activities is $282,581.  
 

2. Demolition Activities includes fill/compaction/rough grading to balance site where site 
improvements were located, removal of abandoned utilities, removal of parking lots, 
removal of curbs, gutters, and sidewalks, at an estimated of cost of $54,300. 

 
3. Preparation of a Brownfield Plan, Act 381 Work Plan and associated implementation 

activities (e.g. meetings with BRA, review by County Attorney etc.) at a cost of 
approximately $25,000. 
 

4. A 15% contingency of $50,532 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 the Brownfield and Act 381 Work Plan.  

 
The total estimated cost of Eligible Activities subject to reimbursement from tax increment 
revenues is $361,881 with a potential $50,532 contingency, resulting in a total cost of $412,413. 
Therefore, the total cost for reimbursement to the applicant is a not-to-exceed amount of 
$412,413, unless the Plan is amended and approved by the WCBRA.  
 
Fifty percent (50%) of the available incremental state education tax, estimated to be $23,814 will 
be captured for deposit into the State Revolving Fund pursuant to Act 381. Ten percent (10%) of 
the total gross annual TIF capture, estimated to be $59,481, will be captured for administrative 
fees or a deposit into the local brownfield revolving fund (LBRF), at the discretion of the WCBRA. 
An additional $54,282 will be captured and deposited in the Authority’s LBRF after developer 
reimbursement, which totals 15% of the total developer reimbursable activities in the approved 
Plan. However, capture for the LBRF shall not exceed five years following completion of 
developer reimbursement. 
 

D. Estimate of Captured Taxable Value and Tax Increment Revenues (Sec. 13 (2)(c)) 
 
Incremental taxes on real and personal 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 2022 tax year value, which is $235,478. The 
estimated taxable value of the completed development is $630,000. An annual increase in 
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taxable value of 2% has been used for calculation of future tax increments in this Plan. Table 2 
details the estimate of captured tax increment revenues for each year of the Plan from the eligible 
property.  
 
Except for those activities identified in this Plan as eligible for reimbursement only with 
incremental local taxes, if the Developer does not pursue EGLE approval via a 381 Work Plan, 
or EGLE elects not to participate in this Project or declines to approve certain eligible activities 
for reimbursement with incremental state school taxes, the local taxing jurisdictions’ contribution 
will not exceed the local/state millage proportionality as defined in this Plan at the time of 
adoption, which equates to 53.31%.  
 
The Authority may capture incremental local taxes to fund its administrative operations as 
defined in the Act and may contribute to its LBRF with tax increment revenues in excess of the 
amount needed to reimburse Developer for the costs of eligible activities. As part of this Plan, 
the Authority will capture tax increment revenues, totaling $107,442, during and after the 
developer reimbursement period as shown in Table 2, and deposited in the Authority’s LBRF. At 
the sole discretion of the Authority, all or part of the incremental local taxes captured for the LBRF 
in any tax year may be used to pay the administrative fees or the local brownfield revolving fund 
capture in that year.  
 

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

 
Eligible activities will be financed by 4025 Packard LLC. The Developer will be reimbursed for 
eligible costs as described in Section C and outlined in Table 1. Costs for Eligible Activities 
funded by 4025 Packard LLC 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. The estimated amount of tax increment revenue capture that 
will be used to reimburse the Developer, the State Brownfield Redevelopment Fund and 
Brownfield Redevelopment Authority over the estimated 23-year period is up to $547,609.  
 
No advances will be made by the WCBRA 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)) 
 
Tax increment revenue capture will begin when tax increment is generated by redevelopment of 
the Property, which is expected to begin in 2024 or when full redevelopment is completed, 
whichever occurs first. 
 
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. The Property will 
become part of this Plan on the date this Plan is adopted by the Washtenaw County Board of 
Commissioners.   
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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 $235,478 throughout the duration of this Plan. 
 
The non-capturable School Debt millage will have an immediate increase in tax revenue following 
redevelopment, totaling approximately $57,021 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 reimbursement, administrative fees and 
the State Brownfield Redevelopment Fund.  
 

Millage Rate 
Developer 

Reimbursement 
Admin 

Fee/LBRF 
SBRF 

Capture 

Taxes 
Preserved for 
Taxing Unit 

State Education Tax (SET) 6.0000 $40,853  $6,337  $27,753  $32,496  
School Operating Tax 18.0000 $122,560  $19,010  $0  $97,488  

 Subtotal  24.0000 $163,413 $25,347 $27,753 $129,984  
Township Tax 7.4085 $67,328 $22,198 $0 $40,124  
Sinking Fund 2.4239 $22,028 $7,263 $0 $13,128  
Library 1.8333 $16,661 $5,493 $0 $9,929  
County Operating 4.3780 $39,787 $13,118 $0 $23,711  
County Parks 0.4676 $4,250 $1,401 $0 $2,533  
County Nat Area 0.2490 $2,263 $746 $0 $1,349  
County EECS 0.1922 $1,747 $576 $0 $1,041  
County HCMA 0.2089 $1,898 $626 $0 $1,131  
County Vet Ret. 0.0966 $878 $289 $0 $523  
County Roads 0.4981 $4,527 $1,492 $0 $2,698  
County MH & PS 0.9753 $8,863 $2,922 $0 $5,282  
County CSRV Dist 0.0199 $181 $60 $0 $108  
WCC 3.3759 $30,680 $10,115 $0 $18,284  
ISD 5.2717 $47,909 $15,796 $0 $28,551  

 Subtotal  27.3989 $249,000 $82,096 $0 $148,392  
 Total Capturable 

Millages  
51.3989  $412,413 $107,442 $27,753 $278,376 

Non-Capturable Millages  

School Debt 4.1000 $0 $0 $0 $77,614 
ISD Debt 0.3700 $0 $0 $0 $7,004 

 Total Non-Capturable 
Millages  

4.4700 $0 $0 $0 $81,230 

 
See Table 2 for a complete breakdown of estimated available tax increment revenues 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. 
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Documentation of characteristics that qualify the property as eligible property is provided in 
Appendix D.  
 
Personal property may be 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 or families is expected as part of this project.  
 

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

 
The Brownfield Redevelopment Authority and the Township Board as the Governing Body, in 
accordance with the Act, may amend this Plan to fund additional eligible activities associated 
with the Project described herein. 
 



Appendix A 



LEGAL DESCRIPTION 

4025 Packard Road 
Parcel ID: L-12-01-354-015 
 

*OLD SIDE – L 12-145-002-00 PI 47-1, 2, 31, 32 B1K 1 SUDIVISION OF LOTS 1 TO 73 
INCLUSIVE EXCEPT LOTS 34 &36 AND LOTS 109 TO 111 INCLUSIVE OF OAK PARK 
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4025 Packard Redevelopment Project 
4025 Packard Road, Pittsfield Township, Michigan 

 
SUMMARY OF PRIOR ASSESSMENTS AND  
DOCUMENTATION OF ACT 381 ELIGIBILITY  

 
For the property located at 4025 Packard Road, Ann Arbor, Michigan, the following site 
investigation documents have been prepared: 
 

Name of Report Date of Report 
Company that 

Prepared Report 

UST Removal Sampling May 10-14, 1993 ATEC Associates Inc. 

Subsurface Investigation Aug. 1993 – Sept. 1994 ATEC Associates Inc 

Subsurface Investigation March 1998 – Nov. 1994 ATC Associates Inc 

Site Investigation Report April 2008 NESA and Associates 

Site Investigation Report October 2009 ATC Associates Inc 

Baseline Environmental Assessment December 30, 2010 Yeoman Group, LLC 

Site Investigation November 16-18, 2011 ATC Associates Inc 

Site Investigation October 2012 ATC Associates Inc 

Site Status Report August 10, 2021 Atlas Technical 

 
May 1993 – Underground Storage Tank (UST) Removal Sampling (ATEC) 
On May 10-14, 1993, ATEC supervised the removal of four (4) 8,000-gallon underground 
storage tanks (USTs) located southeast of the retail convenience store building, and one 
(1) 550-gallon waste oil UST located northeast of the retail building. Samples were 
collected from the sidewall for each excavation area.   
 

 Samples collected from the north wall of the 550-gallon waste oil tank excavation identified 
the presence of benzene, toluene, ethylbenzene, xylene, (BTEX) and methyl tert-butyl 
ether (MTBE). 

 
 Samples collected from the south wall of the four (4) 8,000-gallon UST excavation 

identified the presence of BTEX. 
 

 Samples collected from the east wall of the four (4) 8,000-gallon UST excavation identified 
the presence of BTEX and MTBE. 

 
August 1993 – September 1994 - Subsurface Investigation (ATEC) 
From August 10, 1993 through September 19, 1994, ATEC supervised the advancement 
of twelve (12), on-site and off-site, soil borings (SB-1 through SB-12) to a maximum 
depth of 29 feet below ground surface (bgs). All borings were converted into monitoring 
wells (MW-1 through MW-12). Soil samples were collected from each boring and 
analyzed for BTEX, MTBE, and total lead. Groundwater samples were analyzed for 
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BTEX, MTBE, and dissolved lead. Of note, free product was discovered in MW-1 on July 
24, 1994.   
 
March 1998 – September 1999 - Subsurface Investigation (ATEC) 
From March 1998 through November 1999, ATC supervised the advancement of seven 
(7), on-site and off-site, soil borings (SB-13 through SB-19) to a maximum depth of 40 
feet bgs.  All borings were converted into monitoring wells (MW-13 through MW-19). Soil 
samples were collected from each boring and analyzed for BTEX, MTBE, naphthalene, 
2-methylnaphthalene, 1,2,4-trimethylbenzene (1,2,4-TMB), and trimethylbenzene (1,3,5-
TMB). Groundwater samples were analyzed for BTEX, MTBE, naphthalene, 2-
methylnaphthalene, 1,2,4-TMB, 1,3,5-TMB, and dissolved lead. 
 
April 2008 – Site Investigation Report (NESA) 
From March 10 through 14, 2008, 22 soil borings (NB-8 through NB-29) were advanced 
to a maximum depth of 30-feet bgs. Soil samples were collected and analyzed for BTEX, 
MTBE, naphthalene, 2-methlynapthalene, 1,2,4-TMB, and 1,3,5-TMB. Analytical results 
for eleven (11) of the 76 soil samples collected from the unsaturated zone indicated 
concentrations of unleaded gasoline constituents above the applicable Tier I Risk-Based 
Screening Levels (RBSLs) for one or more of the following relevant exposure pathways: 
Drinking water protection, Groundwater Contact, Soil Direct Contact, Soil Volatilization 
to Indoor Air Inhalation.  

 
October 2009 – Site Investigation Report (ATC) 
ATC conducted the 4th Quarter groundwater sampling and monitoring event on October 
8, 2009. Monitoring wells MW-1 through MW-4, MW-6 through MW-8, MW-11 through 
MW-13, MW-17, and MW-23 through MW-29 located on-site and off-site.  Groundwater 
samples were collected for analysis of unleaded gasoline constituents. Results indicated 
that unleaded gasoline constituents were detected in on-site monitoring wells MW-1, 
MW-26, MW-27, and MW-28 exceeded the Michigan Department of Environment, Great 
Lakes, and Energy (EGLE) Response and Remediation Division (RRD) Drinking Water 
and/or Groundwater Surface Water Interface RBSLs. The results also indicated that 
impacted groundwater concentrations are stable or slowly attenuating.  
 
December 2010 – Baseline Environmental Assessment (Yeoman) 
On December 20, 2010, The Yeoman Group, LLC filed a baseline environmental 
assessment with EGLE prior to the acquisition of the property by 4025 Packard, LLC. 
Review of subsurface soil and groundwater data from 2008 and 2009 revealed that 
subsurface soil and groundwater contamination is present at levels in excess of current 
Part 213 Tier 1 RBSLs. Therefore, the property was considered a considered a “facility”, 
as defined in Part 201 of P.A. 451 of the Michigan Natural Resources and Environmental 
Protection Act (NREPA). 
 
November 2011 – Site Investigation (ATC) 
From November 16-18, 2011, seven (7) soil borings (SB-1 through SB-7) were advanced 
to a maximum depth of 37-feet bgs. Soil samples were collected and analyzed for BTEX, 
MTBE, naphthalene, 1,2,4-TMB, 1,3,5-TMB, and 2-methylnaphthalene. Analytical results 
for the soil samples collected from borings SB-3, SB-5, and SB-6 indicated 
concentrations of unleaded gasoline constituents above the applicable Tier I RBSLs for 
one or more of the following relevant exposure pathways: Drinking water protection, 
Groundwater Contact, Soil Direct Contact, Soil Volatilization to Indoor Air Inhalation.  
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Groundwater samples were collected at monitoring well locations MW-30 through MW 
33 and analyzed for BTEX, MTBE, naphthalene, 1,2,4-TMB, 1,3,5-TMB, and 2-
methylnaphthalene. Results indicated that no unleaded gasoline constituents were 
detected in concentrations that exceeded EGLE RRD Drinking Water and/or 
Groundwater Surface Water Interface RBSLs.  
 
October 2012 – Site Investigation (ATC) 
On October 9, 2012, groundwater samples were collected at monitoring well locations 
MW-1, MW-4, MW-6, MW-8, MW-9, MW-12, MW-13, MW-18 through MW-21, MW-24 
through MW-28, and MW 30 through MW-33 and analyzed BTEX, MTBE, naphthalene, 
1,2,4-TMB, 1,3,5-TMB, and 2-methylnaphthalene. Results indicated that unleaded 
gasoline constituents were detected in concentrations that exceeded EGLE RRD 
Drinking Water and/or Groundwater Surface Water Interface Risk-Based Screening 
Levels (RBSLs).  
 
August 2021 – Site Status Report (Atlas Technical) 
On March 11, 2021, groundwater samples were collected from the following twenty-one 
(21) monitoring and recovery wells: MW-02, MW-03R, MW-06, MW-09, MW-11, MW-12, 
MW-17, MW-18, MW-19, MW-21, MW-24 through MW-30, MW-32, MW-33, RW-01 and 
RW-02. The samples were analyzed for the presence of the EGLE unleaded gasoline 
Chemicals of Concern (CoCs): benzene, toluene, ethylbenzene, and total xylenes 
(BTEX), methyl-tert-butyl ether (MTBE), 1,2,4-trimethylbenzene (1,2,4-TMB), 1,3,5 
trimethylbenzene (1,3,5-TMB), naphthalene, and 2-methylnaphthalene. EGLE unleaded 
gasoline CoCs were detected at concentrations reported above the applicable cleanup 
criteria in the groundwater samples collected from monitoring and recovery wells MW-
09, MW-18, MW-21, MW-26, MW-27, MW-28, MW-33, and RW-01.  
 
From May 11-14, 2021, twenty (20) soil borings (SB-24 through SB-43) were advanced 
to a maximum depth of 35-feet bgs. Soil samples were collected and analyzed for BTEX, 
MTBE, naphthalene, 1,2,4-TMB, 1,3,5-TMB, and 2-methylnaphthalene. EGLE unleaded 
gasoline CoCs were detected at concentrations reported above the applicable 
clean-up criteria in soil samples collected from borings SB-31, SB-32, SB-38, SB-42, and 
SB-43. 
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Table 1: Eligible Activities Cost Estimates

Item/Activity  Total Request  Local Only Activities 
 EGLE Act 381 Activities    

(State and Local) 

Department Specific Activities

Contaminated Soil Transport and Disposal  $                                200,681  $                                            -  $                                200,681 

Supplemental Site Investigation  $                                    9,400  $                                            -  $                                    9,400 

Oversight, Sampling and Reporting by Environmental Professional  $                                  72,500  $                                            -  $                                  72,500 

Department Specific Activities Sub-Total  $                                282,581  $                                            -  $                                282,581 

Demolition

Fill/Compaction/Rough Grading to Balance Site where Bldg. was Located  $                                    4,000  $                                    4,000  $                                          -   

Removal of Abandoned Utilities  $                                    3,000  $                                    3,000  $                                          -   

Removal of Parking Lots  $                                  30,000  $                                  30,000  $                                          -   

Removal of Curbs, Gutters, Sidewalks  $                                    2,300  $                                    2,300  $                                          -   

Fill, Compaction & Rough Grading to Balance Site Where Improvements Were
Located

 $                                  15,000  $                                  15,000  $                                          -   

Demolition Sub-Total  $                                  54,300  $                                  54,300  $                                            - 

Brownfield Plan and Act 381 Workplan

Brownfield Plan and Act 381 Workplan Preparation  $                                  20,000  $                                            -  $                                  20,000 

Brownfield Plan and Act 381 Workplan Implementation  $                                    5,000  $                                            -  $                                    5,000 

Brownfield Plan and Act 381 Workplan Sub-Total  $                                  25,000  $                                            -  $                                  25,000 

Eligible Activities Sub-Total  $                                361,881  $                                  54,300  $                                307,581 

15% Contingency*  $                                  50,532  $                                    8,145  $                                  42,387 

Developer Eligible Reimbursement Total  $                                412,413  $                                  62,445  $                                349,968 

Administrative Fee and/or LBRF Capture  $                                107,442  $                                            -  $                                            - 

State Brownfield Fund  $                                  27,753  $                                            -  $                                            - 

Total  $                                547,609  $                                  62,445  $                                349,968 

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



Table 2: 

Tax Increment Revenue Capture Estimates 

4025 Packard, Pittsfield Township

Estimated Taxable Value (TV) Increase Rate: 2% per year

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

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

*Base Taxable Value 235,478$        235,478$             235,478$             235,478$             235,478$              235,478$           235,478$           235,478$             235,478$            235,478$              235,478$              235,478$             235,478$             235,478$              235,478$              

Estimated New TV 630,000$             642,600$             655,452$             668,561$              681,932$           695,571$           709,482$             723,672$            738,145$              752,908$              767,966$             783,326$             798,992$              814,972$              

Incremental Difference (New TV - Base TV)  394,522$             407,122$             419,974$             433,083$              446,454$           460,093$           474,004$             488,194$            502,667$              517,430$              532,488$             547,848$             563,514$              579,494$              

School Capture Millage Rate

State Education Tax (SET) 6.0000 1,413$             2,367$                 2,443$                 2,520$                 2,598$                  2,679$               2,761$               2,844$                 2,929$                3,016$                  3,105$                  3,195$                 3,287$                 3,381$                  3,477$                  

School Operating Tax 18.0000  4,239$             7,101$                 7,328$                 7,560$                 7,795$                  8,036$               8,282$               8,532$                 8,787$                9,048$                  9,314$                  9,585$                 9,861$                 10,143$                10,431$                

School Total 24.0000 5,651$             9,469$                 9,771$                 10,079$               10,394$                10,715$             11,042$             11,376$               11,717$              12,064$                12,418$                12,780$               13,148$               13,524$                13,908$                

Local Capture Millage Rate

Township Tax 7.4085  1,745$             2,923$                 3,016$                 3,111$                 3,208$                  3,308$               3,409$               3,512$                 3,617$                3,724$                  3,833$                  3,945$                 4,059$                 4,175$                  4,293$                  

Sinking Fund 2.4239  571$                956$                     987$                     1,018$                 1,050$                  1,082$               1,115$               1,149$                 1,183$                1,218$                  1,254$                  1,291$                 1,328$                 1,366$                  1,405$                  

Library 1.8333  432$                723$                     746$                     770$                     794$                     818$                   843$                   869$                     895$                    922$                     949$                     976$                     1,004$                 1,033$                  1,062$                  

County Operating 4.3780 1,031$             1,727$                 1,782$                 1,839$                 1,896$                  1,955$               2,014$               2,075$                 2,137$                2,201$                  2,265$                  2,331$                 2,398$                 2,467$                  2,537$                  

County Parks 0.4676 110$                184$                     190$                     196$                     203$                     209$                   215$                   222$                     228$                    235$                     242$                     249$                     256$                     263$                     271$                     

County Nat Area 0.2490 59$                  98$                       101$                     105$                     108$                     111$                   115$                   118$                     122$                    125$                     129$                     133$                     136$                     140$                     144$                     

County EECS 0.1922 45$                  76$                       78$                       81$                       83$                        86$                     88$                     91$                       94$                      97$                        99$                        102$                     105$                     108$                     111$                     

County HCMA 0.2089 49$                  82$                       85$                       88$                       90$                        93$                     96$                     99$                       102$                    105$                     108$                     111$                     114$                     118$                     121$                     

Couny Vet Ret. 0.0966  23$                  38$                       39$                       41$                       42$                        43$                     44$                     46$                       47$                      49$                        50$                        51$                       53$                       54$                        56$                        

County Roads 0.4981  117$                197$                     203$                     209$                     216$                     222$                   229$                   236$                     243$                    250$                     258$                     265$                     273$                     281$                     289$                     

County MH & PS 0.9753  230$                385$                     397$                     410$                     422$                     435$                   449$                   462$                     476$                    490$                     505$                     519$                     534$                     550$                     565$                     

County CSRV Dist 0.0199 5$                     8$                         8$                         8$                         9$                          9$                       9$                       9$                         10$                      10$                        10$                        11$                       11$                       11$                        12$                        

WCC 3.3759 795$                1,332$                 1,374$                 1,418$                 1,462$                  1,507$               1,553$               1,600$                 1,648$                1,697$                  1,747$                  1,798$                 1,849$                 1,902$                  1,956$                  

ISD 5.2717  1,241$             2,080$                 2,146$                 2,214$                 2,283$                  2,354$               2,425$               2,499$                 2,574$                2,650$                  2,728$                  2,807$                 2,888$                 2,971$                  3,055$                  

Local Total 27.3989 6,452$             10,809$               11,155$               11,507$               11,866$                12,232$             12,606$             12,987$               13,376$              13,773$                14,177$                14,590$               15,010$               15,440$                15,878$                

Non-Capturable Millages Millage Rate

School Debt 4.1000  965$                1,618$                 1,669$                 1,722$                 1,776$                  1,830$               1,886$               1,943$                 2,002$                2,061$                  2,121$                  2,183$                 2,246$                 2,310$                  2,376$                  

ISD Debt 0.3700 87$                  146$                     151$                     155$                     160$                     165$                   170$                   175$                     181$                    186$                     191$                     197$                     203$                     209$                     214$                     

Total Non-Capturable Taxes 4.4700  1,053$             1,764$                 1,820$                 1,877$                 1,936$                  1,996$               2,057$               2,119$                 2,182$                2,247$                  2,313$                  2,380$                 2,449$                 2,519$                  2,590$                  

Total Capturable Millages 51.3989

Total Capturable & Non-Capturable Millages 55.8689

 

Total Tax Increment Revenue (TIR) Available for Capture 20,278$               20,926$               21,586$               22,260$                22,947$             23,648$             24,363$               25,093$              25,837$                26,595$                27,369$               28,159$               28,964$                29,785$                

3/31/2022 Page 1 of 2



Table 2: 

Tax Increment Revenue Capture Estimates 

4025 Packard, Pittsfield Township

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 18.0000  

School Total 24.0000

Local Capture Millage Rate

Township Tax 7.4085  

Sinking Fund 2.4239  

Library 1.8333  

County Operating 4.3780

County Parks 0.4676

County Nat Area 0.2490

County EECS 0.1922

County HCMA 0.2089

Couny Vet Ret. 0.0966  

County Roads 0.4981  

County MH & PS 0.9753  

County CSRV Dist 0.0199

WCC 3.3759

ISD 5.2717  

Local Total 27.3989

Non-Capturable Millages Millage Rate

School Debt 4.1000  

ISD Debt 0.3700

Total Non-Capturable Taxes 4.4700  

Total Capturable Millages 51.3989

Total Capturable & Non-Capturable Millages 55.8689

 

Total Tax Increment Revenue (TIR) Available for Capture

 

15 16 17 18 19 20 21 22 23 TOTAL

2037 2038 2039 2040 2041 2042 2043 2044 2045

235,478$              235,478$              235,478$              235,478$              235,478$              235,478$             235,478$              235,478$              235,478$             

831,272$              847,897$              864,855$              882,152$              899,795$              917,791$             936,147$              954,870$              973,967$             

595,794$              612,419$              629,377$              646,674$              664,317$              682,313$             700,669$              719,392$              738,489$             

3,575$                  3,675$                  3,776$                  3,880$                  3,986$                  4,094$                 4,204$                  4,316$                  4,431$                 76,538$               

10,724$                11,024$                11,329$                11,640$                11,958$                12,282$               12,612$                12,949$                13,293$               229,614$             

14,299$                14,698$                15,105$                15,520$                15,944$                16,376$               16,816$                17,265$                17,724$               306,152$             

4,414$                  4,537$                  4,663$                  4,791$                  4,922$                  5,055$                 5,191$                  5,330$                  5,471$                 94,505$               

1,444$                  1,484$                  1,526$                  1,567$                  1,610$                  1,654$                 1,698$                  1,744$                  1,790$                 30,920$               

1,092$                  1,123$                  1,154$                  1,186$                  1,218$                  1,251$                 1,285$                  1,319$                  1,354$                 23,386$               

2,608$                  2,681$                  2,755$                  2,831$                  2,908$                  2,987$                 3,068$                  3,149$                  3,233$                 55,847$               

279$                     286$                     294$                     302$                     311$                     319$                     328$                     336$                     345$                     5,965$                 

148$                     152$                     157$                     161$                     165$                     170$                     174$                     179$                     184$                     3,176$                 

115$                     118$                     121$                     124$                     128$                     131$                     135$                     138$                     142$                     2,452$                 

124$                     128$                     131$                     135$                     139$                     143$                     146$                     150$                     154$                     2,665$                 

58$                        59$                        61$                        62$                        64$                        66$                       68$                        69$                        71$                       1,232$                 

297$                     305$                     313$                     322$                     331$                     340$                     349$                     358$                     368$                     6,354$                 

581$                     597$                     614$                     631$                     648$                     665$                     683$                     702$                     720$                     12,441$               

12$                        12$                        13$                        13$                        13$                        14$                       14$                        14$                        15$                       254$                     

2,011$                  2,067$                  2,125$                  2,183$                  2,243$                  2,303$                 35,777$               

3,141$                  3,228$                  3,318$                  3,409$                  3,502$                  3,597$                 3,694$                  3,792$                  3,893$                 67,248$               

16,324$                16,780$                17,244$                17,718$                18,202$                18,695$               19,198$                19,711$                20,234$               349,509$             

2,443$                  2,511$                  2,580$                  2,651$                  2,724$                  2,797$                 2,873$                  2,950$                  3,028$                 52,301$               

220$                     227$                     233$                     239$                     246$                     252$                     259$                     266$                     273$                     4,720$                 

2,663$                  2,738$                  2,813$                  2,891$                  2,969$                  3,050$                 3,132$                  3,216$                  3,301$                 57,021$               

30,623$                31,478$                32,349$                33,238$                34,145$                35,070$               36,014$                36,976$                37,958$               
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Table 3:

Tax Increment Reimbursement  Estimates

4025 Packard, Pittsfield Township

Developer Maximum 

Reimbursement 

Total 

Proportionality

School & Local 

Taxes Local-Only Taxes Total

State 46.69% 163,413$                  -$                      163,413$           

Local 53.31% 186,555$                  62,445$               249,000$           

TOTAL 349,969$                  62,445$               412,413$           Estimated Capture

EGLE 84.86% 349,968$                  349,968$           Admin Fees and/or LBRF 107,442$            
Local Only 15.14% 62,445$                    62,445$             State Revolving Fund 27,753$              

TOTAL 412,413$                  -$                      412,413$           

1 2 3 4 5 6 7 8 9 10

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

Total State Incremental Revenue 9,469$                        9,771$                      10,079$               10,394$             10,715$               11,042$               11,376$            11,717$              12,064$               12,418$               

State Brownfield Revolving Fund (50% of SET) 1,184$                        1,221$                      1,260$                  1,299$               1,339$                  1,380$                  1,422$              1,465$                1,508$                  1,552$                  

State TIR Available for Reimbursement 8,285$                        8,550$                      8,819$                  9,095$               9,376$                  9,662$                  9,954$              10,252$              10,556$               10,866$               

Total Local Incremental Revenue 10,809$                     11,155$                    11,507$               11,866$             12,232$               12,606$               12,987$            13,376$              13,773$               14,177$               

BRA Administrative Fee (10%) 2,028$                        2,093$                      2,159$                  2,226$               2,295$                  2,365$                  2,436$              2,509$                2,584$                  2,660$                  

Local TIR Available for Reimbursement 8,782$                        9,062$                      9,348$                  9,640$               9,938$                  10,241$               10,551$            10,867$              11,189$               11,517$               

Total State & Local TIR Available 17,067$                     17,612$                    18,168$               18,735$             19,313$               19,903$               20,505$            21,119$              21,745$               22,384$               

DEVELOPER Reimbursement Balance 412,413$                     395,347$                  377,735$                 359,567$            340,832$          321,519$            301,616$            281,111$         259,992$           238,247$            215,864$            

EGLE Environmental Costs 349,968$                     

      State Tax Reimbursement 8,285$                        8,550$                      8,819$                  9,095$               9,376$                  9,662$                  9,954$              10,252$              10,556$               10,866$               

      Local Tax Reimbursement 7,452$                        7,690$                      7,933$                  8,180$               8,433$                  8,691$                  8,953$              9,221$                9,495$                  9,774$                  

      Total EGLE Reimbursement Balance 334,231$                  317,992$                 301,239$            283,964$          266,156$            247,803$            228,896$         209,422$           189,372$            168,732$            

Local Only Costs 62,445$                       

      Local Tax Reimbursement 1,330$                        1,372$                      1,415$                  1,460$               1,505$                  1,551$                  1,598$              1,645$                1,694$                  1,744$                  

      Total Local Only Reimbursement Balance 61,115$                     59,743$                   58,328$              56,868$            55,363$              53,813$              52,215$           50,570$             48,876$              47,132$              

Total Annual Developer Reimbursement 17,067$                     17,612$                   18,168$              18,735$            19,313$              19,903$              20,505$           21,119$             21,745$              22,384$              

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 EGLE & Local TIR only.  

DEVELOPER
Beginning 

Balance

LOCAL BROWNFIELD REVOLVING FUND

Estimated Maximum 

Years of Plan:

23
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Table 3:

Tax Increment Reimbursement  Estimates

4025 Packard, Pittsfield Township

Total State Incremental Revenue

State Brownfield Revolving Fund (50% of SET)

State TIR Available for Reimbursement

Total Local Incremental Revenue

BRA Administrative Fee (10%)

Local TIR Available for Reimbursement

Total State & Local TIR Available

DEVELOPER Reimbursement Balance

EGLE Environmental Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total EGLE Reimbursement Balance

Local Only Costs

      Local Tax Reimbursement

      Total Local Only 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 EGLE & Local TIR only.  

DEVELOPER

LOCAL BROWNFIELD REVOLVING FUND

11 12 13 14 15 16 17 18 19 20 21 22 23

2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 TOTAL

12,780$               13,148$              13,524$              13,908$             14,299$              14,698$              15,105$              15,520$             -$                        -$                       -$                   -$                   -$                   222,028$         

1,597$                  1,644$                1,691$                1,738$               1,787$                1,837$                1,888$                1,940$               -$                        -$                       -$                   -$                   27,753$           

11,182$               11,505$              11,834$              12,169$             12,512$              12,861$              13,217$              13,580$             -$                        -$                       -$                   -$                   -$                   194,274$         

14,590$               15,010$              15,440$              15,878$             16,324$              16,780$              17,244$              17,718$             18,202$             18,695$            19,198$        19,711$        20,234$        349,509$         

2,737$                  2,816$                2,896$                2,979$               3,062$                3,148$                3,235$                3,324$               1,820$               1,869$              1,920$          -$                   -$                   53,160$           

11,853$               12,195$              12,543$              12,899$             13,262$              13,632$              14,009$              14,394$             16,381$             16,825$            17,278$        19,711$        20,233$        296,349$         

23,035$               23,699$              24,377$              25,068$             25,773$              26,493$              27,226$              27,974$             16,381$             16,825$            17,278$        19,711$        20,233$        490,623$         

192,829$            169,130$           144,753$           119,684$          93,911$             71,482$             57,473$             43,078$            26,697$            9,872$              (0)$                -$                  -$                  

11,182$               11,505$              11,834$              12,169$             12,512$              8,797$                -$                    -$                   -$              -$              -$              163,413$         

10,058$               10,348$              10,644$              10,946$             11,254$              11,568$              11,888$              12,215$             11,813$             -$                   -$              -$              186,555$         

147,492$            125,639$           103,161$           80,046$            56,280$             35,916$             24,027$             11,813$            (0)$                     -$                      -$                  -$                  -$                  

1,795$                  1,846$                1,899$                1,953$               2,008$                2,064$                2,121$                2,179$               4,568$               16,825$            9,872$          -$              -$              62,445$           

45,337$              43,491$             41,592$             39,638$            37,630$             35,566$             33,445$             31,266$            26,697$            9,872$              -$                  -$                  -$                  

23,035$              23,699$             24,377$             25,068$            25,773$             22,429$             14,009$             14,394$            16,381$            16,825$           9,872$         -$                  -$                  412,413$        

-$                         -$                        -$                        -$                       -$                        4,064$               13,217$             8,066$              -$                       -$                      -$                  -$                  -$                  25,347$          

-$                         -$                        -$                        -$                       -$                        -$                        -$                        -$                       -$                       -$                      7,406$         19,711$       1,819$         28,935$          

-$                     -$                    -$                    -$                   -$                    4,064$               13,217$             8,066$              -$                   -$                  7,406$         19,711$       1,819$         54,282$          
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