
All interested persons may attend and participate.  Persons with disabilities who need assistance to participate may 
call the Human Resources Office at 779-5313.  A 48-hour advance notice is necessary for accommodation.  Hearing 
impaired individuals may contact the City via the Michigan Relay Center for Speech & Hearing Impaired: 1-800-649-
3777. 

Joint Meeting of the Mt. Pleasant City Commission and  
the Brownfield Redevelopment Authority  

Tuesday, February 13, 2018 
5:00 p.m.  

 

Agenda 
 
CALL TO ORDER: 
 

PLEDGE OF ALLEGIANCE: 
 

ROLL CALL: 
 

ADDITIONS/ DELETIONS TO AGENDA: 
 

PUBLIC INPUT ON AGENDA ITEMS: 
 

RECEIPT OF PETITIONS AND COMMUNICATIONS: 
 

STAFF RECOMMENDATIONS AND REPORTS: 
 

WORK SESSION: 
 

1.  Discussion of 410 W. Broadway. 
 

ADJOURNMENT: 
 



Joint Work Session discussion of the Economic Development Corporation 
(EDC)/Brownfield Redevelopment Authority (BRDA) and City Commission 

Discussion on 410 W. Broadway 

Attachments 

• RFP used in late 2013 
• Current preferred development guidelines 
• Marketing flyer 
• Recommendation based on response received to RFP for brokerage/marketing services 

in early 2017 (recommendation was not approved since we had potential interested 
purchasers) 

• Information regarding the status of environmental work needed and floodplain status 

Items to consider as next steps are discussed: 

• Lawsuit settlement was completed in September, 2012 and the property was returned to 
the EDC 

o Settlement included payment of funds to cover a portion of the bond payments 
through 2016 

o 2017 and 2018 shortfall was covered by refinancing the outstanding bonds and 
"front loading" the savings as well as transfers from other brownfields in the city 
which exceeded expectations 

o 2019 shortfall is estimated at approximately $50,000 
o Projected total shortfall on bond payments 2020 through 2022 is $355,000 

• This is the last large vacant/unused parcel available in the downtown so we should make 
sure we "get it right" 

o Whatever building is built will likely be there for 100 years or more so it is 
important to take a long term view 

• Previously, we have heavily discouraged single use, non-residential development 
proposals. 

• Since 2013 have had approximately nine (9) "serious" concepts proposed 

• New zoning ordinance includes new standards for the property which didn't previously 
exist (such as a two stories minimum height and five story maximum height) and 
removes some prior standards (such as prohibition of first-floor residential). 



Potential Questions for discussion: 

1. What are the real or perceived barriers to the development of this site? 

a. General discussion by Board members and staff to identify 

b. How can we best overcome those barriers? 

2. Do we expect this property development to continue to provide the expected funding for 
the outstanding bonds from the West Broadway Revitalization Project? 

3. Of the preferred development guidelines, which ones are the highest priority that we 
"must" have, which ones are "preferred", and which ones should be taken off the list? 

a. Are there other development guidelines that should be added to the list? 

4. Is the city willing to "incent/assist" with local funds to assist with any financial shortfalls 
for creating a preferred development? If so, under what circumstances and how much? 



City of Mt. Pleasant Accepting Development Proposals 

Background 

The Economic Development Corporation (EDC) of the City of Mt. Pleasant is currently 
accepting proposals from firms with an interest in the redevelopment the vacant parcel of 
prope1iy located at 410 W. Broadway (adjacent to 320 W. Broadway [City Hall]) in Mt. Pleasant 
known locally as "Parcel B." This approximately 1.4 acre site is situated in the downtown area 
of Mt. Pleasant with frontage on the Chippewa River to the north, and Broadway Street on the 
south. This notice contains specific information for submitting proposals. Attached to this 
announcement are Conceptual Development Guidelines that outline the type of development 
proposal the City has expressed an interest in seeing on the parcel. The Conceptual 
Development Guidelines should be viewed as principles and not as absolute requirements. If 
there are any specific types of information or questions you have while developing your 
proposal, feel free to contact: 

William Mrdeza 
City of Mt. Pleasant 
320 W. Broadway 

Mt. Pleasant, MI 48858 
(989) 779-5311 

wmrdeza@mt-pleasant.org 

The EDC will be accepting proposals for consideration and review until such time as the EDC 
enters into a formal agreement to develop the site. The EDC Board reserves the right to invite 
applicants of qualified proposals for an interview and presentation after receipt and review of the 
proposal by staff. It is expected that proposal presentations will be no more than 30 minutes in 
length, not including questions and answers. All proposals received will be evaluated equally 
regardless of when they are received. The EDC reserves the right to reject any and all proposals, 
to waive irregularities and nonconformities in proposals, to select the proposal it believes, in its 
sole discretion, to be in the best interest of the City, and to negotiate with one or more applicants. 

The EDC Board has also reserved the right to offer a limited-time exclusive development 
agreement to an applicant submitting a credible proposal that has a high likelihood of being 
developed, but needs additional time to perform due diligence activities. Such an agreement 
would allow time for the firm to more fully develop their concept if necessary or perform 
additional due diligence activities in response to the EDC' s input prior to a final commitment 
being made on the proposal. In addition, the City can provide the name and contact information 
of a local commercial business interested in potentially relocating to this location and which 
needs at least 7,500 square feet of space. Please contact Mr. William Mrdeza at the number or 
address listed above for more information on this opportunity. 



Additional Information 

At a minimum, proposals should contain the following information (in no particular order): 

• Total project and site investment cost 
• Total square footage proposed for the project 
• Projected project financial plan including project financing, proformas, sources and uses 

of funds, and any anticipated City incentives to be requested (both type and amount) 
• Proposed or conceptual building elevations 
• Proposed overall site plan 
• Proposed uses or future tenants for the project 
• Projected number of jobs during construction and permanent new jobs created as a result 

of the project (if known) 
• Anticipated number of housing units created and number of bedrooms per unit proposed 
• Targeted rental rates or sale price for housing units 
• Willingness to purchase the site and proposed purchase price 
• Anticipated project start date and projected project time line from start of construction to 

project completion 
• Brief background and qualifications of all principal developers and contractors expected 

to participate in the project 

All information in proposals, if labeled as CONFIDENTIAL, will remain confidential to the 
extent permitted by law. A total of 15 copies of any written material should be submitted as part 
of the proposal packet. Should you be invited to present your proposal to the EDC Board, audio 
visual equipment will be made available to accommodate your presentation, if required, with 
adequate advance notice of your specific needs. Any questions or requests for additional 
information can be directed to William Mrdeza at the contact information listed above. 



Parcel B Conceptual Development Guidelines 

The following represents an example of the development guidelines originally envisioned for 
Parcel B, adjacent to and west of Mt. Pleasant's City Hall. The parcel has several prime 
attributes the City feels should be maximized due to the unique nature of the parcel and its 
potential to contribute to and benefit from a growing, vibrant downtown. These guidelines were 
originally developed to set parameters for the future development of this unique site as part of 
the Broadway Revitalization Project which included rennovation of the Historic Borden 
Building. While the original 2006 proposal/concept was not built as envisioned, the site's 
proximity to downtown, the growing need for a niche residential housing market close to 
downtown, and its location adjacent to the Chippewa River and one of the City's premier public 
parks (Island Park), make it a remarkable location for the appropriate design. 

Elements the City is looking to capture in any future development proposal include the 
following: 

• A residential component close to the downtown area. 
• A building ( or buildings) that would be multiple stories and be of a height, mass, and 

appearance compatible with the Historic Borden Building next door (City Hall). 
• A project that results in significant investment that generates taxable value to the City. 

Potential incentives available from the City will be dependent on the level of investment 
and resulting taxable value projected to be generated upon project completion. 

• Parking on site. Developments that incorporate a lower level parking deck as part of the 
design (if feasible and as envisioned in the original project) would be favorably looked 
on. Other parking available for the site includes on-street along Broadway, the public 
parking lot located across the street, and spaces available in the Borden Building's 
public lot. 

• The project should strive to bring new jobs to the community, new consumers to the 
area, and new residents to the downtown as opposed to relocating an existing use from 
elsewhere in the City. 

• Mixed use developments would be preferred, especially those that capitalize on off
hours when parking at City Hall is more generally available. An example of this would 
be a mix of retail and residential units that typically have parking requirements during 
different times of the day. 



Redevelopment Opportunity 
410 W. BROADWAY• MT. PLEASANT, MICH. 

410 W. Broadway is a prime shovel ready development 
site on the west side of Mt. Pleasant's downtown with 
ready access to municipal utility services. The site fronts 
on the Chippewa River and is located between the historic 
Borden Building (City Hall) and an active railroad track 
operated by Great Lakes Central Railroad. Adjacent to 

Property /Site Details 

the site on the west side is the Mountain Town Station 
restaurant and craft brewery. 

Across the river and accessible by the historic Oak Street 
foot bridge is Island Park, one of the City's premier park 
destinations. The 1.4 acre parcel is zoned C-2, which 
allows mixed use development and up to 75 feet of height 
by right. The City's expectation is for a mixed use, multi
story development using durable exterior materials in 
keeping with its downtown location. 

A first floor commercial tenant has been identified who 
is committed to needing at least 7,500 square feet. There 
are no minimum parking requirements for this site due to 
its downtown location and close proximity to 195 public 
parking spaces. 

The property is located above the 100 year flood plain. 
A recently completed residential target market analysis 
is available to assist with the justification of housing 
type needs and potential market rates specific to the 
community. 

Site/Building Name 

Street Address 

City 

County 

Zip Code 

Type of Space 

Size 

Total Acres 

Divisible 

Availability 

Featured Property 

For Sale 

Current Use 

Date Available 

Sale Terms 

410 W. Broadway 
Development Parcel 

410 West Broadway 

Mt. Pleasant 

Isabella 

48858 

Vacantland,zoned C-2 
Commercial 

Approx. 720 ft. x 250 ft. 

1.4 acres 

No 

Yes 

Yes 

Vacant 

Immediately 

Negotiable 



I 

410 W. BROADWAY• MT. PLEASANT, MICH. 

Utilities 

Gas Service 

Gas Provider 

Electric Provider 

Electric Service 

Voltage and Phase 

Sewer Service 

Sewer Provider 

Sewer Line Size 

Water Service 

Water Provider 

Water Line Size 

Transportation 

Distance to Nearest 
Airport 

Airport Runway Length 

Distance to Nearest 
Highway 

Distance to Interstate 

Rail Access 

Rail Spur On Site 

Rail Line 

Type of Parking 

No. of Parking Spaces 

Yes 

DTE 

Consumers Energy 

Available 

Unknown 

Yes 

City of Mt. Pleasant 

6-8 inches 

Yes 

City of Mt. Pleasant 

12-inch Main 

4 Miles to Mt. Pleasant Municipal 
Airport 

5,000 ft. 

.5 Mile to M-20 

2.3 Miles to US-127 

No (close proximity) 

No 

Great Lakes Central within 400 ft. 

On Site and Adjacent Surface 
Parking 

195 public (free) spaces adjacent 

Incentive Programs: 

The City will work with interested 
developers to pursue appropriate 
incentives related to the proposed 
development. 

Appropriate incentives could consist 
of Michigan Community Revitalization 
Program, Community Development 
Block Grants or a combination thereof. 

Local assistance may also be available 
depending on the type of development 
and amount of investment. 

Contact Information: 

Michelle Sponseller 
Downtown Development Director 

City of Mt. Pleasant 
320 W. Broadway 
Mt. Pleasant, MI 48858 

(989) 779-5348 
msponseller@mt-pleasant.org 

Find more information online at www.mt-pleasant.org. 



Date: March 31, 2017 

To: Economic Development Corporation (EDC) 

CC: 

From: 

William Mrdeza, Community Services Division Director 

Michelle Sponseller, Downtown Development Director 

Real Estate Services RFP Selection Re: 

On February 8 the EDC approved the Request for Proposal (RFP) for real estate services for 410 West 
Broadway and on March 14 the EDC received one response for the RFP from CBRE in East Lansing. 

Highlights from CBRE's proposal includes the following objectives: 

~ Complete the assemblage of information necessary to determine an estimated market value of 
the property and develop a marketing plan. 

~ Meet with the City-EDC to discuss the property and review all information you possess that may 
or may not include: surveys, a geotechnical report, a wetland evaluation, environmental site 
assessments and title work. 

~ Review current or proposed zoning and utility considerations including: sanitary sewer, public 
water, storm sewer and road design standards. 

~ Inventory the market for vacant land currently available to purchase as well as recent sales 
comparables. Inventory the market for residential and commercially zoned land to assist with 
estimating a current market value for each classification. 

~ Determine the value of the property and project working in tandem with CBRE's Valuation and 
Advisory Services group in order to identify an appropriate asking price. 

~ Upon completion of the assemblage of above referenced information, prepare a broker opinion 
of value. Review the opinion of value with the City and determine a price for marketing the 
property. 

~ Prepare and/or consult in the preparation of a developer Request For Qualifications and 
Proposal ("RFQP") to the broadest spectrum of qualified developers. 

~ Aggressively market the property for the highest possible price in the shortest period of time. 

~ Align with our specialists in public institutions to target the market area and expose the property 
to the broadest possible cross-section of potential developers, investors and occupiers who can 
best achieve your vision and utilize a property of this size and location. 

~ If the project has been determined to have potential for governmental development incentives, 
outline the tasks and process to complete the assessment. 

~ Continually and regularly keep you advised of all prospects, interest, and market conditions. 

~ Assist in sale negotiations, prepare sale documents and monitor critical dates to represent your 
best interests in achieving the optimum development, pricing and terms. 

As the CBRE proposal demonstrates engaging a professional real estate service firm would offer the 
following benefits: 



• Visibility. Placement of the property in commercial real estate listing platforms that will reach a 
local, state, regional, and national audience. Unlike residential real estate's MLS, multiple 
commercial platforms are utilized and access to list on those platforms is limited to licensed 
commercial brokers. Commercial brokers also bring with them extensive networks within which 
the property can be marketed. 

• Market knowledge. A commercial broker will be able to advise the Economic Development 
Corporation on marketing and pricing strategies to bring forward viable development proposals 
for the property and negotiate favorable outcomes on our behalf. 

• Market Specialization. Assembling the best project design and scale, with the right developer, 
for the 410 site is paramount to ensure both an advantageous financial and visual 
characterization return for the city. 

• Intentionality. Listing the property with a commercial broker sends a signal to interested parties 
that the Economic Development Corporation is serious in its solicitation of proposals for this 
property. Staff has heard from some past interested parties that the lack of a broker for the 
property portrayed a lack of seriousness on the part of the City. 

CBRE's professional fee is anticipated to be a minimum of $60,000, depending on the sale price and 
development details. This fee does not need to be paid in advance but, would be financed through 
different means such as: 

~ Sale of land at $1million or higher= 6% commission plus a 2% override if a broker outside the 
team is involved. 

~ Sale of land at less than $1million can be a combination of: 
o 6% commission of sale price; 
o Developer pays portion of the $60,000; 
o City pay remaining balance of $60,000. 

Requested Actions 
Review and consider approval of CBRE proposal for real estate services and if approved direct staff to 
develop necessary contract documents with legal counsel and amend the 2017 budget. 



MEMORANDUM 

TO: Nancy Ridley 

FROM: William R. Mrdeza -{2 ·\t']\_ · 
Community Services and Economic Development Director \.JU 

DATE: December 27, 2017 

SUBJECT: Additional Information on 410 W. Broadway 

The following will provide additional information on two specific issues that were raised during the 
December 11 th public hearing involving a proposed Brownfield Plan Amendment for the current plan 
which includes property at 410 W. Broadway. These concerns included the status of any remaining 
environmental contamination, and, given its proximity to the Chippewa River, the site's designation as 
being in the floodplain . I will attempt to address each of these issues separately below and provide 
additional contextual information as requested. 

The Property Is Still Contaminated; Previous Remediation Activities Lacked Closure 

Staff provided studies and reports that were previously prepared on this subject to the current 
development team as part of the due diligence activities associated with the project. The proposed 
amendment to Brownfield Plan #3 contained eligible potential reimbursable activities associated with 
better defining the levels and locations of any remaining contaminants as well as appropriate response 
activities if required. 

Previous sampling, testing, and report preparation associated with the revitalization of the west 
Broadway area identified heavy metals such as arsenic and chromium in the soils on the 410 W. 
Broadway site. The most likely source of these contaminates was the imported ballast material used to 
support the former rail lines that serviced the various industrial and storage operations which operated 
from the late 1880's through the 1990's on this and the adjacent Borden site to the east. Limited 
sampling has supported this assumption since levels of these contaminants were found to occur along 
the narrow corridors in which the former rail lines were located. At the time of the original project, the 
immediate focus for remediation activities centered on the eastern Borden site with limited sampling 
and response activities targeting the 410 site (Parcel B) as that was intended to be a second phase of the 
original development project. It was anticipated that a more focused environmental investigation and 
response would transpire at the time the Phase II development occurred. As noted during the 
developer's presentation at the recent public hearing, such activities are the responsibility of the 

City of Mt. Pleasant Community Services Division 
320 W. Broadway Mt. Pleasant, MI 48858 (989) 779-5311 

William R. Mrdeza, Community Services and Economic Development Director 



developer so the cun·ent condition of the property is consistent with earlier intents as well as the 
anticipated activities associated with the currently proposed project. 

While all environmental issues at 410 W. Broadway were not fully addressed in 2006 when the Borden 
building was being renovated, a number of measures were taken at that time to determine whether 
contamination that was found on the Borden site extended to the adjacent site to the west and if found, 
to take the appropriate protective measures. These included the creation of a Baseline Environmental 
Assessment (BEA), the creation of a Due Care Plan, the raising of the 410 site above the mean elevation 
of the 100 year floodplain by bringing in clean fill material, and the installation of a suitable cap which 
isolated a p01tion of the known contaminates on the site. 

Baseline Environmental Assessments (BEA's) provide liability protection to the new owner or operator 
of a property from contamination caused by a responsible party. A responsible party is defined as an 
individual or organization who is responsible for, or contributes to, the presence of contaminates on a 
site. By preparing a BEA at the time of acquisition, the City's EDC was able to protect itself from 
liability claims arising from contamination caused by the original parties responsible for creating that 
contamination. This protection extends to subsequent purchasers and transferees of the property as long 
as the nature of such contamination is disclosed to the MEDQ and those subsequent owners. 

Due care plans are prepared for sites that have demonstrated the presence of contamination and 
prescribe best practices for dealing with that contamination in a manner that addresses unacceptable 
risks. Requirements of a due care plan include preventing the exacerbation of the existing 
contamination; prevention of unacceptable human exposure; taking reasonable precautions; providing 
reasonable cooperation, assistance, and access; complying with any land use or resource use 
restrictions, and not impeding the effectiveness or integrity of any land use or resource use restriction. 
The City exercised compliance with the Due Care requirements associated with the vacant parcel at 410 
W. Broadway. Future activities that create disturbances to the site will be required to exercise 
additional Due Care requirements commensurate with the extent of that disturbance as well as the 
results of additional environmental testing. 

Removal of contaminates or contaminated soil is not always a requirement or a best practice. In the 
case of the 410 W. Broadway property, a hard surface cap was installed over an area of elevated arsenic 
and other heavy metal concentrations in order to meet the requirement of preventing unacceptable 
human exposure; this is characterized by the Riverwalk pathway on the north side of the property 
adjacent to the Chippewa River as well as the additional fill material that separates human contact from 
potential contaminates at the surface. Another example of where this technique was employed is on the 
Borden site in the form of the parking lot adjacent to the City Hall building. Caps can take the form of 
asphalt or concrete, a vegetative layer, a drainage layer, geomembranes, or clay, and serve to isolate 
contaminates rather than destroy or remove them in order to avoid the spread of the contamination and 
to prevent direct contact. 

Because the proposed mixed use Phase II project associated with the original two-phase project did not 
occur, additional testing and final due care activities on the 410 site were not can·ied out; however 
additional testing and remediation activities, where appropriate, are a requirement of any project at this 
site. Environmental response activities on the 410 W. Broadway site were not fully "closed out" 
because a building plan was not finalized which would have taken into consideration these appropriate 
remediation activities. Full close out of environmental response activities would normally occur once a 
project was complete and evidence provided that compliance with federal and/or state requirements 
were met. Any new project is required to address the presence of contaminants in a manner that is 

City of Mt Pleasant Community Services Division 
320 W. Broadway Mt. Pleasant, Ml 48858 (989) 779-5311 

William R. Mrdeza, Community Services and Economic Development Director 



consistent with those state and federal requirements. A Brownfield plan is often used to address such 
conditions and to assist with bringing a site back to a "level playing field" with other sites that do not 
include the additional costs associated with remediation. Most likely, future development projects for 
this location will seek such assistance. 

The Property Is Located in the Floodplain 

This matter was researched earlier this summer based on floodplain concerns raised and information 
was shared with Dr. Wendy Robertson at that time. The FEMA Flood Map Service Center (MSC) is the 
official public source for flood hazard information produced in support of the National Flood Insurance 
Program (NFIP). The 410 W. Broadway (Parcel B) site was part of the work approved under a cut/fill 
permit that is identified as Permit #07-37-0008-P issued by MDEQ on July 18, 2007. The permit 
allowed "up to 1,676 cubic yards of clean fill within the JOO-year floodplain of the Chippewa River to 
elevate the site (Parcel BJ out of the floodplain and create a development area for a multi-unit 
condominium development. The floodplain fill will offset by 4,650 cubic yards of compensatory cut to 
be complete within the Chip-A-Water Park in conjunction with this project and a floodplain fill project 
on the adjoining parcel (DEQ File No. O7-37-OOO5P) "which is the City Hall project identified by 
MDEQ as 322/324 W. Broadway Street. 

In accordance with Section 11 of the State permit/letter for Parcel B, the developer will be required to 
file a request for a Letter of Map Revision Based on Fill (LOMR-F) to FEMA once the fill and building 
is complete. The developer's registered design professional will be required to file an elevation 
certificate to FEMA to request a Letter of Map Amendment (LOMA). This is consistent with the 
previous requests that were made to remove the Borden Building, the Water Works Salon, and 
Mountain Town Station that adjoin Parcel B. The exception letters covering these properties are 
classified by FEMA as Zone X (shaded). This classification means that these areas have a 0.2% 
probability of flooding every year (also known as the "500-year floodplain"). Properties in a shaded 
Zone X are considered to be at moderate risk of flooding under the National Flood Insurance Program. 
Flood insurance is not required for properties in Zone X. 

City Building Official Brian Kench has indicated that a request for a building permit on Parcel B will 
require a site plan that clearly shows the flood hazard areas, floodways and the design flood elevation 
for the project in accordance with section 107.2.5 of the Michigan Building Code. In accordance with 
section 11 of the Cut/Fill permit mentioned above, the Developer will need to file an elevation 
certificate by a licensed designed professional that demonstrates that the lowest level of the building 
will be at/or above the base flood elevation designation per section 110.3.3 of the 2015 Michigan 
Building Code. Once complete, the developer will file an application for a LOMR-F to FEMA that is 
consistent with the Water Works Salon, Mountain Town Station, and the Borden Building that have 
been placed in Zone X. 

In finther discussing this matter with the team for the Maplegrove project, they indicated that they 
cannot get financing from their lender if they were to build in the floodplain; therefore it is critical for 
them to adhere to the requirements necessary to certify their development is above the base floodplain 
elevation as referenced above. Attached to this memo are two pictures: one that was taken of 410 W. 
Broadway on June 23, 2017-the day of the major flood event, and the other taken at roughly the same 
time in which water was approaching the sidewalk at the entrance to the Borden Building (adjacent to 
the 410 site) before beginning to recede. Please let me know if you need additional information or 
details. 

City of Mt. Pleasant Community Services Division 
320 W. Broadway Mt Pleasant Ml 48858 (989) 779-53 II 

William R. Mrdeza, Community Services and Economic Development Director 
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