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Today’s Discussion:
Act 381 – Brownfield Redevelopment Financing Act 
Brownfield Tax Increment Financing (TIF), Area Median Income 
(AMI), Why we need housing incentives, Eligibility, Process

Act 236 of 2022 – Attainable Housing Facilities Act
Act 237 of 2022 – Residential Housing Facilities Act
Partnerships & Other Incentives



Acronyms to Know

AMI: Area Median Income
BRA: Brownfield Redevelopment Authority
HTIF: Housing Tax Increment Financing
LBA: Land Bank Authority
LBRF: Local Brownfield Revolving Fund
TIF: Tax Increment Financing

EGLE: Michigan Department of Environment, 
Great Lakes, and Energy

MEDC: Michigan Economic Development 
Corporation

MSHDA: Michigan State Housing Development 
  Authority



Brownfield Tax Increment Financing
1996: Act 381 Passed

Two state agencies would approve state TIF 
– EGLE and MEDC

2023: Major amendment to address 
housing shortages  

• Housing now eligible for brownfield TIF

•Incentives Available

•Expanded Eligible activities with MSHDA 
approval

Housing TIF is the best deal in town for 
most projects where there is a local

brownfield authority (BRA)



Key Phrase:  Area Median Income



Area Median Income

MSHDA has a chart for every 
county, showing the Income 

and Rent Limits 
(last updated 4/1/2024) 





Why We Need Housing Incentives



(Bureau of Labor Statistics)

Job opportunities have grown 
but housing stock has not

2014-2023: one house built for every 6 new 
jobs nationally

2014-2023: one house built for 
every 14 new jobs in Michigan



March 2025 online search  



March 2025 online search.

 

$246/Sq Ft   $227/Sq Ft    $205/Sq Ft



Developers say that “value conscious” home construction costs $300-$315 a square foot.

Newaygo County - median cost to buy an existing home (Jan. 2025) - $269,000. 
Median sale price per square foot - $148, up 8.8% since last year.

Kent County - median cost to buy an existing home - $225-250 per square foot.

Houszeo.com says homeowners spend an average of $366,780 to build a home in 
Michigan, which is $132,560 more than the median sale price. 

If you are a builder, you will lose money building homes for middle income people. There is 
plenty of demand, but the supply won’t increase without incentives.









The proposed housing project is in alignment 
with the needs identified by a regional or local 
housing plan and the Statewide Housing Plan. 

Housing plan should be adopted by/affirmed by 
the local municipality prior to MSHDA’s 
involvement (approval of an Act 381 Work Plan 
for school TIF).

Master Plans that detail the local housing needs 
may suffice to demonstrate a housing need.  A 
Master Plan that provides no detail or 
documentation for housing needs will not be 
sufficient. 

What is Identified 
Housing Need?



Brownfield Tax Increment Financing
TIF must be 

approved by a 
local 

brownfield 
authority and 

sometimes the 
State of 
Michigan

If approved only by the local government 
and not the state, the developer gets 
reimbursed with local taxes only.

If approved by the local government AND 
MSHDA, the developer gets reimbursed by 
local AND state school and education taxes – 
net increase of 21 mills toward reimbursement 
for non-Principal Residence Exempted, or three 
mills for Principal Residence Exempted (PRE).



What money is used for a 
brownfield plan? Property taxes.

Local property taxes include the county 
and local government operating 
millages, and may include millages for 
parks, library, public safety, community 
college, ISD

In the City of Grand 
Rapids, this is 27.3459 
mills

State education tax (paid by every 
property owner) 6 mills

State school tax (paid on non-
homestead residential, commercial, 
industrial property)

18 mills

City of Grand Rapids total
51.3459 mills (non 
PRE)
33.3459 mills (PRE)



Tax increment financing (TIF) is taking the difference between the pre-
development property taxes and the post-development property 
taxes on an eligible property and reimbursing the developer for eligible 
activities, provided a brownfield plan has been approved.
Example: 

Pre-development taxes are $1,000. 
Post-development taxes are $10,000. 
Difference = $9,000 – that’s the tax increment. 

Local government still gets $1,000.
Developer and the BRA are reimbursed with the $9,000 until eligible 
activities are paid for under an approved brownfield plan.  After the plan 
is completed, local government gets all the property taxes. 





You own 5 acres of vacant land with a taxable value 
of $50,000 and your current taxes are $2,908

You will build 100 income qualified rental 
townhouses for residents up to 120% of AMI per 
year

The taxable value will increase to $5,000,000 after 
development, with post-development taxes of 
$268,296

Your eligible brownfield costs are $3,000,000 for 
infrastructure, site prep, and a financing gap

What’s the right incentive?





• If no BRA, set up is 2-3 
months

• Initial developer contact, 
creating a plan, getting local 
approval is 3-6 months or 
more

• State plan approval is 1-2 
months

• Plan duration is up to 30 
years

PROCESS:



• Developer proposes project to BRA. If supported, a brownfield plan is drafted.
• BRA recommends adoption of the brownfield plan. 
• Plan is approved by the BRA’s governing body, either a county or a 

township/village/city, or sometimes both. 
• If the developer asks for state taxes as well as local, an Act 381 Work Plan must 

also be created for approval of up to 3 state agencies (MSHDA, MEDC, EGLE).

• The benefit of state approval is that the developer can 
then be repaid with the local AND the state portions of 
property taxes.

• The developer / property manager must verify residents’ 
incomes and maintain rents in compliance with MSHDA 
levels for the duration of TIF.   For sale of homes, the 
eligibility must be confirmed at initial sale, only.



Is this a good TIF project?
If you’re the developer:

o Limited TIF on PRE property
oWill the project generate enough 

TIF to pay for eligible activities? 
o Is there a benefit to layering 

incentives? TIF plus PILOT or 
TIF plus tax abatement?

oWill the timing work? 
o Is the developer able to keep 

the project at up to 120% AMI 
rents for the duration of TIF? - 
Could be up to 30 years

oDoes the scale work?

If you’re the BRA:
o Is the project consistent with BRA 

policies?
o Is the project in the public good?
o Is the local unit willing to support 

the project? 
o Is the ask reasonable?
oWill the local government incur 

costs from the development?
oCan the local government 

leverage other benefits by 
approving incentives?









ATTAINABLE HOUSING DISTRICT

RESIDENTIAL HOUSING DISTRICT





What is an Attainable Housing Exemption?
The Attainable Housing Facilities Act (known as the Attainable Housing
Exemption), 2022 PA 236, provides a tax incentive to owners of rental 
housing property of not more than four units to enable renovation and 
expansion of aging facilities and assist in the building of new facilities. 

An Attainable Housing Exemption Certificate (AHEC) entitles the facility to 
exemption from ad valorem real property taxes for a term of 1-12 years as 
determined by the local governmental unit. Applications are filed, reviewed, 
and approved by the local governmental unit. 

The State Tax Commission (STC) must also approve the application and 
issue the exemption certificate.



What is a Residential Housing Exemption?
The Residential Housing Facilities Act (known as the Residential Housing
Exemption), 2022 PA 237, provides a tax incentive to owners of rental 
housing property of more than four units to enable renovation and expansion 
of aging facilities and assist in the building of new facilities. 

A Residential Housing Exemption Certificate (RHEC) entitles the facility to 
exemption from ad valorem real property taxes for a term of 1-12 years as 
determined by the local governmental unit. Applications are filed, reviewed, 
and approved by the local governmental unit. 

The State Tax Commission (STC) must also approve the application and 
issue the exemption certificate.





Partnerships & Other Incentives



MSHDA Statewide Housing Plan:
https://www.michigan.gov/mshda/developers/statewide-housing-plan 

https://www.michigan.gov/mshda/developers/statewide-housing-plan
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