
 
          

 
FEEL THE ZEEL 

 

CITY OF ZEELAND 
BROWNFIELD REDEVELOPMENT AUTHORITY 

AGENDA 
MARCH 31, 2026 

ZEELAND CITY HALL COUNCIL CHAMBERS – 21 S ELM STREET 
 
4:00 PM 

• Meeting called to order 
• Roll Call 
• Excuse absent members 
• Additional agenda items 

 

VISITORS/PUBLIC COMMENT: 

•  

COMMUNICATIONS/REPORTS: 

•  

PUBLIC HEARINGS:  

•  

ACTION: 

• Approve minutes of October 13, 2025 Brownfield Redevelopment Authority meeting 

UNFINISHED BUSINESS: 

•  
NEW BUSINESS: 

• Brownfield Tax Increment Financing Policy 
• Community and Economic Development Financial Incentive Policy 
• Brownfield Plan/Act 381 Work Plan – JR Automation - 800 E. Riley St 
• Brownfield Plan Amendment #1/Act 381 Work Plan – 17 E. Main LLC  - 17 E Main Ave 

 
OTHER: 

• Consider any other business which may lawfully come before the Brownfield 
Redevelopment Authority 

ADJOURN 



Brownfield Redevelopment Authority 
Minutes of 

October 13, 2025 
 

Pursuant to public notice duly given, the meeting of the Brownfield Redevelopment Authority of 
the City of Zeeland, County of Ottawa, Michigan was convened in open session at 4:00 p.m., 
local time, on Monday, October 13, 2025, at the Zeeland City Hall, 21 S. Elm Street. 
 
Vice Chairperson VanDorp called the meeting to order at 4:07 p.m. A roll call of members was 
conducted. 
 
PRESENT:          Vice Chairperson VanDorp, Andy Boatright, Tim Maday, Beth Blanton and  
                               Jeff Roon. 
 
ABSENT:             Mayor Kevin Klynstra and Tim Klunder 
 
GUEST:                None 
 
Staff present:    Finance Director/ACM Kevin Plockmeyer and Interim Deputy City Clerk  
                                 Sharon Lash 
 
Motion was made by Boatright and seconded by Maday to excuse Klynstra and Klunder due to 
personal reasons. 
Motion carried. All voting aye. 
 
Visitor/Public Comment 
There were no visitors or public comments. 
 
Communications/Reports: 

• Financial Update, Kevin Plockmeyer, ACM/Finance Director. 
Due to expenses associated with the purchase of 303 East Main and consulting services for 
Brownfield Plan administration, a request to  transfer $25,000 from the General Fund to the 
Brownfield Fund  was approved at  the October 6, 2025 City Council meeting. This will serve as a 
buffer until we begin collecting administrative fees from our active Brownfield Plans. There is a 
current fund balance of $24,876.68 in the Brownfield Fund. 
 
Public Hearing 
 

• None 
 
 
 
Action: 



 
• Approve minutes of January 21, 2025 

Motion was made by Maday and seconded by Boatright 
Motion carried. All voting aye. 
 
Unfinished Business: 
 

• None 
 
New Business: 
 

• Brownfield Tax Increment Revenue Financing Expenses for GDP – Zeeland, LLC (Sligh 
Building) 
 

In 2022 and into 2023, the Brownfield Redevelopment Authority and City Council approved a 
Brownfield Plan for GDP – Zeeland, LLC for the redevelopment of the Sligh Building. 
This plan originally authorized the reimbursement of $1,991,539 in eligible expenses for the 
project. (This amount included a contingency of $246,527 but did not include interest expenses 
authorized by the plan.) 
 
After the project was completed, the developer submitted invoices for expenses they believed 
were eligible for reimbursement. We engaged Samantha Ruiz from Fleis and Vandenbrink to 
review the reimbursement request, and we ultimately determined that $1,759,738.51 
constituted eligible reimbursable expenses. 
 
In addition to these reimbursable expenses, the Brownfield Plan also authorizes the payment of 
interest on this amount, which will be calculated and paid as the plan matures. As a result, the 
total reimbursement will ultimately exceed the $1,759,738.51 in approved reimbursable 
expenses. 
 
Recommendation: 
That the Brownfield Redevelopment Authority authorize $1,759,738.58 in reimbursable 
expenses to GDP – Zeeland, LLC for the Sligh Building project. 
 
Motion was made by Blanton and seconded by Boatright to approve the Brownfield Tax 
Increment Revenue for GDP – Zeeland LLC, (Sligh Building) in amount of $1,759,738.58. 
Motion carried. All voting aye. 
 

• 17 E. Main Development and Reimbursement Agreement  
 
17 E Main, LLC. The Developer is requesting a reimbursement amount not-to-exceed $671,900 
(unless approved by the parties) for eligible activities such as environmental assessment, 
demolition, Brownfield Plan amendment and implementation infrastructure to support housing, 
site preparation, housing gap activities and contingencies. It is estimated the developer will be 



reimbursed in approximately 14 years.  The city will seek reimbursement for $2,000,000 to 
partially fund a public snowmelt boiler system to be installed in the basement of 17 E. Main.  
This collection is estimated to be in years 14 – 30 of the Brownfield Plan.  Finally, under the 
terms of the Reimbursement Agreement, approximately $214,000 would be deposited into the 
State’s Brownfield Fund and $65,097 into the Brownfield Authority’s Fund for administration of 
the agreements.  
 
Recommendation: 
The Brownfield Redevelopment Authority approve the attached Development and 
Reimbursement Agreement with 17 E. Main, LLC as presented. 
 
Motion was made by Blanton and seconded by Maday to approve the 17 E. Main, LLC. 
Development and Reimbursement . 
Motion carried. All voting Aye. 
 

• Review Brownfield Tax Increment Financing Policy (amended) and Community & 
Economic Development Financial Incentive Policy. 

 
A review of the Brownfield Tax Increment Financing Policy and Community & Economic 
Development Financial Incentive Policy was discussed, and questions were answered. No 
further discussion was needed. 
 

• Update on Land Bank Transfer for 800 E. Riley (JR Automation) 
 
An update was given by Community Development Director Tim Maday regarding JR Automation 
and the status of the development. 
 

• Select Officers for November 1, 2025 – October 31, 2026 
 
At the Brownfield Authority’s meeting on October 28, 2024, the Authority appointed officers for 
the period of November 1, 2024 – October 31-2025. Our by-laws state that officers are elected 
for one year. 
 
Since we are meeting close to the end of the “officer year”, it is suggested that we handle 
appointments for the upcoming year November 1, 2025 – October 31, 2026. 
 
As a reminder, the current officers are Mayor Klynstra, Chair, Councilman VanDorp, Vice-Chair, 
Andrew Boatright, Treasurer and Tim Klunder, Secretary. 
 
Current board members, with corresponding term end date are as follows: 
 

• Mayor Klynstra (term ending 11/1/2027) 
• Councilman Rick VanDorp (term ending 11/1/2026) 



• Beth Blanton (term ending (term ending 11/1/2025) 
• Tim Maday (term ending 11/1/2026) 
• Andy Boatright (term ending 11/1/2026) 
• Tim Klunder (term ending 11/1/2027) 
• Jeff Roon (term ending 11/1/2025) 

 
Given Mayor Klynstra is not seeking re-election, the Board may wish to consider appointing a 
new Chairperson for 2025/2026. As a general note, Mayor Klynstra may continue to serve on 
the Board until he no longer lives in the city. 
 
We are also hopeful that Beth Blanton and Jeff Roon will consider reappointment to their 
positions on the Board. 
 
New Board will be as follows: 
 
Chair, Rick VanDorp (term ending 11/1/2026) 
Vice-Chair, Beth Blanton (term ending (11/1/2028) subject to reappointment by City Council on 
10/20/2025 
Andy Boatright, Treasurer, (term ending 11/1/2026) 
Tim Klunder, Secretary (term ending 11/1/2027) 
Tim Maday, Board member (term ending 11/1/2026) 
Jeff Roon, Board member (term ending 11/1/2028) subject to reappointment by City Council on 
10/20/2025 
Mayor Kevin Klynstra, Board member (term ending 11/1/2027) 
 
Motion was made by Boatright and seconded by Maday to appoint the new Brownfield 
Redevelopment Authority Officers for the term November 1, 2025 – October 31, 2026. 
Motion carried. All voting Aye. 
 
Other 
 

• Consider any other business which may lawfully come before the Brownfield 
Redevelopment Authority. 
 
 

Adjourn 
 
Motion was made by Roon and seconded by Boatright to adjourn the meeting at 4:49 p.m. 
Motion carried. All voting aye. 
 
        
Sharon Lash, Interim Deputy City Clerk 
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BROWNFIELD REDEVELOPMENT AUTHORITY MEMORANDUM 

TO: Brownfield Redevelopment Authority Board 

FROM: Tim Klunder, City Manager 

SUBJECT: Approve (1) Amendments to the Brownfield Tax Increment Financing Policy 
and (2) New Community and Economic Development Financial Incentive 
Policy 

DATE: March 20, 2026 

CC: March 31, 2026, Brownfield Redevelopment Authority Meeting 

Brownfield Tax Increment Financing Policy 
The Brownfield Redevelopment Authority reviewed an updated draft of our Brownfield Tax 
Increment Financing Policy on October 13, 2025.  Feedback from the Authority was positive 
and it was subsequently reviewed with City Council on November 3, 2025.  City Council also 
provided positive feedback on the amendments to the policy.   

We are now proposing that the Brownfield Redevelopment Authority approve the Amended 
Brownfield Tax Increment Financing Policy as attached.  The proposed amendments are 
exactly as shared at your October 13, 2025, meeting.  In addition to the attached amended 
policy, the memorandum from October 13, 2025, meeting is attached for background 
information.  Should the Authority approve the amended policy, it will then go to City Council 
for final consideration. 

Community and Economic Development Financial Incentive Policy 
In conjunction with the Brownfield TIF Policy amendments, we are proposing a new policy 
that looks to bring equity to projects that may seek multiple financial incentives.  While some 
projects have only sought brownfield incentives, more recently, projects have looked to layer 
incentives such as Commercial Rehabilitation Incentives, Brownfield Incentives, property 
purchases, etc.    As stated above, the new policy looks to establish equity between projects 
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by creating target maximum percentages of incentives offered to projects.  This new policy 
was presented to the Brownfield Redevelopment Authority on October 13, 2025, and the 
Zeeland City Council on November 3, 2025.  Both bodies provided positive feedback on the 
establishment of such a policy. 

Attached hereto is an updated draft of the policy (dated 3.7.26).  It is in substantial 
alignment with the policy presented on October 13, 2025.  The key addition to this 
updated draft is a reference that will require projects that occur within the City’s 
Central Business District (downtown) that are new or create significant alterations to an 
existing building, and seek financial incentives for the project, to complete a public 
parking analysis.  Given the strains (perceived or real) on the city’s public parking system 
because of developments within our Central Business District, we feel this parking 
analysis is appropriate if the project is seeking financial incentives to support the project. 

Like the Amended Brownfield Tax Increment Financing Policy, we are now proposing that the 
Brownfield Redevelopment Authority approve the Community and Economic Development 
Financial Incentive Policy (draft 3.7.26) as attached.  Should the Authority approve the policy, 
it will then go to City Council for final consideration. 

Timothy R. Klunder, City Manager 
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CITY COUNCIL (OR GOVERNING BODY/COMMISSION) 

POLICY DIRECTIVE 

 

INDEX NUMBER:  04.43 (amended 5-16-2022 TBD) 

 

DATE:    May 16, 2022   

 

BODY:  City Council and Brownfield Redevelopment Authority 

 

SUBJECT:  Brownfield Tax Increment Financing 

 

Project Review Administration Fees 

The City of Zeeland Brownfield Redevelopment Authority and the Zeeland City Council 

require that outside consulting fees (for example, legal fees,  and publication fees, 

brownfield consultants, traffic engineers, etc.) incurred by the City of Zeeland 

Brownfield Redevelopment Authority and/or by the City of Zeeland be repaid by the 

applicant within thirty days from the date of billing.   

 

The applicant may treat such fees, however, as project expenses and may be reimbursed 

for such fees with tax increment financing (TIF) revenues (if a plan is approved with TIF 

dollars) at the beginning of the TIF collection. The applicant shall also be liable for such 

fees and costs if a Brownfield Plan is not approved for the applicant.   Amounts annually 

repaid for these administrative fees shall be subject to the limits of applicable state laws. 

 

 

Tax Increment Financing (TIF) Considerations 

The City of Zeeland Brownfield Redevelopment Authority and the City of Zeeland 

encourage applicants that seek to use TIF dollars to obtain approval for school tax capture 

as appropriate for the eligible activities.   

 

The City of Zeeland Brownfield Redevelopment Authority and the City will consider the 

following factors and guidelines when deciding whether or not to approve a TIF plan: 

1. Number and type of jobs created or retained by the project. 

1.2.In the case of housing, the developer’s commitment to reserve a portion of the 

Project’s rental units as income restricted units for income qualified households, 

i.e., household incomes at or below the State’s income percentages found in Act 

381 (the Brownfield Redevelopment Financing Act, Act 381 of Public Acts of 

Michigan of 1996, as amended.  

2.3.The impact of the project on the community. 

3.4.The impact of the project on the City’s tax base. 

4.5.The ability of the project to move forward without the capture of TIF. 

5.6.The quality of construction and the site plan of proposed structures and of a 

development. 

6.7.Other relevant factors as may be permitted by law and as may be raised during a 

public hearing. 

8. The proposed length of time for tax increment revenue captures, which shall be 

limited to a period not to exceed the maximum duration permitted by law.  
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Tax Increment Financing Provisions: 

1. The City’s Brownfield Authority shall collect a 5% annual administrative fee 

during the term a developer is reimbursed with Tax Increment Financing. 

2. Up to 5% interest on the outstanding reimbursement balance of the developer will 

be considered for payment, with the Secured Overnight Financing Rate (SOFR) 

used as a benchmark during the Brownfield Plan development.  No interest shall 

be paid while local capture is not being collected (during a CRA exemption for 

example). 

3. If Commercial Rehabilitation Act Exemption, Commercial Redevelopment Act 

Exemption, or similar incentives are sought which would delay the local capture 

of TIF, the TIF plan may seek to delay the start of TIF collection for five years. 

4. Development incentive maximums should target no more than 40% Brownfield 

tax increment incentives (50% if no other city involved financial incentives are 

provided – refer to City’s Community and Economic Development Financial 

Incentive Policy) of projected cash value of the project.  Please refer to attached 

sample calculation table.   

7.5.The TIF Plan shall provide for 5 years of Local Brownfield Redevelopment 

Capture and/or the capture of funds to support public infrastructure for the 

project.  Should capture occur to support public infrastructure work, 10% of the 

annual available capture (after State Brownfield Revolving Fund and BRA 

Administrative Fee captures) shall be paid to the Brownfield Authority for public 

infrastructure work associated with the project. 

 

In the event the capture of school tax increment revenues is not requested or is not 

approved, the reimbursement for eligible activities will be limited to the proportional 

share that captured local tax mills have to the total property tax mills.  There may be 

exceptions for those cases where there is a compelling local interest.  In addition to the 

criteria set above, the City of Zeeland Brownfield Redevelopment Authority and City 

Council will also consider the following criteria when deciding to capture additional local 

non-school taxes. 

 

1. The ability of the project to move forward without the extension of local non-

school tax captures. 

2. The length of time needed to capture the full school tax capture amount. 

 

 

Reimbursement Agreement 

The City of Zeeland Brownfield Redevelopment Authority and the Zeeland City Council 

shall require all projects that seek to utilize TIF revenue captures to enter into a 

reimbursement agreement as specified by the City of Zeeland which will outline the 

respective parties’ obligations as they relate to the reimbursement of eligible costs under 

a TIF plan. 

 

Housing Fund Assistance 

Should an eligible (under Act 381) Housing Development Project’s proposed Tax 

Increment Financing Plan fail to capture sufficient funds to reimburse the developer’s 

eligible cost due to compliance with the City’s Tax Increment Financing Provisions 

found within this Policy and/or the Financial Incentive Percentages found within the 

City’s Community and Economic Development Financial Incentive Policy, the Developer 
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may request the use of funds (if available) within the Brownfield Authority’s fund 

balance committed for Housing Projects.  The “Housing Fund Assistance” dollars will be 

considered as “gap” financing between the Tax Increment Financial Incentives and other 

City Financial Incentives capped by the Policies referenced above and the projected 

amount of dollars requested by a developer to fully recoup their eligible activities within 

a developer’s Brownfield Plan.  The amount of dollars provided by the Brownfield 

Authority/City Council from the City’s Housing Assistance Fund will be determined 

solely by the City’s Brownfield Redevelopment Authority and City Council based on 

project criteria outlined in the various incentive policies outlined within this policy and 

will only be made available if the developer obtains an approved Brownfield Plan from 

the City and State.  Additionally, the City, at its sole discretion, may determine that only 

a percentage of the “financial gap” will be provided and nothing shall require the City to 

fully fund the “financial gap” referenced above.  Funds provided by the City designated 

as Housing Assistance Fund will be considered as a grant that will be paid to the 

developer at the conclusion of the Brownfield Plan term.  



 

CITY COUNCIL (OR GOVERNING BODY/COMMISSION) 

POLICY DIRECTIVE (draft 3.7.26) 

 

INDEX NUMBER:  tbd  

 

DATE:    tbd   

 

BODY:  City Council  

 

SUBJECT:  Community and Economic Development Financial Incentive Policy 

 

Policy Overview 

The City of Zeeland has a Community and Economic Development commitment to our 

“Feel the Zeel” Vision.  That commitment states the City will: “Lead and facilitate 

strategic growth that is consistent with the City’s vision by building collaborative 

relationships and promoting a climate that is accommodating, identifies and utilizes 

resources to create development opportunities, and is responsive to emerging issues and 

trends.”   This Community and Economic Development commitment also plays a role in 

impacting other commitments such as a Vibrant Downtown; Infrastructure; Strong, Safe 

and Connected Neighborhoods; and Financial Sustainability. 

 

Identifying financial incentives, andincentives and utilizing those resources to create 

development opportunities has been a hallmark of Zeeland’s success.  Incentives that the 

City has used successfully include (but are not limited to) grants, Industrial Facility Tax 

Exemptions (PA 198), Commercial Rehabilitation Tax Incentives (Act 210), Commercial 

Redevelopment Act (Act 255), Brownfield Redevelopment Tax Increment Financing 

(Act 381),  and land sales/agreements. 

 

In keeping with the City’s commitment to remain Financially Sustainable, and to promote 

equity between various community and economic development projects seeking financial 

incentives from the City to make those developments financially viable, the City has 

established an overall financial incentive benchmark (cap) when considering approval of 

financial incentives (single or multiple) for proposed development projects. 

 

Each specific incentive (IFT, CRA, etc.) has already established specific criteria when 

analyzing a project around such things as job creation, impact of the project on the 

community, cash investment by the developer, quality of project, etc.  Please refer to each 

applicable incentive policy for those identified criteria.  As such, this policy does not 

necessarily touch on those evaluation criteria, but rather, the purpose of this policy is to 

create equity in financial incentives across various projects. 

 

Financial Benchmarks/Comparables 

While no specific values are set for any single financial benchmark noted below, the City 

will perform an analysis of the financial incentives across the applicable benchmarks to 

determine if they are comparable with other projects within the City.  Those benchmarks 

are: 

1. Dollar incentive per dwelling unit.  (Divide dwelling units by estimated cash 

value of financial incentives offered.) 

2. Dollar incentive per square feet of building project.  (Divide building square 

footage by estimated cash value of financial incentives offered.) 

3. Dollar incentive per investment value.  (Divide estimated incentive value by total 

estimated cash value of the project upon construction completion.) 



 

 

Financial Incentive Percentage 

1. Incentive maximums to the developer should target no more than 40% Brownfield 

tax increment incentives (50% if no other city involved financial incentives are 

provided) and no more than 50% combined financial incentives that the city has 

direct financial participation in (for example, Commercial Rehab, IFT, land, etc.).  

a. Calculation of percentages areis derived by dividing the estimated 

financial incentives by the total estimated cash value of the project upon 

completion. (See table example attached.)  

 

Central Business District (C-2 Zoning Designation) Parking 

a. 1 If a project with new building construction or significant alterations to an 

existing building seeks financial incentives for its project, a professional analysis of 

public parking by the city’s parking consultant will be required at the expense of the 

applicant, to determine the availability of public parking for the project.  Should an 

analysis find that there is not adequate public parking to support the project, the 

development may be required to participate in the provision of additional parking (public 

or private) to qualify for financial incentives. 

 

Development Agreement and/or Contracts  

The City may require a developer to enter into a development agreement and/or contract 

which will identify the parameters for the development (estimated construction value, 

jobs created, timeline, project aesthetics, materials, etc.) in consideration of the financial 

incentives offered.   
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MEMORANDUM 
 

 
 
TO:  Brownfield Redevelopment Authority Board 
 
FROM:  Tim Klunder, City Manager 
  
SUBJECT: Review of (1) Proposed Amendments to the Brownfield Tax Increment 

Financing Policy and (2) New Community and Economic Development 
Financial Incentive Policy 

 
DATE:   October 9, 2025 
 
CC:  October 13, 2025 Brownfield Redevelopment Authority Meeting 

 
 
Brownfield Tax Increment Financing Policy 
When the city originally established our Brownfield Redevelopment Authority, a Brownfield 
Tax Increment Financing (TIF) Policy was put in place to help guide decisions around 
brownfield plans seeking tax increment financing – historically tax increment financing has 
helped reimburse developers for additional costs associated with cleaning up 
contaminated sites.  The city’s Brownfield TIF Policy largely remained unchanged from 
when it was established in 2004 until 2022.  At that time, the city started to witness an 
increase in brownfield activity and the policy needed to be refreshed. 
 
We now feel the Brownfield TIF Policy should undergo another update.  Two primary 
reasons are suggested for the updates.  (1) In 2023 the State of Michigan enabled housing 
activities to qualify for tax increment financing in the Brownfield Act if certain criteria are 
met with the project.  (2) Within the city we have seen developments, particularly in the 
downtown, seek multiple layers of tax incentives to make the project financially viable.  We 
are thus recommending an overall Economic Development Incentive Policy be established 
(discussed below) and therefore, the Brownfield TIF Policy should reference that proposed 
new policy as well. 
 
Attached you will find proposed amendments to the Brownfield Tax Increment Financing 
Policy.  At Monday’s meeting, we would like some feedback from the Authority on these 
proposed amendments.  We are not seeking action by the Authority at Monday’s meeting.  
A summary of the proposed amendments are as follows: 
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1. Under “Tax Increment Financing Considerations” adding a component related to 
housing and the need for the developer to reserve a portion of the project’s housing 
for income qualified households.  Note, we are not suggesting that a minimum 
percentage of income restricted units be set.  Rather, we feel each project should 
be evaluated on a case-by-case basis. 

2. Adding a “Tax Increment Financing Provisions” Section. 
a. Item #1 and #2 under this section are setting percentages (or maximums) 

for administrative fees and interest payments.  The city has historically 
collected administrative fees and we have allowed interest payments.  
Providing guidance on these percentages creates consistency between 
projects. 

b. Item #2 deals with the layering of a Commercial Rehabilitation Tax increase 
with a brownfield plan.  This has been done with numerous projects in the 
city.  The impact is that a Commercial Rehabilitation Tax essentially freezes 
(some school tax exceptions) taxes for 10 years.  Thus, there is no 
incremental gain in tax revenue to reimburse a developer for brownfield 
costs in the first 10 years.  This naturally extends the time required to repay 
a developer.  Under the Brownfield Act, once a developer is paid in full, the 
Authority can collect another 5 years (assuming the entire plan does not go 
beyond 30 years) of tax increment revenue to put in the Local Brownfield 
Fund.  Under the Brownfield Act, an Authority can delay the start of 
collecting TIF for 5 years.  This delayed start may allow for the Local 
Brownfield Fund to collect 5 years of TIF within the 30-year time limit of TIF 
collection. 

c. Item #4 and #5 are the “heart” of the updates.  Under Item #4 of the 
proposed policy amendment, incentives maximums should target no more 
than 40% brownfield incentives (50% if no other incentives offered).  How 
these percentages are calculated are written into the policy.  The increase 
from 40% to 50% if no other incentives are offered, tries to bring equity to 
projects that do “layer” other economic incentives – and which will now be 
addressed in a new Economic Development Incentive Policy.  

d. Item #5 notes that a TIF Plan shall provide some funding to either the Local 
Brownfield Fund and/or support public infrastructure for the project.  This 
would prevent a project from capturing all of the tax increment revenue for 
“private purposes only”.  It also notes 10% of the annual tax increment shall 
be used for public infrastructure work (if it is undertaken for the project). 
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3. Adding a “Housing Assistance Fund” provision section.  This section is theoretically 
based and there is no Housing Assistance Fund within the Brownfield Authority or 
city at this time.  This provision is established if (a) a proposed project is above the 
financial incentive percentages outlined in the Brownfield TIF Policy and/or 
Economic Development Incentive Policy and (b) if the city were able to obtain 
funds for a Housing Assistance Fund through a grant, donation, etc.  In theory, the 
Housing Assistance Fund could be used to close the financial gap.  This is purely 
a pro-active statement at this time.  But, it is a provision that may help with projects 
that are seeking to create affordable workforce housing, but would not be able to 
develop their project to the full extent requested due to the city’s incentive policy 
limits. 

 
Community and Economic Development Financial Incentive Policy 
In conjunction with the Brownfield TIF Policy amendments, we are proposing a new policy 
that looks to bring equity to projects that may seek multiple financial incentives.  While 
some projects have only sought brownfield incentives, more recently, projects have looked 
to layer incentives such as Commercial Rehabilitation Incentives, Brownfield Incentives, 
property purchases, etc.    As stated above, the new policy looks to establish equity 
between projects by creating target maximum percentages of incentives offered to 
projects.   
 
Financial Incentives Example Chart 
Attached to this information is a chart of how percentages would have been calculated on 
existing projects (projects 1 – 4) and an example of a potential housing project that would 
not have met the policy and thus, would have to alter their request in order to comply with 
the policy.  A review of existing projects helped formulate the percentage maximums that 
have been proposed. 
 
   

 
Timothy R. Klunder, City Manager 
 
 
 









 
CITY COUNCIL (OR GOVERNING BODY/COMMISSION) 
POLICY DIRECTIVE 
 
INDEX NUMBER:  tbd  
 
DATE:    tbd   
 
BODY:  City Council  
 
SUBJECT:  Community and Economic Development Financial Incentive Policy 
 
Policy Overview 
The City of Zeeland has a Community and Economic Development commitment to our 
“Feel the Zeel” Vision.  That commitment states the City will: “Lead and facilitate 
strategic growth that is consistent with the City’s vision by building collaborative 
relationships and promoting a climate that is accommodating, identifies and utilizes 
resources to create development opportunities, and is responsive to emerging issues and 
trends.”   This Community and Economic Development commitment also plays a role in 
impacting other commitments such as a Vibrant Downtown; Infrastructure; Strong, Safe 
and Connected Neighborhoods; and Financial Sustainability. 
 
Identifying financial incentives, and utilizing those resources to create development 
opportunities has been a hallmark of Zeeland’s success.  Incentives that the City has used 
successfully include (but are not limited to) grants, Industrial Facility Tax Exemptions 
(PA 198), Commercial Rehabilitation Tax Incentives (Act 210), Commercial 
Redevelopment Act (Act 255), Brownfield Redevelopment Tax Increment Financing 
(Act 381),  and land sales/agreements. 
 
In keeping with the City’s commitment to remain Financially Sustainable, and to promote 
equity between various community and economic development projects seeking financial 
incentives from the City to make those developments financially viable, the City has 
established an overall financial incentive benchmark (cap) when considering approval of 
financial incentives (single or multiple) for proposed development projects. 
 
Each specific incentive (IFT, CRA, etc.) has already established specific criteria when 
analyzing a project around such things as job creation, impact of the project on the 
community, cash investment by the developer, quality of project, etc.  Please refer to each 
applicable incentive policy for those identified criteria.  As such, this policy does not 
necessarily touch on those evaluation criteria, but rather, the purpose of this policy is to 
create equity in financial incentives across various projects. 
 
Financial Benchmarks/Comparables 
While no specific values are set for any single financial benchmark noted below, the City 
will perform an analysis of the financial incentives across the applicable benchmarks to 
determine if they are comparable with other projects within the City.  Those benchmarks 
are: 

1. Dollar incentive per dwelling unit.  (Divide dwelling units by estimated cash 
value of financial incentives offered.) 

2. Dollar incentive per square feet of building project.  (Divide building square 
footage by estimated cash value of financial incentives offered.) 

3. Dollar incentive per investment value.  (Divide estimated incentive value by total 
estimated cash value of the project upon construction completion.) 



 
 
Financial Incentive Percentage 

1. Incentive maximums to the developer should target no more than 40% Brownfield 
tax increment incentives (50% if no other city involved financial incentives are 
provided) and no more than 50% combined financial incentives that the city has 
direct financial participation in (for example, Commercial Rehab, IFT, land, etc.).  

a. Calculation of percentages are derived by dividing the estimated financial 
incentives by the total estimated cash value of the project upon 
completion. (See table example attached.)  

 
Development Agreement and/or Contracts  
The City may require a developer to enter into a development agreement and/or contract 
which will identify the parameters for the development (estimated construction value, 
jobs created, timeline, project aesthetics, materials, etc.) in consideration of the financial 
incentives offered.   



to meet 40% policy to meet 50% policy average
Project adjusted adjusted incentive of

Example 1 Example 2 Example 3 Example 4 Potential Potential Potential offers
Land Value 315,800.00$     467,500.00$      195,000.00$     -$                  -$                  -$                  -$                  
Proposed Brownfield Value 671,900.00$     2,346,119.00$  1,400,000.00$  1,750,000.00$  
Actual Brownfield Value 2,523,640.00$  147,250.00$     
Value of Tax Abatement (CRA) 696,632.20$     377,384.66$      1,163,312.44$  95,248.62$       
Total Incentive 1,684,332.20$  844,884.66$      3,881,952.44$  242,498.62$     2,346,119.00$  1,400,000.00$  1,750,000.00$  

No. of Dwelling Units 22 8 48 N/A 18 18 18
Incentive per Unit 76,560.55$       105,610.58$      80,874.01$       N/A 130,339.94$     77,777.78$       97,222.22$       87,681.72$  

Finished Square Footage 27684 19075 62808 6548 18415 18415 18415
Incentive per Square Foot 60.84$              44.29$               61.81$              37.03$              127.40$            76.02$              95.03$              50.99$         

Total True Cash Value 4,662,000.00$  2,500,000.00$   8,400,000.00$  920,000.00$     3,500,000.00$  3,500,000.00$  3,500,000.00$  
Incentive per Investment Value 0.36$                0.34$                 0.46$                0.26$                0.67$                0.40$                0.50$                0.36$           
Percentage of Total Incentive 
to True Cash Value 36.13% 33.80% 46.21% 26.36% 67.03% 50.00% 35.62%
Percentage of Total Brownfield 
incentive to True Cash Value 14.41% 0.00% 30.04% 16.01% 67.03% 40.00% 20.15%

Example 1 Land Value - Purchase price of property plus demolition costs
Example 2 Land Value - Purchase price of property, demolition costs, and land purchase
Example 3 Land Value - Estimated Market Value less Payment for property, Estimated Market Value for Vacated ROW
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