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Project Summary
Whirlpool Corporation plans to redevelop a parcel of property located at 387
Upton Drive (Parcel ID #11-76-1900-0015-02-0) located in the City of St.
Joseph (the “Project”). The Project will redevelop former and currently used
industrial property that contains the Whirlpool Global Laundry and
Dishwasher Technical Center (Technical Center) research facility. The Project
involves demolishing an existing four-story, 120,000 square-foot building on
the south end of the parcel, renovating 20,000 square feet of the north wing
of the Technical Center, and constructing a new two-story 153,000 square
foot building attached to the northern wing of the facility, and associated site
adjustments/improvements. The significant Project investment of over
$60,000,000 will result in a sizeable and long-term increase to the municipal
tax base and result in the redevelopment of a negatively impacted Brownfield
property in the heart of the City of St. Joseph, Michigan. The Project will
create many temporary construction jobs, as well as retain the current 400
full-time Tech Center employees whose average individual compensation is
$140,000 annually.



Project Summary

Whirlpool Corporation will seek tax increment financing from local taxes for 
eligible activities (and additionally, school operating taxes and state education 
tax millage for Michigan Strategic Fund (MSF) eligible activities) at the 
Property including due care and environmental assessment activities 
(investigation, exposure barrier/capping, mitigation, etc.), additional response 
activities, infrastructure improvements (utilities and improvements within 
public rights of ways or held in public easement), site preparation (earthwork, 
trenching, excavation, grading, soil balancing, soil placement, sub-base 
preparation, shoring, piling, compaction, etc.), demolition (existing buildings, 
internal building/systems, and other structures/surfaces), and urban 
stormwater management systems.  The Berrien County Brownfield 
Redevelopment Authority (“County BRA”) will seek tax increment financing 
from local taxes for its administrative expenses relating to property included 
within this and any future amendments to the brownfield plan.  The 
estimated total of these eligible activities is $7,452,870.



Description of the Site

The subject property is located two blocks east of Lake Michigan
and bordered on the south by railroad tracks, on the west by
Upton Drive, on the north by Momany Drive, and on the east by
Renaissance Drive (along the northern two-thirds of the
property) and is approximately 14.23 acres



Location of the Site
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Site History

The Property was occupied by Auto Specialties Manufacturing
Company (AUSCO) and the Upton Machine Company* from prior to
1921 to approximately the early 1990’s. The structures associated
with AUSCO and Upton Machine Company were demolished between
1986 and 1997. The current structures were constructed between
1997 and 2005 and have been occupied by Whirlpool Corporation.

A foundry, machine shop and annealing ovens were feature at the
AUSCO building.

The Upton Machine Company manufactured washing machines and air
rifles within its building.

* The Upton Machine Company merged with the Nineteen Hundred Washer Company in
1929. the merged company was renamed Whirlpool Corporation in 1950.



Basis of Eligibility

A Phase II Environmental Site Assessment conducted at the property in 
December of 2020 has confirmed the presence of contamination at the site in 
excess of established criteria and the Property has been determined to be a 
“facility” under Part 201 of Public Act 451.  A “facility” is defined by the 
Michigan Department of Environment, Great Lakes, and Energy (EGLE) as 
property where a hazardous substance in excess of the established state 
cleanup standards for a residential property has been released, deposited, 
disposed of, or otherwise comes to be located.  Based on the results of this 
Phase II ESA, contamination impacts to soil, groundwater, and soil gas vapor 
are confirmed as having occurred at the site.  Specific contaminants include 
petroleum constituents, arsenic, iron and manganese.  These resulted from 
the prior manufacturing activities conducted by the occupants of the site.  
Therefore, the Property as described in the legal description attached as 
Exhibit C, constitutes “eligible property” as defied in Act 381.  It is worth 
noting that there is no available information delineating which prior occupant 
is directly responsible for the release of these contaminates.  Such 
contaminant releases are presumed to have occurred some time from the 
early to middle 1900’s.



Section 13 Requirements
• A summary of the eligible activities and a description of costs intended to be paid 

for with the tax increment revenues.  (MCLA 125.2663(2)(a)(b))

Table 1 – Eligible Activities

Task Cost Estimate

1. Due Care Activities $1,152,000

2. Additional Response Activities $350,000

3. Public Infrastructure $600,000

4. Site Preparation $1,043,000

5. Demolition $3,048,800

6. Urban Stormwater Management System $200,000

7. Administrative Operating Costs of BRA $100,000

8. Contingencies (15%) $959,070

TOTAL $7,452,870



Section 13 Requirements
• An estimate of the captured taxable value and tax increment revenues for each 

year of the Plan from each parcel of eligible property and in the aggregate. 
(MCLA 125.2663(2)(c))Estimated 

Taxable 
Value (TV) 

Increase 
Rate: 1% per year

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

Calendar 
Year 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

Base Taxable 
Value $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 

Estimated 
New TV $                - $     6,367,492 $        9,431,167 $      12,525,479 $      12,650,733 $      12,777,241 $      12,905,013 $      13,034,063 $      13,164,404 $      13,296,048 $      13,429,008 $      13,563,298 $      13,698,931 

* IFT 
Reduction $                - $    (1,500,000) $    (3,000,000) $    (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000) $       (4,500,000)

** Ren Zone 
Phase In 25% 50% 75%

Incremental 
Difference 
(New TV -

Base TV) $                       - $            750,000 $        2,297,756 $        4,657,987 $        4,783,241 $        4,909,749 $        5,037,521 $        5,166,571 $        5,296,912 $        5,428,556 $        5,561,516 $        5,695,806 $        5,831,439 

School Capture Millage Rate

State Education Tax (SET) * 6.0000 $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       - $                       -

School Operating Tax 18.0000 $                       - $              13,500 $              41,360 $              83,844 $              86,098 $              88,375 $              90,675 $              92,998 $              95,344 $              97,714 $            100,107 $            102,525 $            104,966 

School Total 24.0000 $              13,500 $              41,360 $              83,844 $              86,098 $              88,375 $              90,675 $              92,998 $              95,344 $              97,714 $            100,107 $            102,525 $            104,966 

Local Capture Millage Rate

Berrien County General 4.7723 $                         - $                3,579 $              10,966 $              22,229 $              22,827 $              23,431 $              24,041 $              24,656 $              25,278 $              25,907 $              26,541 $              27,182 $              27,829 

Berrien County Special 1.2000 $                         - $                    900 $                2,757 $                5,590 $                5,740 $                5,892 $                6,045 $                6,200 $                6,356 $                6,514 $                6,674 $                6,835 $                6,998 

RESA 2.3699 $                         - $                1,777 $                5,445 $              11,039 $              11,336 $              11,636 $              11,938 $              12,244 $              12,553 $              12,865 $              13,180 $              13,498 $              13,820 

LMC 2.2654 $                         - $                1,699 $                5,205 $              10,552 $              10,836 $              11,123 $              11,412 $              11,704 $              12,000 $              12,298 $              12,599 $              12,903 $              13,211 

City of St. Joseph General; 15.0500 $                         - $              11,288 $              34,581 $              70,103 $              71,988 $              73,892 $              75,815 $              77,757 $              79,719 $              81,700 $              83,701 $              85,722 $              87,763 

City of Sr. Joseph Special 2.3718 $                         - $                1,779 $                5,450 $              11,048 $              11,345 $              11,645 $              11,948 $              12,254 $              12,563 $              12,875 $              13,191 $              13,509 $              13,831 

0.0000 $                         -

0.0000 $                         -

Local Total 28.0294 $              21,022 $              64,405 $            130,561 $            134,071 $            137,617 $            141,199 $            144,816 $            148,469 $            152,159 $            155,886 $            159,650 $            163,452 



Section 13 Requirements
• An estimate of the captured taxable value and tax increment revenues for each 

year of the Plan from each parcel of eligible property and in the aggregate. 
(MCLA 125.2663(2)(c))

14 15 16 17 18 19 20 21 22 23 24 25 26 TOTAL

2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046

$     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $     3,367,492 $                  -

$      13,835,921 $      13,974,280 $      14,114,023 $      14,255,163 $      14,397,715 $      14,541,692 $      14,687,109 $      14,833,980 $      14,982,320 $      15,132,143 $      15,283,464 $      15,436,299 $      15,590,662 $                  -

$      10,468,429 $      10,606,788 $      10,746,531 $      10,887,671 $      11,030,223 $      11,174,200 $      11,319,617 $      11,466,488 $      11,614,828 $      11,764,651 $      11,915,972 $      12,068,807 $      12,223,170 $                  -

$              62,811 $              63,641 $              64,479 $              65,326 $              66,181 $              67,045 $              67,918 $              68,799 $              69,689 $              70,588 $              71,496 $              72,413 $              73,339 $    883,724 

$            188,432 $            190,922 $            193,438 $            195,978 $            198,544 $            201,136 $            203,753 $            206,397 $            209,067 $            211,764 $            214,487 $            217,239 $            220,017 $ 3,648,680 

$            251,242 $            254,563 $            257,917 $            261,304 $            264,725 $            268,181 $            271,671 $            275,196 $            278,756 $            282,352 $            285,983 $            289,651 $            293,356 $ 4,532,404 

$                -

$                -

$              49,958 $              50,619 $              51,286 $              51,959 $              52,640 $              53,327 $              54,021 $              54,722 $              55,429 $              56,144 $              56,867 $              57,596 $              58,333 $    967,366 

$              12,562 $              12,728 $              12,896 $              13,065 $              13,236 $              13,409 $              13,584 $              13,760 $              13,938 $              14,118 $              14,299 $              14,483 $              14,668 $    243,245 

$              24,809 $              25,137 $              25,468 $              25,803 $              26,141 $              26,482 $              26,826 $              27,174 $              27,526 $              27,881 $              28,240 $              28,602 $              28,968 $    480,389 

$              23,715 $              24,029 $              24,345 $              24,665 $              24,988 $              25,314 $              25,643 $              25,976 $              26,312 $              26,652 $              26,994 $              27,341 $              27,690 $    459,207 

$            157,550 $            159,632 $            161,735 $            163,859 $            166,005 $            168,172 $            170,360 $            172,571 $            174,803 $            177,058 $            179,335 $            181,636 $            183,959 $ 3,050,702 

$              24,829 $              25,157 $              25,489 $              25,823 $              26,161 $              26,503 $              26,848 $              27,196 $              27,548 $              27,903 $              28,262 $              28,625 $              28,991 $    480,774 

$                -

$                -

$            293,424 $            297,302 $            301,219 $            305,175 $            309,171 $            313,206 $            317,282 $            321,399 $            325,557 $            329,756 $            333,998 $            338,281 $            342,608 $ 5,681,684 

$                -



Section 13 Requirements
• The method by which the costs of the Plan will be financed, including a 

description of any advances made or anticipated to be made for the costs of the 
Plan from the County or Township.  (MCLA 125.2663(2)(d))

The costs of the Plan will be advanced by Whirlpool Corporation.  No advances from 
the County or other local units of government are contemplated.

• The maximum amount of the note or bonded indebted indebtedness to be 
incurred, if any.  (MCLA 125.2663(2)(e))

None.

• The proposed beginning date and duration of capture of tax increment revenues 
for each eligible property as determined under section 13b(16). (MCLA 
125.2663(2)(f)).

The proposed beginning date of capture for the brownfield plan is January 2023. The 
estimated duration of capture for this Project and Brownfield Plan is 25 years.



Section 13 Requirements
• An estimate of the future tax revenues of all taxing jurisdictions in which the eligible 

property is located to be generated during the term of the plan. (MCLA 
125.2663(2)(g))

An estimate of future tax revenues generated from all taxing jurisdictions for the term of 
the Plan is contained in the attached Exhibit D.

• A legal description of each parcel of eligible property to which the Plan applies, a map 
showing the location and dimensions of each eligible property, a statement of the 
characteristics that qualify the property as eligible property, and a statement of 
whether personal property is included as a part of the eligible property.  (MCLA 
125.2663(2)(h))

a. Legal descriptions are included in Exhibit C of the Plan.
b. Location and site maps are included in Exhibits A and B of the Plan.
c. Characteristics of Property:  The “eligible property” has a history of industrial 
use  which has resulted in the Property becoming contaminated in excess of 
generic residential Part 201 criteria.
d. Personal property: Personal property is likely to be categorized as “Industrial” 
and therefore not taxable. Therefore there will be no personal property tax 
capture.



Section 13 Requirements
• An estimate of the number of persons residing on each eligible property to which the 

Plan applies and the number of families or individuals to be displaced, if any.  (MCL 
125.2663(2)(i))

There are no persons residing on this Property and, therefore, no families or individuals will 
be displaced.

• A plan for establishing priority for the relocation of persons displaced by 
implementation of the Plan, if applicable.  (MCLA 125.2663(2)(j))

This section is inapplicable to this site as there are no persons residing on this Property.

• Provision for the costs of relocating persons displaced by implementation of the Plan, 
and financial assistance and reimbursement of expenses, if any.  (MCLA 
125.2663(2)(k))

This section is inapplicable to this site as there are no persons residing on this Property

• A strategy for compliance with the Michigan Relocation Assistance Act, if applicable.  
(MCLA 125.2663(2)(l))

This section is inapplicable to this site as there are no persons residing on this Property.

• A description of the proposed use of the local site remediation revolving fund.  (MCLA 
125.2663(2)(m))

This section is inapplicable to this plan.



Section 13 Requirements
• Other material that the Authority or the County Board of Commissioners 

considers pertinent.  (MCLA 125.2663(2)(n).

The City of St. Joseph fully supports the Project.  The proposed use of the Property is 
consistent with the City’s Master Plan, as well as building and zoning requirements. 

In addition to seeking tax increment revenues to defray the eligible costs stated in this 
Plan, the developer is also seeking and industrial facilities tax abatement (IFT) for a 
period of 12 years. The reduction in anticipated tax increment revenue resulting from 
the granting of an IFT is reflected in the tax increment revenue estimates attached in 
as Exhibit D.

Upon the approval of this Brownfield Plan, obtaining necessary financing/incentives, 
associated approvals, and applicable permits, Whirlpool Corporation intends to begin 
Project activities.  The entire project is anticipated to be complete in Spring 2023. Tax 
increment revenues will not be captured from the Property to fund any local revolving 
fund under MCLA 125.2658



Questions?


