
 

 

 

ALBION ECONOMIC DEVELOPMENT CORPORATION/TIFA/BRA 

BOARD OF DIRECTORS’ MEETING AGENDA 

Thursday, January 8, 2025 – 7:30 a.m. 

115 N. Superior St. Albion, MI 49224 

 
 

1. Call to Order 

2. Roll Call 

3. Public Comment 
(Persons addressing the Board shall limit their comments to no longer than 3 minutes.) 

4. Approval of Agenda 

5. Consent Agenda 
a. Review & Approve Meeting Minutes [December 4th, 2025] 

6. Treasurer’s Report 
a. Review and Approve November Treasurer’s Report 

7. EDC President’s Report 

8. Establish AEDC Committees 
a. AEDC Officer Nomination Committee 

b. AEDC Finance Committee 

c. AEDC RLF Committee 

9. Board of Directors’ Discussion and Comments 
▪ City of Albion 

▪ Albion Township 

▪ Sheridan Township 

▪ Parma Township 

▪ Greater Albion Chamber of Commerce 

▪ Albion College 

▪ Kellogg Community College 

▪ Board At-Large 

10. Motion to Excuse Absent Members 

11. Adjournment 

 

 

 

 

 



 

 

 

 

ALBION ECONOMIC DEVELOPMENT CORPORATION 

2025 MISSION & VISION STATEMENTS 

 

 

MISSON: 

Leveraging partnerships and innovative tactics, AEDC is committed to driving economic 

revitalization by attracting businesses, supporting workforce development, and investing 

in strategic infrastructure to create a vibrant community where residents can live, work, 

and thrive and our shared heritage is celebrated.  

 

VISION: 

AEDC seeks to transform Albion into a thriving, inclusive, and sustainable community 

through strategic partnerships, innovation, and community engagement focused on 

promoting economic growth of existing entities, attracting new enterprises and talents, 

creating opportunities for all residents, and improving our shared quality of life.  

 

CORE VALUES: 

▪ Compassion 

▪ Authenticity 

▪ Accountability 

▪ Trust 

 

 

 

 



AEDC/TIFA/BRA BOARD OF DIRECTORS MEETING MINUTES 

Albion Economic Development Corporation,  

115 N. Superior St, Albion, MI 49224 

December 4th, 2025 

 

Board Members Present: Ian Barbour; Andrew French; Jerome Harvey (by phone, non-voting);  

Bruce Nelson; Victoria Snyder; Jim Stuart; Trevor White; Timothy Zeller 

Board Members Absent: Hanna Isaacs; Chrissy Pfeil; Ben Wallace

Community:   N/A 

Staff:    Deborah Kelly; Reagan Konkle 

Public Comment:   N/A 

Meeting called to order by White at 7:32 a.m.

Motion made by Snyder, supported by French, to approve the agenda as presented.   7-0  

Motion made by Snyder, supported by Stuart, to approve the consent agenda, including: 

Meeting Minutes [November 6th, 2025]. 7-0  

Nelson gave September Treasurer’s Report. 

Motion made by Zeller, supported by French, to approve the October Treasurer’s Report. 7-0 

Kelly gave EDC President’s Report. 

Motion made by Snyder, supported by Stuart, to approve 2026 Board Meeting Calendars.  7-0 

Motion made by French, supported by Snyder, to approve 2026 AEDC/TIFA/BRA Budget 7-0 

Kelly led discussions on 2026 AEDC Goals & Strategies, AEDC Mission & Vision Statements,  

AEDC Establishment Summary, and Ludington Center Letter of Intent 

Snyder and French gave updates on the City Budget and search for City Manager  

Motion made by French, supported by Zeller, to excuse absent members. 7-0 

Motion made by Snyder, seconded by Stuart, to adjourn the meeting.     7-0 

Meeting adjourned at 8:54 a.m. 



Albion Economic Development Corporation 

November 2025 Financial Executive Summary 
 

AEDC Financial Overview 

This executive summary provides a financial snapshot through November 30, 

2025 for the four AEDC funds (BRA, RLF, EDC, and TIFA), based on financial 

reports as of November 30, 2025, provided by the City of Albion Treasurer. The 

EDC Fund is the main corporation fund and the other three funds are 

considered authority funds.   

Overall, the AEDC remains in a stable financial position with strong reserves, 

minimal liabilities, and adequate liquidity. Monthly results reflect all revenue 

accruals for all revenues earned and for all expenditures incurred. Additional 

operational funding is necessary to build the EDC Fund to support the AEDC 

since several grant terms end in 2026.  

 

AEDC Financial Position (All Funds) 
• Total Assets: approximately $1.75 million 

• Total Liabilities: approximately $25,000 

• Net Fund Balances: approximately $1.73 million 

 

 

November 2025 Results by Fund 
Brownfield Redevelopment Authority (Fund 243) 

• Ending Fund Balance: $244,626 

• November Activity: ($23,144) 

• Contractual service payments resulted in a modest monthly decline. The 

fund remains well positioned with no liabilities at month-end. 

 

 

Revolving Loan Fund (Fund 296) 

• Ending Fund Balance: $794,363 

• November Activity: $27,896 

• The fund continues to perform well, supported by interest income and 

investment activity. 

 



Tax Increment Financing Authority (TIFA) Fund (Fund 247) 

• Ending Fund Balance: $689,277 

• November Activity: $57,103 

• Positive monthly results are supported by tax revenues and interest 

earnings. No liabilities reported. 

 

Economic Development Fund (Fund 244) 

• Ending Fund Balance: ($5,627) 

• November Activity: ($172,162) 

• Liabilities: $25,000 for Match on Main Grant that was unsuccessful. In 

December, AEDC did receive $18,000 of that bad debt that we have 

asked to have written off. The RLF Fund will reflect this activity in 

December 2025.   

• November results reflect significant grant-related expenditures.  

• At year-end, funds will be moved over from the TIFA account, making a 

temporary, short-term loan of $425,000 loan to the EDC fund, so the EDC 

fund's cash balance does not show a negative balance at year-end for 

audit purposes. This will not affect the revenue and expense report; it's a 

short-term loan to bring the cash balance to a positive balance at year-

end and has been repaid as of January 5, 2026.  

 

 

Key Takeaways 

• The AEDC’s economic development funds remain stable, except the EDC 

Fund.  

• November losses in the Economic Development Fund are due to not 

being able to cover the overhead/operational expenses.  

• TIFA and Revolving Loan Funds provide significant financial stability. 

• Seeking a third-party financial consultant is recommended for a fresh start 

and to assist with a 2026 strategy to find additional revenue sources.  

 

Recommended Board Action 

Continue monitoring the Economic Development Fund with attention to the 

timing of state grant reimbursements and seeking additional operational 

revenue sources to build account balance, especially since most of the grant 

terms are completed in 2026.  

 























 

AEDC President & CEO Report  
Annual AEDC Board Meeting 
January 8, 2026 
 
AEDC Organizational Update:  
In addition to organizing hard copy and electric file systems, Staff will be updating land and building 
inventory and ensuring we have current aerial maps.   
 
As a result of the AEDC’s financial situation, I will be meeting with several financial firms to seek 
quotes for financial consulting services and a new start to managing and reporting. A strong focus 
on historical trends, forecasting, and gaps will be identified. At this time, I have met with Plante 
Moran and they will be providing the AEDC with a scope of services and cost estimate within a 
week or two.  
 
Most of you agree that the AEDC needs to ‘clean house’ and that is my intention to set us up 
correctly for us to move our organization forward, gain community trust, and get our community 
some successes. As a result, I would like to establish AEDC sub-committees: Officer Nominations 
Committee, Finance Committee, and a Revolving Loan Fund Committee.  
 
Office Space Update:  
Awaiting updated design concepts to ensure privacy and dedicated office space for the AEDC 
team. Once I am confident in the design, I will schedule a tour of the facility for the AEDC Board and 
Staff only. As a reminder, the Community Foundation and the Greater Albion Chamber of 
Commerce would like to share office space. Albion College would be the landlord, ACF would be 
the leasor, and the Chamber and AEDC would sublease from ACF. Terms would be ~$1,000/month 
with utilities included.  
 
Albion College Intern Assistance:  
When our Albion College interns return from their holiday break, they will be busy assisting staff with 
internal office organization from organizing electronic and hard files to updating inventory and 
assisting with increased marketing efforts. For future interns, the AEDC will not be funding them – 
Albion College can do so and we will be taking advantage of those college-funded programs in the 
future.   
 
Community Meetings:  
Scheduling meetings with community members, businesses, and partner organizations has been an 
ongoing effort to formalize strategies and vision for work to be done in our community. I have met 
with several folks already and will continue to do so to build relationships and trust.  
 
Retention/Expansion Visits begin on Thursday, January 8th and will occur the second and fourth 
Thursday of each month, inviting and partnering with our MEDC Business Development 
Representative, Ms. Brenda Stewart. 
 
Workforce and Training: 
Efforts continue for area workforce and training needs. A meeting was held with the Lean Rocket Lab 
representative for guidance. The entrepreneurial certification program that the Kellogg Community 
College’s Eastern Academic Center is spearheading could be set up as the possible fellowship 
program and funding opportunity for Albion to bring an entrepreneurial ecosystem to our 
community. We are in the beginning stages and plans will continue in 2026.  
 



 

The Michigan Small Business Development Center will have an Albion presence twice each month 
beginning next week for small business coaching. One day will be with the AEDC, and the second 
day with the Greater Albion Chamber of Commerce. As these requests come in, we refer them to 
Wendy, our MSBDC representative.     
 
Marketing:  
The relationship with LKF marketing firm has been terminated and Reagan met with LKF 
representatives to receive credentials and some training to bring our marketing efforts in-house, to 
include our social media channels, and more specifically, the AEDC website. Albion Live Today will 
not be a priority for AEDC Staff as several conversations have steered us away from using AEDC 
resources for another community publication.  
 
Since the AEDC now has a new leader in place, I am being approached by several community 
organizations for community branding efforts, and until our internal operations are more organized, I 
am holding off on making any new commitments. However, I do feel, as many of you do, community 
branding is welcomed and aligns us all for the future of Albion.  
 
Staff is working on laying the foundation for property marketing with all vacant and available 
properties in Albion owned by the City of Albion and/or the Albion EDC. The purpose for this is to get 
all unmarked for sale / vacant properties on the appropriate sites so we can have an accurate 
reflection of what is available in Albion. This will be another ongoing project several months into the 
future due to the sheer size and number of vacant lots/properties identified, but we have the 
groundwork completed, and now it is just a matter of moving through them and placing them in the 
right spots with the right information.  
 
 
Attraction Efforts 
East Industrial Park:  
I am in conversations with Consumers Energy and their prospect to bring a data center to the 
industrial park. Knowing community concerns, before any type of development like this is 
announced, we must ensure we explain the pros and cons of a data center to avoid any controversy 
and distrust. More information to come on this development.  
 
We are working with the City of Albion and Sheridan Townships as it relates to their 425 Agreements 
for the future development of the East Industrial Park as several municipalities are included.  
 

• ~624 acres for potential development 
• Owned by AEDC, with parcels in the city, Sheridan and Parma Townships 
• Cost is negotiable and will be determined.  
• Zoned Agricultural currently. Master Plan revisions to rezone to light and/or heavy 

industrial is in process.  
• Marketing will begin once we receive our designation and marketing materials. 
• AEDC Staff will create a dashboard to demonstrate progress each month as we begin 

to develop the Industrial Park.  
 
 
East Industrial Park Due Diligence/MI Site Program Updates:  
The last of the necessary documents have been provided to Quest Site Solutions to completely satisfy 
Step 2, and once it has all been satisfactorily reviewed, the MEDC/Quest Site Solutions will then 
present our Silver Designation that we’ve achieved for the Albion East Industrial Park. MEDC will 
provide marketing materials for us once our designation is determined, and a Press Release will be 
sent out once we have our designation awarded. The team meets bi-weekly for updates.  



 

 
Staff met with the MEDC to review the payment reimbursement process for the Michigan Ready Sites 
grant Program, which aids in the East Industrial Park Pre-Development and Development work. 
Margaret continues to spearhead this project.  
 
We continue to work with SME for the work being done in the park, and we have completed all of 
the field work possible thus far. While the winter weather stalls any additional field work, we are 
working on the other studies necessary.  
 
Business Retention/Expansion 
West Industrial Park: 

• Approximately 70 acres remaining for potential development, consisting of five parcels. 
• Owned by AEDC, BRA, and the Calhoun County Land Bank Authority.  
• Cost is negotiable.  
• AEDC Staff is working to ensure updated statistics are presented on a one-page fact 

sheet for marketing purposes, which will be shared at an upcoming meeting.  
• I am scheduling retention/expansion visits with manufacturing business owners to 

determine needs, pain points, etc.  
 
Additional Revenue Sources: 
Staff is working on identifying additional areas for funding with federal, state and local resources. 
Research for projected and confirmed funding will be continuous for 2026.  
 
AEDC Staff is preparing a grant application to submit to the U.S. Department of Commerce – 
Economic Development Administration team for a potential federal grant to ensure infrastructure into 
the new East Industrial Park.  
 
I met with our Michigan Economic Development representatives to discuss funding opportunities as 
well as development opportunities for Albion, and I was made aware that the Michigan Match on 
Main will be reopening in early 2026 and we should be thinking about what businesses would be able 
to utilize these funds. A fact sheet will be provided at the meeting.  
 
Brownfield Redevelopment Authority: 
Meeting with Dave VanHaren from Triterra this week for introductions and to discuss the process to 
move forward with future brownfield projects in the City of Albion. There is also a potential for grant 
funding through the U.S. EPA for environmental assessment work for brownfield projects, which we 
should be applying for. In addition, I am meeting with the Calhoun County Land Bank Authority next 
week to being a working relationship.  
 
Revolving Loan Fund: 
Working on a loan agreement amendment for BuildWealth, LLC to revamp repayment schedule.   
 
Tax Increment Finance Authority:  
In conversations with Calhoun County to get an aerial TIFA boundary map for the AEDC wall. The TIFA 
Finance and Development Plan requires an update and that process will begin soon.  
 
 
 
 
 
Grants 
Housing Projects: 



 

In an effort to educate our community developers and bring additional attention to the housing 
needs of Albion, I am proposing we bring in the City of Jackson’s Community Development Team to 
discuss the details of their 100 Homes Program for us to consider mirroring. Developers such as 66 
Builders have shared an interest in bringing a program like theirs to Albion.  
 
Amber is spearheading the housing grant efforts and administration for the AEDC, with assistance 
from staff.  
 
MI-Hope Grant 11/01/2023 – 4/30/2026: 
$945,500 Project Funds 
$104,500 Administration Fees 
47 Units 
Work will be completed by the end of this year, with the grant close-out due March 15, 2026. 
 
MI-Neighborhood 1.0 Grant 9/30/2024 – 8/31/2026: 
$400,000 Rehab Project Funds 
$ 72,000 Administration Fees 
41 Units 
All units selected in March 2025, with the funding allocated in June 2025. Construction is underway 
with the anticipated completion date of June 30, 2026. 
 
CHILL Grant 6/1/2024 – 11/30/2025:  
$410,000 Project Funds 
$ 90,000 Administration Fees: $50,000 to the city; and $40,000 to the AEDC. 
11 Units 
Seeking grant extension until February 2026.  
Timeline is pending. 
 
MI-Neighborhood 3.0 Grant/MSHDA – New Unit Unoccupied Rehabilitation: 
We await the invitation to submit a full application based on the Letter of Intent to MSDHA in early 
December. For the MI Neighborhood 3.0 Grant Program, also known as the Albion New Homes 
Initiative. This proposed $1M project will build 10 homes in Albion, and we will partner with Norfolk 
Homes as the developer. This project will target affordable units and grant funding will provide a 
subsidy to home buyers, bringing the cost of the homes to an affordable price based on Area 
Medium Income (AMI).  
 
In the coming month(s), we will be working closely with the City of Albion and Norfolk to flush out the 
details of the grant and design a formalized proposal so it can be submitted as soon as the official 
program opens, projected early 2026. 
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