
 

 

Staff Report 
To: Economic Development Commission Members 

From: Krista Linke, Director 

Date: December 4, 2013 

Re: Case EDC 2013-11 – Mitsubishi Heavy Industries Climate Control, Inc. (MCCA) 

              

Case EDC 2013-11 – Mitsubishi Heavy Industries Climate Control, Inc.: A request for a 10-year tax 
abatement on $1,200,000 in real property for a 23,840 square foot addition. 

Location: 1200 N. Mitsubishi Parkway 

Summary: 

1. Characteristics of this location: 

The existing Mitsubishi Heavy Industries Climate Control, Inc. (MCCA) Franklin location includes a 
manufacturing facility and climatic wind tunnel addition to the administration headquarters offices. 

2. Characteristics of this petitioner: 

MCCA manufactures and supplies automotive heating and air conditioning systems to various 
automobile manufacturers, including Mitsubishi Motors, General Motors and Ford. There are 
currently 228 full time MCCA associates employed at this location. 

3. Characteristics of this project: 

Mitsubishi Heavy Industries Climate Control (MCC), is making plans to create enough space to 
accommodate the needs of another Mitsubishi Heavy Industries Company – Mitsubishi Engine North 
America (MENA), to lease manufacturing space at their Franklin location.  

As explained in detail in the attached letter from Bob Francis, dated November 26th, 2013, this 
request is an extension of a request made earlier in the year: 

“MCC has recently welcomed another Mitsubishi Heavy Industries Company – Mitsubishi Engine 
North America (MENA) to lease manufacturing space at the MCC Franklin location. MENA will build 
turbochargers for automobiles at the MCC Franklin location and will lease part of our current facility 
(approximately 18,500 square feet) plus MCC would build another 10,500 square feet of new 
construction adjacent to the North/West side of the MCC facility. This is a total of 29,000 square 
feet for the MENA project. MCC requested and was granted an abatement on the 10,500 square 
foot new construction project (Resolution Number 2013-06) from the City of Franklin. This project 
estimated start date was April 1, 2013 with a completion date of December 1, 2013. This project was 
delayed while MENA considered the need for additional space beyond the 29,000 square feet. The 
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10,500 square foot addition now has a new start date of December 1, 2013 (some initial ground 
prep has already started) and a new completion date of July 1, 2014.” 

The current request is for a new tax abatement on the additional building expansion, along with an 
amendment to the previous two resolution granting tax abatement this year to accommodate the 
delayed project schedule mentioned in the previous paragraph. 

A copy of the staff reports for the original requests earlier in the year are attached for your 
reference.  

4. Economic Revitalization Area (ERA): 

This property was designated an ERA by Resolution 2008-02 and confirmed by Resolution 2008-08. 

5. ERA & Tax Abatements Findings (Real Property): 

Indiana Code Section 6-1.1-12.1-3 states that the following findings must be made when considering 
an ERA designation and the granting of a tax abatement for real property: 

a. Whether the estimate of the value of the development or rehabilitation is reasonable for 
projects of that nature; 

b. Whether the estimate of the number of individuals who will be employed or whose employment 
will be retained can be reasonably expected to result from the proposed redevelopment or 
rehabilitation; 

c. Whether the estimate of annual salaries of those individuals who will be employed or whose 
employment will be retained can be reasonably expected to result from the proposed 
redevelopment or rehabilitation; 

d. Whether any other benefits about which information was requested are benefits that can be 
reasonably expected to result from the proposed redevelopment or rehabilitation; and 

e. Whether the totality of the benefits is sufficient to justify the tax abatement. 

6. City of Franklin “Tax Abatement Policy” criteria: 

The “Tax Abatement Policy” section of the City of Franklin Community Investment Incentives 
Summary states that the Economic Development Commission shall use certain criteria when 
considering a request for tax abatement.  A comparison of those criteria and this request follows: 

a. Diversification of Local Occupations: The total number of jobs at the current site is 228.  The 
company proposes 3 additional jobs for MCCA associated specifically for this additional 23,840 
square foot addition in 2014.  
 
MCCA (228 retained and 3 additional): 

• 3 operators/fabricators/laborer positions with an average hourly wage of $14.39 

b. Diversification of Local Manufacturing Employment:  According to the 2007 U.S. Census Bureau 
Economic Census, motor vehicle parts manufacturing makes up 20% of the manufacturing 
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sector in Johnson County. According to www.stats.indiana.edu, there were 133 manufacturing 
establishments in Johnson County in the first quarter of 2012. 

c. Increase in Local Salaries: The average wage for all industries in Johnson County for the first 
quarter of 2011 was $14.98.  The average hourly wage in Johnson County for manufacturing in 
the first quarter of 2011 was $24.00 per hour. The average hourly wage (without benefits) for 
the 3 new jobs with MCCA is $14.39. The average hourly wage for the 228 jobs being retained is 
$18.52.   

d. Sustainable Land Use: The petitioner proposes to make this investment at their current location. 

e. Future Community Investment: The petitioner stated in the letter of inducement that they, and 
now MENA, anticipate continuing a long and mutually beneficial association with the City of 
Franklin and is appreciative and grateful for all the help, past incentives and consideration that 
the City has given them.  As stated in the letter of inducement, “With this investment MCC and 
MENA will continue to secure the future of our Franklin facility and we look forward to 
continuing as an active responsible part of the community. Thank you for your continued 
support.” The company has indicated on their applications that they are agreeable to a 2% 
Economic Development Fee on Real Property. 

f. Conformance with the Comprehensive Plan: The Comprehensive Plan - Future Land Use Plan 
identifies this property as Manufacturing.  Manufacturing areas are intended to accommodate 
large scale businesses that produce finished products from raw materials. Uses in these areas 
may include product manufacturers as well as any related warehousing and offices. 
Manufacturing areas may include facilities that involve emissions or the outdoor storage of 
materials and finished products. These two factors are the primary distinction between 
manufacturing areas and light industrial areas.    

The property is zoned IG, Industrial: General. The “IG,” Industrial: General zoning district is 
intended to provide locations for general industrial manufacturing, production, assembly, 
warehousing, research and development facilities, and similar land uses. This district is intended 
to accommodate a variety of industrial uses in locations and under conditions that minimize 
land use conflicts. This district should be used to support industrial retention and expansion in 
Franklin.   

7. Tax Abatement Duration: 

The City of Franklin Community Investment Incentives Summary provides that longer periods of 
abatement on real and personal property may be considered for requests of an exceptional nature.  The 
Summary states that development examples of an exceptional nature include projects which: 

a. Create a new plant or product line for an existing manufacturer; 

b. Creates substantial employment opportunities with higher than average wages; 

c. Increase substantially property values and the city tax base with minimal impact to city services 
(police & fire protection, schools, utilities, infrastructure, etc.); and 

d. Utilize existing public infrastructure (sanitary & storm sewer, roads & streets, drainage facilities, and 
other utilities). 

http://www.stats.indiana.edu/�
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8. Tax Abatement Worksheet: 

A copy of the Tax Abatement Worksheet from the City of Franklin Community Investment Incentives 
Summary is enclosed with the staff report.  This document is recommended as an outline for considering 
and documenting these tax abatement requests for this meeting. 

9. Requested Effective Year: 

The petitioner has requested that, if approved, the tax abatement be effective for the first year taxes 
are due on this investment. 

Staff Comments: 

This tax abatement petition proposes an economic development project that meets all of the above outlined 
criteria to be considered in granting a tax abatement. Making use of an existing facility and strengthening 
the viability of an existing company within the City of Franklin is critical to Franklin’s economy. The number 
of new jobs and average hourly wage is not as significant as their previous request this year.  

 



















 

2014               
Payable 

2015

2015               
Payable 

2016

2016               
Payable 

2017
True Cash Value $1,200,000 $1,200,000 $1,200,000
Assessed Value $1,200,000 $1,200,000 $1,200,000
Net Tax Rate 3.0% 3.0% 3.0% Total
Tax w/o Abatement $36,000 $36,000 $36,000 $108,000

Abatement Rate 100% 66% 33%
Amount Abated $36,000 $23,760 $11,880 Total
Taxes Paid w/Abatement $0 $12,240 $24,120 $36,360

Total Fees Paid
2% Fee $720 $475 $238 $1,433

Total Tax Saving without Economic Development Fee
$71,640

Total Tax Savings with 2% Economic Development Fee
$70,207

Mitsubishi
Sample Property Tax on Real Property (3 Year) with 2% Economic Development Fee

Real Property Tax Investment: $1,200,000
Tax Rate: 3.0%

3 YEAR



 

2014               
Payable 

2015

2015               
Payable 

2016

2016              
Payable 

2017

2017               
Payable 

2018

2018               
Payable 

2019
True Cash Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000
Assessed Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000
Net Tax Rate 3.0% 3.0% 3.0% 3.0% 3.0% Total
Tax w/o Abatement $36,000 $36,000 $36,000 $36,000 $36,000 $180,000

Abatement Rate 100% 80% 60% 40% 20%
Amount Abated $36,000 $28,800 $21,600 $14,400 $7,200 Total
Taxes Paid w/Abatement $0 $7,200 $14,400 $21,600 $28,800 $72,000

Total Fees Paid
2% Fee $720 $576 $432 $288 $144 $2,160

Total Tax Saving without Economic Development Fee
$108,000

Total Tax Savings with 2% Economic Development Fee
$105,840

Mitsubishi
Sample Property Tax on Real Property (5 Year Period) with 2% Economic Development Fee

Real Property Tax Investment: $1,200,000
Tax Rate: 3.0%

5 YEAR



 

2014               
Payable 

2015

2015               
Payable 

2016

2016               
Payable 

2017

2017               
Payable 

2018

2018              
Payable 

2019

2019               
Payable 

2020

2020             
Payable 

2021
True Cash Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000
Assessed Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000
Net Tax Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% Total
Tax w/o Abatement $36,000 $36,000 $36,000 $36,000 $36,000 $36,000 $36,000 $252,000

Abatement Rate 100% 85% 71% 57% 43% 29% 14%
Amount Abated $36,000 $30,600 $25,560 $20,520 $15,480 $10,440 $5,040 Total
Taxes Paid w/Abatement $0 $5,400 $10,440 $15,480 $20,520 $25,560 $30,960 $108,360

Total Fees Paid
2% Fee $720 $612 $511 $410 $310 $209 $101 $2,873

Total Tax Saving without Economic Development Fee
$143,640

Total Tax Savings with 2% Economic Development Fee
$140,767

Tax Rate: 3.0%
Real Property Tax Investment: $1,200,000

Sample Property Tax on Real Property (7 Year) with 2% Economic Development Fee
Mitsubishi

7 YEAR



 

2014               
Payable 2015

2015               
Payable 2016

2016               
Payable 2017

2017               
Payable 2018

2018              
Payable 2019

2019              
Payable 2020

2020               
Payable 2021

2021              
Payable 2022

2022              
Payable 2023

2023               
Payable 2024

True Cash Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000

Assessed Value $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000 $1,200,000

Net Tax Rate 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% 3.6195% Total

Tax w/o Abatement $43,434 $43,434 $43,434 $43,434 $43,434 $43,434 $43,434 $43,434 $43,434 $43,434 $434,340

Abatement Rate 100% 95% 80% 65% 50% 40% 30% 20% 10% 5%

Amount Abated $43,434 $41,262 $34,747 $28,232 $21,717 $17,374 $13,030 $8,687 $4,343 $2,172 Total

Taxes Paid w/Abatement $0 $2,172 $8,687 $15,202 $21,717 $26,060 $30,404 $34,747 $39,091 $41,262 $219,342

Total Fees Paid

2% Fee $869 $825 $695 $565 $434 $347 $261 $174 $87 $43 $4,300

Total Tax Saving without Economic Development Fee

$214,998

Total Tax Savings with 2% Economic Development Fee

$210,698

Sample Property Tax on Real Property (10 Year Period) Schedule with 2% Fee
Real Property Tax Investment: $1,200,000

Tax Rate: 3.6195%

Mitsubishi
10 YEAR


