
 
 

MEETING NOTICE 
 

BIRMINGHAM TRIANGLE DISTRICT  
CORRIDOR IMPROVEMENT AUTHORITY 

 
PLEASE TAKE NOTICE that a meeting of the Birmingham Triangle District Corridor 
Improvement Authority will take place on Wednesday, November 26, 2014 at 8:30 
a.m. in the City Commission Room (#205) at the Birmingham City Hall, 151 Martin St., 
Birmingham, MI 48009. 
 

Meeting Agenda 
 

1. Call to Order by Mayor Sherman 
 
2. Roll Call by City Clerk 

 
3. Approval of minutes from May 9, 2014  

 
4. New Business  

a. Proposed Schedule for Adoption of Development Plan & Tax Increment 
Financing Plan 

b. Review of Draft Development Plan & Tax Increment Financing Plan 
c. Update on Ad Hoc Parking Study Committee Activities 

 
5. Comments from the Public 

 
6. Adjourn 
 

 
 
Approved minutes of the meeting are available in the City Manager’s Office or online at: 
www.bhamgov.org.   
 
THIS NOTICE IS GIVEN in accordance with Act 261, 1968 Public Act 267. 
 
DATE POSTED: November 21, 2014 
 
Individuals requiring accommodations, such as interpreter services, for effective participation in this meeting should contact the City 
Clerk's Office at (248) 530-1880 at least on day in advance of the public meeting. 
 
Las personas que requieren alojamiento, tales como servicios de interpretación, la participación efectiva en esta reunión deben 
ponerse en contacto con la Oficina del Secretario Municipal al (248) 530-1880 por lo menos el día antes de la reunión pública. 
 (Title VI of the Civil Rights Act of 1964).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                           

http://www.bhamgov.org/
tel:%28248%29%20530-1880
tel:%28248%29%20530-1880


 

 
 

Birmingham Triangle District 
Corridor Improvement Authority 

Friday, May 09, 2014 
Birmingham City Hall 

151 Martin 
Commission Room #205 

8:30 a.m. 
 
 

Minutes 
 
Commissioner Sherman called the meeting to order at 8:48 a.m. 
 
 Present: Mr. Cataldo 
   Mr. Hays 
   Commissioner Sherman 
   Mr. Ziegelman 
 
 Absent:  Mr. Fuller 
   Mr. Saroki 
   Mr. Cantrick 
 

Others Present:  Planning Clerk Agrusa, LSL Planner Duffy, Planning 
Director Ecker, Assistant Finance Director Gerber, Bond Counsel McGow, 
City Engineer Paul O’Meara 

 
MOTION:  Motion by Ziegelman, seconded by Hayes: 
 
To approve the minutes of November 15, 2011. 
 
VOTE:  Yeas,   4 
  Nays,  0 
  Absent,  3 (Fuller, Saroki, Cantrick) 
 
Discuss timing of Adoption of Development & Tax Increment Financing 
Plan 
 
Commissioner Sherman referred to the report prepared for last meeting which 
states that Oakland County expects a nominal decline in values in the Triangle 
District as of December 31, 2013.  The values proposed from the TIF plan are 
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mainly stabilized with a slight decline. Other potential properties that may come 
down were discussed.  There may be one on E. Maple, but there are no plans on 
this time. 
 
Timing on the approval of the plan on TIF was discussed.  There must be time to 
prepare the plan for the board and it needs to be approved.  Next, the City 
Commission will send it for public hearing, allowing 20 days for mailing to 
property owners and two publications in the newspaper.   Then the plan needs 
to be approved, modified or denied.  The date that this occurs will be the date 
used to set the base year for assessed values in the district.  The fourth Monday 
in May is the date when property values are set for the year.   A 60 day plan is 
put in place which allows Oakland County to take action to resign, accept, or 
change the TIF table.  If Oakland County chooses to opt out, 25-30% could be 
taken out from the revenue. 
 
The members discussed the timeline of the plan and their need to take a closer 
look at the updated version.  A meeting will be scheduled to review the draft 
plan in closer detail in October or November.  
 
Mr. O’Meara addressed the need for the volunteers for the Parking Committee.  
There is a need for a study and needs assessment for future parking.  The plan 
is to consider redrawing the boundaries of the Parking Assessment District to add 
the Triangle District and expressed that a volunteer from the board will be 
beneficial towards this study. Mr. Cataldo volunteered.  Meetings will take place 
at the end of May and go until the end of summer. 
 
There are no changes in Adams Square Plaza. 
 
The members agreed to schedule a meeting in the fall to review the 
Development Plan and Tax Increment Financing Plan. 
 
Commissioner Sherman adjourned the meeting at 9:05 a.m. 
 
 
Dana Agrusa 
Planning Clerk 
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MEMORANDUM 
 

Office of the City Manager 
 
DATE:  November 21, 2014 
 
TO:  Birmingham Triangle District Corridor Improvement Authority  
 
FROM: Jana Ecker, Planning Director 
 
SUBJECT: Projected 2014 Taxable Values and Next Steps 
 
 
Current Status & Recommendations 
Based upon projections received from Oakland County Equalization, the 2014 Taxable Values 
for the Triangle District area are projected to decline by $320,050, or approximately three-
quarters of one percent, compared to the 2013 values. These values are projected, because 
they do not include any potential changes as a result of the Board of Review and Michigan Tax 
Tribunal proceedings. 
 

2013 Taxable Values $44,112,360
2014 Taxable Values $43,792,310
Difference ($320,050)
Difference (%) -0.73%  

 
This decline is the result of several factors, including determinations by the Board of Review 
and the Michigan Tax Tribunal. The single largest cause of the decline is the demolition of the 
former funeral home site, which “went on the books” effective with the December 31, 2013 
property valuation.  The new development proposed for this site, All Seasons, has an estimated 
value of $18 million, so once completed the project will represent a significant development 
within the district. It is estimated that the project will be completed in either 2014 or early 
2015. 
 
In light of the projected decline in values within the district for 2014, one option would be to 
not take any action at this time with respect to the TIF Plan.  However, given the relatively 
small decline projected, it may be worthwhile to set the base year as 2014 given that the All 
Seasons project is nearing completion and thus a significant jump in values may occur in 2015 
It would be beneficial for the CIA to capture this notable increase in taxable value.   
 
At the CIA meeting on May 9, 2014, the CIA discussed moving forward to set the base year at 
2014 and decided to commence this process in the fall. 
 
Next Steps  
 
In order to use the 2014 values as the base year in the TIF district, the plan would need to be 
approved by the City Commission no later than its first meeting in May 2015, prior to the 
December 31, 2014 values going into effect on the 4th Monday in May (May 25, 2015).  If the 
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plan was not approved by the City Commission by May 25, 2015, the base year would be based 
on the 2015 Taxable Value.   
 
To set the 2014 tax values as the base year for the TIF district, the proposed timeline is as 
follows: 
 

• November 2014 – Meeting of the Corridor Improvement Authority to review taxable 
values and finalize draft Development Plan and Tax Increment Financing Plan. 
 

• January 2015 – Meeting of the Corridor Improvement Authority to approve the 
Development Plan and Tax Increment Financing Plan and recommend its adoption to the 
City Commission. 

 
• January 2015 – City Commission sets a Public Hearing date to consider the 

Development and Tax Increment Financing Plan.  City Clerk prepares all required 
notices. 
 

• March/April 2015 – City Commission conducts Public Hearing on Development Plan 
and Tax Increment Financing Plan, as required by law, and considers approval of the 
plan. 

 
Staff from LSL Planning will be at the November 26, 2014 CIA meeting to review the 
Development Plan and Tax Increment Financing Plan.  Any changes requested by the CIA will 
be made by LSL and the final draft of the Plan will be available the first week of January 2015. 
 
As we have previously discussed, Oakland County has an opportunity to opt-out of the TIF 
collection.  They may also negotiate with the City to determine the extent to which they do 
participate in the capture of TIF funds. Their participation increases the annual capture and 
shortens the length of time necessary for the TIF capture to be in place. A copy of the Oakland 
County Guidelines is attached for reference.  After the holidays, City staff will approach Oakland 
County to review the Development Plan and Tax Increment Financing Plan and to discuss the 
details of their participation.   
 
Attachments 

• 2013-2014 Triangle District Taxable Value 
• October 1, 2009 Oakland County TIF Guidelines 



PARCEL # TAXABLE VALUE-2013 TAXABLE VALUE-2014 CHANGE ($) CHANGE (%)
08-19-36-226-002 $1,423,210.00 $1,423,210.00 $0.00 0.00% bldg demolition 2011-3/2012 sale-uncapping
08-19-36-226-003 $492,360.00 $500,230.00 $7,870.00 1.60%
08-19-36-226-007 $323,310.00 $326,710.00 $3,400.00 1.05% MTT
08-19-36-226-009 $321,650.00 $323,270.00 $1,620.00 0.50% MTT
08-19-36-226-012 $330,050.00 $335,330.00 $5,280.00 2.70%
08-19-36-226-013 $294,660.00 $299,370.00 $4,710.00 1.60%
08-19-36-226-020 $678,770.00 $689,550.00 $10,780.00 1.59%
08-19-36-226-021 $54,680.00 $55,550.00 $870.00 1.59% MTT
08-19-36-226-022 $932,330.00 $947,240.00 $14,910.00 1.60%
08-19-36-227-002 $805,790.00 $818,680.00 $12,890.00 1.60%
08-19-36-227-003 $653,120.00 $653,180.00 $60.00 0.01% MTT
08-19-36-227-005 $242,070.00 $203,200.00 ($38,870.00) -16.06%
08-19-36-227-006 $274,000.00 $278,380.00 $4,380.00 1.60%
08-19-36-227-007 $161,500.00 $164,080.00 $2,580.00 1.60%
08-19-36-227-008 $233,680.00 $237,410.00 $3,730.00 1.60%
08-19-36-227-023 $426,210.00 $407,510.00 ($18,700.00) -4.39% MTT
08-19-36-227-024 $2,062,610.00 $2,078,880.00 $16,270.00 0.79% 7/2012 sale-uncapping
08-19-36-227-027 820 E. Maple Rd. $715,740.00 $183,900.00 ($531,840.00) -74.31% vacant-demolished 2013
08-19-36-227-028 $598,570.00 $508,000.00 ($90,570.00) -15.13% MTT
08-19-36-228-001 $806,300.00 $819,200.00 $12,900.00 1.60%
08-19-36-228-002 $377,290.00 $379,350.00 $2,060.00 0.55% MTT
08-19-36-228-003 $227,690.00 $231,330.00 $3,640.00 1.60%
08-19-36-228-004 $355,730.00 $358,000.00 $2,270.00 0.64% MTT
08-19-36-228-005 751 Chestnut, Ste. 200 $742,640.00 $751,310.00 $8,670.00 1.17% MTT-field appraisal for % good
08-19-36-230-003 $863,240.00 $877,050.00 $13,810.00 1.60%
08-19-36-230-004 $0.00 $0.00 $0.00 0.00% exempt/ Village Players
08-19-36-232-001 $1,075,800.00 $1,093,010.00 $17,210.00 1.60% SEV decrease=slight TX decrease
08-19-36-232-005 $784,470.00 $797,020.00 $12,550.00 1.60%
08-19-36-233-021 $0.00 $0.00 $0.00 0.00% City property/exempt
08-19-36-233-022 825 Bowers $972,800.00 $988,360.00 $15,560.00 1.60% MTT for 2011,2012,2013 carried forward/reviewed 
08-19-36-233-014 520 S Adams $236,270.00 $237,310.00 $1,040.00 0.44%
08-19-36-234-002 $748,280.00 $760,250.00 $11,970.00 1.60% land, neighborhood, heating and cooling system
08-19-36-234-004 $232,240.00 $235,950.00 $3,710.00 1.60% was -001/added  2013
08-19-36-234-005 $0.00 $0.00 $0.00 0.00%
08-19-36-234-006 $0.00 $0.00 $0.00 0.00%
08-19-36-234-007 $109,540.00 $111,200.00 $1,660.00 1.52% split from 001/added  2013
08-19-36-235-003 $133,210.00 $114,300.00 ($18,910.00) -14.20% MTT
08-19-36-235-004 $131,300.00 $114,300.00 ($17,000.00) -12.95% MTT



08-19-36-235-005 $130,140.00 $114,300.00 ($15,840.00) -12.17% MTT
08-19-36-235-006 $129,060.00 $109,220.00 ($19,840.00) -15.37% MTT
08-19-36-235-007 $126,860.00 $104,140.00 ($22,720.00) 2.70%
08-19-36-235-008 $126,860.00 $104,140.00 ($22,720.00) 2.70%
08-19-36-235-009 $126,860.00 $104,140.00 ($22,720.00) 2.70%
08-19-36-235-010 $126,860.00 $104,140.00 ($22,720.00) 2.70%
08-19-36-235-011 $105,890.00 $81,280.00 ($24,610.00) -23.24% SEV decrease=slight TX increase
08-19-36-235-012 $0.00 $0.00 $0.00 0.00%
08-19-36-235-013 $254,160.00 $220,960.00 ($33,200.00) -13.06% MTT
08-19-36-280-002 $253,980.00 $258,040.00 $4,060.00 1.60%
08-19-36-281-003 $341,740.00 $341,570.00 ($170.00) -0.05% MTT 
08-19-36-281-004 $215,580.00 $219,020.00 $3,440.00 1.60% MTT
08-19-36-281-005 $264,790.00 $267,440.00 $2,650.00 1.00% MTT
08-19-36-281-017 $543,180.00 $494,180.00 ($49,000.00) -9.02% MTT
08-19-36-281-022 $172,440.00 $175,190.00 $2,750.00 1.59%
08-19-36-281-028 $290,240.00 $294,880.00 $4,640.00 1.60%
08-19-36-281-029 $1,054,580.00 $1,071,450.00 $16,870.00 1.60%
08-19-36-281-030 $447,310.00 $454,460.00 $7,150.00 1.60%
08-19-36-281-031 $2,093,770.00 $2,127,270.00 $33,500.00 1.60%
08-19-36-282-005 $2,840,500.00 $2,916,760.00 $76,260.00 2.68% sq. ft. change, 2013
08-19-36-282-006 34300 Woodward Ave. $3,281,410.00 $3,301,410.00 $20,000.00 0.61% *19-36-282-002 split to 006 and 007 (city prop)2012
08-19-36-282-007 $0.00 $0.00 $0.00 0.00% *19-36-282-002 split to 006 and 007 (city prop)2012
08-19-36-283-009 $779,580.00 $782,120.00 $2,540.00 0.33%
08-19-36-283-014 720 S. Adams Rd. $409,600.00 $416,150.00 $6,550.00 1.60%
08-19-36-283-016 $735,320.00 $747,080.00 $11,760.00 1.60%
08-19-36-283-019 $195,300.00 $198,420.00 $3,120.00 1.60%
08-19-36-283-020 $234,240.00 $237,980.00 $3,740.00 1.60%
08-19-36-283-021 $285,460.00 $290,020.00 $4,560.00 1.60%
08-19-36-283-022 $302,900.00 $307,740.00 $4,840.00 1.60%
08-19-36-283-024 $1,294,950.00 $1,315,660.00 $20,710.00 1.60%
08-19-36-283-025 $268,650.00 $268,480.00 ($170.00) 0.00%
08-19-36-284-001 $103,720.00 $105,370.00 $1,650.00 1.59%
08-19-36-284-002 $106,660.00 $107,350.00 $690.00 0.65% MTT
08-19-36-284-009 $413,110.00 $415,130.00 $2,020.00 0.49% MTT
08-19-36-284-010 $191,400.00 $191,400.00 $0.00 0.00% MTT
08-19-36-285-001 $4,809,530.00 $4,874,880.00 $65,350.00 1.36%
08-19-36-285-002 $158,050.00 $160,570.00 $2,520.00 2.70%
08-19-36-285-006 $285,530.00 $289,670.00 $4,140.00 1.45%
08-19-36-285-007 $0.00 $0.00 $0.00 0.00% parking lot w/ 19-36-285-006



08-19-36-285-008 $284,490.00 $254,000.00 ($30,490.00) -10.72% MTT
08-19-36-285-009 $231,070.00 $234,760.00 $3,690.00 1.60%
08-19-36-285-010 $101,670.00 $103,290.00 $1,620.00 1.59%
08-19-36-285-012 $257,940.00 $262,060.00 $4,120.00 1.60%
08-19-36-285-013 $554,300.00 $563,160.00 $8,860.00 1.60%
08-19-36-427-001 $597,840.00 $607,400.00 $9,560.00 1.60%
TOTAL  TAXABLE $44,348,630.00 $43,898,300.00 ($450,330.00) -1.02%





















 

 

 
 
TRIANGLE DISTRICT  

Corridor Improvement Authority 

DEVELOPMENT &  

TAX INCREMENT FINANCING PLAN 
May 2, 2014 Draft 



 

Birmingham Triangle District  

 

  



 

Development and TIFA Plan | Birmingham Triangle District 

 
 
 

Acknowledgements 
 

City Commission Corridor Improvement Authority 
Scott Moore, Mayor Mayor Stuart Sherman 

Stuart Sherman, Mayor Pro Tem J. C. Cataldo 
Rackeline Hoff Edward Fuller 
George Dilgard Curtis Hays 
Tom McDaniel Victor Saroki 
Mark Nickita Robert Ziegelman 

Gordon Rinschler  
  

 
City Staff 

Joseph A. Valentine, Interim City Manager 
Jana Ecker, Planning Director 

Paul O'Meara, Engineering Director 
 

City Attorney 
Tim Currier, Beier Howlett 

Patrick McGow, Miller Canfield 
 

Consulting Team 
LSL Planning 

Carl Walker Parking 
 



 

Birmingham Triangle District | Table of Contents  

 
Table of Contents 
 

Chapter One: Introduction ........................................................ 1 
Introduction 

Purpose of the Development and TIF Plans 

Triangle District Background  

Existing Parking Conditions 

Chapter Two: Development Plan .............................................. 9 

Introduction 

Development Plan   
Section 21(2) (a) Development Area Boundary 
Section 21(2) (b) Existing Streets and Public Facilities 
Section 21(2) (c) Existing Improvements  
Section 21(2) (d) Estimated Cost of Improvements 
Section 21(2) (e) Construction Timeline 
Section 21(2) (f) Open Spaces 
Section 21(2) (g) Conveyances Between CIA and City 
Section 21(2) (h) Desired Zoning Changes 
Section 21(2) (i) Financing 
Section 21(2) (j) Designated Beneficiaries 
Section 21(2) (k) Conveyance Procedures 
Section 21(2) (l) Population Estimates and Displacement  
Section 21(2) (m) Relocation Priorities 
Section 21(2) (n) Relocation Costs 
Section 21(2) (o) Relocation Assistance Act 
Section 21(2) (p) Authority Approval 
Section 21(2) (q) Development Plan Evaluation 

 
 
 

Chapter Three: Tax Increment Finance Plan .......................... 17 

Introduction 

TIF Plan 
Section 19 (3) (a) Sources of Revenue 
Section 19 (3) (b) Bond Reserves 
Section 19 (3) (c) Purpose of Expenditures 
Section 19 (3) (d) Outstanding Bond Principal and Interest 
Section 19 (3) (e) Initial Assessed Value 
Section 19 (3) (f) Captured Value Retained 
Section 19 (3) (g) Tax Increment Revenues Received 
Section 19 (3) (h) SEV Increase as a Result of TIF Plan 
Section 19 (3) (i) Capital Improvements 
Section 19 (3) (j) Miscellaneous 

 



Chapter One:  Introduction 

 

1  Introduction| Development & TIFA Plan  

Introduction   

The City of Birmingham is one of the premier suburban communities in 
metropolitan Detroit.  Birmingham’s Triangle District is physically located in the 
center of the city, between Adams Road and Woodward Avenue, south of Maple 
Road.  Although the district has great potential for redevelopment, it is currently 
not well connected to the synergy that surrounds it (see Regional Map).  To the 
west lies the city’s vibrant Downtown, filled with shops, restaurants, movie 
theaters, offices and homes – in proximity to, but disconnected from the Triangle 
District by Woodward Avenue.  Maple Road, which bounds the north end of the 
District, is lined with both successful businesses and underutilized properties and 
provides the primary pedestrian and vehicular connection to Downtown 
Birmingham.  East of the Triangle District is a quality single family residential 
neighborhood that is well-established and planned to remain.  The redeveloping 
Eton Road/Railroad District hosts landmark restaurants, new live-work 
condominiums, indoor recreation facilities and a wide variety of unique, clustered 
uses such as home furnishing shops, dance and art studios, and industrial uses. 

Development of the Triangle District Urban Design Plan in 2007 marked the 
beginning of a long-term effort to revitalize the district.  Recognizing the potential 
growth in the district, the city identified the key elements necessary for the 
successful redevelopment of the district.  The primary goal of the Triangle District 
Urban Design Plan project was to create a unified framework for development that 
improves the economic, social and pedestrian environments while protecting the 
central neighborhood that exists within the district.  The resulting strategy included 
a set of development guidelines intended to create an urban, pedestrian-friendly 
environment similar to those that are so successful in other areas of the city.   

The Triangle District is also envisioned as a transit-oriented district that will draw 
on regional transit plans that include Birmingham as a destination.  Doing so 
requires a more compact, urban building form, which is best achieved through a 
form-based code, which the city adopted in 2007. 

Regional Map 
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The Triangle District’s unique needs lay in the demand for improved circulation and 
parking.  Parking is scattered and unorganized and building placements are, in 
many places, not conducive to the pedestrian scale and comfort envisioned.  A 
form-based code was developed to encourage building placement and design in 
the form required to create attractive and inviting public streets and spaces.  Over 
time, buildings developed under the form-based code will line the roadways to 
create a more urban street scale that is comfortable to pedestrians and suitable for 
mixed-use development.  However, a key element to the successful revitalization of 
the Triangle District is the need for better organized and more efficient parking 
facilities.   

As evidenced by the success of the city’s Downtown parking program, public 
parking structures that are designed and located appropriately can significantly 
impact the economic success of local businesses.  Since the need for improved 
parking was identified as a primary concern, the city began to assess the feasibility 
of such a structure in the Triangle District.  New legislation in 2005 enabled the city 
to use a new tool that allows tax increment financing to revitalize road corridors 
through the creation of a Corridor Improvement Authority (CIA).   

Pursuant to Act 280, Public Acts of Michigan, 2005 the Corridor Improvement 
Authority Act, the Birmingham Triangle District’s CIA was incorporated on 
November 10, 2008 with the objective of stimulating and encouraging economic 
development activities within the established District.  It was on this date that the 
Authority District boundaries were established. The CIA is overseen by a board 
comprised of six members appointed by the Mayor and confirmed by the City 
Commission.  

The City of Birmingham developed this Development and Tax Increment Finance 
Plan for the Triangle District to outline the improvements necessary to realize the 
vision established in the Triangle District Urban Design Plan.  It describes proposed 
improvements needed to achieve the goals for the district and the method of 
financing proposed to fund them.  

 

  

CIA District Map 

Excluded 
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Triangle District Background  
 
The city developed an Urban Design Plan for the Triangle District in 2007, which 
included the following goals: 

 Improve the visual appearance of the area, its streets, alleys, public spaces, 
and buildings by establishing guidelines for design and implementation of 
public and private projects.  

 Improve the economic and social vitality by encouraging diversity of use and 
opportunities for a variety of experiences.  

 Better utilize property through more compact, mixed-use development.  

 Provide links to Downtown across Woodward’s high traffic barrier.  

 Improve the comfort, convenience, safety, and enjoyment of the pedestrian 
environment by create an inviting, walkable, pedestrian neighborhood and 
setting aside public plazas.  

 Encourage sustainable development.  

 Protect the integrity of established residential neighborhoods.  

 Organize the parking and street system to facilitate efficient access, 
circulation, and parking to balance vehicular and pedestrian needs.  

Since development of the Triangle District Urban Design Plan, the city has 
established a CIA to carry out the parking recommendations.  While the Urban 
Design Plan recommends a number of changes to the Triangle District that are 
being implemented by the City, the CIA’s focus is to implement the parking aspects 
of the Urban Design Plan.  The Birmingham Triangle District CIA held their first 
meeting on January 20, 2009, where they began their work by recommending the 
City Commission begin developing this Development and Tax Increment Financing 
Plan for the district.  Their specific purpose is to facilitate the planning and 
financing of a public parking facility.   
 

Open Space Design Recommendations 

Public Street Recommendations 

Building Design Recommendations 
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The Triangle District Development and TIF Plans 
were created according to the Corridor 
Improvement Authority Act, P.A. 280 of 2005, as 
amended. 
 

Purpose of the Development and TIF Plans 
 
The purpose of a CIA is to plan for, correct and prevent deterioration in business 
districts, to encourage historic preservation and to promote economic growth 
within the district.     
 
The City of Birmingham has determined that the development plan and tax 
increment financing plan constitutes a public purpose, based on the following 
considerations: 

 The proposed method of financing the development is feasible and the 
authority has the ability to arrange the financing. 

 The development is reasonable and necessary to carry out the purposes of 
the CIA Act. 

 The land within the district that is to be acquired is reasonably necessary to 
carry out the purposes of the plan and of the CIA Act in an efficient and 
economically satisfactory manner. 

 The development plan is in reasonable accord with the City of Birmingham’s 
Master Plan, which includes the Triangle District Subarea Plan. 

 Public services, such as fire and police protection and utilities, are adequate 
to service the project area. 

 Changes in zoning, streets, street levels, intersections, and utilities are 
reasonably necessary to facilitate the planned redevelopment of the District. 

 
Chapter Two of this Plan discusses the recommendations for stimulating 
redevelopment within the Triangle District.  A key concern in the Triangle District 
Design Plan was the need for more organized and efficient parking.  The 
Birmingham Triangle District Corridor Improvement Authority was established to 
facilitate the construction of new parking facilities that will serve the district.  
Chapter Three contains the Tax Increment Financing Plan that will be required to 
finance the development of parking facilities.  Both plans have been prepared in 
consideration of the required legal parameters, economic factors, and realistic 
projections. 
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According to the Corridor Improvement Authority Act, P.A. 280 of 2005, as 
amended, Development and Tax Increment Financing Plans must be adopted by 
the City Commission by resolution after holding a public hearing.  The City of 
Birmingham held a public hearing on _____________________ and adopted this 
Development and Tax Increment Finance Plan on ________________. 
 

Existing Land Use 

 
Land uses were inventoried in and adjacent to the Triangle District (see map).  Sites 
along Woodward Avenue, the district’s western boundary, contain more general 
commercial uses which transition to less intense commercial, office and residential 
land uses located farther east.  Sites along Maple Road and Adams Road and land 
to the west, across Woodward Avenue, are also commercial in use.  Land to the 
east and north are generally developed as single-family neighborhoods.  The 
districts wraps around an established single-family neighborhood, which has been 
excluded from the District boundary.  The area within the CIA District does not 
contain any single family residential uses.  There is an apartment building located 
within the district. 
 

 

Excluded 
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Existing Parking Conditions 
 
A detailed parking inventory was completed December, 2006. The inventory of 
parking was updated in 2009 for this plan.  There are 1,711 private parking spaces 
and 303 on-street public parking spaces, for a total of 2,014 spaces in the Triangle 
District.  While parking supply was adequate when considering the overall parking 
supply and demand in the district, the distribution of parking was not ideal relative 
to demand. The following table shows the supply of parking spaces verses the 
demand for parking relative to the square footage of buildings in the district: 
 
 Overall 

District 
Retail 
Center 

Parking supply (spaces/1,000 sq. ft. of buildings) 2.99 4.03 
Parking demand (cars/1,000 sq. ft. of buildings) 1.27 3.31 
% of parking spaces occupied  42% 82% 
% off-street parking spaces occupied 44% 95% 
% on-street parking spaces occupied 30% 49% 
 
As can be seen in the table, in areas of clustered retail use, there was little available 
parking during peak periods with 82% of the parking used near the major retail 
uses.  While at the same time, parking for other uses was significantly underutilized 
with only 42% of the parking being used for the overall district.  This shows a clear 
need for an improved shared parking program or coordinated public parking to 
better manage parking supply and demand. 
 
While the city has established an extensive public parking program for the 
Downtown, it does not extend into the Triangle District.  This leaves private 
property owners to provide for their own parking needs, which has lead to 
inefficiencies in use and wasted land that could otherwise be developed to 
contribute to the desired vibrancy of the district. 
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Projected Parking Demand 
 
In order to estimate the amount of parking demand in the future that could 
support a public parking facility, the district was analyzed for future build-out.  A 
full build-out shows the amount of development that could occur based upon the 
Urban Design Plan and new Overlay Zoning District.  However, because it is unlikely 
that all of the current uses in the district will be removed and redeveloped, 
assumptions were made on which buildings would likely remain and which areas 
would likely redevelop.  This “partial build-out” included development that is 
anticipated or likely to occur in the future and gives a more realistic estimate of 
future parking demands.  
 
Future parking demand was estimated based upon the Institute of Transportation 
Engineer’s Parking Generation Manual and observed parking demands in the city. 
The projections assume that new development will be providing some on-site 
parking, either via private parking structures, underground lots or small surface 
lots.  A summary of the parking analysis is provided below: 
 

Available On-
street Parking 

Spaces 

Private Parking 
Spaces 

Projected Parking 
Demand Based Upon 

Partial Build-out 

Future Parking 
Deficit 

303 1,770 3,616 1,543 
 
The above projected deficit showed the future need for an additional 463 parking 
spaces in the north end of the Triangle District near Maple Road and an additional 
1,080 spaces in the south portion of the District.   
 
The development of a public parking structures, in strategic locations that will best 
serve the maximum number of businesses is recommended.  Because the demand 
for parking will occur incrementally over time as the Triangle District redevelops, it 
is recommended that the City first acquire land for one or more surface parking lots 
to be developed with structures as the area redevelops and parking demand 
increases. 
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Introduction  

According to the Corridor Improvement Authority Act, P.A. 280 of 2005, as 
amended, the city of Birmingham’s Corridor Improvement Authority must develop 
a Development Plan for any improvements that are proposed to be funded through 
Tax Increment Financing.  The law prescribes the various elements required in the 
Development Plan, which are discussed in this Chapter.   

 
Development Plan  

According to Section 21 of the Corridor Improvement Authority Act, the 
Development Plan must address the following: 
 
 Section 21(2) (a) Development Area Boundary:  The designation of 

boundaries of the development area in relation to highways, streets, streams, 
or otherwise. 

The Development Area is generally enclosed by Woodward Avenue on the 
west, Maple Road on the north and Adams Road on the east, excluding the 
existing single-family neighborhood along Forest, Chestnut and Hazel Streets 
east of Elm Street.  The Triangle District serves as a transitional growth area 
between Birmingham’s central business district west of Woodward and the 
residential neighborhoods to the east (See District Map, right).   

 

 Section 21(2) (b) Existing Streets and Public Facilities:  The location and 
extent of existing streets and other public facilities within the 
development area, designating the location, character, and extent of 
the categories of public and private land uses then existing and 
proposed for the development area, including residential, recreational, 
commercial, industrial, educational, and other uses, and including a 
legal description of the development area. 

Excluded 
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The boundaries of the Development Area in relation to highways, streets, 
and other rights-of-way are shown on the District Map, as previously 
presented under item 21(2) (a).  The district is also well served by public 
water and sewer services (See Utility Map, left). 

The city maintains a Fire Station at the northwest corner of Adams and 
Bowers.  This is their main station, containing administrative offices and 
training facilities. 

Land uses in the district include a mix of commercial and office uses.  The 
district is adjacent to a single-family neighborhood that is not proposed to be 
included in the TIF Plan.  Most of the higher intensity uses are located along 
Woodward, with other fine stores and offices found throughout the district.  

Woodward Avenue is an eight-lane state trunkline with a center median that 
runs along the western edge of the district.  Maple Road is a four-lane county 
arterial road that runs along the northern edge of the district.  Streets within 
the district are generally two-lane local city streets with sidewalks and on-
street parking.  Street circulation in the south end of the district could be 
improved through road realignments, and some of the parking lots and 
loading areas are unorganized throughout the district, as are several building 
arrangements.  The disjointed arrangement of buildings and parking does not 
create the physical context for a strong synergy between the various uses in 
the area.  It is a goal of this Development Plan to provide more organized 
parking that will help improve business vitality in the district. 

 
 Section 21(2) (c) Existing Improvements:  A description of existing 

improvements in the development area to be demolished, repaired, or 
altered, a description of any repairs and alterations, and an estimate of the 
time required for completion. 

The Birmingham Corridor Improvement Authority plans to redevelop one or 
two sites within the district into a public parking facility.  Immediate plans are 
to acquire a site(s) for the future parking facilities and construct a surface 
parking lot until the area redevelops and need for a parking structure 
increases.  Because the site for the parking facilities has yet to be 
determined, the specific details regarding site demolition or repairs are 

Utility Map 

Excluded 
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unknown.  If existing surface lots on the future site can be re-used to provide 
temporary parking, they will be repaired or retained if in good condition.  
Otherwise, purchase and demolition of existing commercial buildings is likely 
needed, as most lots in the district are developed to some extent.   

The timing of construction will depend on the redevelopment of the district 
creating additional parking demand and generating additional tax increment 
rate of capture to fund construction.  The CIA plans to bond for the land 
acquisition costs as well as the parking facility construction costs; therefore, 
the timing of bond issues will be determined when adequate capture exists 
to make the expected payments.  

 
  Section 21(2) (d) Estimated Cost of Improvements:  The location, extent, 

character, and estimated cost of the improvements including rehabilitation 
contemplated for the development area and an estimate of the time required 
for completion. 

For each parking structure, preliminary estimates assume a land cost of 
approximately $5,000,000.  When purchased, the land will be redeveloped 
immediately into a 90-space surface parking lot that is estimated to cost 
approximately $180,000.  It is anticipated a 450-space parking structure cost 
will be approximately $7,200,000.  Demolition costs will be determined once 
a site is identified.  The actual number and configuration of parking facilities 
will be determined based upon development in the District and growth in 
parking demand.   

 
 Section 21(2) (e) Construction Timeline:  A statement of the construction or 

stages of construction planned, and the estimated time of completion of each 
stage. 

Due to limited resources, the CIA will take a phased approach to developing 
the parking facilities.  The CIA estimates that, through tax increment 
financing, it will take approximately 5 years to accrue enough funds to 
purchase the property needed for the facilities.  If TIF revenues exceed those 
projected, the city may bond for the site acquisition sooner.  Once acquired, 
the site will be prepared for construction of the facilities.  

Preliminary Parking Cost Estimates (1) 

Land Cost $5,000,000 

Interim Surface Parking Lot Cost $180,000 

Parking Structure Cost $7,200,000 
Total $12,380,000 

(1) Amounts are expressed in 2009 dollar values.  Actual costs 
will need to be adjusted, depending on the actual build year. 

Construction Timeline 
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Due to the large construction costs related to a parking structure, the CIA will 
need to wait for additional tax increment financing to accrue before it can 
finance construction of the structure.  Instead, the site(s) will first be 
developed into a surface parking lot containing approximately 90 parking 
spaces, to help offset immediate parking needs in the district.  Later phases 
will include the construction of one or more parking structures.  The specific 
construction date will be determined as redevelopment in the surrounding 
area demands additional parking. Additional parking facilities may be 
constructed based upon development in the District and growth in parking 
demand. 

 
 Section 21(2) (f) Open Spaces:  A description of any parts of the development 

area to be left as open space and the use contemplated for the space. 

No new open spaces are proposed as part of this Development Plan, except 
for ancillary sidewalks and pedestrian areas associated with development of 
the parking facility.  The Triangle District Master Plan included 
recommendations for public open space; however these will be implemented 
by other means and will not be funded through the CIA development plan. 
 

 Section 21(2) (g) Conveyances Between CIA and City:  A description of any 
portions of the development area that the authority desires to sell, donate, 
exchange, or lease to or from the municipality and the proposed terms. 
The CIA does not currently own or control any land in the Triangle District.  
Once the parking facility is complete, the CIA anticipates it will be conveyed 
to the City of Birmingham in its entirety.   

 
 Section 21(2) (h) Desired Zoning Changes:  A description of desired zoning 

changes and changes in streets, street levels, intersections, traffic flow 
modifications, or utilities. 

No changes in zoning are required to implement the Corridor Improvement 
Authority’s Development Plan.  However, the city previously adopted a new 
Overlay District for the area.  The overlay was adopted to implement the 
development contemplated in the Triangle Plan using form-based code 
requirements (see Triangle District Regulating Plan, left).  The code 
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encourages mixed-use development rather than creating use-specific 
districts.  It encourages additional building height and high density residential 
uses that will complement the city’s goals to become more transit-oriented.  

The Triangle District Urban Design Plan includes other recommendations for 
the district; however, the CIA has committed only to development of parking 
facilities at this time.   
 

 Section 21(2) (i) Financing:  An estimate of the cost of the development, a 
statement of the proposed method of financing the development, and the 
ability of the authority to arrange the financing. 

Incremental taxes on real property included in the CIA district boundary will 
be captured under the Tax Increment Financing Plan to reimburse eligible 
activity expenses. It is anticipated that the TIF will be used to cover 40% of 
the acquisition and construction costs, with the other 60% coming from a 
parking special assessment district. 

The total taxable value of all real property was $44,754,240 for the 2009 tax 
year.  Due to the recession, a 9% decline in property values is shown for 2010 
and no growth in property value for the 2011 tax year, establishing a 2010 or 
2011 base year value of $40,726,358.  The TIFA Plan assumes an annual 
increase in taxable value of 2.5% for the years 2012 and beyond.   

It is anticipated that the term of the TIFA Plan will depend on the actual cost 
estimates received after final plans are prepared.  The estimated captured 
taxable value and tax increment revenues for the eligible property for each 
year of the Plan are presented in Chapter 3. 

The tax increment and capture year data presented in Chapter 3 are 
estimates based on currently available information. It is the intent of this 
plan to provide for capture of all eligible tax increments in whatever amounts 
and in whatever years they become available until all project costs described 
in this plan are paid. Cash flow estimates for eligible activities are also 
presented in Chapter 3.  
 

 Section 21(2) (j) Designated Beneficiaries:  Designation of the person or 
persons, natural or corporate, to whom all or a portion of the development is 

Excluded 
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to be leased, sold, or conveyed in any manner and for whose benefit the 
project is being undertaken if that information is available to the authority. 

The projects undertaken by the CIA are intended to benefit all property 
owners within the district.  They are not intended to benefit any one or set of 
property owners; rather to remedy a district-wide shortage in parking that 
will hopefully help to attract additional commerce and residential 
development to the district.  The parking facilities will be conveyed to the city 
once completed. 
 

 Section 21(2) (k) Conveyance Procedures:  The procedures for bidding for the 
leasing, purchasing, or conveying in any manner of all or a portion of the 
development upon its completion, if there is no express or implied agreement 
between the authority and persons, natural or corporate, that all or a portion 
of the development will be leased, sold, or conveyed in any manner to those 
persons. 

The projects included in this Development Plan are intended to be publicly 
owned in perpetuity; no conveyances are anticipated.  The city may enter 
into a public-private partnership with a developer to partially fund the 
structure.  This can be achieved through a condominium development that 
allows partial ownership of the structure by the city.  Additional construction 
cost savings may be realized if other private structures are proposed that 
could be built simultaneously.  Should the city choose in the future to sell the 
parking facility proposed in this Plan, the procedures in the Birmingham City 
Charter will be followed.  Chapter Two of the Charter requires that sales of 
city property valued over $2 per capita, as established in the most recent U.S. 
Census, be approved by a majority vote of its citizens.  In 2000, Birmingham’s 
population was 19,291; therefore, any sale of land valued at over $38,582 
must be approved by voters.  Current city policy is to request qualifications 
and proposals before agreeing on any sale price and seeking voter approval.   
 

 Section 21(2) (l) Population Estimates and Displacement:  Estimates of the 
number of persons residing in the development area and the number of 
families and individuals to be displaced. If occupied residences are designated 
for acquisition and clearance by the authority, a development plan shall 
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include a survey of the families and individuals to be displaced, including their 
income and racial composition, a statistical description of the housing supply 
in the community, including the number of private and public units in 
existence or under construction, the condition of those units in existence, the 
number of owner-occupied and renter-occupied units, the annual rate of 
turnover of the various types of housing and the range of rents and sale 
prices, an estimate of the total demand for housing in the community, and 
the estimated capacity of private and public housing available to displaced 
families and individuals. 

There is a single apartment building located in the Corridor Improvement 
Authority boundary.  This building is not proposed to be impacted and no 
families or individuals will be displaced as result of development of a parking 
facility.  Therefore, a demographic survey and information regarding housing 
in the community are not applicable and are not needed for this plan. 

 
 Section 21(2) (m) Relocation Priorities:  A plan for establishing priority for the 

relocation of persons displaced by the development in any new housing in the 
development area. 

No residents will be displaced as a result of this development. Therefore, a 
plan for relocation of displaced persons is not applicable and is not needed 
for this plan. 

 
 Section 21(2) (n) Relocation Costs:  Provision for the costs of relocating 

persons displaced by the development and financial assistance and 
reimbursement of expenses, including litigation expenses and expenses 
incident to the transfer of title, in accordance with the standards and 
provisions of the uniform relocation assistance and real property acquisition 
policies act of 1970, Public Law 91-646, 84 Stat. 1894. 

No residents will be displaced as result of this development and no relocation 
costs will be incurred. Therefore, provision for relocation costs is not 
applicable and is not needed for this plan. 
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 Section 21(2) (o) Relocation Assistance Act:  A plan for compliance with 1972 
PA 227, MCL 213.321 to 213.332. 

No residents will be displaced as result of this development. Therefore, no 
relocation assistance strategy is needed for this plan. 
 

 Section 21(2) (p) Governing Body Approval of Amendments:  The 
requirement that amendments to an approved development plan or tax 
increment plan must be submitted by the authority to the governing body for 
approval or rejection. 
The Tax Increment Finance and Development Plans for the Triangle District 
Corridor Improvement Authority was approved by the CIA on ____________, 
and endorsed by the Birmingham City Commission on ____________. 
 

 Section 21(2) (q) Development Plan Evaluation:  A schedule to periodically 
evaluate the effectiveness of the development plan. 

The Birmingham Triangle District Corridor Improvement Authority will review 
the Tax Increment and Development Plan as needed.  It is anticipated that 
they will meet approximately 4 times a year, and will review the plan at least 
once per year to update key figures and ensure projects and 
recommendations are still relevant.   

 



17 Development & TIF Plan | Chapter Three: TIF Plan                    

Introduction 

 
This Tax Increment Finance (TIF) Plan is prepared in connection with the 
Development Plan described in Chapter Two.  It was reviewed and adopted 
alongside the Development Plan; therefore, the city satisfied its notification and 
publication requirements when preparing notices for the Development Plan.   

 
TIF Plan  
 
According to Section 18 to 20 of Act 280, Public Acts of Michigan, 2005, after 
establishing a TIF Plan, the city must report annually to the State Tax Commission 
regarding the status of the financing account.  The report must include: 

 The amount and source of revenue in the account. 

 The amount in any bond reserve account. 

 The amount and purpose of expenditures from the account. 

 The amount of principal and interest on any outstanding bonded 
indebtedness. 

 The initial assessed value of the project area. 

 The captured assessed value retained by the authority. 

 The tax increment revenues received. 

 The increase in the state equalized valuation as a result of the 
implementation of the tax increment financing plan. 

 The type and cost of capital improvements made in the development area. 

 Any additional information the governing body considers necessary. 
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2014 Base Property Values for All CIA Parcels 

Parcel Number 
Property 

Class 2014 Taxable 
08-19-36-226-002 202 $1,423,210 
08-19-36-226-003 201 $500,230 
08-19-36-226-007 201 $326,710 
08-19-36-226-009 201 $323,270 
08-19-36-226-012 201 $335,330 
08-19-36-226-013 201 $299,370 
08-19-36-226-020 201 $689,550 
08-19-36-226-021 201 $55,550 
08-19-36-226-022 201 $947,240 
08-19-36-227-002 201 $818,680 
08-19-36-227-003 201 $653,180 
08-19-36-227-005 201 $203,200 
08-19-36-227-006 201 $278,380 
08-19-36-227-007 201 $164,080 
08-19-36-227-008 201 $237,410 
08-19-36-227-023 201 $407,510 
08-19-36-227-024 201 $2,078,880 
08-19-36-227-027 202 $183,900 
08-19-36-227-028 201 $508,000 
08-19-36-228-001 201 $819,200 
08-19-36-228-002 201 $379,350 
08-19-36-228-003 201 $231,330 
08-19-36-228-004 201 $358,000 
08-19-36-228-005 201 $751,310 
08-19-36-230-003 201 $877,050 
08-19-36-230-004 402 $0 
08-19-36-232-001 201 $1,093,010 
   

Parcel Number 
Property 

Class 2014 Taxable 
08-19-36-232-005 201 $797,020 
08-19-36-233-014 203 $237,310 
08-19-36-233-021 402 $0 
08-19-36-233-022 201 $988,360 
08-19-36-234-002 405  $760,250 
08-19-36-234-004 405  $235,950 
08-19-36-234-007 405  $111,200 
08-19-36-235-003 405  $114,300 
08-19-36-235-004 405  $114,300 
08-19-36-235-005 405  $114,300 
08-19-36-235-006 405  $109,220 
08-19-36-235-007 405  $104,140 
08-19-36-235-008 405  $104,140 
08-19-36-235-009 405  $104,140 
08-19-36-235-010 405  $104,140 
08-19-36-235-011 405  $81,280 
08-19-36-235-012 405  $0 
08-19-36-235-013 405  $220,960 
08-19-36-280-002 201 $258,040 
08-19-36-281-003 202 $341,570 
08-19-36-281-004 201 $219,020 
08-19-36-281-005 201 $267,440 
08-19-36-281-017 201 $494,180 
08-19-36-281-022 201 $175,190 
08-19-36-281-028 201 $294,880 
08-19-36-281-029 201 $1,071,450 
08-19-36-281-030 201 $454,460 
   

Parcel Number 
Property 

Class 2014 Taxable 
08-19-36-281-031 201 $2,127,270 
08-19-36-282-005 201 $2,916,760 
08-19-36-282-006 201 $3,301,410 
08-19-36-282-007 202 $0 
08-19-36-283-009 201 $782,120 
08-19-36-283-014 201 $416,150 
08-19-36-283-016 201 $747,080 
08-19-36-283-019 201 $198,420 
08-19-36-283-020 201 $237,980 
08-19-36-283-021 201 $290,020 
08-19-36-283-022 201 $307,740 
08-19-36-283-024 201 $1,315,660 
08-19-36-283-025 202 $268,480 
08-19-36-284-001 201 $105,370 
08-19-36-284-002 201 $107,350 
08-19-36-284-009 201 $415,130 
08-19-36-284-010 202 $191,400 
08-19-36-285-001 201 $4,874,880 
08-19-36-285-002 201 $160,570 
08-19-36-285-006 201 $289,670 
08-19-36-285-007 201 $0 
08-19-36-285-008 201 $254,000 
08-19-36-285-009 201 $234,760 
08-19-36-285-010 201 $103,290 
08-19-36-285-012 201 $262,060 
08-19-36-285-013 201 $563,160 
08-19-36-427-001 201 $607,400 

 Total 2014 Value $43,898,300 
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When developing the TIF Plan, the city must include the following:  

 A Development Plan:  The Development Plan for this project is described in 
Chapter Two: Development Plan. 

 A detailed explanation of the tax increment procedure:  Tax 
Increment Financing is a method of funding public investments in an area 
slated for (re)development by capturing, for a time, all or a portion of the 
increased tax revenue that may result from increases in property values, 
either as a result of (re)development or general market inflation. The 
concept of tax increment financing is applied only to the Development Area 
for which a development plan has been prepared by the Authority and 
adopted by the community’s legislative body.  
“Captured Assessed Value” can be described as the amount in any year of 
the Plan in which the current assessed value exceeds the initial assessed 
value. Current assessed value for this purpose includes the amount of local 
taxes paid in lieu of property taxes. “Initial Assessed Value” represents the 
assessed value as equalized for all properties in the Development Area at 
the time of resolution adoption. It is relevant to mention that the value of 
tax-exempt property is represented as a zero value, since no tax increment 
will be collected for that site, regardless of increases in actual property 
value. The taxable difference between the initial assessed value (base year 
total) and any incremental increase in the value can be captured and 
(re)invested by the CIA.  The estimated capture for the Birmingham CIA is 
shown in the Estimated Value Capture Table (right). 

For this plan, very conservative projections have been used to depict a 
conservative scenario for tax increment.  Due to current economic 
conditions, TIFA projections assume a future increase in taxable value of 
2.5% for the years 2015 

Estimated Value Capture (1) 
2015 - 2038 

  
Fiscal 
Year Base Value 

% Value 
Increase 

Taxable Value 
(2) 

Capture 
Amount 

Base Year: 2014 $43,898,300   $43,898,300 $0 
  2015 $43,898,300 2.5% $44,995,758 $1,097,457 
  2016 $43,898,300 2.5% $46,120,651 $2,222,351 
  2017 $43,898,300 2.5% $47,273,668 $3,375,368 
  2018 $43,898,300 2.5% $48,455,509 $4,557,209 
  2019 $43,898,300 2.5% $49,666,897 $5,768,597 
  2020 $43,898,300 2.5% $50,908,570 $7,010,270 
  2021 $43,898,300 2.5% $52,181,284 $8,282,984 
  2022 $43,898,300 2.5% $53,485,816 $9,587,516 
  2023 $43,898,300 2.5% $54,822,961 $10,924,661 
  2024 $43,898,300 2.5% $56,193,535 $12,295,235 
  2025 $43,898,300 2.5% $57,598,374 $13,700,074 
  2026 $43,898,300 2.5% $59,038,333 $15,140,033 
  2027 $43,898,300 2.5% $60,514,291 $16,615,991 
  2028 $43,898,300 2.5% $62,027,149 $18,128,849 
  2029 $43,898,300 2.5% $63,577,827 $19,679,527 
  2030 $43,898,300 2.5% $65,167,273 $21,268,973 
  2031 $43,898,300 2.5% $66,796,455 $22,898,155 
  2032 $43,898,300 2.5% $68,466,366 $24,568,066 
  2033 $43,898,300 2.5% $70,178,025 $26,279,725 
  2034 $43,898,300 2.5% $71,932,476 $28,034,176 
  2035 $43,898,300 2.5% $73,730,788 $29,832,488 
  2036 $43,898,300 2.5% $75,574,058 $31,675,758 
  2037 $43,898,300 2.5% $77,463,409 $33,565,109 
  2038 $43,898,300 2.5% $79,399,994 $35,501,694 
  

    
  

(1) This table assumes capture based on inflation only - no new development 
or increase in value due to improvements.  New development would 
increase capture. 

(2) 2015 - 2038 assume 2.5% growth/year. 
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and beyond.  This increase is less than has historically occurred in 
Birmingham and assumes no new development in the Development Area. 

In order to make use of tax increment financing the CIA must submit to the 
City governing body a Tax Increment Financing and Development Plan which 
the city must approve by resolution. Following approval of resolution, 
municipal and county treasurers must transfer to the CIA the amount of taxes 
paid to them as a result of increased value. The transmitted funds are 
denominated “tax increment revenues”. Tax increment revenues are 
additionally limited as explained below: 

“Tax increment revenues” means the amount of ad valorem property taxes 
and specific local taxes attributable to the application of the levy of all taxing 
jurisdictions upon the captured assessed value of real and personal property 
in the Development Area.  Tax increment revenues do not include any of the 
following: 

a. Taxes under the state education tax act, 1993 PA 331, MCL 211.901 to 
211.906. 

b. Taxes levied by local or intermediate school districts. 

c. Ad valorem property taxes attributable either to a portion of the captured 
assessed value shared with taxing jurisdictions within the jurisdictional 
area of the authority or to a portion of value of property that may be 
excluded from captured assessed value or specific local taxes attributable 
to the ad valorem property taxes. 

d.  Ad valorem property taxes excluded by the tax increment financing plan 
of the authority from the determination of the amount of tax increment 
revenues to be transmitted to the authority or specific local taxes 
attributable to the ad valorem property taxes.  

e.  Ad valorem property taxes exempted from capture under section 18(5) or 
specific local taxes attributable to the ad valorem property taxes. 

f.  Ad valorem property taxes specifically levied for the payment of principal 
and interest of obligations approved by the electors or obligations 
pledging the unlimited taxing power of the local governmental unit or 
specific taxes attributable to those ad valorem property taxes. 
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 The maximum amount of bonded indebtedness to be incurred:  The 
maximum amount of bonded indebtedness to be incurred by, or on behalf 
of, the City of Birmingham CIA is shown on the Corridor Improvement 
Authority Bonds Table (next page). These amounts were established using 
estimates of the land cost ($5,000,000), surface parking development cost 
($180,000) and structure cost ($7,200,000) and inflating the costs with the 
assumption that the land acquisition and parking lot construction will occur 
in 2015 at an adjusted cost of $5,203,000 and the parking structure would be 
constructed in 2028 at an adjusted cost of just under $12,258,000, adjusted 
for inflation.   

It is anticipated that the TIF will be used to cover 40% of the acquisition and 
construction costs, with the other 60% coming from a parking special 
assessment district.  The TIF portion of the funding, which would be 
approximately $2,081,000 for the land and surface parking and 
approximately $4,903,000 for the parking structure, was used to estimate 
the bond payments, with interest at 4%, which is reasonable to assume given 
the city’s AAA bond rating.   

As noted previously, the projections for revenue are very conservative, 
assuming only a 2.5% increase in taxable value after 2015 and no new 
development.  New development can substantially increase tax increment.  
Therefore the land purchase for a surface parking lot may occur sooner, 
particularly if there is new development.  The increase tax increment from 
new development will likely accelerate repayment of any bonds for land 
acquisition and parking lot construction. 

 

Land acquisition 
and surface parking 

2010 Estimated costs  $         5,180,000  
2015 Estimated costs  $         5,203,153  
TIF portion (40%)  $         2,081,261  
SAD portion (60%)  $         3,121,892  

  
 

Parking structure 
2010 Estimated costs  $         7,200,000  
2028 Estimated costs  $       12,257,518  
TIF portion (40%)  $         4,903,007  
SAD portion (60%)  $         7,354,511  
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Corridor Improvement Authority Bonds 
Fiscal 
Year 

Ending  
June 30 

Tax 
Increment 

Revenues (1) 

Land Bond (2) Structure Bond (3) 

Total Debt 
Service 

Excess 
Tax 

Increment 
Revenues 

Debt 
Principal Interest 

Debt 
Service 

Debt 
Principal Interest 

Debt 
Service 

2014 $0   
 

    
 

  $0  $0 
2015 $22,535 ($2,081,261) ($83,250) $22,535    

 
  ($22,535) $0 

2016 $45,634 ($2,141,976) ($85,679) $45,634    
 

  ($45,634) $0 
2017 $69,310 ($2,182,021) ($87,281) $69,310    

 
  ($69,310) $0 

2018 $93,578 ($2,199,992) ($88,000) $93,578    
 

  ($93,578) $0 
2019 $118,453 ($2,194,413) ($87,777) $118,453    

 
  ($118,453) $0 

2020 $143,950 ($2,163,737) ($86,549) $143,950    
 

  ($143,950) $0 
2021 $170,084 ($2,106,337) ($84,253) $170,084    

 
  ($170,084) $0 

2022 $196,871 ($2,020,507) ($80,820) $196,871    
 

  ($196,871) $0 
2023 $224,328 ($1,904,456) ($76,178) $224,328    

 
  ($224,328) $0 

2024 $252,472 ($1,756,306) ($70,252) $252,472    
 

  ($252,472) $0 
2025 $281,319 ($1,574,087) ($62,963) $281,319    

 
  ($281,319) $0 

2026 $310,887 ($1,355,732) ($54,229) $310,887    
 

  ($310,887) $0 
2027 $341,194 ($1,099,074) ($43,963) $77,436    

 
  ($77,436) $263,759 

2028 $372,260 ($1,065,601) 
 

  ($3,527,441) ($141,098) $636,019  ($636,019) $0 
2029 $404,101   

 
  ($3,032,520) ($121,301) $404,101  ($404,101) $0 

2030 $436,739   
 

  ($2,749,720) ($109,989) $436,739  ($436,739) $0 
2031 $470,193   

 
  ($2,422,969) ($96,919) $470,193  ($470,193) $0 

2032 $504,483   
 

  ($2,049,695) ($81,988) $504,483  ($504,483) $0 
2033 $539,631   

 
  ($1,627,200) ($65,088) $539,631  ($539,631) $0 

2034 $575,657   
 

  ($1,152,657) ($46,106) $575,657  ($575,657) $0 
2035 $612,583   

 
  ($623,107) ($24,924) $612,583  ($612,583) $0 

2036 $650,433   
 

  ($35,448) ($1,418) $650,433  ($650,433) $0 
2037 $689,229   

 
  $613,567  $24,543  $689,229  ($689,229) $0 

2038 $728,995   
 

  $1,327,339  $53,094  $158,456  ($158,456) $570,540 
2039     

 
  $1,538,888  

 
  $0  $570,540 

      
 

    
 

      
  $8,254,919   ($991,196) $2,006,856    ($611,194) $5,677,524  ($7,684,379)   
  

        
  

(1) Taxes captured do not include School Taxing Jurisdictions (Birmingham School Debt & Operating, Oakland Intermediate 
Schools and State Education Tax) and City Debt millages 

The construction of parking structure(s) will likely be 
timed to coincide with major new development.  
New development may necessitate construction of 
more than one parking structure.  Parking 
structure(s) may also be partially funded through a 
public/private partnership with new development.  
The increase tax increment from major new 
development will likely accelerate repayment of any 
bonds for a parking structure from what is shown in 
the table on the next page. 

 The duration of the program:  This Tax 
Increment Financing Plan is shown to be 
effective until 2038, based upon a “worst-
case” scenario.  Depending on actual market 
activity and rate of increment capture, this 
duration may be extended or shortened.  
With major new development in the district, 
repayment of bonds for parking facilities 
could be accelerated.  Major new 
development may also make it feasible to 
implement land acquisition, parking lot 
construction and construction of parking 
structure(s) sooner than shown in the 
Corridor Improvement Authority Bonds Table 
on the previous page.  Principal and interest 
on all bonded debt will need to be paid, or 
sufficient funds to repay the full balance set 
aside in order to terminate this plan.  



23 Development & TIF Plan | Chapter Three: TIF Plan                    

Estimated Tax Capture by Taxing Jurisdiction 
Fiscal Year Ending June 30 

Millage 
Rates 

 
11.6883 0.9253 1.1 4.19 0.4561 0.59 1.5844 20.5341 

Fiscal Year 
Capture 

Amount (1) 

City of 
Birmingham 
Operating 

City of 
Birmingham 

Refuse 

City of 
Birmingham 

Library 
Oakland 
County 

HCMA/County 
Parks and Rec SMART 

Community 
College 

Total of Non-
School 
Taxing 

Jurisdiction 
  

        
  

2014 $0  $0  $0  $0  $0  $0  $0  $0  $0  
2015 $1,097,457  $12,827  $1,015  $1,207  $4,598  $501  $647  $1,739  $22,535  
2016 $2,222,351  $25,976  $2,056  $2,445  $9,312  $1,014  $1,311  $3,521  $45,634  
2017 $3,375,368  $39,452  $3,123  $3,713  $14,143  $1,540  $1,991  $5,348  $69,310  
2018 $4,557,209  $53,266  $4,217  $5,013  $19,095  $2,079  $2,689  $7,220  $93,578  
2019 $5,768,597  $67,425  $5,338  $6,345  $24,170  $2,631  $3,403  $9,140  $118,453  
2020 $7,010,270  $81,938  $6,487  $7,711  $29,373  $3,197  $4,136  $11,107  $143,950  
2021 $8,282,984  $96,814  $7,664  $9,111  $34,706  $3,778  $4,887  $13,124  $170,084  
2022 $9,587,516  $112,062  $8,871  $10,546  $40,172  $4,373  $5,657  $15,190  $196,871  
2023 $10,924,661  $127,691  $10,109  $12,017  $45,774  $4,983  $6,446  $17,309  $224,328  
2024 $12,295,235  $143,710  $11,377  $13,525  $51,517  $5,608  $7,254  $19,481  $252,472  
2025 $13,700,074  $160,131  $12,677  $15,070  $57,403  $6,249  $8,083  $21,706  $281,319  
2026 $15,140,033  $176,961  $14,009  $16,654  $63,437  $6,905  $8,933  $23,988  $310,887  
2027 $16,615,991  $194,213  $15,375  $18,278  $69,621  $7,579  $9,803  $26,326  $341,194  
2028 $18,128,849  $211,895  $16,775  $19,942  $75,960  $8,269  $10,696  $28,723  $372,260  
2029 $19,679,527  $230,020  $18,209  $21,647  $82,457  $8,976  $11,611  $31,180  $404,101  
2030 $21,268,973  $248,598  $19,680  $23,396  $89,117  $9,701  $12,549  $33,699  $436,739  
2031 $22,898,155  $267,641  $21,188  $25,188  $95,943  $10,444  $13,510  $36,280  $470,193  
2032 $24,568,066  $287,159  $22,733  $27,025  $102,940  $11,205  $14,495  $38,926  $504,483  
2033 $26,279,725  $307,165  $24,317  $28,908  $110,112  $11,986  $15,505  $41,638  $539,631  
2034 $28,034,176  $327,672  $25,940  $30,838  $117,463  $12,786  $16,540  $44,417  $575,657  
2035 $29,832,488  $348,691  $27,604  $32,816  $124,998  $13,607  $17,601  $47,267  $612,583  
2036 $31,675,758  $370,236  $29,310  $34,843  $132,721  $14,447  $18,689  $50,187  $650,433  
2037 $33,565,109  $392,319  $31,058  $36,922  $140,638  $15,309  $19,803  $53,181  $689,229  
2038 $35,501,694  $414,954  $32,850  $39,052  $148,752  $16,192  $20,946  $56,249  $728,995  

  
 

$4,698,817 $371,980 $442,211 $1,684,423 $183,357 $237,186 $636,945 $8,254,919 
  

        
  

 A statement of the estimated impact 
of tax increment financing on the 
assessed values of all taxing 
jurisdictions in which the 
development area is located:  The 
impact of tax increment financing on 
the revenues of all taxing jurisdictions 
is shown on the Estimated TIF 
Increment Capture by Taxing 
Jurisdiction Table (next page).  The 
TIFA is eligible to capture tax 
increment revenues from the city, 
Oakland County and regional 
authorities, such as the Huron-Clinton 
Metropark Authority, SMART and 
Oakland County Community College to 
the extent necessary to pay the debt 
service on the outstanding bonds that 
represent “eligible obligations.” The 
TIFA will pay the debt service on the 
bonds for development of parking 
facilities from the tax increment 
revenues captured in the Development 
Area.   

 The Authority may provide for the 
use of part or all of the captured 
assessed value, but the portion 
intended to be used by the authority 
shall be clearly stated in the tax 
increment financing plan:  The TIFA 
anticipates using all of the captured 
tax increment revenues to pay the 
costs of the development of parking 
facilities. 
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CORRIDOR IMPROVEMENT AUTHORITY ACT
Act 280 of 2005

AN ACT to provide for the establishment of a corridor improvement authority; to prescribe the powers and
duties of the authority; to correct and prevent deterioration in business districts; to encourage historic
preservation; to authorize the acquisition and disposal of interests in real and personal property; to authorize
the creation and implementation of development plans and development areas in the districts; to promote the
economic growth of the districts; to create a board; to prescribe the powers and duties of the board; to
authorize the levy and collection of taxes; to authorize the issuance of bonds and other evidences of
indebtedness; to authorize the use of tax increment financing; to prescribe powers and duties of certain state
officials; to provide for rule promulgation; and to provide for enforcement of the act.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

The People of the State of Michigan enact:

125.2871 Short title.
Sec. 1. This act shall be known and may be cited as the "corridor improvement authority act".
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2872 Definitions; A to M.
Sec. 2. As used in this act:
(a) "Advance" means a transfer of funds made by a municipality to an authority or to another person on

behalf of the authority in anticipation of repayment by the authority. Evidence of the intent to repay an
advance may include, but is not limited to, an executed agreement to repay, provisions contained in a tax
increment financing plan approved prior to the advance, or a resolution of the authority or the municipality.

(b) "Assessed value" means the taxable value as determined under section 27a of the general property tax
act, 1893 PA 206, MCL 211.27a.

(c) "Authority" means a corridor improvement authority created under section 4(1) or a joint authority
created under section 4(2).

(d) "Board" means the governing body of an authority.
(e) "Business district" means an area of a municipality zoned and used principally for business.
(f) "Captured assessed value" means the amount in any 1 year by which the current assessed value of the

development area, including the assessed value of property for which specific local taxes are paid in lieu of
property taxes as determined in section 3(d), exceeds the initial assessed value. The state tax commission shall
prescribe the method for calculating captured assessed value.

(g) "Chief executive officer" means the mayor of a city, the president of a village, or the supervisor of a
township.

(h) "Development area" means that area described in section 5 to which a development plan is applicable.
(i) "Development plan" means that information and those requirements for a development area set forth in

section 21.
(j) "Development program" means the implementation of the development plan.
(k) "Fiscal year" means the fiscal year of the authority.
(l) "Governing body" or "governing body of a municipality" means the elected body of a municipality

having legislative powers or, for a joint authority created under section 4(2), the elected body of each
municipality having legislative powers that is a member of the joint authority.

(m) "Initial assessed value" means the assessed value, as equalized, of all the taxable property within the
boundaries of the development area at the time the resolution establishing the tax increment financing plan is
approved, as shown by the most recent assessment roll of the municipality for which equalization has been
completed at the time the resolution is adopted. Property exempt from taxation at the time of the
determination of the initial assessed value shall be included as zero. For the purpose of determining initial
assessed value, property for which a specific local tax is paid in lieu of a property tax shall not be considered
to be property that is exempt from taxation. The initial assessed value of property for which a specific local
tax was paid in lieu of a property tax shall be determined as provided in section 3(d).

(n) "Land use plan" means a plan prepared under former 1921 PA 207, former 1943 PA 184, or a site plan
under the Michigan zoning enabling act, 2006 PA 110, MCL 125.3101 to 125.3702.

(o) "Municipality" means 1 of the following:
(i) A city.
(ii) A village.
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(iii) A township.
(iv) A combination of 2 or more cities, villages, or townships acting jointly under a joint authority created

under section 4(2).
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008;Am. 2012, Act 229, Imd. Eff. June

29, 2012.

125.2873 Definitions.
Sec. 3. As used in this act:
(a) "Operations" means office maintenance, including salaries and expenses of employees, office supplies,

consultation fees, design costs, and other expenses incurred in the daily management of the authority and
planning of its activities.

(b) "Parcel" means an identifiable unit of land that is treated as separate for valuation or zoning purposes.
(c) "Public facility" means a street, plaza, pedestrian mall, and any improvements to a street, plaza, or

pedestrian mall including street furniture and beautification, sidewalk, trail, lighting, traffic flow modification,
park, parking facility, recreational facility, right-of-way, structure, waterway, bridge, lake, pond, canal, utility
line or pipe, transit-oriented development, transit-oriented facility, or building, including access routes, that
are either designed and dedicated to use by the public generally or used by a public agency, or that are located
in a qualified development area and are for the benefit of or for the protection of the health, welfare, or safety
of the public generally, whether or not used by 1 or more business entities, provided that any road, street, or
bridge shall be continuously open to public access and that other property shall be located in public easements
or rights-of-way and designed to accommodate foreseeable development of public facilities in adjoining
areas. Public facility includes an improvement to a facility used by the public or a public facility as those
terms are defined in section 1 of 1966 PA 1, MCL 125.1351, if the improvement complies with the
barrier-free design requirements of the state construction code promulgated under the Stille-DeRossett-Hale
single state construction code act, 1972 PA 230, MCL 125.1501 to 125.1531.

(d) "Qualified development area" means a development area that meets 1 of the following:
(i) All of the following:
(A) Is located within a city with a population of 700,000 or more.
(B) Contains at least 30 contiguous acres.
(C) Was owned by this state on December 31, 2003 and was conveyed to a private owner before June 30,

2004.
(D) Is zoned to allow for mixed use that includes commercial use and that may include residential use.
(E) Otherwise complies with the requirements of section 5(a), (d), (e), and (g).
(F) Construction within the qualified development area begins on or before the date 2 years after the

effective date of the amendatory act that added this subdivision.
(G) Is located in a distressed area.
(ii) Contains transit-oriented development or a transit-oriented facility.
(e) "Specific local tax" means a tax levied under 1974 PA 198, MCL 207.551 to 207.572, the commercial

redevelopment act, 1978 PA 255, MCL 207.651 to 207.668, the technology park development act, 1984 PA
385, MCL 207.701 to 207.718, or 1953 PA 189, MCL 211.181 to 211.182. The initial assessed value or
current assessed value of property subject to a specific local tax shall be the quotient of the specific local tax
paid divided by the ad valorem millage rate. The state tax commission shall prescribe the method for
calculating the initial assessed value and current assessed value of property for which a specific local tax was
paid in lieu of a property tax.

(f) "State fiscal year" means the annual period commencing October 1 of each year.
(g) "Tax increment revenues" means the amount of ad valorem property taxes and specific local taxes

attributable to the application of the levy of all taxing jurisdictions upon the captured assessed value of real
and personal property in the development area. Except as otherwise provided in section 29, tax increment
revenues do not include any of the following:

(i) Taxes under the state education tax act, 1993 PA 331, MCL 211.901 to 211.906.
(ii) Taxes levied by local or intermediate school districts.
(iii) Ad valorem property taxes attributable either to a portion of the captured assessed value shared with

taxing jurisdictions within the jurisdictional area of the authority or to a portion of value of property that may
be excluded from captured assessed value or specific local taxes attributable to the ad valorem property taxes.

(iv) Ad valorem property taxes excluded by the tax increment financing plan of the authority from the
determination of the amount of tax increment revenues to be transmitted to the authority or specific local
taxes attributable to the ad valorem property taxes.

(v) Ad valorem property taxes exempted from capture under section 18(5) or specific local taxes
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attributable to the ad valorem property taxes.
(vi) Ad valorem property taxes specifically levied for the payment of principal and interest of obligations

approved by the electors or obligations pledging the unlimited taxing power of the local governmental unit or
specific taxes attributable to those ad valorem property taxes.

(vii) Ad valorem property taxes levied under 1 or more of the following or specific local taxes attributable
to those ad valorem property taxes:

(A) The zoological authorities act, 2008 PA 49, MCL 123.1161 to 123.1183.
(B) The art institute authorities act, 2010 PA 296, MCL 123.1201 to 123.1229.
(h) "Transit-oriented development" means infrastructional improvements that are located within 1/2 mile

of a transit station or transit-oriented facility that promotes transit ridership or passenger rail use as
determined by the board and approved by the municipality in which it is located.

(i) "Transit-oriented facility" means a facility that houses a transit station in a manner that promotes transit
ridership or passenger rail use.

(j) "Distressed area" means a local governmental unit that meets all of the following:
(i) Has a population of 700,000 or more.
(ii) Shows a negative population change from 1970 to the date of the most recent federal decennial census.
(iii) Shows an overall increase in the state equalized value of real and personal property of less than the

statewide average increase since 1972.
(iv) Has a poverty rate, as defined by the most recent federal decennial census, greater than the statewide

average.
(v) Has had an unemployment rate higher than the statewide average.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2007, Act 44, Imd. Eff. July 17, 2007;Am. 2010, Act 242, Imd. Eff. Dec.

14, 2010;Am. 2013, Act 68, Imd. Eff. June 19, 2013.

125.2874 Authority; establishment; public body corporate; powers.
Sec. 4. (1) Except as otherwise provided in this subsection, a municipality may establish multiple

authorities. A parcel of property shall not be included in more than 1 authority created under this act.
(2) A city, village, or township located in a county with a population of more than 335,000 and less than

415,000 and that has not less than 2 state public universities within its boundaries may by resolution join with
1 or more cities, villages, or townships located in a county with a population of more than 335,000 and less
than 415,000 and that has not less than 2 state public universities within its boundaries to create a joint
authority under this act.

(3) An authority is a public body corporate which may sue and be sued in any court of this state. An
authority possesses all the powers necessary to carry out its purpose. The enumeration of a power in this act
shall not be construed as a limitation upon the general powers of an authority.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2012, Act 229, Imd. Eff. June 29, 2012.

125.2875 Development area; establishment in municipality; exception; criteria; compliance.
Sec. 5. A development area shall only be established in a municipality and, except for a development area

located in a qualified development area, shall comply with all of the following criteria:
(a) Is adjacent to or is within 500 feet of a road classified as an arterial or collector according to the federal

highway administration manual "Highway Functional Classification - Concepts, Criteria and Procedures".
(b) Contains at least 10 contiguous parcels or at least 5 contiguous acres.
(c) More than 1/2 of the existing ground floor square footage in the development area is classified as

commercial real property under section 34c of the general property tax act, 1893 PA 206, MCL 211.34c.
(d) Residential use, commercial use, or industrial use has been allowed and conducted under the zoning

ordinance or conducted in the entire development area, for the immediately preceding 30 years.
(e) Is presently served by municipal water or sewer.
(f) Is zoned to allow for mixed use that includes high-density residential use.
(g) The municipality agrees to all of the following:
(i) To expedite the local permitting and inspection process in the development area.
(ii) To modify its master plan to provide for walkable nonmotorized interconnections, including sidewalks

and streetscapes throughout the development area.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2007, Act 44, Imd. Eff. July 17, 2007;Am. 2008, Act 44, Imd. Eff. Mar.

27, 2008.

125.2876 Creation of authority; resolution by governing body; notice of public hearing;
adoption of resolution designating boundaries; alteration or amendment; interlocal
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agreement.
Sec. 6. (1) If the governing body of a municipality determines that it is necessary for the best interests of

the public to redevelop its commercial corridors and to promote economic growth, the governing body may,
by resolution, do 1 of the following:

(a) Declare its intention to create and provide for the operation of an authority.
(b) Declare its intention to jointly create and provide for the operation of a joint authority created under

section 4(2).
(2) In the resolution of intent, the governing body shall state that the proposed development area meets the

criteria in section 5, set a date for a public hearing on the adoption of a proposed resolution creating the
authority, and designate the boundaries of the development area. Notice of the public hearing shall be
published twice in a newspaper of general circulation in the municipality, not less than 20 or more than 40
days before the date of the hearing. Not less than 20 days before the hearing, the governing body proposing to
create the authority shall also mail notice of the hearing to the property taxpayers of record in the proposed
development area, to the governing body of each taxing jurisdiction levying taxes that would be subject to
capture if the authority is established and a tax increment financing plan is approved, and to the state tax
commission. Failure of a property taxpayer to receive the notice does not invalidate these proceedings. Notice
of the hearing shall be posted in at least 20 conspicuous and public places in the proposed development area
not less than 20 days before the hearing. The notice shall state the date, time, and place of the hearing and
shall describe the boundaries of the proposed development area. A citizen, taxpayer, or property owner of the
municipality or an official from a taxing jurisdiction with millage that would be subject to capture has the
right to be heard in regard to the establishment of the authority and the boundaries of the proposed
development area. The governing body of the municipality shall not incorporate land into the development
area not included in the description contained in the notice of public hearing, but it may eliminate described
lands from the development area in the final determination of the boundaries.

(3) Not less than 60 days after the public hearing, if the governing body of the municipality intends to
proceed with the establishment of the authority it shall adopt, by majority vote of its members, a resolution
establishing the authority and designating the boundaries of the development area within which the authority
shall exercise its powers. The adoption of the resolution is subject to any applicable statutory or charter
provisions in respect to the approval or disapproval by the chief executive or other officer of the municipality
and the adoption of a resolution over his or her veto. This resolution shall be filed with the secretary of state
promptly after its adoption and shall be published at least once in a newspaper of general circulation in the
municipality.

(4) The governing body of the municipality may alter or amend the boundaries of the development area to
include or exclude lands from the development area in the same manner as adopting the resolution creating
the authority.

(5) A municipality that has created an authority may enter into an agreement with an adjoining
municipality that has created an authority to jointly operate and administer those authorities under an
interlocal agreement under the urban cooperation act of 1967, 1967 (Ex Sess) PA 7, MCL 124.501 to
124.512. The interlocal agreement shall include, but is not limited to, a plan to coordinate and expedite local
inspections and permit approvals, a plan to address contradictory zoning requirements, and a date certain to
implement all provisions of these plans. If a municipality enters into an interlocal agreement under this
subsection, the municipality shall provide a copy of that interlocal agreement to the state tax commission
within 60 days of entering into the interlocal agreement.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008;Am. 2012, Act 229, Imd. Eff. June
29, 2012.

125.2877 Annexation or consolidation; effect.
Sec. 7. If a development area is part of an area annexed to or consolidated with another municipality, the

authority managing that development area shall become an authority of the annexing or consolidated
municipality. Obligations of that authority incurred under a development or tax increment plan, agreements
related to a development or tax increment plan, and bonds issued under this act shall remain in effect
following the annexation or consolidation.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2878 Authority under supervision and control of board; membership; appointment;
terms; vacancy; expenses; chairperson; oath; proceedings and rules subject to open
meetings act; removal of board member; financial records; writings subject to freedom of
information act; members as members of business improvement district; creation of joint
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authority; board.
Sec. 8. (1) Except as provided in subsection (7) or as otherwise provided in subsection (8), an authority

shall be under the supervision and control of a board consisting of the chief executive officer of the
municipality or his or her assignee and not less than 5 or more than 9 members as determined by the
governing body of the municipality. Members shall be appointed by the chief executive officer of the
municipality, subject to approval by the governing body of the municipality. Not less than a majority of the
members shall be persons having an ownership or business interest in property located in the development
area. At least 1 of the members shall be a resident of the development area or of an area within 1/2 mile of
any part of the development area. Of the members first appointed, an equal number of the members, as near as
is practicable, shall be appointed for 1 year, 2 years, 3 years, and 4 years. A member shall hold office until the
member's successor is appointed. After the initial appointment, each member shall serve for a term of 4 years.
An appointment to fill a vacancy shall be made by the chief executive officer of the municipality for the
unexpired term only. Members of the board shall serve without compensation, but shall be reimbursed for
actual and necessary expenses. The chairperson of the board shall be elected by the board.

(2) Before assuming the duties of office, a member shall qualify by taking and subscribing to the
constitutional oath of office.

(3) The proceedings and rules of the board are subject to the open meetings act, 1976 PA 267, MCL 15.261
to 15.275. The board shall adopt rules governing its procedure and the holding of regular meetings, subject to
the approval of the governing body. Special meetings may be held if called in the manner provided in the
rules of the board.

(4) After having been given notice and an opportunity to be heard, a member of the board may be removed
for cause by the governing body.

(5) All expense items of the authority shall be publicized monthly and the financial records shall always be
open to the public.

(6) A writing prepared, owned, used, in the possession of, or retained by the board in the performance of
an official function is subject to the freedom of information act, 1976 PA 442, MCL 15.231 to 15.246.

(7) If the boundaries of the development area are the same as those of a business improvement district
established under 1961 PA 120, MCL 125.981 to 125.990m, the governing body of the municipality may
provide that the members of the board of the authority shall be the members of the board of the business
improvement district and 1 person shall be a resident of the development area or of an area within 1/2 mile of
any part of the development area.

(8) If 2 or more cities, villages, or townships create a joint authority under section 4(2), the board shall
consist of up to 3 individuals appointed by the chief executive officer of each city, village, or township that is
a member of the joint authority. Each of those individuals shall be appointed for initial staggered terms of 2
years, 3 years, or 4 years. A member shall hold office until the member's successor is appointed. After the
initial appointment, each member shall serve for a term of 4 years. An appointment to fill a vacancy shall be
made by the chief executive officer of the city, village, or township for the unexpired term only. Members of
the board shall serve without compensation, but shall be reimbursed for actual and necessary expenses. The
chairperson of the board shall be elected by the board.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2012, Act 229, Imd. Eff. June 29, 2012.

125.2879 Director, treasurer, secretary, legal counsel, other personnel; compensation;
duties.
Sec. 9. (1) The board may employ and fix the compensation of a director, subject to the approval of the

governing body of the municipality. The director shall serve at the pleasure of the board. A member of the
board is not eligible to hold the position of director. Before beginning his or her duties, the director shall take
and subscribe to the constitutional oath, and furnish bond, by posting a bond in the sum determined in the
resolution establishing the authority payable to the authority for use and benefit of the authority, approved by
the board, and filed with the municipal clerk. The premium on the bond shall be considered an operating
expense of the authority, payable from funds available to the authority for expenses of operation. The director
shall be the chief executive officer of the authority. Subject to the approval of the board, the director shall
supervise and be responsible for the preparation of plans and the performance of the functions of the authority
in the manner authorized by this act. The director shall attend the meetings of the board and shall provide to
the board and to the governing body of the municipality a regular report covering the activities and financial
condition of the authority. If the director is absent or disabled, the board may designate a qualified person as
acting director to perform the duties of the office. Before beginning his or her duties, the acting director shall
take and subscribe to the oath, and furnish bond, as required of the director. The director shall furnish the
board with information or reports governing the operation of the authority as the board requires.
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(2) The board may employ and fix the compensation of a treasurer, who shall keep the financial records of
the authority and who, together with the director, shall approve all vouchers for the expenditure of funds of
the authority. The treasurer shall perform all duties delegated to him or her by the board and shall furnish
bond in an amount prescribed by the board.

(3) The board may employ and fix the compensation of a secretary, who shall maintain custody of the
official seal and of records, books, documents, or other papers not required to be maintained by the treasurer.
The secretary shall attend meetings of the board and keep a record of its proceedings and shall perform other
duties delegated by the board.

(4) The board may retain legal counsel to advise the board in the proper performance of its duties. The
legal counsel shall represent the authority in actions brought by or against the authority.

(5) The board may employ other personnel considered necessary by the board.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008.

125.2880 Retirement and insurance programs.
Sec. 10. The employees of an authority shall be eligible to participate in municipal retirement and

insurance programs of the municipality as if they were civil service employees except that the employees of
an authority are not civil service employees.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2881 Board; powers.
Sec. 11. (1) The board may do any of the following:
(a) Prepare an analysis of economic changes taking place in the development area.
(b) Study and analyze the impact of metropolitan growth upon the development area.
(c) Plan and propose the construction, renovation, repair, remodeling, rehabilitation, restoration,

preservation, or reconstruction of a public facility, an existing building, or a multiple-family dwelling unit
which may be necessary or appropriate to the execution of a plan which, in the opinion of the board, aids in
the economic growth of the development area.

(d) Plan, propose, and implement an improvement to a public facility within the development area to
comply with the barrier free design requirements of the state construction code promulgated under the
Stille-DeRossett-Hale single state construction code act, 1972 PA 230, MCL 125.1501 to 125.1531.

(e) Develop long-range plans, in cooperation with the agency that is chiefly responsible for planning in the
municipality, designed to halt the deterioration of property values in the development area and to promote the
economic growth of the development area, and take steps as may be necessary to persuade property owners to
implement the plans to the fullest extent possible.

(f) Implement any plan of development in the development area necessary to achieve the purposes of this
act in accordance with the powers of the authority granted by this act.

(g) Make and enter into contracts necessary or incidental to the exercise of its powers and the performance
of its duties.

(h) On terms and conditions and in a manner and for consideration the authority considers proper or for no
consideration, acquire by purchase or otherwise, or own, convey, or otherwise dispose of, or lease as lessor or
lessee, land and other property, real or personal, or rights or interests in the property, that the authority
determines is reasonably necessary to achieve the purposes of this act, and to grant or acquire licenses,
easements, and options.

(i) Improve land and construct, reconstruct, rehabilitate, restore and preserve, equip, improve, maintain,
repair, and operate any building, including multiple-family dwellings, and any necessary or desirable
appurtenances to those buildings, within the development area for the use, in whole or in part, of any public or
private person or corporation, or a combination thereof.

(j) Fix, charge, and collect fees, rents, and charges for the use of any facility, building, or property under its
control or any part of the facility, building, or property, and pledge the fees, rents, and charges for the
payment of revenue bonds issued by the authority.

(k) Lease, in whole or in part, any facility, building, or property under its control.
(l) Accept grants and donations of property, labor, or other things of value from a public or private source.
(m) Acquire and construct public facilities.
(n) Conduct market research and public relations campaigns, develop, coordinate, and conduct retail and

institutional promotions, and sponsor special events and related activities.
(o) Contract for broadband service and wireless technology service in a development area.
(2) Notwithstanding any other provision of this act, in a qualified development area the board may, in

addition to the powers enumerated in subsection (1), do 1 or more of the following:
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(a) Perform any necessary or desirable site improvements to the land, including, but not limited to,
installation of temporary or permanent utilities, temporary or permanent roads and driveways, silt fences,
perimeter construction fences, curbs and gutters, sidewalks, pavement markings, water systems, gas
distribution lines, concrete, including, but not limited to, building pads, storm drainage systems, sanitary
sewer systems, parking lot paving and light fixtures, electrical service, communications systems, including
broadband and high-speed internet, site signage, and excavation, backfill, grading of site, landscaping and
irrigation, within the development area for the use, in whole or in part, of any public or private person or
business entity, or a combination of these.

(b) Incur expenses and expend funds to pay or reimburse a public or private person for costs associated
with any of the improvements described in subdivision (a).

(c) Make and enter into financing arrangements with a public or private person for the purposes of
implementing the board's powers described in this section, including, but not limited to, lease purchase
agreements, land contracts, installment sales agreements, sale leaseback agreements, and loan agreements.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2007, Act 44, Imd. Eff. July 17, 2007.

125.2882 Authority as instrument of political subdivision.
Sec. 12. The authority is an instrumentality of a political subdivision for purposes of 1972 PA 227, MCL

213.321 to 213.332.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2883 Acquisition of private property; transfer to authority; use.
Sec. 13. A municipality may acquire private property under 1911 PA 149, MCL 213.21 to 213.25, for the

purpose of transfer to the authority, and may transfer the property to the authority for use in an approved
development, on terms and conditions it considers appropriate, and the taking, transfer, and use shall be
considered necessary for public purposes and for the benefit of the public.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2884 Financing sources; disposition.
Sec. 14. (1) The activities of the authority shall be financed from 1 or more of the following sources:
(a) Donations to the authority for the performance of its functions.
(b) Money borrowed and to be repaid as authorized by sections 16 and 17.
(c) Revenues from any property, building, or facility owned, leased, licensed, or operated by the authority

or under its control, subject to the limitations imposed upon the authority by trusts or other agreements.
(d) Proceeds of a tax increment financing plan established under sections 18 to 20.
(e) Proceeds from a special assessment district created as provided by law.
(f) Money obtained from other sources approved by the governing body of the municipality or otherwise

authorized by law for use by the authority or the municipality to finance a development program.
(2) Money received by the authority and not covered under subsection (1) shall immediately be deposited

to the credit of the authority, subject to disbursement under this act. Except as provided in this act, the
municipality shall not obligate itself, and shall not be obligated, to pay any sums from public funds, other than
money received by the municipality under this section, for or on account of the activities of the authority.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2885 Special assessment; levy; borrowing money and issuing bonds.
Sec. 15. (1) An authority with the approval of the governing body may levy a special assessment as

provided by law.
(2) The municipality may at the request of the authority borrow money and issue its notes under the revised

municipal finance act, 2001 PA 34, MCL 141.2101 to 141.2821, in anticipation of collection of the ad
valorem tax authorized in this section.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2886 Revenue bonds.
Sec. 16. The authority may, with approval of the local governing body, borrow money and issue its

negotiable revenue bonds under the revenue bond act of 1933, 1933 PA 94, MCL 141.101 to 141.140.
Revenue bonds issued by the authority are not a debt of the municipality unless the municipality by majority
vote of the members of its governing body pledges its full faith and credit to support the authority's revenue
bonds. Revenue bonds issued by the authority are never a debt of the state.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.
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125.2887 Acquisition or construction of property; financing; bonds or notes.
Sec. 17. (1) The authority may with approval of the local governing body borrow money and issue its

revenue bonds or notes to finance all or part of the costs of acquiring or constructing or causing to be
constructed property in connection with either of the following:

(a) The implementation of a development plan in the development area.
(b) The refund, or refund in advance, of bonds or notes issued under this section.
(2) Any of the following may be financed by the issuance of revenue bonds or notes:
(a) The cost of purchasing, acquiring, constructing, improving, enlarging, extending, or repairing property

in connection with the implementation of a development plan in the development area, and, for the
implementation of the development plan in a qualified development area, the cost of reimbursing a public or
private person for any of those costs.

(b) Any engineering, architectural, legal, accounting, or financial expenses.
(c) The costs necessary or incidental to the borrowing of money.
(d) Interest on the bonds or notes during the period of construction.
(e) A reserve for payment of principal and interest on the bonds or notes.
(f) A reserve for operation and maintenance until sufficient revenues have developed.
(3) The authority may secure the bonds and notes by mortgage, assignment, or pledge of the property and

any money, revenues, or income received in connection with the property.
(4) A pledge made by the authority is valid and binding from the time the pledge is made. The money or

property pledged by the authority immediately is subject to the lien of the pledge without a physical delivery,
filing, or further act. The lien of a pledge is valid and binding against parties having claims of any kind in tort,
contract, or otherwise, against the authority, whether or not the parties have notice of the lien. Neither the
resolution, the trust agreement, nor any other instrument by which a pledge is created must be filed or
recorded to be enforceable.

(5) Bonds or notes issued under this section are exempt from all taxation in this state except inheritance
and transfer taxes, and the interest on the bonds or notes is exempt from all taxation in this state,
notwithstanding that the interest may be subject to federal income tax.

(6) The municipality is not liable on bonds or notes of the authority issued under this section, and the
bonds or notes are not a debt of the municipality. The bonds or notes shall contain on their face a statement to
that effect.

(7) The bonds and notes of the authority may be invested in by all public officers, state agencies and
political subdivisions, insurance companies, banks, savings and loan associations, investment companies, and
fiduciaries and trustees, and may be deposited with and received by all public officers and the agencies and
political subdivisions of this state for any purpose for which the deposit of bonds is authorized.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2007, Act 44, Imd. Eff. July 17, 2007.

125.2888 Tax increment financing plan.
Sec. 18. (1) If the authority determines that it is necessary for the achievement of the purposes of this act,

the authority shall prepare and submit a tax increment financing plan to the governing body of the
municipality. The plan shall include a development plan as provided in section 21, a detailed explanation of
the tax increment procedure, the maximum amount of bonded indebtedness to be incurred, and the duration of
the program, and shall be in compliance with section 19. The plan shall contain a statement of the estimated
impact of tax increment financing on the assessed values of all taxing jurisdictions in which the development
area is located. The plan may provide for the use of part or all of the captured assessed value, but the portion
intended to be used by the authority shall be clearly stated in the tax increment financing plan. The authority
or municipality may exclude from captured assessed value growth in property value resulting solely from
inflation. The plan shall set forth the method for excluding growth in property value resulting solely from
inflation.

(2) Approval of the tax increment financing plan shall comply with the notice, hearing, and disclosure
provisions of section 22. If the development plan is part of the tax increment financing plan, only 1 hearing
and approval procedure is required for the 2 plans together.

(3) Before the public hearing on the tax increment financing plan, the governing body shall provide a
reasonable opportunity to the taxing jurisdictions levying taxes subject to capture to meet with the governing
body. The authority shall fully inform the taxing jurisdictions of the fiscal and economic implications of the
proposed development area. The taxing jurisdictions may present their recommendations at the public hearing
on the tax increment financing plan. The authority may enter into agreements with the taxing jurisdictions and
the governing body of the municipality in which the development area is located to share a portion of the
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captured assessed value of the development area.
(4) A tax increment financing plan may be modified if the modification is approved by the governing body

upon notice and after public hearings and agreements as are required for approval of the original plan.
(5) Except for a development area located in a qualified development area, not more than 60 days after the

public hearing on the tax increment financing plan, the governing body in a taxing jurisdiction levying ad
valorem property taxes that would otherwise be subject to capture may exempt its taxes from capture by
adopting a resolution to that effect and filing a copy with the clerk of the municipality proposing to create the
authority. The resolution shall take effect when filed with the clerk and remains effective until a copy of a
resolution rescinding that resolution is filed with that clerk.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2007, Act 44, Imd. Eff. July 17, 2007;Am. 2008, Act 44, Imd. Eff. Mar.
27, 2008.

125.2889 Tax increment revenues; transmission; expenditures; use; annual report.
Sec. 19. (1) The municipal and county treasurers shall transmit tax increment revenues to the authority.
(2) The authority shall expend the tax increment revenues received for the development program only

under the terms of the tax increment financing plan. Unused funds shall revert proportionately to the
respective taxing bodies. Tax increment revenues shall not be used to circumvent existing property tax
limitations. The governing body of the municipality may abolish the tax increment financing plan if it finds
that the purposes for which it was established are accomplished. However, the tax increment financing plan
shall not be abolished until the principal of, and interest on, bonds issued under section 20 have been paid or
funds sufficient to make the payment have been segregated.

(3) Annually the authority shall submit to the governing body of the municipality and the state tax
commission a report on the status of the tax increment financing account. The report shall include the
following:

(a) The amount and source of revenue in the account.
(b) The amount in any bond reserve account.
(c) The amount and purpose of expenditures from the account.
(d) The amount of principal and interest on any outstanding bonded indebtedness.
(e) The initial assessed value of the project area.
(f) The captured assessed value retained by the authority.
(g) The tax increment revenues received.
(h) The increase in the state equalized valuation as a result of the implementation of the tax increment

financing plan.
(i) The type and cost of capital improvements made in the development area.
(j) Any additional information the governing body considers necessary.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2890 Financing development program of tax increment financing plan; authorization,
issuance, and sale of general obligation bonds; estimate of anticipated tax increment
revenues; resolution; security; lien.
Sec. 20. (1) The municipality may by resolution of its governing body authorize, issue, and sell limited

general obligation bonds subject to the limitations set forth in this subsection to finance the development
program of the tax increment financing plan and shall pledge its full faith and credit for the payment of the
bonds. The municipality may pledge as additional security for the bonds any money received by the authority
or the municipality under section 14. The bonds are subject to the revised municipal finance act, 2001 PA 34,
MCL 141.2101 to 141.2821. Before the municipality may authorize the borrowing, the authority shall submit
an estimate of the anticipated tax increment revenues and other revenue available under section 14 to be
available for payment of principal and interest on the bonds, to the governing body of the municipality. This
estimate shall be approved by the governing body of the municipality by resolution adopted by majority vote
of the members of the governing body in the resolution authorizing the bonds. If the governing body of the
municipality adopts the resolution authorizing the bonds, the estimate of the anticipated tax increment
revenues and other revenue available under section 14 to be available for payment of principal and interest on
the bonds shall be conclusive for purposes of this section. The bonds issued under this subsection shall be
considered a single series for the purposes of the revised municipal finance act, 2001 PA 34, MCL 141.2101
to 141.2821.

(2) By resolution of its governing body, the authority may authorize, issue, and sell tax increment bonds
subject to the limitations set forth in this subsection to finance the development program of the tax increment
financing plan. The tax increment bonds issued by the authority under this subsection shall pledge solely the
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tax increment revenues of a development area in which the project is located or a development area from
which tax increment revenues may be used for this project, or both. In addition or in the alternative, the bonds
issued by the authority under this subsection may be secured by any other revenues identified in section 14 as
sources of financing for activities of the authority that the authority shall specifically pledge in the resolution.
However, the full faith and credit of the municipality shall not be pledged to secure bonds issued under this
subsection. The bond issue may include a sum sufficient to pay interest on the tax increment bonds until full
development of tax increment revenues from the project and also a sum to provide a reasonable reserve for
payment of principal and interest on the bonds. The resolution authorizing the bonds shall create a lien on the
tax increment revenues and other revenues pledged by the resolution that shall be a statutory lien and shall be
a first lien subject only to liens previously created. The resolution may provide the terms upon which
additional bonds may be issued of equal standing and parity of lien as to the tax increment revenues and other
revenues pledged under the resolution. Bonds issued under this subsection that pledge revenue received under
section 15 for repayment of the bonds are subject to the revised municipal finance act, 2001 PA 34, MCL
141.2101 to 141.2821.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008.

125.2891 Development plan; preparation; contents.
Sec. 21. (1) If a board decides to finance a project in a development area by the use of revenue bonds as

authorized in section 16 or tax increment financing as authorized in sections 18, 19, and 20, it shall prepare a
development plan.

(2) The development plan shall contain all of the following:
(a) The designation of boundaries of the development area in relation to highways, streets, streams, or

otherwise.
(b) The location and extent of existing streets and other public facilities within the development area,

designating the location, character, and extent of the categories of public and private land uses then existing
and proposed for the development area, including residential, recreational, commercial, industrial,
educational, and other uses, and including a legal description of the development area.

(c) A description of existing improvements in the development area to be demolished, repaired, or altered,
a description of any repairs and alterations, and an estimate of the time required for completion.

(d) The location, extent, character, and estimated cost of the improvements including rehabilitation
contemplated for the development area and an estimate of the time required for completion.

(e) A statement of the construction or stages of construction planned, and the estimated time of completion
of each stage.

(f) A description of any parts of the development area to be left as open space and the use contemplated for
the space.

(g) A description of any portions of the development area that the authority desires to sell, donate,
exchange, or lease to or from the municipality and the proposed terms.

(h) A description of desired zoning changes and changes in streets, street levels, intersections, traffic flow
modifications, or utilities.

(i) An estimate of the cost of the development, a statement of the proposed method of financing the
development, and the ability of the authority to arrange the financing.

(j) Designation of the person or persons, natural or corporate, to whom all or a portion of the development
is to be leased, sold, or conveyed in any manner and for whose benefit the project is being undertaken if that
information is available to the authority.

(k) The procedures for bidding for the leasing, purchasing, or conveying in any manner of all or a portion
of the development upon its completion, if there is no express or implied agreement between the authority and
persons, natural or corporate, that all or a portion of the development will be leased, sold, or conveyed in any
manner to those persons.

(l) Estimates of the number of persons residing in the development area and the number of families and
individuals to be displaced. If occupied residences are designated for acquisition and clearance by the
authority, a development plan shall include a survey of the families and individuals to be displaced, including
their income and racial composition, a statistical description of the housing supply in the community,
including the number of private and public units in existence or under construction, the condition of those
units in existence, the number of owner-occupied and renter-occupied units, the annual rate of turnover of the
various types of housing and the range of rents and sale prices, an estimate of the total demand for housing in
the community, and the estimated capacity of private and public housing available to displaced families and
individuals.

(m) A plan for establishing priority for the relocation of persons displaced by the development in any new
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housing in the development area.
(n) Provision for the costs of relocating persons displaced by the development and financial assistance and

reimbursement of expenses, including litigation expenses and expenses incident to the transfer of title, in
accordance with the standards and provisions of the uniform relocation assistance and real property
acquisition policies act of 1970, Public Law 91-646, 84 Stat. 1894.

(o) A plan for compliance with 1972 PA 227, MCL 213.321 to 213.332.
(p) The requirement that amendments to an approved development plan or tax increment plan must be

submitted by the authority to the governing body for approval or rejection.
(q) A schedule to periodically evaluate the effectiveness of the development plan.
(r) Other material that the authority, local public agency, or governing body considers pertinent.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2892 Development plan; public hearing; notice; contents; opportunity to speak; hearing
record.
Sec. 22. (1) The governing body, before adoption of a resolution approving a development plan or tax

increment financing plan, shall hold a public hearing on the development plan. Notice of the time and place of
the hearing shall be given by publication twice in a newspaper of general circulation designated by the
municipality, the first of which shall be not less than 20 days before the date set for the hearing. Notice of the
hearing shall be posted in at least 20 conspicuous and public places in the development area not less than 20
days before the hearing. Notice shall also be mailed to all property taxpayers of record in the development
area and to the governing body of each taxing jurisdiction levying taxes that would be subject to capture if the
tax increment financing plan is approved not less than 20 days before the hearing. The notice of hearing
within the time frame described in this subsection shall be mailed by certified mail to the governing body of
each taxing jurisdiction levying taxes that would be subject to capture if the tax increment financing plan is
approved.

(2) Notice of the time and place of hearing on a development plan shall contain all of the following:
(a) A description of the proposed development area in relation to highways, streets, streams, or otherwise.
(b) A statement that maps, plats, and a description of the development plan, including the method of

relocating families and individuals who may be displaced from the area, are available for public inspection at
a place designated in the notice.

(c) A statement that all aspects of the development plan will be open for discussion at the public hearing.
(d) Other information that the governing body considers appropriate.
(3) At the time set for the hearing, the governing body shall provide an opportunity for interested persons

to speak and shall receive and consider communications in writing. The hearing shall provide the fullest
opportunity for expression of opinion, for argument on the merits, and for consideration of documentary
evidence pertinent to the development plan. The governing body shall make and preserve a record of the
public hearing, including all data presented at the hearing.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008.

125.2893 Approval, rejection, or approval with modification; considerations.
Sec. 23. The governing body after a public hearing on the development plan or the tax increment financing

plan, or both, with notice given under section 22, shall determine whether the development plan or tax
increment financing plan constitutes a public purpose. If it determines that the development plan or tax
increment financing plan constitutes a public purpose, it shall by resolution approve or reject the plan, or
approve it with modification, based on the following considerations:

(a) The plan meets the requirements under section 20(2).
(b) The proposed method of financing the development is feasible and the authority has the ability to

arrange the financing.
(c) The development is reasonable and necessary to carry out the purposes of this act.
(d) The land included within the development area to be acquired is reasonably necessary to carry out the

purposes of the plan and of this act in an efficient and economically satisfactory manner.
(e) The development plan is in reasonable accord with the land use plan of the municipality.
(f) Public services, such as fire and police protection and utilities, are or will be adequate to service the

project area.
(g) Changes in zoning, streets, street levels, intersections, and utilities are reasonably necessary for the

project and for the municipality.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008.
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125.2894 Notice to vacate.
Sec. 24. A person to be relocated under this act shall be given not less than 90 days' written notice to

vacate unless modified by court order issued for good cause and after a hearing.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2895 Budget; submission to board; preparation; approval; adoption; cost of handling
and auditing funds.
Sec. 25. (1) The director of the authority shall submit a budget to the board for the operation of the

authority for each fiscal year before the beginning of the fiscal year. The budget shall be prepared in the
manner and contain the information required of municipal departments. After review by the board, the budget
shall be submitted to the governing body. The governing body must approve the budget before the board may
adopt the budget. Unless authorized by the governing body or this act, funds of the municipality shall not be
included in the budget of the authority.

(2) The governing body of the municipality may assess a reasonable pro rata share of the funds for the cost
of handling and auditing the funds against the funds of the authority, other than those committed, which shall
be paid annually by the board pursuant to an appropriate item in its budget.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2896 Preservation of historical sites.
Sec. 26. (1) A public facility, building, or structure that is determined by the municipality to have

significant historical interests shall be preserved in a manner considered necessary by the municipality in
accordance with laws relative to the preservation of historical sites.

(2) An authority shall refer all proposed changes to the exterior of sites listed on the state register of
historic sites and the national register of historic places to the applicable historic district commission created
under the local historic districts act, 1970 PA 169, MCL 399.201 to 399.215, or the department of history,
arts, and libraries for review.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

Compiler's note: For transfer of powers and duties of department of history, arts, and libraries or the Michigan historical center
relating to the identification, certification, and preservation of historical sites to the Michigan state housing development authority, see
E.R.O. No. 2009-26, compiled at MCL 399.752.

125.2897 Dissolution.
Sec. 27. An authority that has completed the purposes for which it was organized shall be dissolved by

resolution of the governing body. The property and assets of the authority remaining after the satisfaction of
the obligations of the authority belong to the municipality.

History: 2005, Act 280, Imd. Eff. Dec. 19, 2005;Am. 2008, Act 44, Imd. Eff. Mar. 27, 2008.

125.2898 Enforcement of act; rules.
Sec. 28. (1) The state tax commission may institute proceedings to compel enforcement of this act.
(2) The state tax commission may promulgate rules necessary for the administration of this act under the

administrative procedures act of 1969, 1969 PA 306, MCL 24.201 to 24.328.
History: 2005, Act 280, Imd. Eff. Dec. 19, 2005.

125.2899 Tax increment revenues; definition; condition.
Sec. 29. (1) Subject to the requirements of subsection (2), within 60 days after a development plan for a

qualified development area has been approved under section 18, upon written request from the authority, the
Michigan economic growth authority under the Michigan economic growth authority act, 1995 PA 24, MCL
207.801 to 207.810, may include the following within the definition of tax increment revenues under section
3(g):

(a) Taxes under the state education tax act, 1933 PA 331, MCL 211.901 to 211.906.
(b) Taxes levied by local or intermediate school districts under the revised school code, 1976 PA 451,

MCL 380.1 to 380.1852.
(2) The Michigan economic growth authority may only allow inclusion of the taxes described in subsection

(1) in the definition of tax increment revenues if the Michigan economic growth authority under the Michigan
economic growth authority act, 1995 PA 24, MCL 207.801 to 207.810, determines that the inclusion is
necessary to reduce unemployment, promote economic growth, and increase capital investment in a qualified
development area.

History: Add. 2007, Act 44, Imd. Eff. July 17, 2007.
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