
 
 

BIRMINGHAM TRIANGLE DISTRICT 
CORRIDOR IMPROVEMENT AUTHORITY 

Tuesday, September 22, 2009 
Department of Public Services - Conference Room 

851 South Eton Rd. 
7:30 a.m. 

 
MEETING AGENDA 

 
 

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

 
3. Approval of minutes from June 25, 2009 Meeting 

 
4. Review Draft Development & Tax Increment Financing Plan 

a. Presentation by LSL Planning 
 

5. Adjourn 
 
 

 
 



 

 
 

BIRMINGHAM TRIANGLE DISTRICT  
CORRIDOR IMPROVEMENT AUTHORITY 

June 25, 2009 
Border’s Books Parking Lot 

34300 Woodward 
7:30 a.m. 

 
MINUTES 

Mayor Sherman called the meeting to order at 7:30 a.m. 
 

Present: Mayor Sherman   
Mr. Cataldo    

   Mr. Fuller    
   Mr. Hays  

Mr. Saroki     
   Mr. Ziegelman 
 Absent: Mr. Stutz  

Others Present:   Manager Markus, Clerk Weiss, Management Analyst Wuerth, Planners 
Ecker and Robinson, Assistant Engineer O’Meara, Jeff Purdy, LSL Planning  

 
MOTION: Motion by Ziegelman, seconded by Saroki: 
To approve the minutes of June 2, 2009. 
 
VOTE:  Yeas, 7 
  Nays, None 
  Absent, None 
 
The Authority physically toured and reviewed the potential sites for parking structures as 
presented by Jeff Purdy, LSL Planning. 
 
The mayor adjourned the meeting at 8:10 a.m. 
 
Nancy M. Weiss 
Secretary 
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Triangle District 

C id  I t A th itCorridor Improvement Authority
Parking Structure Development Plan

Triangle District Corridor Improvement Authority  |  Birmingham, MI



Outline

• Vision for the Triangle District

• Parking Study

• CIA Development Plan

• Tax increment capture

• Next steps
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Vision for the Triangle District
• Distinct district: live, work, shop and 

recreate 
• Worth Plaza is the heart
• Vibrant, mixed-use neighborhood

– homes, shops, restaurants, offices, plazas 

• Mixture of housing • Mixture of housing 
– Single-family homes, brownstones, mid-rise

• Walkable, tree-lined streets
• Public plazas 

– gathering spaces, greenery, public art

• Grand, tree-lined Woodward boulevard
• Unique architecture
• Variety of parking, including public & 

private structures
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Parking
Parking capacity in the Triangle District 
is appropriate for peak use

Parking use evaluated 2 days:Parking use evaluated 2 days:

Friday, December 15, 2006
Saturday, December 23, 2006

Several lots and streets had no available Several lots and streets had no available 
parking during peak Christmas shopping times.

• Many parking lots underutilized.

• Shared parking program or public parking 
would better manage  parking supply.

Overall district Retail center

Spaces/1,000 sq. ft. 2.99 4.03

Cars/1,000 sq. ft. 1.27 3.31

% occupied 42% 82%
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Friday December 15, 2006Friday December 15, 2006

% occupied 42% 82%

% off-street 44% 95%

% on-street 30% 49%



Projected Future Demand

Partial build-out based upon Urban 
Design Plan and new Overlay Zoning

463

Available On-street Parking Spaces 303

Private Parking Spaces 1,770

463

g p

Projected Parking Demand 3,616

Future Parking Deficit 1,543
1,080

463 spaces in north area
1,080 spaces in south area

,
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Site Requirements

• Width 120 ft. min.

• Length 240 ft. min. 300 ft. optimum

• Structure height limitations 
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Parking Structure Location

Alternative locations

• 120 x 240 footprint

Alternatives evaluated based upon:

• Site Requirements

• Site Considerations

• Pedestrian Concerns

• Access Design• Access Design

• Roadway & Traffic
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CIA Development Plan

• Development area 
boundary defined as 
th  T i l  Di t i tthe Triangle District

• Existing streets and 
public facilities 

Excluded

summarized
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CIA Development Plan

• Estimated Cost of 
Improvements

Preliminary Parking Cost Estimates

Land Cost $5,000,000

• Construction Timeline Interim Surface Parking Lot Cost $180,000

Parking Structure Cost $7,200,000
Total $12 380 000Total $12,380,000
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CIA Development Plan

• Open spaces – no change

• Conveyances between CIA and City –y y
parking structure conveyed to city

• Desired zoning changes – Current 
overlay district meets requirementsoverlay district meets requirements

• Designated beneficiaries will be all 
businesses in Triangle District

• Conveyance procedures – public parking 
not proposed to be conveyed; may enter 
into public/private partnership

• Population estimates & displacement -
There will be no displacement of 
residents
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Tax Increment Finance

• TIF Financing will be used

• CIA can “capture” increase in 
assessed values – this table 
shows only 2.5%/year increase 

• City can bond for parking y p g
structure using reliable income 
from the TIF

• To maximize the amount of To maximize the amount of 
captured value, the TIF Plan will 
be created when market 
bottoms-out

• Capture would be higher when 
redevelopment occurs
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Tax Increment Finance – Capture by Jurisdiction
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Tax Increment Finance – Bond Payment

• Bond table in 2 phases: 

• Land acquisition • Land acquisition 

• Parking structure 
construction

• Assumes 4% interest rate

• Based on basic capture 
amounts

• Payments could be 
accelerated if redevelopment 
increases the amount of tax increases the amount of tax 
increment revenues

Triangle District Corridor Improvement Authority  |  Birmingham, MI



Triangle District Corridor Improvement Authority  |  Birmingham, MI



 

Development and TIFA Plan | Birmingham Triangle District 

 

 
TRIANGLE DISTRICT  

Corridor Improvement Authority 

DEVELOPMENT &  

TAX INCREMENT FINANCING PLAN 
August 6, 2009 Draft 



 

Birmingham Triangle District | Table of Contents  

 

  

 

   

 

 

Acknowledgements 

 

City Commission Corridor Improvement Authority 

Stuart Sherman, Mayor Mayor Stuart Lee Sherman 

Rackeline Hoff, Mayor Pro-Tem  Mr. J. C. Cataldo 

Donald F.Carney, Jr. Mr. Edward Fuller 

George Dilgard Mr. Curtis Hays 

Scott Moore Mr. Victor Saroki 

Gordon Rinschler Mr. Jonah Stutz 

Tom McDaniel Mr. Robert Ziegelman 

 

City Staff 

Thomas Markus, City Manager 

Jana Ecker, Planning Director 

Christian Wuerth, Management Analyst 

Jill Robinson, City Planner 

Tara Maguire, GIS Coordinator 

Paul O'Meara, Engineering Director 

 

City Attorney 

Tim Currier, Beier Howlett 

Patrick McGow, Miller Canfield 

 

Consulting Team 

LSL Planning 

Carl Walker Parking 

 



 

Development and TIFA Plan | Birmingham Triangle District 

Table of Contents  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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 

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 

 



 

Birmingham Triangle District | Table of Contents  

 

 

 



 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 that 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 2006 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 
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Triangle District Background  

 

The city developed an Urban Design Plan for the Triangle District in 2006, 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. 



 

5            Introduction| Development & TIFA Plan 

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 residential uses. 
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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. 
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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 
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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. 

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. 

 

� 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.   

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 

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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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.  

 

� 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. 

 

� 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 

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 the 

parking facility at this time.   
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� 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. The total taxable value of all real property was $44,754,240 

for the 2009 tax year.  Due to recent changes in the economy, the TIFA Plan 

assumes no growth in property value during the 2010 and 2011 tax years, 

and future tax increment calculations assume 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 

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.  

 

� 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 
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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 

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. 

No persons reside in the Corridor Improvement Authority boundary and no 

families or individuals will be displaced as result of development of a parking 

facility. No occupied residences are involved in the development. Therefore, 
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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. 

 

� 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 

________________. 
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� 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.   

 



Chapter Three:  Tax Increment Financing Plan 
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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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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 

SEV can be captured and (re)invested by the CIA.  The estimated TIF 

capture for the Birmingham CIA is shown in Table One: Estimated TIF 

Capture (right). 

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 
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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. 

� 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 totals $142,158,478. This amount was 

established using estimates of the land cost ($5,000,000), surface structure 

development cost ($180,000) and structure cost ($7,200,000) to estimate the 

bond payments, which are shown in Table Two:  Corridor Improvement 

Authority Bonds (left).  The payments include interest at 4%, which is 
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reasonable to assume given the city’s AAA bond rating.  A breakdown of the 

two bond payment schedules is shown in Table Three: Projected Land Bond 

Payments and Table Four: Projected Structure Bond Payments (below).  The 

CIA anticipates the need for two bonds to complete the projects in the 

Development Plan.  As noted, the first will be used to fund the land purchase 

and redevelopment into a surface parking lot.  The second bond will be used 

for construction one or more public parking structures.   
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� The duration of the program:  This Tax Increment Financing Plan is expected 

to be effective until 2047. Depending on actual market activity and rate of 

increment capture, this duration may be extended or shortened.  Principal 

and interest on all bonded debt should be paid, or sufficient funds to repay 

the full balance should be set aside in order to terminate this plan.  Refer to 

Table Two: Corridor Improvement Authority Bonds (see page 20). 

� 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 

properties is illustrated in Table Five: Estimated TIF Increment Capture by 

Taxing Jurisdiction (see next page). 

The TIFA is eligible to capture tax increment revenues from the State, local 

school district, and intermediate school district 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 outstanding bonds 

from the tax increment revenues captured in the Development Areas.  

Therefore, this Amended and Restated Plan should have no impact on the 

ability of the TIFA to capture tax increment revenues to pay debt service on 

the outstanding bonds. 

� 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 

paying all the costs of the Plan from tax increment revenues. 
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