
 

BIRMINGHAM TRIANGLE DISTRICT 
CORRIDOR IMPROVEMENT AUTHORITY 

MINUTES OF TUESDAY OCTOBER 5th, 2021 
 

Municipal Building Commission Room #205 
   151 Martin, Birmingham, Michigan 
           

 
1.  Call to Order by City Commissioner Stuart Sherman at 3:30 P.M. 
 
2.  Roll Call: 
 
Present:  Stuart Sherman  

Kip Cantrick, Jr.   
  Thomas Guastello 
  Samuel Oh 
 
Absent:   
   
Others Present:  City Manager Markus, Assistant City Manager Ecker, Finance Director 
Gerber, Assistant to the City Manager Fairborn, Senior Planner Cowan 
 
3.  Approval of Minutes from January 20, 2017 
 
MOTION:  Motion by Mr. Cantrick, seconded by Mr. Sherman 
To approve the minutes of January 20, 2017 as presented. 
 
VOTE:  Yeas, 2 
  Nays, None 
  Abstained, Cantrick and Oh 
   
Motion carried 2-0. 
 
4.  New Business 
 
 a.  Review of Development Plan and TIF Plan updates 
 
Senior Planner Cowan gave a summary of what the CIA had reviewed since it began in 
2009 to create a Development and TIF Plan. This included decisions regarding the size 
of the structure, potential locations for parking structures, and then assumptions used in 
calculating the projections for land cost, parking structure cost, and TIF capture values. 
 
Staff discussed how the CIA’s Development and TIF Plan was approved by the City 
Commission in 2015 and then the City of Birmingham entered into negotiations with 
Oakland County from 2015 to 2017 to have them opt in for TIF capture. Oakland County 
proposed a cap on the TIF capture and a timeframe for parking structure initiation with a 
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10 year clawback provision. An agreement between Birmingham and Oakland County 
was not reached at that time. Staff indicated to the CIA that Birmingham had begun to 
renew discussions with Oakland County, and that the County had requested that the City 
update its Development and TIF plan to reflect changes since 2015 and to have changes 
reviewed in public meetings. 
 
Staff presented updates that had been made to the Development and TIF Plan that was 
originally approved in 2015. Chapter one updates included changes in the existing land 
use map and the existing parking conditions to reflect new buildings and the change in 
businesses since 2015. Senior Planner Cowan indicated that the floor-area-ratio of 
commercial space in the Triangle District was added to the Land Use and Parking section 
to demonstrate the amount of surface parking lots acting as underutilized space. The 
Projected Parking Demand section was also updated given the changes in buildings and 
uses since 2015. 
 
Staff then reviewed changes to the Development Plan in Chapter 2. For the Preliminary 
Parking Cost estimates, a 6% annual increase from original values was used for updating 
the land costs. This was based on the average annual increase in assessed value the 
area has experienced since 2015. A 5% annual increase from original values was used 
for the interim surface parking lot and parking structure cost. This value was based on an 
Engineering Construction Cost Index. Senior Planner Cowan and the Board discussed 
how the updated parking structure cost projections appeared low given recent 
developments in metro Detroit. The CIA concurred that the updated value appeared low, 
and that the projection should factor in Royal Oak’s recent structures and the quote for 
Birmingham’s N. Old Woodward parking deck proposal from 2019. The CIA also felt the 
current economy for construction materials would make a parking deck more costly as 
time goes on, therefore they would like to see projections on the higher end of estimates. 
Staff indicated that information would be incorporated with updates to projections in the 
next meeting. 
 
Chapter 2 of the Development Plan was also updated to reflect the change in State policy 
from Act 280, Public Acts of Michigan, 2005 to P.A. 57 of 2018, Part 6. Section 910 
Reporting Requirements was also added to the Development Plan. The City indicated 
they would be holding at least two informational meetings per year.  
 
Senior Planner Cowan indicated that in Chapter 3 for the TIF plan, The City updated the 
Estimated Captured Taxable Value to have 6% annual increases instead of 2% from the 
former plan. The 6% value was used based on historical growth rates in the corridor since 
2015.  
 
CIA members commented on County values in the Estimated Tax Capture by Taxing 
Jurisdiction table. The City’s table assumed 75% of County capture, however the CIA felt 
the table should be updated to include 100% County capture in the TIF Plan. 
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Commisioner Sherman commented that it was important to negotiate for the highest 
amount of capture possible. 
 
It was summarized that the CIA wished to have the parking structure cost projections 
updated to higher values reflecting current costs and projected price increases, that the 
County’s portion of the tax capture table be updated to reflect a 100% capture, and that 
changes to the document be highlighted in red.  
 
The Board discussed available dates for the next meeting with the goal of conducting a 
public hearing before the end of October. There was general consensus that Tuesday 
Octboer 26th   at 2 pm would work. 
 
A motion was made by Stuart Sherman to schedule a public hearing for October 26th, 
2021 at 2 pm. The motion was seconded by Thomas Guastello. 
 

Yeas – 4 
Nays – 0  

 
The motion was approved. 
 
5. Comments from the public (no public was present) 
 
6. Adjournment 

The meeting adjourned at 4:05 p.m. 

 


