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BACKGROUND AND PURPOSES OF THE TAX INCREMENT 
FINANCING AND DEVELOPMENT PLAN  
 
On November 11, 1983, the City Council of Garden City created the Garden City Downtown 
Development Authority (DDA).  At that time, the Authority was given all of the powers and duties 
prescribed for a Downtown Development Authority pursuant to Act 197 of Public Acts of 1975, 
M.C.L.A. §§ 125.1651 et seq., as amended by the State of Michigan.  A 12 member DDA Board was 
appointed to represent the City and its downtown business interests.  The City Council also 
designated the boundaries of the downtown district within which the DDA may legally operate.  
  
The DDA wishes to continue its efforts in order to further attract and stimulate additional 
commercial investment in the downtown area.  This plan will continue to focus the DDA’s efforts 
on the downtown Core Zone, the main commercial intersection of Ford and Middlebelt Roads, and 
will expand its activities to the limits of the development area boundaries. The work of the DDA 
will include business recruitment and retention, public improvements to support private investment, 
economic development activities, parking lot improvements, and streetscape improvements.  
 
As required by P.A. 197 of 1975, as amended, the Garden City Downtown Development Authority 
has prepared the following amended and restated Tax Increment Financing (TIF) and Development 
Plan to guide the continued development of the downtown district.  It is the purpose of this TIF 
and Development Plan to establish the legal basis and procedure for the capture and expenditure of 
tax increment revenues in accordance with P.A. 197 of 1975 as amended, for the purpose of 
stimulating and encouraging private investment in the commercial district.  The duration of the plan 
is also hereby extended another 10 years, running through 2036. 
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SUMMARY DEVELOPMENT PLAN FOR THE DOWNTOWN 
DEVELOPMENT AREA  
 
A rapidly changing economy, shifting demographic trends, and the introduction of internet 
commerce are among the market realities that have impacted Garden City’s downtown over the past 
25 years.  The Garden City Downtown Development Authority has successfully completed a 
number of projects that have helped to make downtown Garden City into a special and distinctive 
place, however the DDA Board recognizes that in the face of the changing market environment, 
with limited resources, it is necessary to revisit its strategy for the downtown area.  Further, 
cooperative commitments by the DDA, the City, and the Chamber of Commerce are necessary to 
continue the momentum that has been established for the downtown district and to ensure the 
future success of the City.  This plan sets priorities and establishes a revised schedule to complete 
improvements in the downtown area.   
 
ACCOMPLISHMENTS: 
 
Since its creation, the DDA has completed many public improvement projects -- funded by captured 
tax increment revenues -- within the downtown district.  The completed projects, some of which are 
described below, were based on the recommendations in previous Development and Tax Increment 
Financing Plans. 
 
1. The Commons: In concert with the City, acquisition, demolition and construction activities for 

the establishment of an urban outdoor gathering space at the intersection of Ford and 
Middlebelt Roads. 

2. Municipal Parking Lot Improvement & Redevelopment: The DDA Board’s acquisition and 
improvement of the municipal parking lot on the northeast corner of Ford and Middlebelt 
Roads led to the attraction of the Garden City Town Center – a development of over 90,000 
square feet of commercial space providing for over 300 jobs created and/or retained in the area. 

3. Core Area Improvements: Streetscape improvements were made to Ford and Middlebelt Roads, 
including the installation of street furniture, decorative lights, landscaping, and brick pavers.  An 
ongoing maintenance program was also implemented. 

4. Central Business District Regulations:  Considering recommendations from the DDA Board, the 
City implemented business-type (or “use”) requirements, design standards, and sign 
requirements that help to standardize physical development within the downtown district and 
create a signature downtown aesthetic. 

5. Façade Improvement Loan and Architectural Grant Program: The DDA implemented a façade 
improvement loan and grant program to provide incentives for private investment in downtown 
buildings.  Funds provided as part of this program may be used to improve additional exterior 
components such as parking lots and signage. 

6. Public Facilities Improvements:  Several public facilities are located within the DDA 
Development Area, including City Hall, the Police Department, and the Fire Station.  In 2006, 
the DDA funded improvements to the Garden City Fire Station. 

7. Economic Enhancement Strategy1:  An analysis of the local economy was commissioned by the 
DDA in order to be able to provide market recommendations to local policy makers and 
prospective business owners, as well as to craft a downtown enhancement strategy.  The strategy 
recommended a number of initiatives, including a downtown design framework. 

                                                      
1 Hyett Palma.  “Economic Enhancement Strategy, Downtown Garden City,” 1995. 
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8. Garden City DDA Gateway Streetscape Plan2:  Concept plans for future streetscape in the 
Gateway Areas were commissioned by the DDA in 2003.  The design plan provided a 
framework for public improvements such as streetscapes and gateway elements. 

 
SUMMARY OF SECOND AMENDED AND RESTATED DEVELOPMENT PLAN 
PROJECTS 
 
Phase I: 2007 - 2011: 

1. Downtown Market Analysis  
2. Business Retention and Recruitment Program 
3. Downtown Marketing Program 
4. Garden Plaza Redevelopment Assistance  
5. Library Site Redevelopment Assistance 
6. Façade Improvement Program 
7. Professional, Technical, and Administrative Assistance 
8. On-going Maintenance of Public Improvements 

 
Phase II: 2012 - 2036: 

1. Garden Plaza Redevelopment Assistance 
2. “One Stop Shop” Initiative 
3. Redevelopment Opportunities Assistance 
4. Parking Lot Improvements 
5. “Back Sidewalk” Initiative 
6. Civic Center Improvements 
7. Streetscape Infill and Completion Improvements 
8. Gateway Streetscape and Signage 
9. Bus Stop Improvements 

10. Traffic Improvements 
 11. Business Retention and Recruitment Program 
 12. Downtown Marketing Program 
 13. Façade Improvement Program 
 14. Professional, Technical, and Administrative Assistance 
 15. On-going Maintenance of Public Improvements 

 
  

 

                                                      
2 McKenna Associates, Inc.  “Garden City DDA Streetscape,” 2003. 
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DEVELOPMENT PLAN 
 
1. Designation of Boundaries of the Development Area 

 
The Garden City DDA Development Area generally includes the north and south sides of Ford 
Road and the east and west sides of Middlebelt Road.  The Senior Towers, located at the 
intersection of Middlebelt Road and Block Street, are within the DDA district boundaries but 
are specifically excluded from the Development Area. 

 
Map 1 shows the boundaries of the Development Area. 

 
2. Location and Extent of Existing Streets and Other Public Facilities within the 

Development Area; Location, Character and Extent of Existing Public and Private Land 
Uses. 

 
Existing land uses in the Development Area are shown on Map 1, “Existing Land Use”.  

 
A. Public Uses 
 
 Public land uses within the Development Area include street rights-of-ways under the 

jurisdiction of the City of Garden City, County of Wayne (Middlebelt Road) and the State of 
Michigan (M-153 Ford Road). 

 
 In addition to the circulation system, one public plaza (Garden City Commons at the 

northwest corner of Middlebelt and Ford Roads) and several municipal parking areas are 
located within the Development Area.  The Garden City Civic Center, police station and fire 
station are other public uses located within the Development Area. 
 

B. Private Uses 
 

i. Residential.  Based upon estimates gathered by review of the current property tax roll, 
there are approximately 77 residential parcels within the Development Area.  Both single 
family and multiple family residential dwellings are in the Development Area. 

 
ii. Commercial.  The predominant land use within the Development Area is commercial.  

Commercial land uses line the majority of the frontage along Middlebelt and Ford 
Roads.  A mix of retail, automotive, service and office uses are included. 

 
iii. Industrial.  There are no industrial land uses in the Development Area.  

 
C. Recreational Uses.  The Garden City Commons is available for small special events.  The 

other City-owned facilities also have potential for recreational uses. 
 

D. Semi-Public.  A church is located at the corner of Middlebelt and Bock. 
 

E. Educational Uses.  There are no educational uses in the district. 
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F. Vacant Land.  There are a handful of vacant lots within the Development Area.  Future 
development of these vacant lots is likely to be commercial or mixed-use, consistent with the 
City’s Master Plan and Zoning Ordinance. 

 
3. Location and Extent of Proposed Public and Private Land Uses.  
  

The Development Plan envisions combining public and private land uses to strengthen the 
economic base of the Development Area.  It is the intent of this Plan to encourage infill 
development, redevelopment, and expansion of existing commercial and downtown-type uses 
consistent with the City’s Master Plan.  As noted in the existing land use section of this Plan, 
there are scattered vacant or underutilized sites with potential for redevelopment.  Proposed 
land uses for the Development Area are consistent with the City’s Master Plan, as a 
concentrated, generally commercial and mixed use core. 
 
The DDA may purchase, renovate and resell properties that are deteriorated to stimulate 
redevelopment.  Also, the City is considering the sale of the existing public library building and 
site, located on the east side of Middlebelt Road at John Hauk Street.  Redevelopment of this 
site is encouraged for private purposes in order to expand the tax base and complement nearby 
developable parcels.  Redevelopment of other sites that are vacant, functionally obsolete, or 
underutilized - for viable private uses that are compatible with the downtown character - is 
similarly encouraged by this plan.  The DDA may acquire the library site in order to provide 
incentives and facilitate it’s reuse and/or redevelopment. 

 
In order to further facilitate redevelopment of key downtown parcels, the DDA plans to assist 
the City by preparing an updated market analysis aimed toward providing specific 
recommendations for revitalizing and enhancing the existing downtown, and as the basis for a 
targeted business recruitment program. 

 
4. Legal Description of the Development Area.  
 

The Development Area’s legal description is provided in Appendix A.  Map 1 also shows the 
boundaries of the Development Area. 

 
5. Existing Improvements in the Development Area to be Demolished, Repaired or 

Altered, and Time Required for Completion.  
 

The proposed development program for the DDA Development Area incorporates both public 
and private improvements.  Specific project descriptions and an anticipated schedule of phasing 
for projects are found in Table 1 and on the pages that follow.   
 
The DDA’s Development Plan calls for the renovation and repair of existing public 
improvements, such as the municipal parking lots, sidewalks, landscaping, utilities and lighting, 
streetscape, public buildings and facilities, and construction of new improvements such as 
pedestrian facilities and parking.  The majority of the planned Development Area infrastructure 
improvements are focused in the Core Zone (Core), as defined in the previous DDA 
Development Plan and TIF Plan (1996).  The Core extends in all four directions along 
Middlebelt and Ford Roads.  It does not cover the entire Development Area frontage along 
those roads, but rather extends approximately one-quarter of a mile away from the 
Ford/Middlebelt intersection in each direction (See Map 2).    
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The full extent of demolition, repair, or alteration of existing improvements is not yet known 
since design plans are not completed.  Demolition, repair, construction, enhancement, and/or 
replacement of existing infrastructure is likely as part of the various projects, including sidewalks, 
curbing, pavement, above and underground utilities, decorative walls, fencing, and others.  
Redevelopment of privately owned sites may be assisted, on a case-by-case basis, consistent with 
the priorities and procedures in this Plan. 

 
6. The Location, Extent, Character and Estimated Cost of Improvements, Including 

Rehabilitation Contemplated for the Development Area and an Estimate of Time 
Required for Completion.  

 
Public improvements contemplated in the Development Area over the 30-year life of this Plan, 
along with estimated costs and time of completion, are included in Table 1 and illustrated on 
Map 2. 
 
Cost estimates for the projects are very preliminary; specific plans and refined cost estimates for 
Development Area improvements will be completed upon initiation of each project.  However, 
the cost estimates have been developed in consideration of recent comparable construction and 
relevant vendor estimates. 
 
Funding for the projects will be obtained from a variety of sources – primarily tax increment 
revenues, but also may include the following:  federal and state grants (which may include but 
are not limited to CDBG, Michigan Economic Development Corporation, Michigan State 
Housing Development Authority and the Federal Intermodal Surface Transportation Efficiency 
Act program), private donations (if available), and additional sources, to be determined.  The 
façade improvement program will be funded primarily from revenues received by the DDA as 
payments on outstanding loans on a year by year basis. 
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Table 1 
Estimated Project Costs and Schedule 

Garden City DDA 
 

 Estimated Cost6 
Phase I: 2007 - 2011 

Downtown Market Analysis  $30,000
Business Retention and Recruitment Program $50,000
Downtown Marketing Program $50,000
Garden Plaza Redevelopment Assistance  $300,000
Library Site Redevelopment Assistance $500,000
Façade Improvement Program5 $365,000
Professional, Technical, and Administrative Assistance3 $640,000
On-going Maintenance of Public Improvements $496,000

Total Phase I Projects: $2,431,000
Phase II: 2012 - 20364 

Garden Plaza Redevelopment Assistance $1,700,000
“One Stop Shop” Initiative $10,000
Redevelopment Opportunities Assistance  $2,500,000
Parking Lot Improvements $1,200,000
“Back Sidewalk Initiative” $70,000
Civic Center Improvements $1,000,000
Streetscape Infill and Completion $400,000
Gateway Streetscape and Signage $1,250,000
Bus Stop Improvements $20,000
Traffic Improvements $1,000,000
Business Retention and Recruitment Program  $250,000
Downtown Marketing Program  $250,000
Façade Improvement Program $2,750,000
Professional, Technical, and Administrative Assistance $3,205,000
On-going Maintenance of Public Improvements $7,482,000

Total Phase II Projects: $23,087,000
                             TOTAL IMPROVEMENTS, 2007 - 2036 $25,518,000

 

                                                      
3 Costs incurred by the City relative to the DDA and the downtown district, as approved in the annual budget process, 
may also be paid out of tax increment revenues. 
4 Projects that arise and are consistent with the objectives and priorities of the DDA – as outlined in this plan – may be 
funded consistent with the financing methods described in the Tax Increment Financing Plan. 
5 Façade improvement program to be funded primarily through reallocation of funds repaid to DDA from existing 
outstanding loans. 
6 Cost estimates for the projects are very preliminary; specific plans and refined cost estimates for Development Area 
improvements will be completed upon initiation of each project. 
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PROJECT DESCRIPTIONS 
  
Phase I:  2007 – 2011:   
Over the years since the creation of the DDA, most of its funds and efforts have concentrated 
on providing physical improvements to and beautification of public spaces and public roadways 
in the Development Area.  An example of this is the recently completed Ford Road streetscape.  
These are important elements for creating a desirable downtown.   
 
Now that the most visible aspects of the downtown are addressed, the DDA wishes to 
concentrate on activities that will more directly lead to new private business investment and tax 
base increase.  Both Garden Plaza and the former City library site are prominent parts of the 
DDA district and have considerable potential for increased tax base.  The following priority 
projects are proposed to be implemented over the next five years: 

 
Downtown Market Analysis  
   
Downtown commercial, office, and residential economic market trends shape the potential 
of Garden City’s downtown.  A current downtown market analysis and strategic plan is 
crucial as a realistic basis for the planned business recruitment program and to identify 
potential reuses of vacant, obsolete or underused sites.  That analysis will establish a solid 
framework for the types of economic redevelopment opportunities that would most 
productively be spearheaded or assisted by the DDA. 
  
This plan allocates funds for the DDA to commission a market study with the purpose of 
identifying target sectors and businesses.  The market study will update the findings of the 
1995 Downtown Garden City Economic Enhancement Strategy and other plans related to 
downtown development.  The updated market analysis will include strategies and 
recommendations to enable the City and DDA to attract appropriate development 
redevelopment by identifying current retail, office, and housing opportunities that will 
enhance and bring additional customers into the Development Area.   
 
Business Retention and Recruitment Program 
  
The Plan purposes the allocation of tax increment revenues to enable the DDA to support a 
business retention and recruitment program, which will include ongoing business 
development and marketing for the downtown area. Downtown business retention and 
recruitment strategies will be identified.  The goal of the program will be to stimulate 
economic investment within the district, to eliminate and address blighting conditions, and 
to provide economic incentives to attract new business and investment within the district, 
and to retain existing viable businesses.  Tax increment revenues will be allocated annually 
and utilized on a “pay-as-you-go” basis for such activities.   
   
Downtown Marketing Program 
  
Joint promotion and advertising for the Development Area are a means of revitalizing and 
attracting businesses and customers to the Development Area.  This project may include a 
professionally prepared brochure printed for distribution as a part of an overall marketing 
program, and may include marketing of downtown events, available business sites, and assets 
of the Garden City community.  A direct mail campaign targeting specific customers and 



 

 
Garden City DDA -11- December 12, 2006 
 

potential clients may be developed.  Tax increment revenues shall be allocated annually over 
the life of the Plan, and utilized on a pay-as-you-go basis for such activities.  The costs for 
this project may be shared with the Chamber of Commerce.   

  
Garden Plaza Redevelopment Assistance 
  
The DDA plans to assist the City and private property owners with public improvements to 
the Garden Plaza site, which includes K-Mart, Albert’s on the Alley, and other businesses 
located at the northwest corner of Ford and Middlebelt Roads.  
 
The first segment of this project will be to prepare an update of the 1980 Garden Plaza Plan.  
The updated plan should recommend the urban design and potential development changes 
to the site, including potential improvements to internal circulation, parking lot landscaping, 
site entry designs, pedestrian circulation, site lighting, amenities, signage, crosswalks, building 
facades, and site “hardscaping” (benches, trash receptacles, etc.). Most importantly, it should 
define a specific detailed implementation strategy so that the planned improvements can 
occur.  Involvement of the private property owners will be important to the success of this 
project. 
 
The DDA will provide financing for the completion of the updated Garden Plaza study’s 
planned improvements.  A public/private cost sharing program may be developed to 
maximize the potential improvements.  Because of the large site of this size of this site and 
scale of the project, implementation of this project will carry over into Phase II. 

  
Library Site Redevelopment Assistance 

 
The former Garden City Library site, located on the east side of Middlebelt Road at John 
Hauk, is being offered for sale by the City in the near future.  In order to incentivize optimal 
redevelopment of this uniquely situated site, the DDA may provide financial or technical 
assistance to redevelopers, purchase the site out right, and/or otherwise facilitate 
redevelopment.  To encourage reuse of the site, the DDA may: 

 
� Prepare a design plan for potential reuse(s) of the site to optimize its potential with 

nearby opportunities; 
� Assist with the costs of infrastructure and other public improvements; 
� Costs of appraisals, environmental testing and due care activities, architectural 

analysis to determine building conditions; 
� Purchase the site for sale, lease or retention;  
� Prepare a Request for Redevelopment Proposals with the input and advice of the 

City administration and solicit developers; or, 
� Any combination of the above-listed assistance scenarios. 

 
Façade Improvement Program 
   
The DDA anticipates continuing the façade improvement program currently available to 
existing and prospective owners of buildings located in the downtown district.  This 
program will be included in the overall marketing efforts for the Development Area.  The 
DDA offers grants for architectural design of downtown building facades and loans for 



 

 
Garden City DDA -12- December 12, 2006 
 

construction of the improvements.  Additional activities that have received loan funding 
include parking lot, signage, and other exterior improvements. All such loans must comply 
with P.A. 197.  The designs must conform to guidelines established by the DDA. 
 
In general, the Façade Improvement Program is intended to stimulate aesthetic 
improvements, strengthen existing businesses, encourage adaptive reuse, and to spur local 
lending institutions to invest in the downtown district.   
 
The DDA may expand the scope of the grant and loan program to include other select 
improvements, such as to provide public barrier-free improvements, encouraging the 
removal of non-conforming signs and replacement with signs meeting the new ordinance 
standards, and other improvements, subject to the limitations of P.A. 197 of 1975.  This 
program is planned to continue in Phase II. 
 
Professional, Technical, and Administrative Assistance 
 
The DDA will fund the on-going professional, technical, and administrative costs incurred in 
accomplishing the purposes and undertaking the projects listed in this plan.  Costs may 
include professional fees for consultants, administrative and staff support, and so on.  These 
ongoing administrative and operating costs of the DDA - and costs incurred by the City 
relative to the DDA and the Downtown District - as approved in the annual budget process, 
will be paid out of tax increment revenues.  Also, the DDA may pay costs for all or a portion 
of City staff time expended to achieve the projects in this plan.  This activity will continue 
through out the life of the plan. 
 
On-going Maintenance of Public Improvements 

   
On an annual basis, the DDA will allocate funds to maintain the public improvements it has 
made in the downtown district.  Included in this project are the Core public parking lots, 
streetscape elements, sidewalks, the Commons, and others.  This allocation appears in both 
Phase I and Phase II on Table 1, “Estimated Project Costs and Schedule.”  Phase I includes 
maintenance only of the streetscape improvements constructed as of 2006.  The Phase II 
figure includes maintenance of the planned streetscape and parking lot improvements also 
listed as Phase II projects.  This activity will continue throughout the life of the plan. 

 
PHASE II:  2012 – 2036: 
The projects found within Phase II are diverse in nature, but all work toward improving the 
business climate, appearance, and general operational efficiency of the downtown district in 
order to spur investment in the city.  Garden Plaza Redevelopment Assistance will continue in 
Phase II, as will the Façade Improvement Program, Professional Technical and Administrative 
Assistance, and the On-going Maintenance of Public Improvements. 

  
“One Stop Shop” Initiative 
 
The DDA will assist the City in reviewing procedures to encourage business investment in 
the DDA.  This project will involve a review of current policies for zoning, permitting, and 
regulatory needs.  The intent is to provide the City with financial assistance in implementing 
“user-friendly” policies (to the extent not already instituted) to encourage investment in the 
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downtown.  This process will include clarifying application procedures, consolidating 
approvals, and implementing other efficiencies to simplify and expedite the development 
process.  Funds also may be expanded to reimburse the City for staff and/or consultant time 
and for materials design and reproduction.  This project may also begin in Phase I. 
 
Redevelopment Opportunities Assistance 
  
The Garden City DDA Development Area is essentially at build-out, which leaves limited 
opportunities for “new” development.  As a result, redevelopment is encouraged and may be 
incentivized by the DDA in the form of redevelopment opportunities assistance.  The 
updated market study will provide contextualized direction for the DDA in assisting 
redevelopment and infill.  Examples of potential redevelopment opportunity sites are the 
Penske building and the Rally’s site.   
 
When redevelopment opportunities consistent with the goals of the City’s Master Plan and 
this Development Plan arise, the DDA may provide financial assistance in the form of 
public improvements and infrastructure improvements, as well as funding for the needed 
technical expertise. 
 
This activity may include any undertaking authorized by Section 7 of Public Act 197 of 1975, 
as amended, including, but not limited to providing public improvements to stimulate 
private development of sites which could not be feasibly developed without incentives, 
facilitating land assembly, making utility improvements, and addressing environmental 
concerns or other factors which may limit redevelopment.   Before undertaking an activity 
using the authority of this section the DDA may, upon proper resolution, after a public 
hearing, passed by a majority of the DDA Board at a public meeting, state the purposes of 
the undertaking and how the activity will further the goals and objectives of the 
Development Plan.  These activities will be completed in phases over the term of the TIF 
and Development Plan, and the costs paid on a pay-as-you-go basis. 
 
Parking Lot Improvements 

 
In the Downtown Core are several parking lots that are underutilized, inefficiently laid out, 
and/or encumbered with multiple ownership, or have access limits.  Individual parking lots 
are often under a combination of private and public ownership, and more efficient use of the 
land is possible with shared use.  This plan proposes improving and combining parking lots 
located in the DDA Core and instituting a parking lot improvement program for properties 
with underutilized parking areas.   
   
The DDA will work with the City and private property owners and provide funds to 
facilitate shared use of the lots located near the corners of Ford and Middlebelt Roads.  
Improvements may include of resurfacing or reconstruction (if necessary); rebuilding drains; 
relocating utilities, landscaping, lighting, and signage.  An important part of this project is 
creating working agreements between the City, DDA and private owners to improve the 
appearance and function of parking for public use.    The DDA may also assist the City in 
providing funds to address easement issues in order to facilitate improvements to and ensure 
continued maintenance of, designated lots. 
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“Back Sidewalk” Initiative 
   
The DDA Development Area is surrounded by primarily single-family neighborhoods.  
These neighborhoods are somewhat disconnected from the main downtown thoroughfares 
because of gaps in the public sidewalk system.  The downtown district will benefit – both 
economically and from a social perspective – from a “back sidewalk” initiative that aims to 
connect residents from their homes to the downtown in a pedestrian-friendly manner.   
 
Tax increment funds are proposed to be provided for a plan that analyzes and sets a course 
of action to improve connectivity between surrounding neighborhoods and the downtown.  
The plan will study and address sidewalks in core areas (particularly along minor roads 
surrounding Ford and Middlebelt Roads), potential non-motorized pathways, circulation 
definition, curb-cuts, crosswalks, lighting, and rear façade improvements.  Once planning is 
complete, the DDA will fund the recommended improvements in order to create a more 
pedestrian-friendly downtown.  
 
Civic Center Improvements 

 
The DDA will collaborate with the City and provide funds to prepare design plans and 
implement improvements to the civic center site located on the east side of Middlebelt at 
Block.  There is a current lack of dedicated or appropriate outdoor space for civic functions 
and public gatherings, although the City is host to a number of events that would benefit 
from such space.  Development of a signature outdoor area at the civic center will benefit 
the downtown community and the city.  Previous plans called for a veteran’s monument on-
site, which will be re-visited as part of this process.  This project would include on-site and 
streetscape enhancements. 
 
Streetscape Infill and Completion 

   
The DDA has constructed streetscape improvements in the downtown Core Zone, primarily 
along Ford Road.  This project anticipates infill and completion of streetscape elements 
along Ford Road, including in front of the K-Mart site.    

 
Gateway Streetscape and Signage 

 
This project includes the design and installation of improvements in the downtown Gateway 
areas along Ford and Middlebelt Roads, outside the Core Zone.  These improvements 
include streetscaping, lighting, and gateway signs that announce entrance to the downtown.   

  
Bus Stop Improvements 

 
 Within the Downtown District are 12 bus stops for the Southeast Michigan Area Regional 

Transit system (SMART).  This plan provides funding for improvements to current and 
future bus stops such as paved ‘landing pads’ and furnishings for the comfort of mass transit 
users.   
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Traffic Improvements 
 

On an as-needed basis, the DDA may assist with traffic improvement measures, particularly 
installing mast arm-type signals throughout the district.  The improvements will be made at 
the corner of Ford and Middlebelt Roads; at Ford Road at Henry Ruff, Brandt and Harrison; 
at Middlebelt Road at Beechwood, and Maplewood. 
 
Other Projects Consistent with the Objectives of the Plan 
 
Certain projects described in the Plan may require additional construction, demolition, or 
alteration of existing public improvements to ensure or expedite completion, beyond that 
specifically described in this Plan.  Other improvements that further the goals of the 
Development Plan but are not specifically listed in this Plan or for which costs are not 
available, may be constructed at such time as there is a sufficient tax increment generated to 
fund their cost.  An annual project prioritization system will be adopted by the DDA which 
ranks the proposed public improvements based upon a variety of factors, including:  
developer commitments, potential SEV increase, ability to maintain the improvement, 
elimination of blight, timing of elements, and other factors. 

 
7.  A Statement of the Construction or Stages of Construction Planned, and the Estimated 

Time of Completion.   
 
 The anticipated schedule for construction and implementation of the public improvement 

projects for the Development Area is outlined in Table 1, “Estimated Project Costs and 
Schedule.”  The actual timing and sequence of projects may vary based on fund availability, 
opportunities that arise to achieve the goals and purposes of this plan, and DDA priorities. 

  
8. Parts of the Development Area to be Left as Open Space and Contemplated Use.  
 
 The Commons may remain as open space in the Development Area or be developed for other 

purposes.  Also as described above, the existing open space is planned to be enhanced for use 
for civic gatherings at the Civic Center on Middlebelt at Block.  No other areas within the 
Development Area are currently designated as public open space.   

 
9. Portions of the Development Area which the Authority Desires to Sell, Donate, 

Exchange, Or Lease To or From the Municipality and the Proposed Terms.  
 

The DDA may purchase the library site from the City in order to facilitate transfer of the site to 
the private sector, or to allow its redevelopment or use for public purposes, while encouraging 
compliance with an overall plan.  The purchase terms for the library site have yet to be 
determined, however both the City and the DDA will comply with all legal requirements.  
Currently, the DDA has no other plans to sell, donate, exchange, or lease to or from the City of 
Garden City any land in the Development Area, however, if opportunities arise in furtherance of 
the goals and purposes of this plan, additional purchases may be considered. 

 
 
 
 



 

 
Garden City DDA -16- December 12, 2006 
 

10. Desired Zoning Changes and Changes in Streets, Street Levels, Intersections and 
Utilities.  

 
No zoning changes are proposed as part of this Plan.  However, as the Plan progresses, the 
DDA, as a component of its redevelopment strategy, may recommend to the Planning 
Commission certain changes to the Master Plan and the Zoning Ordinance that affect properties 
within the Development Area.  Any zoning changes on parcels in the DDA district will be 
coordinated between the DDA, the Planning Commission, and the City Council according to 
State enabling acts and the adopted procedures of the City.  Any change will occur in a manner 
that ensures appropriate future land uses within the district for the attainment of the goals as 
stated herein.   

 
Improvements to the Development Area’s municipal parking lots, the “Back Sidewalk 
Initiative,” and other projects may require pavement removal, traffic modifications, and 
relocating expanding or burying existing utilities.  Detailed design plans to be prepared as part of 
the implementation of this plan may specify further utility or street changes.    

 
11. An Estimate of the Cost of the Development, Proposed Method of Financing and Ability 

of the Authority to Arrange the Financing. 
  

The estimated cost of the DDA’s portion of the public improvement projects listed herein, 
including the cost of associated administration, engineering, planning, and design work as 
outlined in Table 1 is $25,518,000 over 30 years.  It is anticipated that these projects will be paid 
for with tax increment revenues generated by annual increases in property valuations from 
economic growth and new construction within the Development Area, supplemented with grant 
funds as may become available.  The façade improvement program will be funded primarily 
using funds repaid to the DDA for outstanding loans. 
  
It is anticipated that most projects will be financed on a “pay-as-you-go” basis using funds on-
hand or accumulated from prior years’ captures.  However, the DDA may determine that there 
is a need to sell bonds, obtain loan funds or grants, or receive contributions from any of the 
other sources permitted under P.A. 197 of 1975, as amended, to facilitate completion of one or 
more of the improvement projects.   
 
The cost estimates for projects are rough estimates because construction or design drawings 
have not yet been prepared, and therefore have been based on preliminary concept designs.  A 
percentage has been factored into the estimates to cover contingencies and design costs.  The 
costs are estimated in current dollars. 

 
12. Designation of 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.  

  
All public improvement projects undertaken as part of this plan will remain in public ownership 
for the public benefit.  The DDA does not own any property at this time.  However, as noted 
above, the DDA may purchase the library site for use or redevelopment in accordance with the 
Downtown Design Plan, City Master Plan, site design plan to be prepared and the goals of this 
Development Plan.  Further, the DDA may consider other property acquisition, lease, or sale, as 
appropriate, in furtherance of the goals of this plan. The person or persons to whom such 
property may be leased or conveyed is unknown at this time. 
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13. The Procedures for Bidding for the Leasing, Purchasing, or Conveying of All or a 
Portion of the Development Upon its Completion, if There is no Expressed 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 to Those Persons.    

 
The Authority may purchase and then sell or otherwise directly convey the library site, or 
alternately may retain the site for public purposes.  Once the DDA purchases, receives a 
donation, acquires or otherwise comes to own property in the Development Area, it will adopt 
appropriate procedures for the management and disposition of the property at a regularly 
scheduled public meeting of the Authority.  All DDA conveyance and disposition procedures 
shall be developed in compliance with Federal, State, and local regulations. 
 
Acquisition and disposition procedures will include the ability of the Authority to dispose of 
acquired parcels or lots with the value of such parcels or lots based upon an independent 
appraisal of the real estate by a qualified real estate appraiser licensed to perform such work in 
the State of Michigan.  In the event the Authority decides to dispose of a parcel or parcels of real 
property, the sale may be for more than appraised value, at appraised value, or below the 
appraised value at the discretion of the Authority Board.  

 
 14. Estimates of the Number of Persons Residing in the Development Area.  

  
142 persons are estimated to currently reside within the Development Area boundaries.  No 
individuals are proposed to be displaced under the Plan, and no occupied residences are 
designated for acquisition and clearance by the DDA.  The City gave due notices and advertised 
in an attempt to form a Development Area Citizens Council (DACC).  Only two individuals 
came forward, neither of whom was a resident of the Development Area, thus City Council was 
unable to create a DACC.   

 
 15.  Response to MCL 125.1667(2)(m), 125.1667(2)(n), and 125.1667(2)(o). 

 
This section is not applicable. The DDA does not intend to condemn property in conjunction 
with this plan.  However, in the future, if the condemnation of property is necessary to meet the 
objectives of this plan, the Downtown Development Authority will submit to the City Council 
an acquisition and relocation plan consistent with the Standards and Provisions of the Federal 
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970. 

 
16. 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 Federal Uniform Relocation Assistance and Real Property Acquisition 
Policies Act of 1970. 

 
 The DDA does not intend to condemn property in conjunction with this plan.  As a result, this 

section is not applicable.  However, in the future, if the condemnation of property is necessary 
to meet the objectives of this plan the Downtown Development Authority will submit to the 
City Council an acquisition and relocation plan consistent with the Standards and Provisions of 
the Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970. 
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17. A Plan for Compliance with the Federal Uniform Relocation Assistance and Real 
Property Acquisition Policies Act of 1970 and Act 227 of the Public Acts of 1972. 

 
 The DDA does not intend to condemn property in conjunction with this plan.  As a result, this 

section is not applicable.  However, in the future, if the condemnation of property is necessary 
to meet the objectives of this plan the Downtown Development Authority will submit to the 
City Council an acquisition and relocation plan consistent with the Standards and Provisions of 
the Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 
and Act 227 of the Public Acts of 1972. 
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TAX INCREMENT FINANCING PLAN 
 
1. Purpose of the Tax Increment Financing Plan. 
 

Garden City’s Downtown Development Authority, created November 11, 1983, was established 
to mitigate the negative social and economic impacts of downtown property value deterioration.  
In order to accomplish a number of goals, such as to increase property tax valuation and 
facilitate the overall economic growth of its business district, City Council  deemed it beneficial 
and necessary to create and provide for the operation of a Downtown Development Authority 
under the provisions of Public Act 197 of 1975, as amended. 
 
The DDA has determined that a Tax Increment Financing Plan (“TIF Plan”) is necessary to 
achieve the purposes of the Act, and is authorized to prepare and submit said plan to the 
governing body.  The TIF Plan includes the preceding Development Plan, and a detailed 
explanation of the tax increment procedure, the maximum amount of bonded indebtedness to 
be incurred, the duration of the program, the impact of tax increment financing on the assessed 
values of all taxing jurisdictions in which the development area is located, and a statement of the 
portion of the captured assessed value to be used by the DDA. 

 
2. Explanation of the Tax Increment Procedure. 

 
As provided in P.A. 197 of 1975, as amended, tax increment financing is a financing tool for the 
redevelopment of designated development areas within a DDA Development Area.   Tax 
increment financing is the process of expending new property tax dollars for improvements that 
generally benefit the parcels that pay the taxes.  Tax dollars generated from new private property 
developments and from improvements to existing private property within a designated 
development area are “captured” and utilized by the DDA to finance public improvements 
within that development area.  This process supports and encourages continued private 
investment. 
 
To utilize tax increment financing, the DDA must prepare a development plan and a tax 
increment financing plan.  Both plans are submitted to the City Council.  The Council must 
adopt the plans by ordinance.  As described above, the plans specify the initial assessed value, 
estimate the captured assessed value, and provide for the expenditure of the funds.  These plans 
may be amended in the future to reflect changes desired by the DDA.  All amendments must 
follow the procedures of the Act. 

 
Captured assessed value is defined in the Act, as the amount, in any one year, by which the 
current assessed value of the development area exceeds the initial assessed value.  Initial assessed 
value is defined as the assessed value, as equalized, of all the taxable property within the 
boundaries of the development area at the time the ordinance establishing the tax increment 
financing plan is approved, as shown by the most recent assessment roll of the municipality. 
 
Such funds transmitted to a DDA are termed “tax increment revenues”.  Tax increment 
revenues are the amount of ad valorem and specific local taxes attributable to the application of 
the levy of all taxing jurisdictions other than the state education tax and local or intermediate 
school districts upon the captured assessed value of real and personal property in the 
development area. 
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For this Plan, the initial assessed value is the total State Equalized Value (SEV) for all real and 
personal property in the development area as of 1983.  A list of the properties in Development 
Area is included in Appendix B. 

 
The applicable tax levy for tax increment purposes in the DDA Development Area will be the 
total millage levied by the eligible taxing jurisdictions. The Garden City Schools, State of 
Michigan state education tax, and Intermediate School District taxes are not included because 
the tax levies of these jurisdictions are exempt from capture.  The initial tax levy of all applicable 
taxing jurisdictions listed in Table 2 is 26.9531 mills.   

 
3. Maximum Amount of Bonded Indebtedness to be Incurred. 
 

The DDA is currently repaying bonds issued to finance the Ford Road streetscape.  Those 
bonds are due to be retired in 2019, as reflected in Table 4.  Other than the streetscape bonds, at 
this time the DDA has no plans to incur any bonded indebtedness to finance the improvement 
program.  Most improvements will be implemented on a “pay-as-you-go” basis as tax increment 
revenues are transmitted to the DDA, or as may be accumulated over more than one year, and 
held in reserve to allocate for projects. 

 
The DDA may obtain a loan to fund purchase of the library site, depending upon the 
favorability of terms, availability of other funds, and its decision on whether to purchase the site.  

 
Table 2 

Applicable Millage Summary 
 

Taxing Jurisdictiona Projected Captured Millage Rate 
(2006 Rates)b 

City of Garden City 16.5218 
Schoolcraft Community College 1.7967 
Jail 0.9381 
HCMA: Huron-Clinton Metro 
Authority 

 
0.2146 

WCTA 0.5980 
Wayne County 6.6380 
Wayne County Parks 0.2459 
Total Applicable Millage 26.9531 

     
   Notes: 

a. Garden City Schools, State Education Tax and Intermediate Schools are not included because the 
tax levies of these jurisdictions are exempt from capture. 

b. Rates are per $1,000 .00 of taxable value. 
 

 Under this TIF plan, the tax levy on the entire captured assessed valuation is planned to be 
utilized by the DDA.  The tax increment revenues will be expended in the manner as set forth in 
this Plan.  Estimates of the projected growth in taxable value, the revenue captured by taxing 
jurisdictions and the tax increment revenues to be received by the DDA are included in Tables 3 
and 4. 
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4.  Duration of the Program. 
 

The duration of this TIF Plan shall be for 30 years, commencing upon approval by the City 
Council in 2007.  This plan will expire with the collection of taxes due in December 2036, unless 
it is amended to extend or shorten its duration. 

 
5. Statement of the Estimated Impact of Tax Increment Financing on Taxing Jurisdictions 

In Which the Development Area is Located.  
 

The maximum effect of this Plan on the taxing jurisdictions in which the Development Area is 
located is that the taxable value upon which taxes are now levied will remain constant over the 
life of this Plan.  If private development occurs and values increase as anticipated in this Plan, 
potential taxes captured from each taxing jurisdiction over the duration of the Plan are estimated 
in Table 4. 
 
Of course, at the expiration of this TIF Plan, all taxing jurisdictions will benefit substantially 
from new private development and from a tax base that has been stabilized and enhanced as a 
result of the public improvement program. 

 
6. Plan for the Expenditure of Captured Assessed Value by the Authority 
 

A. Estimate of Tax Increment Revenues 
 

Table 4 shows projected value increase over the next 30 years.  Based on input from the City 
Assessor, the projected annual growth in taxable value is estimated in Table 3 at a 2.5% 
annual rate.  Both real and personal property assessments are included in the taxable value 
projections.  Table 4 also provides estimates of the tax increment revenues to be accrued by 
the DDA.   
 
Additional increases in the assessed valuation for the Development Area and consequent tax 
increment revenues may result from other new construction, expansion, rehabilitation, or 
further appreciation of property values, including reuse/redevelopment of the library site.  
These increases are beyond those projected in this plan, but if such increases result, the tax 
increment revenues will be spent according to this plan to accelerate the implementation of 
the public improvement program.   

 
B. Expenditure of Tax Increment Revenues 

 
The program and schedule for the expenditure of tax increment revenues to accomplish the 
proposed public improvements for the DDA Development Area is outlined in Table 1.  
Cost estimates shown are current estimates only.  These estimates are based solely upon 
concepts and have not been developed from construction drawings.  The cost estimates 
consider fees for design, preparation of construction drawings, and other contingencies. 

 
Any additional tax increment revenues beyond those projected in this plan will: 

 
1) be used to further the implementation of the public improvement program, 
2) be used to expedite any debt service, or  
3) be returned, pro-rata, to the taxing units. 
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Should the tax increment revenues be less than projected, the DDA may choose to: 
 

1) Collect and hold the captured revenues until a sufficient amount is available to 
implement specific public improvements. 

2) Implement public improvement projects based upon the ability to match existing funds 
with expenditures while seeking out additional funding sources. 

3) Amend the development plan and/or tax increment financing plan to allow for 
alternative projects and funding. 

 
The Downtown Development Authority shall annually review proposed increment 
expenditures and revenues to prioritize the use of additional funds.  Other public 
improvements which would further the completion of the Development Plan may be funded 
by the DDA. 
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Table 3 
Future Capture Estimates and Impact on Jurisdictions 

Garden City DDA 
 

Fiscal Yeara Total Taxable 

Valueb

Captured 

Taxable Valuec

Garden City  
(16.5218)

Wayne Co.  
(6.6380)

Jail  
(.9381)

WC Parks 
(.2459)

HCMA 
(.2146)

SCC 
(1.7967)

WCTA 
(.5980)

Total Tax Increment 
Revenue

2007a $28,704,148 $16,182,155 $267,358 $107,417 $15,180 $3,979 $3,473 $29,074 $9,677 $436,159
2008 $29,421,752 $16,899,759 $279,214 $112,181 $15,854 $4,156 $3,627 $30,364 $10,106 $455,501
2009 $30,157,296 $17,635,303 $291,367 $117,063 $16,544 $4,337 $3,785 $31,685 $10,546 $475,326
2010 $30,911,228 $18,389,235 $303,823 $122,068 $17,251 $4,522 $3,946 $33,040 $10,997 $495,647
2011 $31,684,009 $19,162,016 $316,591 $127,197 $17,976 $4,712 $4,112 $34,428 $11,459 $516,476
2012 $32,476,109 $19,954,116 $329,678 $132,455 $18,719 $4,907 $4,282 $35,852 $11,933 $537,825
2013 $33,288,012 $20,766,019 $343,092 $137,845 $19,481 $5,106 $4,456 $37,310 $12,418 $559,709
2014 $34,120,212 $21,598,219 $356,841 $143,369 $20,261 $5,311 $4,635 $38,806 $12,916 $582,139
2015 $34,973,217 $22,451,224 $370,935 $149,031 $21,061 $5,521 $4,818 $40,338 $13,426 $605,130
2016 $35,847,548 $23,325,555 $385,380 $154,835 $21,882 $5,736 $5,006 $41,909 $13,949 $628,696
2017 $36,743,736 $24,221,743 $400,187 $160,784 $22,722 $5,956 $5,198 $43,519 $14,485 $652,851
2018 $37,662,330 $25,140,337 $415,364 $166,882 $23,584 $6,182 $5,395 $45,170 $15,034 $677,610
2019 $38,603,888 $26,081,895 $430,920 $173,132 $24,467 $6,414 $5,597 $46,861 $15,597 $702,988
2020 $39,568,985 $27,046,992 $446,865 $179,538 $25,373 $6,651 $5,804 $48,595 $16,174 $729,000
2021 $40,558,210 $28,036,217 $463,209 $186,104 $26,301 $6,894 $6,017 $50,373 $16,766 $755,663
2022 $41,572,165 $29,050,172 $479,961 $192,835 $27,252 $7,143 $6,234 $52,194 $17,372 $782,992
2023 $42,611,469 $30,089,476 $497,132 $199,734 $28,227 $7,399 $6,457 $54,062 $17,994 $811,005
2024 $43,676,756 $31,154,763 $514,733 $206,805 $29,226 $7,661 $6,686 $55,976 $18,631 $839,717
2025 $44,768,675 $32,246,682 $532,773 $214,053 $30,251 $7,929 $6,920 $57,938 $19,284 $869,148
2026 $45,887,892 $33,365,899 $551,265 $221,483 $31,301 $8,205 $7,160 $59,949 $19,953 $899,314
2027 $47,035,089 $34,513,096 $570,218 $229,098 $32,377 $8,487 $7,407 $62,010 $20,639 $930,235
2028 $48,210,966 $35,688,973 $589,646 $236,903 $33,480 $8,776 $7,659 $64,122 $21,342 $961,928
2029 $49,416,240 $36,894,247 $609,559 $244,904 $34,610 $9,072 $7,918 $66,288 $22,063 $994,414
2030 $50,651,647 $38,129,654 $629,971 $253,105 $35,769 $9,376 $8,183 $68,508 $22,802 $1,027,712
2031 $51,917,938 $39,395,945 $650,892 $261,510 $36,957 $9,687 $8,454 $70,783 $23,559 $1,061,843
2032 $53,215,886 $40,693,893 $672,336 $270,126 $38,175 $10,007 $8,733 $73,115 $24,335 $1,096,827
2033 $54,546,283 $42,024,290 $694,317 $278,957 $39,423 $10,334 $9,018 $75,505 $25,131 $1,132,685
2034 $55,909,940 $43,387,947 $716,847 $288,009 $40,702 $10,669 $9,311 $77,955 $25,946 $1,169,440
2035 $57,307,689 $44,785,696 $739,940 $297,287 $42,013 $11,013 $9,611 $80,466 $26,782 $1,207,113
2036 $58,740,381 $46,218,388 $763,611 $306,798 $43,357 $11,365 $9,918 $83,041 $27,639 $1,245,729

$900,011,961 $14,869,818 $5,974,279 $844,301 $221,313 $193,143 $1,617,051 $538,207 $24,258,112

c. Incremental increase projected using combined real and personal property values and 2005 millage rates.

Taxing Jurisdictions

b. Annual increase estimated at 2.5%

d. Fiscal year 2007 is 7/1/06 - 6/30/07; etc.

a. Actual values from City Financial Report for FY 2006 used as basis for projections.
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Table 4 
Projected Available Tax Increment Revenue 

Garden City DDA 
Fiscal Yeard Total Taxable Valueb  Captured Taxable Value Total Tax Increment 

Revenuec

Streetscape Bond Debt 

Servicea

Net Tax Increment 
Revenue Available

2007 $28,704,148 $16,182,155 $436,159 $185,898 $250,261
2008 $29,421,752 $16,899,759 $455,501 $182,389 $273,112
2009 $30,157,296 $17,635,303 $475,326 $218,992 $256,334
2010 $30,911,228 $18,389,235 $495,647 $213,605 $282,042
2011 $31,684,009 $19,162,016 $516,476 $208,123 $308,353
2012 $32,476,109 $19,954,116 $537,825 $242,624 $295,201
2013 $33,288,012 $20,766,019 $559,709 $234,990 $324,719
2014 $34,120,212 $21,598,219 $582,139 $227,191 $354,948
2015 $34,973,217 $22,451,224 $605,130 $219,269 $385,861
2016 $35,847,548 $23,325,555 $628,696 $251,305 $377,391
2017 $36,743,736 $24,221,743 $652,851 $241,146 $411,705
2018 $37,662,330 $25,140,337 $677,610 $230,885 $446,725
2019 $38,603,888 $26,081,895 $702,988 $220,623 $482,365
2020 $39,568,985 $27,046,992 $729,000 $210,362 $518,638
2021 $40,558,210 $28,036,217 $755,663 $0 $755,663
2022 $41,572,165 $29,050,172 $782,992 $0 $782,992
2023 $42,611,469 $30,089,476 $811,005 $0 $811,005
2024 $43,676,756 $31,154,763 $839,717 $0 $839,717
2025 $44,768,675 $32,246,682 $869,148 $0 $869,148
2026 $45,887,892 $33,365,899 $899,314 $0 $899,314
2027 $47,035,089 $34,513,096 $930,235 $0 $930,235
2028 $48,210,966 $35,688,973 $961,928 $0 $961,928
2029 $49,416,240 $36,894,247 $994,414 $0 $994,414
2030 $50,651,647 $38,129,654 $1,027,712 $0 $1,027,712
2031 $51,917,938 $39,395,945 $1,061,843 $0 $1,061,843
2032 $53,215,886 $40,693,893 $1,096,827 $0 $1,096,827
2033 $54,546,283 $42,024,290 $1,132,685 $0 $1,132,685
2034 $55,909,940 $43,387,947 $1,169,440 $0 $1,169,440
2035 $57,307,689 $44,785,696 $1,207,113 $0 $1,207,113
2036 $58,740,381 $46,218,388 $1,245,729 $0 $1,245,729

$900,011,961 $24,258,112 $3,277,405 $20,980,707

a Bond repayment began Fall 1998
b Annual increase estimated at 2.5%; actual taxable value for 2006 was used as base.
c Tax increment projected using combined real and personal property values and 2005 millage rates.
d Fiscal year 2007 is 7/1/06 through 6/30/07, etc.

1983 (Base Year Total)     $12,521,993  
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Appendix A 
 
§ 33.171 DOWNTOWN DISTRICT. 
 
The Downtown District in which the Authority shall exercise its power as provided by Act 197 shall 
consist of the following described territory in the city, subject to such changes as may hereinafter be 
made pursuant to this subchapter and Act 197. 
 
An area in the city of Garden City, Michigan, within the boundaries described as follows: 
 
North of Ford Road (to 295 feet), east of Henry Ruff, south of Beechwood, and west of Brandt: 
 

Lots 126 through 129 of Folker’s Full Acre Farms No. 1 Subdivision, 
 
  Lots 270 through 277 of Folker’s Full Acre Farms No. 2 Subdivision. 
 
North of Ford Road, east of Brandt, south of Beechwood and east of Middlebelt Road: 
 

Lots 123 through 147 of Folker’s Full Acre Farms No. 1 Subdivision, 
 
  All of I.L. Blalack’s Denzer Subdivision. 
 
North of Beechwood, east of Brandt (to 349.04 feet), south of Elmwood and west of Middlebelt 
Road: 
 

Lots 162a through 166(a, b) of Folker’s Full Acre Farms No. 1 Subdivision, 
 
  Lots 187 (a1, b) through 191 (a1) of Folker’s Full Acre Farms No. 1 Subdivision, excluding 

Lot 191 (b1, b2, b3, b4). 
 
North of Elmwood, east of Brandt, south of Balmoral and west of Middlebelt Road: 
 
  Lots 1a through 9a, 84, 85, 86a of Stellar Subdivision including the 20 ft. alley locate 100 feet 

west of Middlebelt Road: 
 
  Acreage E8b1, E9d1a, E9ala, E9dlb, Lots 87a, 88a, 89a, 90a1 of Stellar Subdivision including 

25.32 feet of alley located 100 feet west of Middlebelt Road. 
 
North of Ford Road, east of Middlebelt Road, south of Maplewood and west of Central: 
 

Lot 1a and 28a1 of Assessor’s Folker’s Little Farms Subdivision, (including adjacent alley), 
 
  Lot 30 through 36 of McFarlane Brothers Ford Road Subdivision No. 1, 
 
  Lots 8 through 29 of McFarlane Brothers Ford Road Subdivision (including 20 foot alley 

adjacent to north). 
 
North of Ford Road, east of Central, south of Krauter and west of Garden: 
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  Lots 523 through 537 and 580 through 599 of I.L. Blalack’s Garden City Addition 
Subdivision. 

 
North of John Hauk, east of Middlebelt, south of Ford Road and west of Garden: 
 

Lots 1a through 26a of Folker’s Garden City Acres Subdivision. 
 
North of John Hauk, east of Brandt, south of Ford Road (to 268 feet except Lots 18, 24 and 28 
which are to 295 feet), and west of Brandt: 
 

Lots 18 through 37a Folker’s Full Acre Farms Subdivision. 
 
North of John Hauk, east of Henry Ruff, south of Ford Road (to 295 feet) and west of Brandt: 
 

Lots 1 (a1, b1, b2) to17 of Folker’s Full Acre Farms Subdivision. 
 
North of Ford Road (to 130 feet), south of Krauter, east of Garden, west of Harrison: 
 

Lots 556 through 5709 of I.L. Blalack’s Garden City Addition Subdivision, 
 

Lots 744 through 765 including the 20 foot alley of I.L. Blalack’s Garden City Addition No. 
1 Subdivision. 

 
South of Ford Road, north of Pardo, east of Garden and west of Harrison: 
 
  Lots 1 through 29 of Harry E. Kinyon’s Little Estates Subdivision, 
 
  Lots 1 through 8 of Ingersoll’s Ford Road Subdivision, 
 
  Acreage S1a, 
 
  Lots 1 through 14 of Montgomery’s Subdivision. 
 
East of Middlebelt Road (to 222.65 feet), north of Bock, south of John Hauk and west of Garden: 
 

Lots 48 (a, b1), 50a, 51a, 52a, 53a and 54a of Foker’s Garden City Acres Subdivision and all 
of Donnelly Court. 

 
Lots 8 through 29 of McFarlane Brothers Ford Road Subdivision (including 20 foot alley 
adjacent to north). 

 
North of Ford Road, east of Central, south of Krauter and west of Garden: 
 

Lots 523 through 537 and 580 and through 599 of I.L. Blalack’s Garden City Addition 
Subdivision. 

 
North of John Hauk, east of Middlebelt, south of Ford Road and west of Garden: 
 
  Lots a1 through 26a of Folker’s Garden City Acres Subdivision. 
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North of John Hauk, east of Brandt, south of Ford Road (to 268 feet except Lots 18, 24 and 28 
which are to 295 feet), and west of Brandt: 
 
  Lots 18 through 37a of Folker’s Full Acre Farms Subdivision. 
North of John Hauk, east of Henry Ruff, south of Ford Road (to 295 feet) and west of  Brandt: 
 

Lots 1 (a1, b1, b2) to 17 of Folker’s Full Acre Farms Subdivision. 
 
North of Ford Road (to 130 feet), south of Krauter, east of Garden, west of Harrison: 
 
  Lots 556 through 579 of I.L. Blalack’s Garden City Addition Subdivision, 
 

Lots 744 through 765 including the 20foot alley of I.L. Blalack’s Garden City Addition No. 1 
Subdivision. 

 
South of Ford Road, north of Pardo, east of Garden and west of Harrison: 
 
  Lots 1 through 29 of Harry E. Kinyon’s Little Estates Subdivision, 
 
  Lots 1 through 8 of Ingersoll’s Ford Road Subdivision, 
 
  Acreage S1a, 
 
  Lots 1 through 14 of Montgomery’s Subdivision. 
 
East of Middlebelt Road (to 222.65 feet), north of Bock, south of John Hauk and west of Garden: 
 

Lots 48 (a, b1), 49 (a, b1), 50a, 51a, 52a, 53a and 54a of Folker’s Garden City Acres 
Subdivision and all of Donnelly Court. 
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