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Section 1
Development Plan
INTRODUCTION
The City of Center Line is located in Macomb County and surrounded by the City
of Warren. It is a close-knit community where business owners know their
customers by name. The City and downtown district maintain the walkable, urban
fabric of an inner-ring suburb. There are many amenities such as beautification
enhancements and public services, but there are also significant challenges
related to declining property values and lack of private investment.
The mission of the Center Line Downtown Development Authority (DDA) is to
encourage sustainable commercial development of the Downtown Development
District by helping current businesses grow and encouraging the development of
new businesses through physical improvements, financial incentives, and
marketing.
Center Line should be a friendly place to do business. The Development Plan
provides guidance to the DDA, including strategies for the revitalization of
underutilized properties, rehabilitation of building facades, and nurturing of the
entrepreneurial spirit through targeted marketing and financial incentives. The
Tax Increment Financing (TIF) Plan provides the legal foundation for funding these
improvements within the districts. The goal is to eliminate property value
deterioration and to promote economic growth and revitalization, and ultimately
to create an aesthetically pleasing, accessible, and vibrant Van Dyke and Ten Mile
Corridor.

PURPOSE OF THE DDA ACT
Act 197 of 1975 of the State of Michigan as amended, also known as the
Downtown Development Authority Act, was created to provide for the
establishment of a downtown development authority; to prescribe its powers
and duties; to correct and prevent deterioration in business districts; to
encourage historic preservation; to authorize the acquisition and disposal of
interest in real and personal property; to authorize the creation of an authority;
to authorize the levy and collection of taxes, the issuance of bonds, and the use
of tax increment financing in the accomplishment of specific downtown
development activities contained in the locally-adopted development plan.
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The Downtown Development Authority Act provides the legal mechanism for city
officials to address the needs and encourage economic development within the
City of Center Line (City) business district. This Act seeks to attack problems of
urban decline, strengthen existing areas, and encourage new private
development in the downtown districts. It seeks to accomplish this goal by
providing communities with the necessary legal, monetary, and organizational
tools to revitalize downtown districts, either through public-initiated projects or
in concert with private development projects.
The manner in which the Downtown Development Authorities choose to make
use of these tools does, of course, depend on the problems and opportunities
facing each particular city and the development priorities sought by the city in the
revitalization of its business district.
This Development Plan contains the information required by Section 17(2) of Act
127. Additional information is available from the City Manager.
The Center Line Downtown Development Authority (DDA) was established by
Ordinance No. 246 on March 5, 1979. The geographic area within which the
Center Line DDA has the powers and duties provided by the Act has been
designated as the Downtown District. The boundaries of this Downtown District
area shown on the map which follows, and the legal description is located in
Appendix 1.
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FIGURE 1.

DDA Development Area #1 and DDA Authority Boundary
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DESCRIPTION OF THE DEVELOPMENT AREA
Designation of Boundaries of the Development Area in
Relation to Highway, Streets, Streams, or Otherwise
The Center Line DDA has been given the authority by the City Council to operate
within the DDA Boundary. The DDA has also prepared a Development Plan for
Development Area #1 and intends to implement that Plan through the use of tax
increment financing. Figure 1 shows the DDA Boundary and the boundary of the
DDA Development Area #1.
In general, Development Area #1 includes the commercially zoned frontage along
both sides of Van Dyke Avenue as it traverses the City of Center Line. It also
includes the shopping center at the northwest corner of Ten Mile Road and Van
Dyke Avenue.
In 1993, there were 180 properties in Development Area #1, 16 of those were tax
exempt. The164 real taxable properties in the Development Area #1 comprised a
total 1993 initial taxable value of $16,145,204. At the time the DDA was created,
there were 129 personal properties associated with the district having a 1993
taxable value of $2,634,536. The initial value of all DDA property is identified in
Table # and a complete list of properties can be found in Appendix #.

TABLE 1. Taxable Value by Property Type
Type
Real Property
Personal Property
Total (Real and Personal)

Number
180
143
323

Taxable Value
16,145,204
2,634,536
18,779,740

% of Total
86.0%
14.0%
100%

Development and land use changes have occurred since the adoption of the
original Plan; however, the DDA is encouraged to retain the existing boundaries.
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Existing Streets and Public Facilities
The Existing Land Use map from the City’s Master Plan shows the dominance of
commercial development along Van Dyke and Ten Mile. The Van Dyke Corridor
can be characterized as having strip commercial along the frontage, parking areas
to the rear or sides of most structures, and then single-family residential about
200 feet from the centerline of Van Dyke. Van Dyke is the major north-south
traffic artery for the Cities of Center Line, Warren, and Sterling Heights. It has six
(6) lanes for moving traffic, a center left-turn lane, and turning lanes at Ten Mile
Road and I-696. Ten Mile Road is also six (6) lanes with a center left-turn lane.
There is no on-street parking on Van Dyke Avenue or Ten Mile Road.

TABLE 2: Major Road Data
Road

Segment

Van Dyke Avenue
(M-53)
Ten Mile Road

Traffic
Volumes

Annual Crash
Average

Stephens Drive to Ten Mile

30,600

19

Ten Mile to Eleven Mile

28,000

38

Lawrence to Van Dyke

15,100

16

Van Dyke to Hoover

15,700

25

Source: SEMCOG Road Segment Report 2014
The Development District also contains the alleys parallel to Van Dyke and Ten
Mile, as well as short segments of the following side streets Potomac, Menge,
McKinley, Bernice, Helen, Dale, Voerner, Gronow, Engleman, Paul G Hazen, Ritter,
Warre, Lawrence, Konczal, Automobile, Coolidge, Edward, Theisen, Kaltz, State
Park, Sterling, Superior, Standard, Stephens, and Wood.
The primary public land acreage is that area reserved and used as roads and street
rights-of-way. Van Dyke has an average right-of-way of about 100 feet. The side
streets generally have 50 feet of right-of-way. There are alleys separating most of
the commercial frontages from the residential neighborhoods. They have 16 feet
of right-of way.
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There is one City-owned parking lot located between Stephens and Standard
Streets on the west side of Van Dyke Avenue. There is also one vacant City-owned
lot located on the north side of Dale Street, east of the alley. It is currently home
to the Center Line Community Garden. One remaining City-owned property is the
public walkway which extends from Weingartz Avenue to Van Dyke Avenue
through the shopping center. This landscaped pedestrian walk and bikeway is 50feet wide. There is a gazebo on the site.
The City Hall, which is located near the southwest corner of Ten Mile Road and
Van Dyke Avenue, west of Lawrence Road, adjacent to the Development Area #1
boundary. The Post Office is located in Development Area #1 at the southeast
corner of Busch and Van Dyke Avenue. Other semi-public uses include substations
and transfer facilities of the various utility companies.
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TABLE 3: Existing Land Use
Land Use Categories

GIS Acres

Vacant
Single Family Residential
Multiple Family Residential
Commercial/Office
Industrial
Public/Semi-Public
Recreation/Open Space
Road ROW
Total

3.49
373.51
67.13
112.86
203.03
95.75
36.95
223.77
1,116.49

Percent (%)
0.31
33.45
6.01
10.11
18.18
8.58
3.31
20.04

Source: Center Line Master Plan 2014, GIS data

Existing Land Uses
The majority of frontages along Van Dyke Avenue and Ten Mile Road within
Development Area #1 are developed as retail, office, or service uses. The
predominant retailers are the automobile dealerships and the shopping center at
the northwest corner of Van Dyke and Ten Mile. The opposite northeast corner
houses the Center Line Senior Citizen high-rise housing complex. The first floor of
this structure also provides retail, office, and service facilities.
St. Clement Church, located on the east side of Van Dyke between Ritter and
Engleman, is another dominant feature of the landscape. The height and design
of the church and the bell tower make this facility and the senior citizen tower a
focal point of the City.
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FIGURE 2. Existing Land Uses
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Proposed Land Uses
The Development Plan concept is based on the rehabilitation and revitalization
of existing commercial and public or semi-public uses along Van Dyke Avenue and
Ten Mile Road; the encouragement of new commercial uses; development of
public and private lots for commercial, parking, and pedestrian amenities; and
the protection of residential neighborhoods adjacent to the corridor. The 2014
Master Plan introduced a new land use category of Mixed Use. This category is
designated for the current Senior Complex property. Mixed Use and Multifamily
Residential Use are designated in the DDA Boundary but outside the taxable DDA
Development Area #1.
Public improvements will be made, as necessary, to implement the goals and
objectives of the Development Plan. In addition, private investment will be
strongly encouraged through the utilization of incentives to private parties, such
as linking public investment with private investment through development
agreements and State economic development laws. Street relocation; water,
sewer, and storm water management improvements; and parking facilities may
be provided, when necessary, to assure a specific economic development.
Gateway signage, landscaping, sidewalk improvements, pedestrian plazas,
additional streetscape, and furniture will be provided to create a more attractive
physical, economic, and social environment. Façade, building, and signage
improvements to private structures are strongly encouraged through the
provision of architectural assistance and various economic incentives.

Zoning
Five zoning districts comprise the DDA Development Area 1. The B-3 General
Business zoning district provides the regulations for the greatest majority of
properties. This district allows for wide range of commercial, office and mixeduse uses. T-P Transitional Parking and M-1 Light Industrial zoning districts are
located in a linear pattern directly to the rear of the B-3 Districts. These properties
are intended as off-street parking for the Van Dyke businesses. The northwest
corner of Van Dyke Highway and Ten Mile Road is occupied by a strip shopping
center with a B-2 Planned Business designation. A PD Planned Development
district is located to the rear of Ten Mile Road B-3 frontage east of Van Dyke
Highway.
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FIGURE 3. Proposed Land Use
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FIGURE 4.

Zoning
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GOALS AND PRIORITIES
The overall goal of the Center Line Downtown Development Authority is
to improve and encourage the long-term economic viability of the Van
Dyke and Ten Mile commercial corridors. The projects and improvements
outlined in this Development Plan are designed to a nurture the necessary
physical, economic, and social environment that will enable the City of Center
Line to protect existing investment, attract new development, and stimulate the
revitalization of properties within the downtown district.

Physical Environment







Support infrastructure and parking area improvements necessary to
assure that new business continues to develop in the City
Encourage good design, architectural compatibility, color coordination,
high-quality materials, consistent building orientation, and façade
articulation that contribute to a cohesive and inviting corridor
Promote streetscape improvements, pedestrian walkways, and people
comforts that encourage the neighborhood residents to walk or bike to
the commercial facilities
Ensure regular maintenance of buildings, properties, and infrastructure

Economic Environment







Undertake projects and programs which will assist and focus on the
economic enhancement and marketing programs undertaken by the City
and its departments
Support financing of projects through special assessments, Federal and
State grants, State tax incentives, private investment, DDA millage, or
other tools, if necessary
Encourage entrepreneurism; retain the economically viable businesses
which presently exist and encourage their expansion
Provide economic development support to businesses and potential
developers

Social Environment
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Coordinate projects and events with State and local agencies, citizen
groups, and the City’s departments, commissions, and boards
Promote a positive and welcoming image of the corridor
Distribute promotional materials and maintain online resources and tools
for living, working, and doing business in the downtown district
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DESCRIPTION OF IMPROVEMENTS
The Development Plan for the Center Line Downtown Development Area includes
projects and programs which will fulfill the priorities and objectives of this Plan.
The Plan has been divided into these two major improvement components –
projects and programs. The following projects directly impact the physical
environment as a means to increase investment in the corridor and improve the
overall economic and social environment. The programs are intended to create a
steady economic and social environment for sustained investment and positive
physical redevelopment through incentives, marketing, and support.

Projects














Downtown district gateways and entry signage
Streetscape improvements and pedestrian enhancements along Van
Dyke, Ten Mile, adjacent alleys, and connecting side streets including
pedestrian lighting, seating, sidewalk, landscaping, trees, flower planters,
plazas, bike racks, trash receptacles, and other amenities
Bus stop improvements
Parking lot expansion and improvements
Revitalization of outdated building facades
Redevelopment of substandard or underutilized commercial sites
Demolition of substandard or vacant structures
Land assembly
Screening or buffering between commercial development and adjacent
residential
Utility improvements or relocation
Rerouting of streets to provide area for commercial development and
separate commercial traffic from residential area
Provision of on-street parking and pedestrian islands along Van Dyke and
Ten Mile, if permitted by the State and Macomb County
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Programs












Website for downtown district
Design and planning assistance
Façade improvement program
Signage improvement program
Landscape and streetscape beautification and maintenance programs
Pedestrian lighting
Wayfinding and promotional banners
Economic development ambassadors
Code enforcement and program ambassadors
Seasonal/community events and displays
Newsletters and marketing materials

Projects will be undertaken based on the ability of the DDA to finance such. It is
recognized by the DDA that the projects listed may be beyond the scope of the
DDA to complete with its own limited resources. Public-private partnerships as
well as State and Federal grant assistance may be necessary to implement all of
the above-mentioned items.
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LOCATION, EXTENT, CHARACTER, ESTIMATED COST,
AND TIMELINE OF THE IMPROVEMENTS
The DDA is positioned to fund small scale improvements as well as projects
related to marketing, planning, and operations. There are no plans for large scale
construction projects; however, the DDA may provide economic development
services and support to private redevelopment. Large scale development
opportunities include the Rinke Buick and Balkan Hall site. The following projects
represent the scope of perceived projects that will accomplish the objectives of
the DDA and the Development Plan and Tax Increment Financing Plan. A
description of each project is provided below as well as the estimated cost and
year of completion.

Website Development

2016

$40,000

This project involves the creation of a website designed to promote
development, employment, and commerce in the downtown district.
A website development specialist is required. Cost shared with City.

Website Maintenance and Marketing

2016
Ongoing

$40,000

This project involves the regular maintenance of the website as well as
digital promotion. It may be beneficial to appoint a person to
coordinate these efforts. This project may also involve better
coordination of marketing and promotions like coordinated store
hours, coordinated signage, special sales activities, etc. $5,000
annually. Cost shared with City.

Downtown Gateway Signage

2016-17

$250,000

The project would include new large gateway signs and landscaping
enhancements at the Downtown District entryways at the north and
south Van Dyke entrances and the west and east Ten Mile entrances
to the Development Area.
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Façade Improvements

2016

$160,000

Ongoing
This project involves the expansion of the existing Façade
Improvement Program. Up to $20,000 annually.

Streetscape and Project Maintenance

2016

$40,000

Ongoing
This project involves the maintenance of the streetscape
improvements, and parking areas in the DDA. The maintenance of
proposed improvements, such as DDA streetscape lighting and
landscape, gateways, DDA parking areas, public art, seasonal displays,
and Development Area beautification. The allocation of revenue for
this purpose would cover the costs associated with replacement and
upkeep of fixtures, structures, vegetation, public amenities, etc.
$5,000 annually.

Signage Improvements

2016

$32,000

Ongoing
This project involves the maintenance of the existing Signage
Improvement Program. Award two (2) $2,000 grants annually.

Consultation

2016

$160,000

Ongoing
This project includes any engineering, planning, economic
development services, and legal fees required as they relate to
projects identified in the Plan, and the use of a professional consultant
to assist in developing plans and strategies to achieve the goals and
objectives identified in the Plan. This also includes conducting
economic development programs, preparing specifications and
inspections for improvement programs, and creating guidelines for
façade improvements. $20,000 annually.
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STATEMENT OF THE CONSTRUCTION
Construction of the projects proposed above will be accomplished during
construction seasons.

TABLE 4: Timeline for Development Activities
2023

2022

2021

2020

2019

2018

2017

2016

Proposed Project
Website Development
Gateways
Façade Improvements
Consultation
Streetscape and Project
Maintenance
Signage Improvements
Website Maintenance
and Marketing

OPEN SPACE
It is anticipated that the walkway and bike trail area (known as Hogan Hills) which
provides a pedestrian connection from Weingartz Street to Van Dyke through the
shopping center will remain as open space. There is also hope that one or two
more walkways or bikeways can be provided to encourage pedestrian traffic
within the corridor. The DDA has a desire to improve pedestrian paths, including
alleys and the connections from the rear private and public parking areas along
the side streets. The existing Community Garden on Dale Street may be used for
development

DEVELOPMENT AREA OWNERSHIP AND TENURE
The DDA does not have any specific plan to sell, donate, exchange, or lease any
land or structure to or from the City of Center Line at this time. If streets are rerouted with the approval of the City, the necessary easements will be preserved.
If the DDA acquires land for roads or improvements, the necessary rights-of-way
will be dedicated to the City.
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ZONING CHANGES AND CHANGES IN STREETS,
STREET LEVELS, INTERSECTIONS, AND UTILITIES
Most of the land within the DDA Development Area #1 is zoned B-3 General
Business. Updates to the Center Line Zoning Ordinance introduce a Mixed-Use as
a special land use and within specific zoning districts. As a result, there is the
potential for residential development within the DDA district. Commercial use
will remain the dominant zoning use along the Van Dyke Avenue and Ten Mile
Road frontage.
As noted, streets may be relocated or looped to provide a separation between
commercial and residential land uses and traffic. The determination of street
levels, intersections, and utilities will be made during design and engineering.
It is anticipated that public utilities will be extended and improved in
Development Area #1 as needed, including the provision of storm drainage in
alleys and public parking lots. It may also be necessary to loop water or sewer
lines as developments are made. As the specific areas are redeveloped, it may
also be necessary to re-route or construct new utilities to service the new
buildings.

ESTIMATED COST OF DEVELOPMENT, PROPOSED
METHOD OF FINANCING THE DEVELOPMENT,
ABILITY OF THE AUTHORITY TO ARRANGE THE
FINANCING
Improvements are projected to occur according to the two phases listed in the
Statement of Construction. This program will shift as developments are finalized
and financing is secured. The estimated cost of the specific projects anticipated
in this Development Plan is approximately $620,000. This is broken down into
gateway signage - $200,000 (total); façade improvements - $200,000 (total);
signage improvements - $20,000 (total); website development - $20,000, website
maintenance and marketing - $20,000 (total); streetscape and project
maintenance - $40,000 (total); consultation - $40,000 (total).
Pursuant to Act 197, the costs of development may be financed by donations
received by the DDA, proceeds of a tax imposed pursuant to Section 12 of Act
197, revenue bonds issued pursuant to Act 94 of 1933, as amended, general
obligation bonds issued by the City in amounts limited in amount by a percentage
of the anticipated tax increment revenues available for payment of debt service
on such bond, tax increment bonds issued by the DDA pledging solely the tax
increments and other revenues of the DDA, proceeds of a special assessment
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district created as provided by law, and from money obtained from other sources
approved by the governing body. Table # in the Tax Increment Financing Plan
indicates the sources of income available to the DDA to pay the costs of the
development and the estimated amounts of each source for the 30 years, based
on captured assessed value of real and personal property within the Downtown
District. Although the DDA will capture any tax increments resulting from taxes
levied on increased personal property value, the DDA estimates those increments
for purpose of this Plan to be minimal.
All projects may be financed from revenues received by the DDA. The various
available methods of financing the DDA may seek to use are described in the
following text.

TABLE 5: Summary of Proposed Development Activities
Proposed
Project

Cost

DDA Share

Year

Anticipated
Method of
Financing
1

Website
Development
Website
Maintenance
and Marketing

$40,000

$20,000

2016

$40,000

$20,000

1

Gateways
Façade
Improvements
Consultation
Streetscape
and Project
Maintenance
Signage
Improvements

$250,000
$160,000

$250,000
$160,000

Ongoing
starting in
2016
2014-16
Ongoing

1
1

$160,000
$40,000

$160,000
$40,000

Ongoing
Ongoing

1
1

$16,000

$16,000

Ongoing

1

1 = Annual Tax Increment
2 = Tax Increment Bonds
3 = City Funds
4 = State, Federal, and Private Grants
5 = Special Assessments
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City of Center Line Limited Tax General Obligation Bonds
Issued Pursuant to Section 16 of Act 197
While Section 16 of the Act permits the City to issue general obligation bonds,
the Center Line DDA has no outstanding bonds.

Special Assessment/General Obligation Bonds
The City may also issue special assessment bonds along or in combination with
general obligation bonds to finance all or part of the street and alley
improvements, the sidewalks, lighting, gateways, façade and rear entrance
improvements, sign improvements, and parking improvements. The size of such
bonds issues would depend on the project included within such bond issues and
the portion of each such project to be financed from special assessments and the
portion, if any, to be financed from general funds. Payment of such special
assessment bonds would be from the proceeds of the special assessment rolls
consisting of the lands specially benefitted by the project. Payment of the general
obligation bonds would be from general funds of the City derived from the
proceeds of taxes levied upon all property within the City.

MDOT Small Urban Program
The Small Urban Program provides federal Surface Transportation Program
(STP) funding for road and transit capital projects.

MDOT Transportations Alternatives Program
A competitive grant program that funds projects such as non-motorized paths,
streetscapes, and historic preservation of transportation facilities that enhance
Michigan’s intermodal transportation system and provide safe alternative
transportation options.

MDOT Transportation Economic Development Fund
To provide funding for transportation construction costs associated with an
economic development project. The funds address transportation needs such as
infrastructure conditions, safety, and accessibility that are critical to the success
of the project. The project must related to a target industry, create or retain
permanent jobs, increase the local tax base, and be immediate and nonspeculative.
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DESIGNATION OF PERSON OR PERSONS, NATURAL,
OR CORPORATE, TO WHOM ALL OR A PORTION OF
THE DEVELOPMENT IS TO BE LEASED, SOLD, OR
CONVEYED
All public improvement projects undertaken as part of this Plan will remain in
public ownership for the public benefit.
It is anticipated certain lands may be acquired and later sold to commercial
developers who are willing to build a project acceptable to the Authority. There
are no known direct beneficiaries at this time. To the extent that certain projects,
such as the provision of public parking facilities, will benefit a set of businesses,
efforts will be made to capture such benefit though special assessments and
development agreements

RESIDENTIAL POPULATION AND THE
DISPLACEMENT OF PERSONS
The 2010 Census indicated that the City of Center Line has an average of 2.22
persons per household. There are two occupied single-family dwelling units
within the Development Area #1 at the present time, representing approximately
5 persons. Mixed-use development is promoted in Development Area #1. There
is no anticipated displacement or relocation required for this Plan.
The Center Line DDA, when required, will provide for the cost of relocation and
reimbursement of expenses in accordance with the Federal Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970.
The relocation of any families, individuals, or businesses shall also be carried out
in accordance with the statutory requirements and provisions of State of
Michigan Act No. 227 of the Public Acts of 1972, being sections 213.321 to
213.332 of the Michigan Compiled Laws.

DEVELOPMENT AREA CITIZENS’ ADVISORY COUNCIL
If the Development Area has 100 or more residents residing within it, a
Development Area Citizens’ Advisory Council must be appointed at least 90 days
before the public hearing on the Plan. There is no legal need for a Citizens’
Advisory Council within Development Area #1 at this time
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Section 2
Tax Increment Financing Plan
INTRODUCTION
This Tax Increment Financing Plan is established to make possible the financing
of the public improvements necessary or desirable for the City of Center Line
Development Area in accordance with the Development Plan for that area.

DETAILED EXPLANATION OF THE TAX PROCEDURES
The Downtown Development Authority enabling legislation, Act. No. 197 of the
Public Acts of 1975, as amended, enables Downtown Development Authorities
(DDA) to undertake a broad range of downtown improvement activities which
will contribute to the economic growth and the halting of deterioration of
property values in a designated downtown district. These improvement activities
include, but are not limited to, the following: plan and propose the construction,
renovation, repair, remodeling, rehabilitation, restoration or reconstruction of
public facilities or buildings; development of long-range plans; and otherwise
implement any plan of development in the downtown district necessary to
achieve the purpose of the enabling statute.
In order to provide the Authority with the means of financing the planning and
implementation of development proposals, the statute affords the opportunity
to undertake tax increment financing or development programs. These programs
must be identified in a Tax Increment Financing Plan which has been approved by
the governing body of a municipality.
Simply stated, tax increment financing permits the Authority to capture tax
revenues attributable to increase in value of real and personal property located
within an approved development area. The increases in property value may be
attributable to new construction, rehabilitation, remodeling, alterations,
additions, or to such other factors as the assessor may deem appropriate.
Taxing jurisdictions collecting ad valorem taxes can opt out of tax increment
capture for an expanded district area. This plan does not include expansion of
Development Area #1.

23
At the time the Ordinance establishing the Tax Increment Financing Plan is
approved, the sum of the most recently assessed values, i.e. the values as finally
equalized by the State Board of Equalization, of those taxable properties located
within the development area, is established as the “Initial Assessed Value.”
Property exempt from taxation at the time of determination of the Initial
Assessed Value shall be included as zero on the date of adoption of this Plan. The
local taxing jurisdictions consist of Macomb County, Macomb Community
College, and Huron-Clinton Metropolitan Authority. As a result of Proposal A
passed in March 1994, school districts are no longer included as part of the
capture.
In each subsequent year, the total assessed value of real and personal property
within the district is termed the “Current Assessed Value.”
The difference in any one year between the Current Assessed Value and the Initial
Assessed Value is the “Captured Assessed Value.” During that period which the
Development Area is in place, local taxing jurisdictions continue to receive ad
valorem taxes based on the Initial Assessed Value. Taxes paid on the Captured
Assessed Value in years subsequent to the establishment of the Development
Area, however, are payable to the DDA for the purposes established in the Tax
Increment Financing Plan.
For the City of Center Line Downtown Development Area #1 Tax Increment
Financing Plan, the initial assessed value will be the assessed value of all real and
personal property in the Development Area as set December 31, 1993, and
equalized by the State in May 1994. The initial assessed value of Development
Area #1 is $18,779,740.
The tax levy of all taxing jurisdiction in 1995 is 20.80 mills. Under this Tax
Increment Financing Plan, the tax levy on the entire capture assessed valuation is
to be utilized by the DDA in the manner as hereinafter set forth.

PROJECTION OF CAPTURED ASSESSED VALUES AND
REVENUES
The Tax Increment Financing Plan is based on the redevelopment or revitalization
of desired projects within Development Area #1. The larger sites such as the Rinke
Buick site and Balkin Hall site offer immediate economic advantages at an
unknown future date. In the interim life of the DDA, the small projects will assure
that the Center Line Van Dyke and Ten Mile corridors remain a viable and
competitive economic market.
As noted in the Development Plan, there are areas available for commercial
expansion and the DDA may support these large redevelopment projects by
providing economic development services or applying for State and Federal
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grants. However, the majority of projects will focus on supporting existing
businesses via façade and rear entry improvements, marketing, and consultation
services. Gateways, signage improvements, and maintenance for streetscape and
DDA projects will also enhance the overall physical and economic environment of
the corridor as a means to promote revitalization and investment.
The potential captured assessed values and the tax increment revenues from
these new projects have not been specifically included in any bonding proposal
for the Tax Increment Financing Plan.

TABLE 6: Millages
Millage Name
County
HCMA
SMART
College Operating
Total

Ad Val Rate
4.5685
0.2146
1.000
1.4212
7.2043

Based on the projected growth outlined in the Development Plan and the existing
tax rate of 7.2043, there will be generated revenues of about $10,978 in 2015,
$13,172 in 2016, $16,142 in 2017, $17,656 in 2018, $17,962 in 2019, $17,192 in
2020, $18,721 in 2021, $20,261 in 2022, $22,905 in 2023. This projection is based
on several assumptions:
1. The tax rate will remain unchanged. If other taxing districts that have a
tax base in Development Area #1 raise their millage, more revenues will
be raised for the Downtown Development Plan
2. Annual inflation growth rates have been projected for each year. The
inflation rate is projected at 0.03% in 2015, 1.5% in 2016, 2.0% in 2017,
1.0% in 2018, 0.2% in 2019, -0.5% in 2020, 1.0% in 2021 and 2022, and
1.7% in 2023.
Proposal A, adopted in March 1994, limits the annual assessment increase for
each property parcel in the State of Michigan to 5% or inflation rate, whichever
is less. When property is sold or transferred, adjust assessment to current value.
This has been figured into the new tax increment revenue projections.
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TABLE 7: Summary of Actual and Projected Captured Value and Revenue
Year
End
12/31

1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023

Current
Assessed
Valuation

18,779,740
18,779,740
18,779,740
18,779,740
18,779,740
19,779,740
19,779,740
24,779,740
24,779,740
26,279,740
26,279,740
26,279,740
26,279,740
26,279,740
26,279,740
26,279,740
26,279,740
26,279,740
22,623,243
22,621,043
18,857,605
20,519,170
21,545,129
21,750,000
22,000,000
22,000,000
25,000,000
25,000,000
25,000,000
25,000,000
25,000,000

CPI Inflation
Change AvgAvg (DetroitAnn ArborFlint, MI)

Ad Val Taxable
Value

3.2%
3.2%
2.6%
2.5%
2.2%
2.6%
3.6%
2.7%
2.6%
2.0%
1.6%
2.9%
3.0%
1.8%
2.3%
-0.6%
0.8%
3.3%
2.0%
1.6%
1.6%
0.3%
1.5%
2.0%
1.0%
0.2%
-0.5%
1.0%
1.0%
1.7%

18,779,740
18,779,740
18,779,740
18,779,740
18,779,740
19,192,894
19,691,910
20,400,818
20,951,640
23,336,807
23,234,984
23,606,744
24,796,094
25,708,138
27,681,466
27,530,751
26,014,164
22,623,256
22,621,043
18,857,605
18,645,521
18,665,006
18,721,001
19,001,816
19,381,852
19,575,671
19,614,822
19,516,748
19,711,916
19,909,035
20,247,488

CFT Taxable Value

n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
930,960
2,158,725
3,165,201
3,212,679
3,276,933
3,309,702
3,316,322
3,299,740
3,332,737
3,366,065
3,423,288

Ad Val Captured
Taxable Value

0
0
0
0
0
413,154
912,170
1,621,078
2,171,900
4,557,067
4,455,244
4,503,327
6,016,354
6,928,398
8,901,726
8,751,011
7,234,424
3,843,516
3,841,308
77,865
(134,219)
(114,734)
(58,739)
222,076
602,112
795,931
835,082
737,008
932,176
1,129,295
1,467,748

CFT Captured
Taxable Value

n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
930,960
2,158,725
3,165,201
3,212,679
3,276,933
3,309,702
3,316,322
3,299,740
3,332,737
3,366,065
3,423,288

Ad Val
Tax Rate

CFT Tax
Rate

0.0208
0.0208
0.0208
0.0208
0.0208
0.0208
0.0208
0.0208
0.0208
0.0208
0.0064405
0.0064328
0.0064328
0.0064328
0.0067943
0.0067943
0.0067943
0.0067943
0.0067943
0.0067943
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043
0.0072043

n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215
0.00360215

Ad Val Tax Increment
Revenue

8,594
18,973
33,718
45,176
94,787
28,694
28,969
38,702
44,569
60,481
59,457
49,153
26,114
26,099
529
(967)
(827)
(423)
1,600
4,338
5,734
6,016
5,310
6,716
8,136
10,574

CFT Tax Increment
Revenue

n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
3,353
7,776
11,402
11,573
11,804
11,922
11,946
11,886
12,005
12,125
12,331

Total Tax Fiscal Year
Increment
Revenue

0
0
0
0
0
8,594
18,973
33,718
45,176
94,787
28,694
28,969
38,702
44,569
60,481
59,457
49,153
26,114
26,099
529
2,387
6,949
10,978
13,172
16,142
17,656
17,962
17,196
18,721
20,261
22,905

FY1995
FY1996
FY1997
FY1998
FY1999
FY2000
FY2001
FY2002
FY2003
FY2004
FY2005
FY2006
FY2007
FY2008
FY2009
FY2010
FY2011
FY2012
FY2013
FY2014
FY2015
FY2016
FY2017
FY2018
FY2019
FY2020
FY2021
FY2022
FY2023
FY2024
FY2025

Source: City of Center Line, U.S. Department Of Labor, Bureau of Labor Statistics Consumer Price Index All Urban Consumers - (CPI-U) Detroit-Ann Arbor-Flint, MI
NOTE (1): Shaded years have been modified to reflect actual or forecasted figures.
NOTE(2): Because of the current capture taxable value being so close to the base taxable value of the DDA, substantial volatility exists in the current and future projected figures. Significant factors that could materially impact future forecasted figures include, but are not limited to,
(a) Michigan Tax Tribunal decisions negatively impacting the TV of a DDA parcel, (b) future increase or elimination of currently captured millages, and (c) national and/or global economic events that cannot be reasonably predicted at this time. Because of the small amount of
projected capture revenue and the volatility of the capture amount because of how close the capture values currently are to the base taxable value of the district, the city Finance Director/Treasurer recommends AGAINST any use of these captured funds toward the issue of a bond
that would need to be backed by the credit of the City of Center Line.
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USE OF TAX INCREMENT REVENUES
The tax increment revenues generated within the Development Area, pursuant
to the Development Plan as it now exists or is hereafter amended, shall be used
according to the budget of the Authority as approved by City Council in
accordance with the following
First, to pay the administrative, auditing, and operating expenses of the DDA and
the City for the Development Area, including planning and promotion, to the
extent provided in the annual budget of the Authority, as approved by the City
Council.
Second, the pay for projects and ongoing programs identified in the Development
Plan including website development, gateways, façade improvements,
consultation, streetscape and project maintenance, signage improvements, and
website maintenance and marketing.
Third, any tax increment receipts in excess of those needed under the preceding
paragraphs would be used for future development activities within the
Development Area, as defined in the Development Plan, or as expanded to
include all or parts of the Development Area pursuant to amendment or
modification of the Development Plan and this Tax Increment Financing Plan
pursuant to applicable provisions of Act 197 and other laws.

STATEMENT OF THE ESTIMATED IMPACT OF TAX
INCREMENT FINANCING ON TAXING JURISDICTIONS
IN WHICH THE DEVELOPMENT AREA IS LOCATED
The primary overall impact of the Plan is anticipated increased economic activity
within the Development Area. This increase in activity will, in turn, generate
additional tax revenue to local taxing jurisdictions through increases in assessed
valuation of real and personal property, improved residential neighborhoods, and
from increased in personal income from new employment within the
Development Area.
To the extent the current assessed value equals the initial assessed value, the
taxing jurisdictions would always receive the tax revenues they would have
received prior to the adoption of this Plan. The local taxing jurisdictions shall,
therefore, suffer no loss of current tax revenues.
The debt retirement millages for any local taxing jurisdiction within the
Development Area will also remain with those taxing jurisdictions.
It is anticipated that the development activities of the Downtown Development
Authority, financed in whole or in part by tax increment revenues, will produce a
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positive, material effect on the assessed values of property within, and in, the
proximity of the development and will ultimately result in the eventual collection
of greater real and personal property tax revenues than would otherwise have
been available.
The DDA proposed that all of the eligible taxes, minus those presently collected
for debt service retirement, subject to any agreements with the various taxing
units, levied on the captured assessment value within the district, be used by the
Authority to the extent needed from year-to-year to accomplish the purpose of
this Plan.

JUSTIFICATION OF THE TAX INCREMENT FINANCING
PLAN
This Tax Increment Financing Plan is based upon the premise that the anticipated
increase in development would not occur without the public improvements
projected in the Development Area Plan. In the decade preceding the original
adoption of this Plan in 1993, land values and tax revenues within the
Development Area were in decline. Many of the commercial properties remained
vacant and businesses occupying retail frontage were not always viable. Other
issues such as the lack of parking, loss of amenities along Van Dyke and Ten Mile
Road, conflicts with neighboring residential properties, and negative
environmental impacts also contributed to the physical, economic, and social
decline of the downtown district. Without the reversal promised through the
Development Plan, the loss of value and taxes would continue.
The basic premise of this Plan is that private development would not take place
without public investment. Therefore, the short-term investment made by the
taxing units in foregoing initial growth in tax revenues is repaid by the long-term
benefit of substantially greater taxes, improved neighborhoods, and increased
employment realized from a significantly stronger commercial tax base.
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Appendix 1

Legal Description of DDA Downtown District

Appendix 2

Legal Description of DDA Development Area #1

Appendix 3

DDA Development Area #1 Property Inventory

Appendix 4

Resolution

Appendix 5

Ordinance No. 339

Appendix 6

Gateway Photos
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A-6 Gateway Photos Ground signs
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A-6 Gateway Photos Pole signs
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A-6 Gateway Photos Gateway and streetscape elements
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A-6 Gateway Photos Banners and flags
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