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PART I 
INTRODUCTION 

 
A. General overview. 

The Michigan legislature in 2005 enacted Public Act 280, titled the Corridor Improvement 
Authority Act. This legislation allows cities, villages and townships to form an authority to:  

“correct and prevent deterioration in business districts; to encourage historic 
preservation; to authorize the acquisition and disposal of interests in real and 
personal property; to authorize the creation and implementation of development 
plans in the districts; to promote the economic growth of the districts; ........ to 
authorize the issuance of bonds and other evidences of indebtedness; to authorize 
the use of tax increment financing ....”  

 
Since adoption of this act, many local units of government in Michigan have sought the use 
of a Corridor Improvement Authority (CIA) as a means to stimulate economic 
revitalization of a business district within their community. A CIA can establish a special 
district for which a plan is prepared identifying specific public and private improvements 
necessary to prevent or correct deterioration in the business district and encourage new 
business investment. Funding for improvements identified in the plan may be provided by 
tax increment financing through taxes paid on the increased value created within the 
district by new private investment.  
 
In application, investments made by the CIA are funded by the increase in taxes paid by 
private investment in the district. The taxes paid on the original value of the district 
continue to be distributed to the applicable taxing entities. Thus in theory, no taxes are lost 
by any taxing entity because it is assumed that a specific business would not make the 
investment resulting in the increased tax base of the district if not for the implementation 
of the CIA Development and Tax Increment Financing Plan. 

 
B. Powers of the Authority. 
 Section 11 of the act provides a detailed explanation of the powers of the Board of the 

CIA, as follows: 

(a) Prepare an analysis of economic changes taking place in the development area. 

(b) Study and analyze the impact of metropolitan growth upon the development area. 

(c) Plan and propose the construction, renovation, repair, remodeling, rehabilitation, 
restoration, preservation, or reconstruction of a public facility, an existing building, or a 
multiple-family dwelling unit which may be necessary or appropriate to the execution of 
a plan which, in the opinion of the board, aids in the revitalization and growth of the 
development area. 

(d) Plan, propose, and implement an improvement to a public facility within the 
development area to comply with the barrier free design requirements of the state 
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construction code promulgated under Stille-DeRossett-Hale single state construction 
code act, 1972 PA 230, MCL 125.1501 to 125.153. 

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

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

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

(h) Acquire by purchase or otherwise, on terms and conditions in a manner the authority 
considers proper or own, convey, or otherwise dispose of, or lease as lessor or lessee, 
land and other property, real or personal, or rights or interest therein, which the 
authority determines is reasonably necessary to achieve the purposes of this act, and to 
grant or acquire licenses, easements, and options. 

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

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

(k) Lease in whole or in part, any facility, building or property under its control. 

(l) Accept grants and donations of property, labor, or other things of value from a public or 
private source. 

(m) Acquire and construct public facilities. 

(n) Conduct market research and public relations campaigns, develop, coordinate, and 
conduct retail and institutional promotions, and sponsor special events and related 
activities. 

(o) Contract for broadband services and wireless technology services in a development area. 
 
C. Background and need for the plan. 

Resolution Number 78230 adopted by the City of Grand Rapids City Commission after a 
formal public hearing held on February 17, 2009 formed the Uptown Corridor 
Improvement Authority for the Uptown neighborhood in Grand Rapids, Michigan.  The 
City Commission adopted a Resolution of Intent acknowledging the intent to form a 
Corridor Improvement Authority on January 27, 2009.  This resolution determined the 
CIA was necessary to: 
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(a) Correct and prevent deterioration in the business district; 

(b) Encourage historic preservation; and,  

(c) Promote economic growth. 
 
The specific goals of the CIA are designed to: 

(a) Improve the overall business climate of the district to deter economic decline and 
improve tax base. 

(b) Encourage the retention and expansion of employment opportunities. 

(c) Maintain and improve public facilities. 

(d) Provide guidance for compatible land use development within the district. 

(e) Improve the general appearance and visual amenities in the district while preserving 
sites with unique features or character. 

 
D. Plan development process. 

For about five years, neighborhood stakeholders have been organizing and clearly 
articulating the vision of a safe neighborhood and a thriving business district with strong 
local businesses, quality infrastructure, and a positive image that creates a sense of pride. 
The Uptown BID/CID Exploratory Team and the Uptown Forward Committee 
determined that one of the best ways to begin to realize this vision was to create the 
Uptown Corridor Improvement District. Stakeholders believed that the priorities of safe 
and economically thriving neighborhoods could be achieved through the creation of a CID 
that would improve and maintain public infrastructure, correct and prevent deterioration, 
and promote economic growth. 
 
Over the last five years, neighborhood leaders have worked on a number of initiatives; all of 
which contributed to this Development and Tax Increment Financing Plan.  These 
initiatives include: 2004 Michigan Cool Cities Neighborhood In Progress Designation; 
2007 Mind the Gap Retail Market Study; 2007 Uptown CID/BID Exploratory Team; and 
the formation of the 2008 Uptown Forward Team.   
 
The Uptown Forward Team developed the Proposal and Request for Creating a Uptown 
Corridor Improvement District and Authority and submitted it to the City of Grand 
Rapids in the fall of 2008.  The document’s policies were predicated on several major areas 
of focus for redevelopment.  This Development and Tax Increment Financing Plan is 
consistent with earlier and ongoing planning efforts of the community. 

 
 
 
 
 



 Development Plan and Tax Increment Financing Plan 

 
  

Uptown 4 Grand Rapids, Michigan 
Corridor Improvement Authority 

 



 Development Plan and Tax Increment Financing Plan 

 
  

Uptown 5 Grand Rapids, Michigan 
Corridor Improvement Authority 

PART II 
DEVELOPMENT PLAN 

 

A. Mission statement and benefits of the CIA. 
The following explanation of benefits of a CIA is presented in the Proposal and Request 
for Creating the Uptown Corridor Improvement District and Authority for the City of 
Grand Rapids, dated March 2009: 
 
“… a future Uptown CID would work to create a culture of investment in the area, 
generating not only tax increment for improvements to the district, but also creating jobs 
which generate income tax revenue for the City. In addition, the goal is that this culture of 
investment would spill into the surrounding area, inspiring surrounding property 
improvements, attracting new residents, drawing new businesses, and creating jobs, which 
generate more tax revenue for all taxing jurisdictions.”   
 
The benefits of a CID to Uptown and Grand Rapids are many.  The Proposal and Request 
for Creating the Uptown Corridor Improvement District and Authority for the City of 
Grand Rapids states that a CID: 

(a) Utilizes TIF to complete improvement projects according to local priority while 
leveraging other dollars such as earned income and private, state, federal and 
philanthropic monies for district improvements 

(b) Generates a clear plan to improve the district, implemented by an empowered local 
neighborhood stakeholder-government partner framework – a proven national method 
for success 

(c) Creates a district which fosters business investment by existing entrepreneurs and 
attracts complementary new business 

(d) Encourages local job creation, which produces more jobs for neighborhood residents 
and generates more income tax revenues 

(e) Encourages surrounding property improvements, increasing values of surrounding 
properties thus generating more property tax revenue  

(f) Promotes greater interest in mixed-use development, broadening business location and 
residential housing options and increasing the tax base 

(g) Brings more people into the district to shop for goods and services, thus generating 
more repeat customers for local businesses and increasing sales tax revenue 

(h) Stimulates new private development in a neighborhood where little private sector 
investment exists 

(i) Improves the climate of community and economic development for residents and 
businesses 
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(j) Contributes to a healthy neighborhood which decreases crime and the perception of 
crime, and increases public safety 

(k) Creates an improved commercial core and public space that is appealing to local 
residents and attractive to the creative class, spurring more “pride in place” and visitor 
allure 

(l) Retains and empowers residents in the neighborhood who can access jobs, goods and 
services locally 

(m) Creates an outreach and coordination mechanism at the neighborhood level for City-   
financed projects 

(n) Creates a public-private partnership with the City that enhances local input to improve 
the district 

(o) Forms a collaboration with the City to expedite the process for enforcing building code 
violations and incenting property upgrades 

 
B. Legal basis of the plan. 

This Development Plan and Tax Increment Financing Plan is prepared pursuant to 
requirements of Sections 18 and 21 of the Corridor Improvement Act, P.A. 280 of 2005, 
as amended. It addresses the geographic area of the Corridor Improvement District as 
established by the City Commission. A descriptive map, formation resolution and 
Ordinance including the legal description describing the CIA district are contained in the 
appendix. 

 
C. Development plan requirements. 

This section of the Development Plan provides specific information required in Section 21 
of the Corridor Improvement Authority Act.  It consists of information requested in 
subsections 2(a) and 2(r). 
 

Section 21. 2(a) The designation of boundaries of the development area in 
relation to highways, streets, streams, or otherwise. 

 
The CIA is the same as the boundary established by City Commission Resolution Number 
78230 adopted on February 17, 2009 and generally includes properties fronting Lake 
Drive, Wealthy Street, Fulton Street and Cherry Street in East Hills, Eastown, and Fulton 
Heights. A copy of the district legal description and a boundary map is contained in the 
appendix. 
 

Section 21. 2(b) The location and extent of existing streets and other public 
facilities within the development area, designating the location, character, and 
extent of the categories of public and private land uses then existing and 
proposed for the development area, including residential, recreational, 
commercial, industrial, educational, and other uses and shall include a legal 
description of the development area. 
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The CIA boundary is the same as the boundary established by City Commission 
Resolution Number 78230 adopted on February 17, 2009. The Uptown Corridor 
Improvement District generally includes properties fronting Lake Drive, Wealthy Street, 
Fulton Street and Cherry Street in East Hills, Eastown, and Fulton Heights.  
 
The parcel area land use distribution includes commercial (41.35%, however the ground 
floor square footage of commercial exceeds 55%), residential (29.49%), exempt (28.84%) 
and industrial (.32%).  
 
The legal description is: 
 
Commencing at parcel number 41-14-30-454-046 on the north side of Wealthy Street and 
parcel number 41-14-31-204-023 on the south side of Wealthy Street and including all lots 
and parcels abutting Wealthy Street east to parcels 41-14-29-486-015 on the north side of 
Wealthy Street and parcel 41-14-32-230-005 on the south side of Wealthy Street.  
 
Commencing at parcel number 41-14-32-235-001 on the south side of Lake Drive and 
parcel number 41-14-32-230-013 on the north side of Lake Drive westward including all 
lots and parcels abutting Lake Drive to parcel 41-14-30-429-001 on the south side of Lake 
Drive and parcel number 41-14-30-426-001 on the north side of Lake Drive.  
 
Commencing at parcel number 41-14-30-404-009 on the south side of Fulton Street and 
parcel number 41-14-30-255-035 on the north side of Fulton Street eastward including all 
lots and parcels abutting Fulton Street to parcel 41-14-29-403-046 on the south side of 
Fulton Street and parcel number 41-14-29-258-040 on the north side of Fulton Street.  
 
Commencing at the intersection of Lake Drive and Cherry Street including all lots and 
parcels abutting Cherry Street westward to parcel 41-14-30-404-026 on the north side of 
Cherry Street and parcel 41-14-30-454-021 on the south side of Cherry Street.  
 
Commencing at the intersection of Lake Drive and Robinson Road including all parcels 
abutting Robinson Road on the north side eastward to parcel number 41-14-29-477-031. 
 
Commencing at the intersection of Diamond Avenue and Wealthy Street including all lots 
and parcels abutting Diamond Avenue northward to parcel 41-14-29-358-029 on the west 
side of Diamond Avenue and 41-14-29-379-012 on the east side of Diamond Avenue.  
 
Commencing at the intersection of Diamond Avenue and Cherry Street south along 
Diamond Avenue including all lots and parcels abutting Diamond Avenue southward to 
parcel 41-14-29-355-021 on the west side of Diamond Avenue and parcel 41-14-29-376-003 
on the east side of Diamond Avenue.  
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Commencing at the intersection of Diamond Avenue and Fulton Street including all lots 
and parcels abutting Diamond Avenue southward to parcel 41-14-29-305-005 along the 
west side of Diamond Avenue and parcel 41-14-29-329-001 on the east side of Diamond 
Avenue.  
 
Commencing at the intersection of Diamond Avenue and Fulton Street including all lots 
and parcels abutting Diamond Avenue northward to parcel 41-14-29-158-031 on the west 
side of Diamond Avenue and parcel 41-14-29-182-001 on the east side of Diamond 
Avenue.  
 
Also including the following parcels: 41-14-32-226-003 and 41-14-32-202-015 on Giddings 
and 41-14-32-127-002 on Barth.  
 

Section 21. 2(c) A description of improvements to be made in the development 
area to be demolished, repaired, or altered, a description of any repairs and 
alterations, and an estimate of the time required for completion. 

 

A description of specific improvement projects that are contemplated within the 
development area is contained in the project schedule and budget at the end of this 
section. 

 
Section 21. 2(d) The location, extent, character, and estimated cost of the 
improvements including rehabilitation contemplated for the development area 
and an estimate of the time required for completion. 

 
A description, including cost estimate and schedule of implementation, for each 
improvement project that will be completed within the area is contained in the project 
schedule and budget at the end of this section. 

 
Section 21. 2(e) A statement of the construction or stages of construction 
planned, and the estimated time of completion of each stage. 

 
A description, including cost estimate and implementation schedule for each specific 
improvement project that will be completed within the area is contained in the project 
schedule and budget at the end of this section. 
 

Section 21. 2(f) A description of any parts of the development area to be left as 
open space and the use contemplated for the space. 

 
This plan contemplates the improvement of pocket parks within the area, the improvement 
of facilities, and the addition of bus shelters, etc.  Tables 1 through 3 on subsequent pages 
include the project descriptions. 
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Section 21. 2(g) A description of any portion of the development area which the 
authority desires to sell, donate, exchange, or lease to or from the municipality 
and proposed terms. 

 
A description, including real estate contemplated for acquisition and/or disposition 
(including cost estimates) for each specific improvement contemplated within the 
development area is contained in the project schedule and budget at the end of this 
section. There is no known property or real estate necessary to complete the streetscape 
improvements contemplated at this time. However, the CIA may wish to sell, donate, 
exchange, or lease property in the future. 

 
Section 21. 2(h) A description of desired zoning changes and changes in streets, 
street levels, intersections, and utilities. 

 
Zoning changes, street layout adjustments, street level modifications, intersection and 
utilities changes are not contemplated at this time; except as may be proposed in the 
project schedule and budget at the end of this section. 
 

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

 
A description, including cost estimate for individual projects and method of financing is 
contained in the project schedule and budget at the end of this section. 
 

Section 21. 2(j) Designation of the person or persons, natural or corporate, to 
whom all or a portion of the development is to be leased, sold, or conveyed in 
any manner and for whose benefit the project is being undertaken, if that 
information is available to the authority. 

 
Information concerning the names of persons for whom benefits may accrue are unknown 
at this time as final development plans and projects have yet to be prepared. Therefore, 
such information is unavailable. 
 

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

 
The CIA Board has not publicly announced commitments for the acquisition or sale of 
property as it has no property under supervisory responsibility of the CIA, nor is there 
expressed intention to acquire property to be under the supervisory responsibility of the 
CIA pursuant to the scope of projects listed in this section at this time. The CIA in 
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conjunction with the City Commission may discuss policies to explore acquisition of tax 
reverted property should properties within the CIA District become available for 
acquisition by the County through tax reversion procedures.   
 
It is not a priority of the CIA to acquire private property unless it advances a public 
improvement project or is necessary for economic development purposes.  Any property 
acquired or held by the CIA, to be sold, leased, or otherwise conveyed to private 
development interests shall be sold, leased, or otherwise conveyed in accordance with local 
municipal policy, terms, and conditions to be established by the CIA, and state law, if 
applicable.  At the time of the adoption of this plan, no private parties have been identified 
to whom land for redevelopment will be sold, leased, or otherwise conveyed; however, the 
CIA may convey such property to presently undetermined private parties for 
redevelopment for appropriate uses. 
 

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

 
No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Financing Plan. 
 

Section 21. 2(m) A plan for establishing priority for the relocation of persons 
displaced by the development in any new housing in the development area. 

 
No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Plan. Therefore, relocation plans are not required. 
 

Section 21. 2(n) Provision for the costs of relocating persons displaced by the 
development, and financial assistance and reimbursement of expenses, including 
litigation expenses and expenses incidental to the transfer of title, in accordance 
with the standards and provisions of the federal uniform relocation and real 
property acquisitions policies act of 1970, being Public Law 91-646, 42 USC 
sections 4601 et seq. 
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No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Financing Plan. Therefore, relocation plans are not 
required. 
 

Section 21. 2(o) A plan for compliance with Act No. 227 of the Public Acts of 
1972, being sections 213.321 to 213.332 of the Michigan Compiled Laws. 

 
No relocation of families or individuals is contemplated within the scope of this proposed 
Development Plan and Tax Increment Financing Plan. Therefore, relocation plans are not 
required. 
 

Section 21. 2(p) The requirement that amendments to an approved development 
plan and tax increment plan must be submitted by the authority to the governing 
body for approval or rejection. 
 

Amendments to an approved development plan and tax increment plan must be submitted 
by the authority to the governing body for approval or rejection.  

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

 
An annual report shall be submitted to each entity for which taxes are captured addressing 
use of CIA funds during the past budget year, status of implementation of the program of 
work set forth in the Development Plan and proposed CIA activities for the ensuing year.  
Any changes from this Development Plan will be addressed and changed by action of the 
City Commission as part of this annual review of CIA activities.  Amendments to the 
Development Plan and Tax Increment Financing Plan would be completed in compliance 
with notification and public hearing procedures of Section 22 of the Corridor 
Improvement Authority Act prior to action of the City Commission. 

 
Section 21. 2(r) Other material which the authority, local public agency, or 
governing board considers pertinent. 

 
This Development Plan contemplates the use of tax increment financing. The Authority 
will comply with the City Commission’s Policy on Corridor Improvement Authorities and 
Districts, as amended.  
 

Exemption of Inflationary Valuation Increase from TIF Capture 
 
Pursuant to Section 18 (1), the CIA may exclude from the tax increment financing plan 
captured growth in property value resulting solely from inflation. The CIA, by the terms of 
the agreement with the City, and the formation ordinance will capture inflationary growth 
with the following stipulations:  
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In a year in which the inflation rate as defined in, and calculated 
pursuant to, Section 34d if the General Property Tax Act, Act 206 
of the Public Acts of Michigan of 1893, as amended (MCL 211.34d) 
exceeds 5%, the City Commission may direct that the captured 
assessed value upon which tax increment revenues are calculated 
pursuant to a Corridor Improvement Development Area Plan be 
capped at the amount of captured assessed value attributable to 
“additions” as defined in State Tax Commission Bulletin No. 3 of 
1995 as currently interpreted by applicable law, plus taxable value 
attributable to the uncapping of prior taxable value plus not more 
than 105% of the prior year’s captured assessed value.  

 
Other Exemptions or Tax Sharing 

 
Pursuant to Section 18 (3), the CIA may enter into agreement with the taxing jurisdictions 
levying ad valorem property taxes that would otherwise be subject to capture to exempt 
these taxes from capture, in whole or in part. The CIA, by the terms of this Development 
and Tax Increment Financing Plan declares that Grand Rapids Community College and 
the County of Kent are to be exempted from TIF capture. 

 
D. Development and Tax Increment and Financing Plan schedule and budget. 

Duration – a 30-year period.   
On the following pages are the Development Plan and Tax Increment Financing Plan. 
Specific programs and projects addressing CIA goals are described. Accompanying each 
program or construction project is information concerning the implementation schedule, 
estimated cost and potential source of funding. The schedule begins in the year 2010 and 
ends in the year 2040. Projects have been scheduled based on priority of need and the 
anticipated ability of the CIA to finance individual projects.  
 

E.  Intent to update and extend duration or terminate plan.   
 On or before the year 2040, the CIA will consider action to update and extend the 

Development Plan and Tax Increment Financing Plan or make recommendation for the 
rescission of City Resolution 78230 creating the CIA. Rescission of this Resolution 
(pursuant to Section 27 of the Act) would terminate the existence of the CIA and 
terminate the tax increment financing district. 

 
F.  Reimbursement of excess tax capture.   
 If CIA revenues exceed the anticipated needs of all projects contained in the budget, excess 

revenue shall be remitted to respective taxing units in proportion to applicable tax millage 
rates imposed on property in the CIA, as required by the Act (Section 19(2)). 

 
G. Project descriptions. 

This Development and Tax Increment Financing Plan lists several projects, arranged by 
three broad categories and a general timeframe.   
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Transportation Enhancements: The purpose of this expenditure category is to enhance 
pedestrian, vehicular, bicycle, and transit options within Uptown. To maintain its vibrancy 
and accessibility, Uptown must be well served by The Rapid, vehicles must be 
accommodated through parking and ease of traffic movements, and pedestrians and 
bicyclists must have clearly delineated areas for walking and biking. Enhancements to 
transportation include bus shelters, route scheduling and signage improvements, safe 
sidewalks connecting commercial and residential areas, paved public parking lots in each 
business district, bike racks, wayfinding signage, and bike lanes. Additionally, this task 
includes continued feasibility studies and analysis for light rail or trolley service in Uptown.  
 
Building Acquisition, Renovation, Resale or Reuse: The purpose of this expenditure 
category is to assure that private property is developed, used, and maintained in ways that 
strengthen the neighborhood. When properties within Uptown become available for 
purchase, the Authority will review the redevelopment potential for the property, 
potentially acquire it, make necessary improvements, and resell the property. Other 
techniques may include the acquisition of commercial properties to convert to 
condominium ownership to facilitate a stronger business environment in the City. Updates 
to the Farmer’s Market are contemplated, including acquisition of key residential structures 
to accommodate additional parking, enclosed stalls, and modified circulation within the 
facility. A hardscape plaza near the East Building in Eastown is also planned. Façade 
improvements to commercial and residential structures within Uptown are also included in 
this task.  
 
Promotion, Marketing and Branding: The purpose of this expenditure category is to 
establish each commercial and residential area in Uptown as unique, while strengthening 
the overall business climate in Uptown. Primarily, these activities focus on signage. 
 
Aesthetic Improvements: The purpose of this expenditure category is to build upon the 
unique assets of each area of Uptown. Activities focus on creating gateways to Uptown 
using landscape treatments, planters, and lighting to help maintain and enhance the 
appearance of Uptown.  
 
Public Realm: The purpose of this expenditures category is to assure that the areas within 
the rights-of-way function property and safely to serve the needs of local residents and 
businesses and their customers.  
 
Administration: The purpose of this expenditures category is to cover any other necessary 
administrative requirements related to a Corridor Improvement Authority and District.  
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Project Summary Estimated Cost Estimated 
Completion 

Transportation Enhancements 

Conduct a feasibility study for on-going trolley 
services within Uptown and connecting to 
downtown. Analyze cost/benefit of Trolley service, 
potential demand, cost per rider, and scheduling. 
Interim activities include enhancements to Trolley-
days by adding days and expanding hours.  

$80,000 2010-2015 

Purchase and install bus shelters and benches 
throughout Uptown. Replace or update transit 
signage, install throughout Uptown.  

$80,000  On-going 

Restripe major corridors within Uptown to include 
a bicycle lane and acquire and place bike racks 
throughout business districts. 

$6,000 2010-2015 

Develop and execute a master sign plan for 
Uptown, which includes wayfinding for pedestrians, 
vehicles and bicycles.  

$120,000 2012-2018 

Pave, stripe, and place signage at a future public 
parking lot within the East Fulton Business District.  

$45,000 2010-2015 

Conduct a traffic study to determine whether 
modifications are necessary at Diamond, Cherry 
and Lake Drive, especially the left turning 
movement from Cherry on to Diamond.  

$25,000 2010-2015 

Arrange joint parking with uses such as religious 
institutions, which use their parking lots on a 
limited basis, and could be used to accommodate 
overflow parking within Uptown.  

$1,000 2010-2015 

Subsidize bus service to expand hours of operation 
and frequency. 

$50,000  On-going 

Collaborate in feasibility studies for light rail and 
finance recommended improvements.  

$100,000 On-going 

Building Acquisition, Renovation, Resale or Reuse 

Acquire, renovate, sell or reuse key properties 
within Uptown to facilitate the reconstruction and 
expansion of the Fulton Street Farmer’s Market 
following the Brikyaat Plan. 

500,000 On-going 

Acquire, renovate, sell or reuse key properties 
within Uptown.  

500,000 On-going 
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Project Summary Estimated Cost Estimated 
Completion 

Work with the City of Grand Rapids towards 
improved property maintenance and code 
enforcement of commercial and residential 
properties to ensure that buildings are properly 
maintained.  

$2,000 annually On-going 

Hire building code inspector to liaison with 
property owners and the City of Grand Rapids to 
reduce the number of code violations.  

$60,000 annually On-going 

Acquire land, prepare landscaping and engineering 
drawings, and construct hardscape plaza within 
Eastown.  

$750,000 2018-2030 

Promotion, Marketing and Branding 

Acquire property and place former Uptown 
Cleaners sign at gateway or other high-traffic, 
central location. 

$25,000 2010-2018 

Develop and execute master sign plan to ensure a 
consistent and recognizable image across Uptown.  

$30,000 2010-2018 

Conduct annual marketing and promotional 
events, including promotional materials in print 
and on the web. 

$5,000  2010-2018 

Aesthetic Improvements 

Plan, design, and execute streetscape improvements 
and Uptown entry features at Fulton and Carlton, 
Fulton and Fuller, Diamond and Lake, Fulton and 
Lake, and Union and Wealthy.  Streetscape would 
include signage, plantings and planters, painted 
utility boxes, lighting, street signs, and/or other 
improvements replicated in several locations 
throughout Uptown. 

$800,000 2010-2040 

Acquire and make improvements to new and 
existing public community greens, where 
community gardening and other activities would 
take place within the commercial and residential 
corridors. 

$75,000 2012-2030 

Replace dead or dying street trees along the major 
thoroughfares, along both commercial and 
residential frontages. Beautify parkways through 
enhanced landscaping, using drought tolerant, 
native plant species, as well as edible plants. 

$75,000 On-going 
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Project Summary Estimated Cost Estimated 
Completion 

Design and install trash and recycling receptacles 
within Uptown. 
 

$150,000 2010-2015 

Develop a pattern book containing commercial and 
multi-family residential design standards for 
Uptown. 

$20,000 2010-2015 

Conduct and nominate new historic commercial 
and residential districts in Uptown. 
 

$50,000 2010-2020 

Public Realm 

Reconstruct Wealthy Street within Eastown to 
ensure gas lines, and other infrastructure lines, are 
in good condition. Improve driveway to roadway 
grades while maintaining brick along the roadway. 
Reconstruct sidewalks to ensure they are level and 
meet ADA requirements.  

$1,000,000 2010-2020 

Redesign and beautify the intersection of Fuller and 
Lake Drive to make better use of the “triangle” 
within the right-of-way. 

$100,000 2010-2020 

Pave key alleys to utilize as pedestrian connections. 
Revitalize alleys for multi-purpose activities, such as 
gallery space, display areas, or permitted graffiti 
areas. 

$300,000 2010-2040 

Acquire land, plan, design, and construct public 
restrooms within Uptown.  

$200,000 2010-2040 

Administration 

Pay for auditing and administration provided by the 
City of Grand Rapids. 

$4,500 annually On-going 

Contract with and pay for on-going administration 
services related to implementing the project list 
contained herein. 

$10,000 annually On-going 

Reimburse Brownfield properties for increment 
collected as a means to incentivize development of 
such properties. 

$500,000  On-going 

Develop and execute a long-range plan for 
establishing a Business Improvement District. 

$40,000 2010-2016 
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Project Summary Estimated Cost Estimated 
Completion 

Develop and execute a business recruitment and 
retention program with the collaboration of the 
Grand Rapids Community College and Grand 
Rapids Public Library. 

$60,000  On-going 

 

H.  Other sources of financing: The CIA expects to finance these activities from one or more 
of the following sources: 

1. Future tax increment revenues 

2. State or Federal grants 

3. Interest on investments 

4. Donations received by the CIA 

5. Proceeds from any property, building or facility owned, leased or sold by the CIA 

6. Moneys obtained through Development Agreements with property owners 
benefiting from adjacent open space and other public improvements 

7. Moneys obtained from other sources approved by the Grand Rapids City 
Commission 

The proceeds to be received from tax increment revenues in the Development Area plus 
the availability of funds from other authorized sources will be sufficient to finance all 
activities and improvements to be carried out under this plan. 
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PART III 
TAX INCREMENT FINANCING PLAN  

 

This tax increment financing plan is established to make possible the financing of all or a portion 
of the costs associated with the carrying out and completion of those activities and improvements 
contained in the officially adopted Development Plan for the Development Area. 

A. Tax Increment Financing Procedure. 

The Corridor Improvement Authority Act, Act 280 of 2005, as amended, authorizes tax 
increment financing.  This financing mechanism is a method whereby the tax on the 
increased value of property, which has benefitted from development projects, becomes 
available to finance further development.  The City of Grand Rapids CIA has determined 
that, in order to finance the projects contained in the plan, a tax increment financing plan 
must be adopted.  The theory of tax increment financing is that greater tax revenues will be 
generated in an area in which development is taking place, and that it is appropriate to 
utilize a portion of this increased tax revenue for the purpose of paying for further 
redevelopment. 

The tax increment financing procedure as outlined in the Act requires the adoption by the 
City, by Resolution, of a development plan and a tax increment financing plan.  Following 
the adoption of that Resolution, the municipal and county treasurers are required by law to 
transmit to the CIA that portion of the tax levy of all taxing bodies paid each year on the 
“Captured Assessed Value of all real and personal property located in the Development 
Area.”  The tax amounts to be transmitted are hereinafter referred to as “Tax Increment 
Revenue”.  The “Captured Assessed Value” is defined by the Act as “the amount in any 1 
year by which the current assessed value of the project area, including the assessed value of 
property for which specific local taxes are paid in lieu of property taxes … exceeds the initial 
assessed value…”  The “initial assessed value” is defined by the Act is the assessed value, as 
equalized, of all the taxable property within the boundaries of the Development Area at the 
time the resolution establishing the tax increment financing plan is approved, as shown by 
the most recent assessment roll of the municipality for which equalization has been 
completed at the time the resolution is adopted…”  

It is the intention of the CIA to use the entire captured assessed value in the development 
district for the number of years necessary to complete the development projects outlined in 
the development plan with the exception of voted debt millage revenues.   

The CIA shall submit a report on the tax increment financing account showing the 
revenue received and the amount and purpose of expenditures from the account.  Reports 
will also be required showing the initial assessed value of the development district and the 
amount of captured assessed value retained by the CIA.  The report shall be submitted to 
the Grand Rapids City Commission and contain such additional information as the City 
Commission deems necessary. 
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An opportunity will be made available to the County Board of Commissioners and other 
taxing jurisdictions to meet with the City Commission to discuss the fiscal and economic 
implications of the proposed financing and development plans.  The tax increment 
financing plan may be modified by the City Commission upon notice and after public 
hearings.  The governing body may abolish the tax increment financing plan when it finds 
that the purpose for which it was established is accomplished. 

B. Description of current financial position. 
Current assets and revenue.  The CIA fund balance at the time of preparation of this 
analysis is $0.00.  Neighborhood Ventures, Steelcase, the Grand Rapids Community 
Foundation, and the City of Grand Rapids have contributed to the organizational costs of 
the CIA, as well as the preparation of this Development and Tax Increment Financing 
Plan.   

The CIA district contains 631 individual properties.  The 2008 taxable value for all 
properties is $45,766,954.00.   

New development and inflationary growth is shown in the financial analysis and used to 
project the increase in taxable valuation of the district and the tax increment subject to tax 
capture by the CIA. 

Expenses.  According to members, the CIA will be responsible for all expenses for each 
project listed in the Development Plan.  However, other sources of funding may be 
leveraged from time to time. 

C. Duration of the CIA and Tax Increment Financing District. 
This Tax Increment Financing Plan establishes a budget for a 30-year period. 

 
D. Tax Increment Financing Plan. 

The Corridor Improvement Authority Act requires the CIA to address three legislative 
requirements in the Tax Increment Financing Plan. These provide information about 
funds anticipated to be received by the CIA and its impact upon taxing jurisdictions. These 
requirements are found in Section 18(1) of the Act and states that “if the authority 
determines that it is necessary for the achievement of the purposes of this act, the authority 
shall prepare and submit a tax increment financing plan to the governing body of the 
municipality. The plan shall include a development plan as provided in section 21...”   
 
Specifically the Tax Increment Financing Plan must include, pursuant to Section 18(1) of 
the Act: 

1. A detailed explanation of the tax increment procedure, 

2. The maximum amount of bonded indebtedness to be incurred, and 

3. The duration of the program. 
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The introduction to this Plan includes a detailed description of the tax increment financing 
process and reference is made to this explanation.  Additionally, a complete analysis of 
revenue, expenses and tax capture impact analysis for the duration of the financing district 
is contained on the following pages.  
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