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BACKGROUND AND PURPOSE
Purpose of the Downtown Development Authority Act
Act 197 of Public Acts of 1975 of the State of Michigan, commonly referred to as the Downtown
Development Authority Act, was created in part to correct and prevent deterioration of business
districts; to promote economic growth and revitalization; to encourage historic preservation; to
authorize the acquisition and disposal of interests in real and personal property; to authorize the
creation of the 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 locally-adopted development plans.
The Act seeks to attack problems of urban decline, strengthen existing areas and encourage new
private developments in the downtown districts of Michigan communities. 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
privately motivated development projects. The manner in which downtown development
authorities chose to make use of these tools does, of course, depend on the problems and
opportunities facing each particular downtown district and the development priorities sought by
the community in the revitalization of its business area.
Creation of the Allen Park Downtown Development Authority
On January 22, 1991, the City of Allen Park City Council adopted Ordinance 90-8 which created
the Allen Park Downtown Development Authority. A copy of this Ordinance is included as
Exhibit A
The Authority was given all of the powers and duties prescribed for a downtown development
authority pursuant to the Act.
Basis for the Tax Increment Finance Plan and Development Plan
Act 197 of Public Acts of 1975, the Downtown Development Authority Act, provides the legal
mechanism for local officials to address the need for economic development in the business
district. In Allen Park, the Downtown Development Authority district incorporates the
commercial properties along Allen Road, from Outer Drive to Englewood; Southfield Road,
from the I-94 interchange to the South City Limits; Ecorse Road, from Allen Road to Pelham;
Park Avenue, from Southfield to Regina; and all of Roosevelt Road. The Downtown
Development Authority District consists of 724 parcels of private and public property. The
Development Plan calls for the creation of the "Allen Park Development District" as the area
designated by the Downtown Development 4uthority for implementing certain public
development activities and tax increment financing procedures set forth in the Act.
For purposes of designating a development plan district and for establishing a tax increment
financing plan, the Act refers to a "downtown district" as being in business district which is
specifically designated by ordinance of the governing body of the municipality and a ''business
district" as being an area in the downtown of municipality zoned and used principally for
business.
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For purposes of financing activities of the Authority within a district, tax increment plans can be
established. By definition, a tax increment financing plan seeks to capitalize on and make use
of the increased tax base created by economic development within the boundaries of a
downtown district. The legal basis or support for the Tax Increment Plan and Development Plan
are identified in Act 197 of the Public Acts of 1975, as amended
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GENERAL DEVELOPMENT PLAN FOR ALLEN PARK
The need for establishing the Allen Park Development District Area No.1 (referred
to as "Development Area") is founded on the basis that the future success of Allen Park's current
effort to revitalize its commercial area will depend, in large measure, on the readiness and
ability of its public corporate entity to initiate public improvements that strengthen the
commercial area and to encourage and participate where feasible in the development of new
private uses that clearly demonstrate the creation of new jobs, the attraction of new business, and
the generation of additional tax revenues.
The business district within the Development Area can be characterized as an aggregation of
different commercial zones that reflect the historic development of the community. Many of the
commercial zones within the City of Allen Park have developed along the major traffic corridors
which in many instances abut single family residential areas. Because of the zoning and
development pattern, the commercial buildings are freestanding structures spaced randomly
along the street.
The core of the business district and community is located along Allen Road between Southfield
and Roosevelt Roads, and Philomene, White, Garfield, and Cleveland between Roosevelt and
Park Avenue. This area has been traditionally designated the Central Business District and the
subject of previous redevelopment plans prepared in 1965 and 1979. As a result of these
planning efforts the City of Allen Park did implement certain public projects including
streetscape improvements along Allen Road and public parking lots behind the buildings on
Allen Road.
A broad based development concept recognized by the Allen Park Downtown Development
Authority acknowledges the differences associated with each commercial zone and the influence
of vehicular traffic movement within the Development Area. As a result, the development
concept for each commercial zones is based, in part, on a transportation hierarchy that delineates
Southfield as a regional thoroughfare and entry to the community, North Allen, Ecorse, and
Roosevelt as major inter-community thoroughfares, and South Allen and Park Avenue as intracommunity streets.
This arrangement defines seven distinct commercial zones within the Development Area each of
which exhibit different problems and opportunities. These commercial zones are used as the
framework for the Allen Park Downtown Development Authority and are illustrated on the
following map entitled "Allen Park Development District Project Areas."
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1. Designation of Boundaries of the Development Area
The Development Area boundary is located within the jurisdictional limits of the City of
Allen Park and the City of Allen Park Downtown Development Authority. The City of Allen
Park established the Downtown Development Authority pursuant to Act 197 of Public Acts
of 1975 through ad9ption and publication of Ordinance 90-8, adopted January 22, 1991. The
Downtown Development Authority Development Area boundary is illustrated below and can
be genera1ly described as the commercial properties along Allen Road, from Outer Drive to
Englewood; Southfield Road, from the 1-94 interchange to the South City Limits; Ecorse
Road, from Allen Road to Pelham; Park Avenue, from Southfield to Regina; and all of
Roosevelt Road.
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 within the Development Area are comprised of public and private land
uses. The location of these land use are illustrated below.
Public Land Uses
Public land uses include right-of-ways under the jurisdiction of the City of Allen Park,
County of Wayne, and the State of Michigan. The Downtown Development Authority
district runs along Allen Road from Outer Drive to Englewood Avenue, Southfield Road (M39) from Lincoln Park to Dearborn Heights, Ecorse Road from South Allen Road to Pelham
Road, Park Avenue from Southfield to Regina Avenue, and the area between Detroit, Toledo,
Ironton Railroad right-of-way and 1-94.
Included within the Development Area are alleys that run parallel with the major streets
mentioned above and behind the retail and office land uses fronting on these streets.
In addition to the circulation system described, other public land uses including parking lots,
open space medians and public parks occur within the Development Area. The City of Allen
Park owns five (5) parking lots which provide needed off street parking facilities to
businesses within the business district. These parking facilities are located behind the
American Legion Hall, Goodyear, and Metro Furniture, and between Roosevelt and Allen
Roads. Due to restrictive lot depths and historical land development patterns, many of the
commercial properties have little or no on-site parking.
In addition to public owned parking lots the City of Allen Park has several facilities within
the Development District which include the Fire Station and Department of Public Works
storage facility on Roosevelt Road, Library on South Allen Road, Ice Arena on White Street,
City Hall, Police Station and Department of Public Works located on Southfield Road, and a
pump station facility on North Allen Road.
The City of Allen Park also owns vacant lots in the vicinity of Roth and Southfield Road.
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Private Land Uses
A.

Residential - There are twenty-two (22) detached single family zoned dwellings
and fourteen (14) multiple family dwellings within the Downtown Development
Authority district or the Development Area. Several residential units exist as
accessory land uses to retail establishments located within the Development Area.
Commercial - The majority of property 'within the Downtown Development
Authority district and Development Area consists of commercial property. Uses
include professional and medical offices, retail and general merchandising,
banking, and service.
Industrial - There are industrial land uses within the Development Area primary
within the Enterprise Drive project area and along Roosevelt Road.
0

B.

C.

Recreational Uses
There are recreational land uses within the Development Area. These include Cunningham
Park located near the Wabash Railroad right-of-way and I-94, Riel Park located near Arno
and Euclid, Community and Jaycee Park located near Ecorse and the Detroit, Toledo, Ironton
Railroad right-of-way, and the Civic Hall and Arena' located on Philomene and White.
Although considered public right-of way the median areas along Southfield are regarded as
open space.
Semi-Public Uses
There are semi-public land uses within the Downtown Development Authority district or
Development Area which include the seven churches and two non-profit organizations. The
churches include Southfield Road Baptist, Allen Park Presbyterian, Christian Church of
Allen Park, St. Matthew Lutheran, Inter City Baptist, St. Mary Magdalene, and Emmanuel
Baptist. The non-profit organizations located in the Development District include the
Veterans of Foreign Wars and the American Legion.
Educational Uses
There are no educational land uses within the Downtown Development Authority district or
Development Area.

Vacant Land
There is undeveloped vacant land uses within the Downtown Development Authority district
including property owned by the City of Allen Park in the vicinity of Roth and Southfield
and the former Police/Fire Station on Roosevelt Road. The largest tract of undeveloped
property within the Development District is owned by Ford Motor Land Development
Company along Enterprise Drive within Project Area 7. There are also several vacant lots
owned by Wayne County and the State of Michigan within the Development District
3. Location and Extent of Proposed Public and Private Land Uses.
The Downtown Development Authority recognized redevelopment concept envisions the
realignment of certain public and private land uses within the Development District. This
realignment of land utilization is predicated on diverting inter-community traffic around the
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commercial core making Roosevelt Road a primary transportation link in the community.
This change in traffic movement would create an integrated pedestrian commercial core
connecting stores and public parking along Allen Road with Park Avenue and transforming
Roosevelt Road into a principal community thoroughfare.
Development of the 24th District Court facility on the former location of the Police/Fire
Station would compliment the City's current investment in the area and would further
establish the public sector's presence on Roosevelt Road. Selective land acquisition by the
Downtown Development Authority coupled with the closure of Cleophus, Philomene and
White Streets would allow future governmental facilities to locate in the area thus making
city owned property along Southfield available for private development.
In regards to the linear commercial areas along Park Avenue, Allen and Ecorse Roads
selective areas comprising private property and public right-of-way would be packaged to
create collective parking lots. Other public improvements that would compliment this
development would be streetscape and terrace improvements.
Private land development is envisioned to occur along Enterprise Drive and other properties
with Project Area 7. Further, if feasible, property currently owned by the City of Allen Park
and used as a public parking lot on Southfield Road should be reviewed for its private
development potential.
4. Legal Description of the Development Area
Commencing at a point described as the intersection of the northeast comer of the northerly rightof-way of Southfield Road and the east municipal line of the City of Allen Park; thence,
Northeasterly to the southeast comer of Lot 944 extended to the southeasterly ½ of adjacent
vacant alley of the B.A Horger's Subdivision; thence, West to the southwest comer of Lot 937
extended to the southerly of adjacent vacant alley of the B.A Horger's Subdivision; thence,
Southwest along the east plat line of the B.A Horger's Subdivision and Lincoln Manor No.2
Subdivision to the northeast comer of Lot 1404 of the Lincoln Manor No. 2 Subdivision; thence,
Westerly along the center line of the alley, now vacated, to the west right-of-way of Roger
Avenue; thence, North to the s6uth right-of-way of Meyer Avenue; thence West along the south
right-of-way of Meyer Avenue to the west plat line of the Frank W. Dasher's Addition; thence,
South along the west plat line of the Frank W. Dasher's Addition to the centerline of the vacated
alley adjacent to Lots 1441 & 1428 of Lincoln Manor No. 2 Subdivision; thence, West along the
centerline of said vacated alley to the West line of Lot 1437 of the Lincoln Manor No.2
Subdivision extended; thence, North along the west property line of Lot 1437 of the Lincoln
Manor No. 2 Subdivision to the south right-of-way of Meyer Avenue; thence, West to the
northeast comer of Lot 1621 of the Lincoln Park Manor No. 3 Subdivision; thence, Southerly to
the northeast comer of Lot 1636 of the Lincoln Park Manor No. 3 Subdivision and southerly of
adjacent vacant alley ; thence, West along the· north Jot line of Lot 1636 through 1627, and the
south of adjacent vacant alley, to the northwest comer of Lot 1627 of same Subdivision; thence,
Northeasterly along the west line of the Lincoln Manor No. 2 Subdivision, 70 feet to the
Southeast corner of property now owned by Billmeyer: thence, N 70° 41' 57" W 102.32·teet;
thence, S 28° 54' 00" W 60.00 feet; thence, N 70° 41' 13" W 10.02 feet; thence, N 28° 50' 30" E
89.07 feet; thence, S 60° 48'00" W 30.00 feet to a point 15.00 feet southerly of the northeast
comer of Lot 140 of the Allen Boulevard Highlands Subdivision; thence westerly on a line 15.00
feet southerly of the northerly lot line of Lots 140, 119, and 112 of the Allen Boulevard
Highlands Subdivision to a point on the westerly lot line of said Lot 112;thence northeasterly
along the westerly lot line of Lots 112, 113, 114, 115, 159, 160, 191, 223, 224,225,256, 287, 288,
319, 320, 351, 352, of the Allen Boulevard Highlands Subdivision; Lot 1of Weisend Acre
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Subdivision; Lots 454, 427, 415, 388, 376, 349, 337, 310, 298, 271, 259, 232, and 222 of Dasher
Estates; Lots 4 and 15 of Hamilton Avenue Subdivision; Lots 154, 140, 113, and 99 of the
Dasher Estates Subdivision, to the Northwest comer of Lot 99 of the Dasher Estates Subdivision;
thence, Northeasterly to the northeast comer of Lot 99; thence, Northerly to the southwest comer
of Lot 73; thence, Northeasterly along the west plat line of Lots 73 and 64 of Dasher Estates
Subdivision; including all public right-of-way to the municipal boundary of the City of Allen
Park and the City of Melvindale; thence, West along the municipal boundary of the ci)ies of
Allen Park and Melvindale to the east right-of-way of the Detroit, Toledo and Ironton Railroad
right-of-way; thence, North to the south right-of-way of Outer Drive; thence, Westerly along the
same right-of-way to the easterly right-of-way of the Detroit Industrial Expressway (I-94);
thence, Southwesterly along the easterly right-of-way of the Detroit Industrial Expressway (I-94)
to the northwest right-of-way of Southfield Road; thence, Southeast to the easterly right of-way
of the Wabash Railroad right-of-way; thence, Southwesterly along the same right of-way to a
point described as the intersection of the easterly right-of-way of Wabash Railroad right-of-way
with the intersection of the Lieber's Subdivision; thence, East along the north plat line of the
Lieber's Subdivision and Southfield Vernon Estates Subdivision to the northeast comer of Lot
297 of Southfield Vernon Estates Subdivision; thence, Southeasterly along the northeast property
line of Lots 298, 299, 383, 363, 362, 353, 352, and 350 of the Southfield Vernon Estates
Subdivision to the north right-of-way of Beverly Avenue; thence, East along the north right-ofway of Beverly Avenue to the east right-of way of Gahona Avenue; thence, South along the east
right-of-way of Gahona Avenue to the northwest comer of Lot 31 of Fox's Replat; thence,
Southeast along the northeast property line ofLo,ts31, 16, 15, and 14 of Fox's Replat; thence,
North to the south right-of-way of Southfield Road; thence, Southeast along the south right-ofway of Southfield Road to the west right-of-way of Detroit, Toledo, & Ironton Railroad; thence,
Southwesterly along the west right-of-way of Detroit, Toledo & Ironton Railroad right-of way to
the northeast comer of Lot 104 of Arno Garden's Subdivision and north Y, of adjacent vacant
street ; thence, West to the northwest comer of Lot 95 of Arno Gardens Subdivision and the north
Y, of adjacent vacant street; thence, South along the west property line of Lots 95, 94, and 83 of
Arno Gardens Subdivision to the southwest comer of Lot 83; thence, West along the south
property line of Lots 376, 362, 309, 295, 242, 228, 175, 161, 108,94, 41, and 27 of Harrah's
Three Mile Subdivision; Lots 51, 65, 142 and 156 of A Louis O'Conner's Greater Detroit
Subdivision; Lots 243, 257, and 334 of A Louis O'Conner's Greater Detroit Subdivision No. 1 to
the Southwest comer Lot 334 of same Subdivision; thence, North along the west property line of
the adjacent vacated alley adjacent to Lots 334 and 333 of A Louis O'Conner's Greater Detroit
Subdivision No. 1 to the northwest comer of Lot 333 of same Subdivision; thence, West along
the southerly lot line of Lot 341 of same Subdivision extended to the west right-of-way of
Buckingham Avenue; thence, South to the southeast comer of Lot 436 of A Louis O'Conner's
Greater Subdivision No.2; thence, West along south property lines of Lots 436, 450, and 513 to
the southwest comer of Lot 513 of A Louis O'Conner's Greater Subdivision No.2; thence, North
along the west property lines of Lots 513, 512 & 511 to a point opposite the South Line of Lot
519; thence, West along the south property line of Lot 519 to the east right of-way of Pelham
Road; thence, South to the northwest comer of Lot 6 of Robinson Gardens Sub; thence, East
along the north property lines of Lots 6, 177, 190, and 308 of Robinson Gardens; Lots
410,528,542 and 660 of Harrah's Three Mile Subdivision No.1; Lots 444, 443, 336, 335, 228,
227, 130, 129 and 56 of Airport Park Subdivision; Lots 486, 501, 540, 554, and 570 of Lie-Nor
Lawn to the northwest corner of Lot 578 of the same Subdivision, including all public rights-ofway; thence, South along the East right-of-way of Norwood Avenue to the Detroit, Toledo and
Ironton Railroad right-of-way; thence, Northeast along said right-of-way to the South right-ofway of Ecorse Road; thence, East along the south right-of-way of Ecorse Road to the Northeast
comer of Lot 371 of Lie Nor Lawn Subdivision; thence, Southerly to the southeast comer of Lot
371; thence, Southwesterly to the Northwest Comer of Lot 370; thence, Southerly along east
property and 140 of Lie-Nor Lawn Subdivision to south right-of-way of May Avenue; thence,
West along the north property lines of Lots 139, 138, and 135 of Lie-Nor Lawn Subdivision to
the northwest comer of Lot 135 of same Subdivision; thence, Southerly along the west property
lines of Lots 135, 136, 137 and 122 of Lie-Nor Lawn Subdivision to the southwest corner of Lot
122 of the same Subdivision; thence, Southerly to the northwest comer of Lot 1170 of Harrah's
Allen Park Downtown Development Authority
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Three Mile Subdivision No. 2; thence, Easterly to the northeast comer of Lot 1181 of Harrah's
Three Mile Subdivision No. 2; thence, Southwest along the southeast property lines of Lots 1181,
1204, 1203, 1202, 1201; thence, Southerly along the north right-of-way of Englewood Avenue to
the southwest comer of Lot 90 of the Allen Road Highlands Subdivision; thence, Northerly along
the west property lines of Lots 90, 133, 134, 177, 178, 221, 222, 251, 252, 281, 282, 311, 312,
341, and 342 to the northwest comer of Lot 342 of Allen Road Highlands Subdivision; thence,
East along the north property lines of Lots 342 through 35'6-to the westerly right-of-way of
Quandt Avenue; thence, Northeasterly to the northerly right-of-way of Regina Avenue; thence,
Southwesterly along the northerly right-of-way of Regina Avenue to the southwest comer of Lot
214 of the Allen Road Lapham School Subdivision; thence, Northeast along the west property
lines of Lots 214, 213 and 17 of Allen Road Lapham School Subdivision; Lots 463 and 448 of
the Lincolnlawn Subdivision to the northwest comer of Lot 448 of same Subdivision; thence,
East along the north property line of Lot 448 to the northeast comer of Lot 448 of Lincolnlawn
Subdivision; thence, Northeasterly along the northwesterly property lines of Lots 447, 446, and
225 to the south right-of-way of Cleveland Avenue; thence, East to the northeast corner of Lot
227 of Lincolnlawn Subdivision; thence, North to the southwest comer of Lot 219; thence,
Northeast to the northwest comer of Lot 219 of Lincolnlawn Subdivision extended to the center
of the vacated alley; thence, Easterly along the center of vacated alley to the westerly right-of
way of Quandt Avenue; thence, Northerly along the westerly right-of-way of Quandt Avenue to
the south right-of-way of Garfield Avenue; thence, Southeasterly along the southerly right-ofway of Garfield Avenue to northeast comer of Lot 47 of Lincolnlawn Subdivision; thence,
Northeasterly to the southwest comer of Lot 171 of State-Allen Park Subdivision; thence,
Northeasterly to northwest comer of Lot 199 of State-Allen Park Subdivision; thence,
Northeasterly along the south right-of-way of White Avenue to the· northeast comer of Lot 191of
State-Allen Park Subdivision; thence, Southwesterly along the west property lines of Lots 191
and 179 of the State-Allen Park Subdivision; lots 55, 202, 247, 420, and 492 of Lincolnlawn
Subdivision; Lots 44, 186, and 241of Allen Road Lapham School Subdivision to the northeast
comer of Lot 15 of C.W. Harrah's Allen· Road Subdivision; thence, Southeasterly along the south
right-of-way of Regina Avenue to the -northwest comer of Lot 13 of Allen Avenue Park
Subdivision; thence, Northeasterly along the west property lines of Lots 252, 173 and 55 of Allen
Road Lapham School Subdivision; Lots 503, 407, 258, 191, and 68 of Lincolnlawn Subdivision;
lots 307, 295, 268, 256, and 229 of State-Allen Park Subdivision to the northwest comer of Lot
229 of same Subdivision; thence, Northeasterly to the southwest comer of Lot 66 of Mercedes
Park Subdivision; thence, Northwesterly to the northwest comer of Lot 66 of Mercedes Park
Subdivision; thence, Northeasterly along the south right-of-way· of Cleophus Avenue to the east
municipal boundary of the City of Allen Park; thence, Northeasterly along said municipal
boundary to the Point of Beginning, excluding the following described properties.
Commencing at a point described as the northeast comer of Lot 166 of Weber
Heights/Subdivision; thence, Northeasterly along the southeast property lines of Lots 167, 256,
257, 346, and 347 of Weber Heights Subdivision; Lot 88 of the Assessor's Allen Park Plat No. 3;
Lot 105, 106, 193, 194 and 281of Allen View Subdivision; Lots 7, 52, 65, 110, 123, 168, 180,
225, 237, 282, 294 and 339 of Allen Grove Subdivision; and 8 feet of vacated alley; thence,
Westerly along the north plat line of the Allen Grove Subdivision and Green-Sarko Subdivision
to the northwest comer of Lot 1 of Green-Sarko Subdivision; thence, Southerly along the
westerly property line of Lot 1to the northerly right-of-way of Hanfor Avenue; thence, Southerly
along the east right-of-way of Arno Avenue to the northwest comer of Lot 80 of the Green-Sarko
Subdivision; thence, Southerly along the west property line of said Lot 80 to the northerly plat
line of the Allen View Subdivision; thence, Along the vacated alley to the northerly comer of Lot
352 of the Allen View Subdivision; thence, Southerly along boundary of said Lot 352 to the
southerly right-of way of O'Conner Avenue; thence, Westerly along the southerly right-of-way
of O'Conner Avenue to the southeasterly comer of Lot 347 of the Allen View Subdivision;
thence, Westerly to the northwest comer Lot 347;thence, Southwest to the northwest comer Lot
345; thence, Southerly to the southwest comer of Lot 345; thence, Southwesterly to the west line
of Arno Avenue; thence, Southwesterly along the westerly right-of-way of Arno Avenue to a
point of intersection with the south line of Lot 110 extended of Weber Heights Subdivision;
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thence, Easterly to the southwest comer of Lot 110; thence, Easterly along the south property
lines of Lots 110, 124, 125, 137 and 138 to the southeast comer of Lot 147 of Weber Heights
Subdivision; thence, Northerly to the northwest comer of Lot 146 of Weber Heights Subdivision;
thence, Southeasterly to the northeast comer of Lot 148 of Weber Heights Subdivision; thence,
Southerly to the southeast comer of Lot 148 of Weber Heights Subdivision; thence, Easterly to
the southeast comer of Lot 166 of Weber Heights Subdivision; thence, Northerly to the northeast
comer of Lot 166 of Weber Heights Subdivision which is the Point of Beginning.
Also exempting the following described property described as part of Lot 3 of Quandt's
Subdivision beg N31"16'50" E 311.08 feet.11and S59"03'53" E 615.53 feet from southwest
corner of Lot 3; thence S59"03'53" E 308.50 feet; thence N31"05'30" E 355.73 feet; thence
N59"05'08"S W 550 feet; thence S30"54'52" W 110 feet; thence S59"05'08" E 201.50 feet;
thence S2"22'21" W 81.55 feet; thence S30"56'07"S W 174 feet to the point of beginning.

5. Existing Improvements in the Development Area to be Demolished, Repaired or
Altered and Time Required for Completion.
The proposed development program for the Allen Park Development District incorporates
the integration of public and private improvements. The overall project descriptions and
schedule of phasing have been delineated in the next section by their respective location
within the Development District. However, the scope of change from existing conditions is
outlined below.
The Downtown Development Authority redevelopment concept would require the renovation
of existing public improvements such as the streetscape improvements to Allen Road and the
off-street parking facilities along Allen Road behind the businesses. It also would involve
the redesign of ·intersections and the selective closure of side streets to provide for collective
off-street parking areas.
Subject to the results of a transportation plan for the Development District, Roosevelt Road
may be widen and realigned to handle additional vehicular capacity and the intersection of
Southfield, Park Avenue and Allen Road would be significantly altered to reduce intercommunity traffic through this area.
To improve the condition of properties along Allen Road and Ecorse Road, the terrace areas
within the right-of-way would be reclaimed as setbacks between the street and the building
lines. This would involve the removal of asphalt paving and installation of grass, landscaping
and new curb cuts.
6. The Location, Extent, Character and Estimated Cost of Improvements including
Rehabilitation for the Development Area and an Estimate of Time Required for
Completion.
Projects proposed for implementation are based on a long-term strategy for the Development
District involving various improvements to each Project Area. The cost offs the aggregate
improvements within the Development District is outlined and discussed below. Cost
estimates listed in Table 1are very preliminary and will be refined as design plans are
completed for individual projects.
Funding for the public improvement projects delineated below is proposed from a variety of
sources including tax increments revenues, Co=unity Development Block Grant, Historic
Allen Park Downtown Development Authority
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Preservation funds, other Federal and State sources, and other additional sources depending
on the scope and location of the project.
Table 1
Estimated Cost of Improvements by Project Area
PROJECT ELEMENT

COST

PROJECT PHASING

PROJECT AREA 1- SOUTHFIELD CORRIDOR
Southfield Median and Terrace

1,500,000

1993-2003

PROJECT AREA 2- DOWNTOWN
Allen Road Downtown Streetscape
Park Avenue Improvements
Allen Road Parking Lot Program

1,200,000
1,000,000
600,000

1995-1998
1992-1994
1996-1998

PROJECT AREA 3- GOVERNMENT COMPLEX
Roosevelt Road Improvement Project
Land Acquisition Fund

1,020,000
2,000,000

1993-1996
1991-1998

PROJECT AREA 4- ECORSE ROAD
Ecorse Road Improvements

900,000

1997-2007

PROJECT AREA 5- SOUTH ALLEN ROAD·
South Allen Road Improvements

750,000

1996-2005

PROJECT AREA 6- NORTH ALLEN ROAD
North Allen Road Improvements

1,500,000

1991-1993

PROJECT AREA 7- ENIERPRISE DRIVE
Enterprise Drive Extension

2,485,000

1992-1995

35,000
50,000
250,000
5,000

1991-1992
1991-1992
1992-2002
1991-1992

DEVELOPMENT DISTRICT IMPROVEMENTS
Transportation Planning Study
Commercial Design Plan
Facade Revolving Loan Program
Commercial Signage Guidelines and Ordinance
TOTAL PROGRAM COST (1991Dollars)

13,295,000

Project Area 1 - Southfield Corridor
Southfield Median and Terrace. Improvement to the medians and terraces along the entire
length of Southfield Road (M-39). This will include redevelopment of the terraces including
selective parking removal adjacent to the roadway, landscaping and parking lot screening.
To alleviate off-street parking shortages along this corridor selective local streets could be
closed and converted into collective off-street parking facilities. The medians will be
enhanced through landscaping.
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Project Area 2 - Downtown Commercial
Allen Road Downtown Streetscape. Renovation to the existing corridor that includes
increasing the pedestrian streetscape, provision of on-street parking, special paving at
intersections, and lighting. The final design plan is predicated on the results of a
transportation plan for the streets within the Development District.
Park Avenue Improvement Project. .,Renovation to the existing corridor that includes
increasing the pedestrian streetscape, provision of on-street parking, special paving at
intersections, and lighting. To alleviate off-street parking shortages along this corridor
selective local streets could be closed and converted into collective off-street parking
facilities. This concept is illustrated on the drawing entitled "Linear Road Concepts."
Allen Road Parking Lot Improvement. Refurbishing of the existing off-street parking lots
behind the businesses on Allen Road to provide better pedestrian circulation between the
parking lots and the businesses and public uses in this area. Improvements would include
resurfacing, installation of circulation islands, lighting, and landscaping.
Project Area 3 - Governmental Complex
Roosevelt Road Improvement Project. ·
Based upon the results of a transportation plan for the streets within the Development District
this critical link through the community would. be improved. These improvements could
include widening, turning lane improvements, new signalization and intersection
realignment.
Land Acquisition. To facilitate the above project and future consolidation of public uses in
this area certain properties would be acquired to assemble an efficient site.
Project Area 4 - Ecorse Road
Ecorse Road Improvement Project.
This will include redevelopment of the terraces including selective parking removal adjacent
to the roadway, landscaping and parking lot screening. To alleviate off-street parking
shortages along this corridor selective local streets could be closed and converted into
collective off-street parking facilities. This concept is illustrated on the drawing entitled
"Linear Road Concepts."
Project Area 5 - South Allen Road
South Allen Road Improvement Project. This will include redevelopment of the terraces
including selective parking removal adjacent to the roadway, landscaping and parking lot
screening. This concept is illustrated on the drawing entitled “Linear Road Concepts."
Project Area 6- North Allen Road
North Allen Road Improvement Project. This will include redevelopment of the terraces
including selective parking removal adjacent to the roadway, landscaping and parking lot
screening. To alleviate off-street parking shortages along this corridor selective local streets
could be closed and converted into collective off street parking facilities. This concept is
illustrated on the drawing entitled "Linear Road Concepts."

Project Area 7 - Enterprise Drive
Extension of Enterprise Drive. Extension of Enterprise Drive from Southfield to the existing
portion south of Outer Drive. This project would include installation of the road, utilities,
bridge construction and installation of a railroad crossing. Development of the road would
provide the community with a needed north south corridor and provide accessible acreage
for mixed-use development.
Development District Projects
Transportation Planning Study. The future redevelopment of the Development District is
contingent on understanding and mitigating the impact of vehicular traffic. Existing traffic
patterns segregate the Development District which minimizes pedestrian movement within
the district and limits commercial opportunities. An analysis of inter and intra traffics
movements through the district will provide the Downtown Development Authority with
valuable information for long-term planning and development.
Design Development Planning. In tandem with the Transportation Planning Study but prior
to the implementation of the street improvement projects further design development in
required. This effort will involve an intensive review of each corridor in the Development
District with recommendations for development.
Facade Revolving Loan Program. Establishment of a revolving loan fund that encourages the
renovation of the exterior facades of commercial buildings within the Development District.
This program would incorporate exterior design facade and signage criteria as a requisite for
program participation.
Commercial Signage Guidelines and Ordinance. Review of existing signage ordinances and
preparation of signage guidelines and regulations for properties within the Development
District.
7. A Statement of the Construction or Stages of Construction Planned, and the Estimated
Time of Completion.
The time schedule for construction of the public improvement program for the Development
Area is outlined in the preceding Section.
8. Parts of the Development Area to be Left as Open Space and Contemplated Use.
In reference to the public improvements outlined, open space within the Allen Park
Development District will be confined to median areas within the right-of-ways .and
pedestrian walks along streetscapes developed as linear parks between the building facade
and street. Small open space areas would be created in those areas that would accommodate
side street closures for collective off-street parking areas.
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.
Currently there are no properties that the Downtown Development Authority owns that it
desires to sell, donate, exchange, or lease to or from the City of Allen Park. However,
implementation of the development program will require the acquisition and exchange of
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certain properties in order to facilitate the projects and programs outlined in section 6. Terms
and conditions for sale, lease or exchange of these unknown properties has not been
undertaken at this time but would be disclosed at a later date prior to any transfer of property
interest.
10. Desired Zoning Changes and Changes in Streets, Street Levels, Intersections and
Utilities.
In conjunction with this Development Plan the Allen- Park Planning and Zoning Commission
is working on revisions to the City Zoning Ordinance. Anticipated revisions include a
restructuring of commercial zoning designations for properties within the Development
District. Specifically, the Planning and Zoning Commission has acknowledged the need to
modify zoning regulations that conform to the geometries and intensity of the commercial
properties within the community. As a result, there are working on ordinances for Allen
Road that would rezone property as Linear Commercial to address the shallow lots and lack
of on-site space for off street parking. The areas traditionally known as the Central Business
District (CBD) would be designate as Core Commercial and would include land uses
reflecting collective use of public parking areas, entertainment uses, eating and drinking
establishments, retail and residential use of upper stories. To accommodate market driven
development, the Planning and Zoning Commission is working preparing a mixed-use
ordinance for property within the Enterprise Drive area known as Project Area 7. This
zoning would give the developer a greater choice of land use development within a
framework on a site specific master plan.
Street and intersection changes would be recommended through the Transportation Plan and
redesign of commercial corridors within the Development District as part of a Design Plan.
11. An Estimate of the Cost of the Development, Proposed Method of Financing and Ability
of the Authority to Arrange the Financing.
Financing for the public improvement projects outlined in Section 6 would be provided
through three potential sources. These include funds generated by the Tax Increment
Financing Plan induced by annual increases in property valuations from natural growth and
new construction within the Development Area , special assessment districts and community
development block grant proceeds. Further, the Downtown Development Authority may
request the City to sponsor a revenue bond using the proceeds of the tax increments as debt
service payment to finance the improvements.
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.
The public improvements undertaken pursuant to this Development Plan will remain in
public ownership for the public benefit. Although components of the projects outlined (i.e.
streetscape, collective off-street parking, extension of Enterprise Drive) benefit adjacent
commercial property owners, they are public assets managed by the municipality.
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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.
At present there are no agreements for property conveyance between the City of Allen Park,
Allen Park Downtown Development Authority or any person(s), natural or corporation. All
land acquisitions will be in accordance with the procedures of Act 344 of the Michigan
Public Acts of 1945, as amended; Act 87 of the Michigan Public Acts of 1980, as amended,
and the Uniform Relocation Assistance and Real Property Acquisition Policy Act of 1970 as
amended; and the regulations promulgated thereunder by the U.S. Department of Housing
and Urban Development.
The Development Plan would establish an acquisition fund that could be used to acquire
property within the Development Area. Acquisition of such property would be on a
negotiated basis between the Downtown Development Authority and the interested party
unless the Downtown Development Authority requests the City to use its power of eminent
domain. Under no circumstance would residential occupied property be acquired.
Any such sale, lease or exchange shall be conducted by the Downtown Development
Authority pursuant to requirements specified in Act 197 of Public Acts of 1975, as amended,
with the consent of the City Council. If needed, more detailed procedures will be developed
prior to the transactions, in accordance with applicable city policy and Michigan state law.
14. Estimates of the Number of Persons residing in the Development Area and the Number
of Families and Individuals to be Displaced.
Based upon a review of the properties within the Downtown Development Authority district
and Development Area it is estimated that no more than 80 individuals reside within the
Development Area. The Development Plan does not require the acquisition and clearance of
occupied residential property or the displacement of individuals and families within the
Downtown Development Authority district and Development Area.
15. Plan for Establishing Priority for the Relocation of Persons Displaced by the
Development in any New Housing in the Development Area.
The Development Plan does not require the acquisition and clearance of occupied residential
property or the displacement of individuals and families. As a result, a plan for compliance
with the Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act
of 1970 is not addressed.
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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 Development Plan does not require the acquisition and clearance of occupied residential
property or the displacement of individuals and families. As a result, a plan for compliance
Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970
is not addressed. ·
17. A Plan for compliance with Act 227 of the Public Acts of 1972.
Act 227 of Public Acts of 1972 is an Act to provide financial assistance, advisory services
and reimbursement of certain expenses to persons displaced from real property or deprived of
certain rights in real property. Tills Act requires procedures and policies comparable to the
Federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970.
Because the Development Plan does not require the acquisition of property and displacement
of persons a plan for compliance with Act 227 is not addressed.
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TAX INCREMENT FINANCING PIAN- PIAN NO.1
1. Definitions as Used in This Plan.
a. "Captured Assessed Value" (the "CAV") means the amount in any one (1) year by which
the current assessed value, as equalized, of the eligible property identified in the tax
increment financing plan, including the current assessed value of property for which
specific local taxes are paid in lieu of property taxes as determined in subdivision (c),
exceeds the initial assessed value. The State Tax Commission shall prescribe the method
for calculating captured assessed value.
b. "Initial Assessed Value" (the "IAV') means the assessed value, as equalized, of the
eligible property identified in the tax increment financing plan at the time the resolution
establishing the tax increment financing plan is approved as shown by the most recent
assessment roll for which equalization has been completed at the time the resolution is
adopted. Property exempt from taxation at the time of the determination of the initial
assessed value shall be included as zero. Property for which a specific local tax is paid in
lieu of property tax shall not be considered exempt from taxation. The initial assessed
value of property for which a specific local tax was paid in lieu of property tax shall be
determined as provided in subdivision (c).
c. "Specific Local Taxes" mean a tax levied under Act 198 of the Public Acts of 1974,
being sections 207.551 to 207.571 of the Michigan Compiled Laws,. the commercial
redevelopment act, Act No. 255 of the Public Acts of 1978, being section 207.651 to
207.668 of the Michigan Compiled Laws, the enterprise zone act, Act No. 224 of the
Public Acts of 1985, being sections 125.2101 to 125.2122 of the Michigan Compiled
Laws, Act 189 of the Public Acts of 1953, being sections 211.181 to 211.182 of the
Michigan Compiled Laws, and the technology park development act, Act No. 385 of the
Public Acts of 1984, being sections 207.701 to 207.718 of the Michigan Compiled Laws.
The initial assessed value or current assessed value of property subject to specific local
tax shall be the quotient of the specific local tax paid divided by the ad valorem millage
rate.
2. Purpose of the Tax Increment Financing Plan
If the Board determines that it is necessary for the achievement of the purposes of the
Downtown Development Act, it shall prepare and submit a tax increment financing plan to
the governing body which shall contain the following:
The City of Allen Park's Downtown Development Area No. 1 as set forth in the
Development Plan has experienced notable property value deterioration over the
past decade. In order to halt property tax value deterioration, increase property
tax valuations and facilitate the overall economic growth of its business district,
it is deemed to be beneficial and necessary to create and provide for the operation
of a downtown development authority in the City under the provisions of Act
197
Public Acts of Michigan, 1975 as amended (the "Act").
The Authority has determined that a tax increment financing plan is necessary for
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the achievement of the purposes of the Act and it is authorized to prepare and
submit said plan to the governing body. The Tax Increment Financing Plan (the
"Plan"), set forth herein shall include a development plan, 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 Authority.
3. Explanation of the Tax Increment Procedure
The theory of tax increment financing holds that investment in necessary capital
improvements in a designated area within a municipality will result in greater property tax
revenues from that area than would otherwise occur if no special development were
undertaken. This section is intended to explain the tax increment procedure.
a. In order to provide a downtown development authority with the means of financing
development proposals, the Act affords the opportunity to undertake tax increment
financing of development programs. These programs must be identified in a tax
increment financing plan which has been approved by the governing body of a
municipality. Tax increment financing permits the Authority to capture incremental tax
revenues attributable to increases 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 any other factors which
cause growth in value.
b. At the time the resolution establishing a tax increment financing plan is approved, the
sum of the most recently assessed values, as equalized, 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 is
included as zero. In each subsequent year, the total real and personal property within the
district, including abated property on separate rolls, is established as the "Current
Assessed Value."
c. The amount by which the total assessed value exceeds the IAV is the CAV. During the
period in which a tax increment financing plan is in effect, local taxing jurisdictions
continue to receive as valorem taxes based on the IAV. Property taxes paid on a
predetermined portion of the CAV in years subsequent to the adoption of tax increment
financing plan, however, are payable to an authority for the purposes established in the
tax increment financing plan.
4. Taxing Jurisdiction Agreements.
Tax increment revenues for the Downtown Development Authority result from the
application of the general tax rates of the incorporated municipalities and all other political
subdivisions which levy taxes in the development area to the captured assessed value. Since
the Plan may provide for the use of all or part of the captured tax increment revenue, the
DDA may enter into agreements with any of the taxing units to share a portion of the revenue
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of the District. Should the Authority find it necessary to use all of the captured revenue, it
shall be clearly stated in this plan.
The Authority intends to enter into tax sharing agreements with the Allen Park Public
Schools and the Melvindale-Northern Allen Park School District. At this time no other
agreement are on file and it is not anticipated that any other agreements will be entered into.
5. Property Valuations and Captured Revenue.
The property valuation on which incremental tax revenues will be captured is the difference
between the Initial Assessed Valuation and the Captured Assessed Valuation. The purpose of
this section is to set forth the Initial Assessed Valuation, the projected Captured Assessed
Valuation and the anticipated increment revenues to be received by the Authority from the
local taxing jurisdictions including the City of Allen Park, the Allen Park Public Schools, the
Melvindale-Northern Allen park Schools, the County of Wayne, Wayne County Co=unity
College, Wayne County Intermediate School District, the Huron-Clinton Metropolitan
Authority and any other authorities or special tax districts that may be eligible to levy
property taxes within the boundaries of the Downtown Development Authority, herein
collectively re erred to as the "Local Taxing Jurisdictions."
a. The Initial Assessed Valuation is established based on the 1990 state equalized valuations
on real and personal property on all non-exempt parcels within the Downtown
Development Authority boundaries. The Initial Assessed Valuation of the Authority is
$59,625,679 as set forth below.
Initial Assessed Value
Total Real Property
Total Personal Property
Total SEV

$37,665,240
$21.960,439
$59,625,679

b. The anticipated Captured Assessed Value is equivalent to the annual total assessed value
within the Authority boundaries less the Initial Assessed Value as described above. The
CAV then becomes the basis for the property tax levy on which' incremental taxes are
collected. The CAV is projected based on a number of factors including historical growth
patterns, recent construction trends, economic indicators and the impact of certain
development projects anticipated to be undertaken by the Downtown Development
Authority. For projection purposes, the inflationary growth factor applied to annual
valuation is 5.0% in the early years of the Plan which decreases to a low of 1.0% per year
by the end of the Plan. In addition, approximately $1,300,000 of new construction growth
is anticipated to occur with substantial concentration of development along Enterprise
Drive corridor after infrastructure improvements there are installed. A more detailed
depiction of the Captured Assessed Valuations can be found in Table 5.
c. The Authority will receive that portion of the tax levy of all taxing jurisdictions paid each
year on the Captured Assessed Value of the eligible property included in the Downtown
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Development Area. Provided the captured tax increment revenues are not directed back
to the local taxing jurisdictions by agreement, the Authority may use the revenues for any
legal purpose as is established under the Act including the payment of principal and
interest on bonds. Millage specifically levied for the payment of principal of and interest
on obligations approved by the electors or obligations pledging the unlimited taxing
power of the local governmental unit shall be excluded from capture.
Table 2
Anticipated Captured Assessed Valuation
Tax Year
1990

0

C.A.V.

1991
1992
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

3,130,348
6,268,150
9,562,841
13,022,267
16,654,664
20,468,681
23,672,456
27,204,381
30,827,584
34,545,714
38,412,570
41,453,717
44,486,099
47,609,453
50,826,506
54,140,072
56,415,387
58,736,208
61,103,446
63,518,029
65,980,903
67,236,969
68,505,595
69,786,908
71,081,034
72,388,101
73,708,239
75,041,578
76,388,250
77,748,390
79,122,130
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For instance, if the tax rate is 70.00 mills per $1,000 of assessed valuation, the tax
increment will be 70.00 mills applied to the total captured assessed valuation unless tax
abatements have been granted to specific industries whereby the tax increment may be
collected on a lower millage amount.
The City Treasurer will collect the general property taxes from property owners in the
DDA After taxes are collected, the Treasurer will deduct that portion of the total tax that
is captured assessed value of the DDA and distribute them to the DDA to use for
purposes outlined in the development plan.
A review of the 1990 millage rates for all Local Taxing Jurisdictions in the DDA is as set
forth in section 7 below. A demonstration as to the use of tax increment revenue to
amortize bond payments is as set forth in Table 6.
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Table 3
Anticipated Captured Revenue

6.

Maximum Indebtedness
It is anticipated that the maximum amount of indebtedness to be incurred based on 1991
costs will not exceed $14,325,000. This bonding capacity is demonstrated in Table 6. A
description of the various projects and the actual amounts expected to be financed are as set
forth in the Development Plan.
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7. Duration of the Program
The duration of the Development Plan shall extend through the life of the bond issues or
other debt obligations of the Authority, or the final completions of the financing required to
accomplish all projects delineated in the Development Plan, or the collection of taxes levied
through December of 2021, whichever is earlier.
8. Plan Impact on Local Taxing Jurisdictions
The Authority recognizes that future development in the City's business district will not be
likely in the absence of tax increment financing. The Authority also recognizes that
enhancement of the value of nearby property will indirectly benefit all local governmental
units included in this plan. It is expected that the effected local taxing jurisdictions will
experience some loss of property tax revenues during the first ten (10) years of the plan and
should realize increased property tax revenues thereafter as a result of capital improvements
financed by the plan. Such future benefits cannot be accurately quantified at this time
Table 4
Anticipated Millage to Be Captured

Taxing Jurisdiction

Allen Park
Public Schools

Mel-NAP
Schools

City of Allen Park
Wayne County
County Drains
School District
Community College
Intermediate Schools
Huron-Clinton Parks

14.60
7.86
4.25
38.50
0.80
1.98
0.23

14.60
7.86
4.25
40.90
0.80
1.98
0.23

Total Millage

68.22

70.62

Less Exempted Millage
School District
County Drains

38.50
4.25

4.25

Net Captured Millage

25.47

66.37

9. Release of Captured Revenues
When the Development and Financing Plans have been accomplished, the captured revenue
is released and the local taxing jurisdictions receive all the taxes levied on it from that point
on.
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