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Background and Purposes of the Tax Increment 
Financing and Development Plan  

On July 21, 2008, the City Council of Grosse Pointe created the City of Grosse Pointe Downtown Development 
Authority (DDA).  At that time, the Authority was given all of the powers and duties prescribed for a 
Downtown Development Authority pursuant to Act 197 of Public Acts of 1975, M.C.L.A. §§ 125.1651 et seq., 
as amended by the State of Michigan.  A 10 member DDA Board was appointed to represent the City and its 
downtown business interests.  The City Council also designated the boundaries of the downtown district 
within which the DDA may legally operate.  
  
The DDA wishes to further attract and stimulate additional commercial investment in the downtown area.  
Phase I projects (as listed in Table 1) are intended to facilitate private development on Lots 2 and 3.  The 
work of the DDA will include public improvements to support private investment, parking lot improvements, 
and streetscape improvements.  
 
As required by P.A. 197 of 1975, as amended, the City of Grosse Pointe Downtown Development Authority 
has prepared the following Development Plan and Tax Increment Financing (TIF) Plan to guide the continued 
development of the downtown district.  It is the purpose of this Development and TIF Plan to establish the 
legal basis and procedure for the capture and expenditure of tax increment revenues in accordance with P.A. 
197 of 1975 as amended, for the purpose of stimulating and encouraging private investment in the 
commercial district.   
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Development Plan 

1. Designation of Boundaries of the Development Area 
 

The City of Grosse Pointe DDA Development Area generally includes the area known commonly as the 
Village in the area bounded by Cadieux on the west, Waterloo on the north, the commercial area east of 
St. Clair, and the public parking lots south of Kercheval and Kercheval Place to the south.   
 
Map 1 shows the boundaries of the Development Area. 

 

2. Location and Extent of Existing Streets and Other Public 
Facilities within the Development Area; Location, Character 
and Extent of Existing Public and Private Land Uses. 

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

A. Public Uses 
Public land uses within the Development Area include street rights-of-ways under the jurisdiction of 
the City of Grosse Pointe. 
 
In addition to the circulation and utility systems, a municipal parking structure and several municipal 
parking areas are located within the Development Area.  Maire Elementary School (including outdoor 
play areas) is the other public use located within the Development Area. 

B. Private Uses 
1. Residential.  Based upon estimates gathered by review of the current City park pass list, there 

are approximately 34 residents within the Development Area, primarily located within the 
condominium complex at St. Clair and Waterloo.   

2. Commercial.  The predominant land use within the Development Area is commercial.  
Commercial land uses line the majority of the frontage along Kercheval Avenue, Notre Dame, 
and Kercheval Place.   A mix of retail, office, and service uses are included. 

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

C. Recreational Uses 
There are public fields and two playlots, on the Maire Elementary School site, located in the 
Development Area.  The Neighborhood Club provides organized leisure and recreation activities to 
residents of all ages.   

D. Semi-Public 
The Neighborhood Club, a non-profit community service organization, is located in the Development 
Area. 

E. Educational Uses 
 The Maire Elementary School is located in the Development Area.   

F. Vacant Land 
 There are no vacant lots in the Development Area.   
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3. Location and Extent of Proposed Public and Private Land 
Uses.  

 
The Development Plan envisions combining public and private land uses to strengthen the economic 
base of the Development Area.  It is the intent of this Plan to encourage infill development, 
redevelopment, and expansion of existing commercial and downtown-type uses consistent with the 
City’s Master Plan.  The DDA will help to achieve the goals of the City Master Plan, including promoting a 
diversity of uses (including diversity of retail, housing, office, entertainment, and events), encourage 
intensity, and promote a positive identity.  Proposed land uses for the Development Area are consistent 
with the City’s Master Plan.   
 
The DDA has a number of planned public improvements related to City Parking Lots 2 and 3, which are 
proposed to be redeveloped with mixed-use commercial/residential developments, including the 
potential for a boutique hotel and Lot 2 parking improvements.  Public projects would include 
streetscape improvements on St. Clair, Notre Dame, and the Lot 2 Alley, traffic safety improvements, 
utility upgrades, wayfinding and entryway signage, and a new parking garage.   
 
In order to further facilitate the continued improvements of the downtown, the DDA plans to make 
streetscape improvements to Kercheval, Kercheval Place, Notre Dame, and St. Clair, install new 
crosswalks at Notre Dame south of Kercheval, provide new decorative dumpster enclosures, and acquire 
property for development purposes including expansion of public parking areas.     
 
The intent of the DDA is to provide a dedicated source of revenue to be spent on the betterment of the 
Village, and to use the revenue as a supplement to the current activities of the City and other 
organizations supporting the Village.   

4. Legal Description of the Development Area.  
 

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

5. Existing Improvements in the Development Area to be 
Demolished, Repaired or Altered, and Time Required for 
Completion.  

 
The proposed development program for the DDA Development Area incorporates both public and 
private improvements.  Specific project descriptions and an anticipated schedule of phasing for projects 
are found in Table 1 and on the pages that follow.   
 
The full extent of demolition, repair, or alteration of existing improvements is not yet known since design 
plans are not completed.  Demolition, repair, construction, enhancement, and/or replacement of existing 
infrastructure are planned as part of the various projects, including sidewalks, curbing, pavement, 
pavers, trees and grates, lighting, utilities, street furniture, and others.  Redevelopment of privately 
owned sites in addition to Lot 2 and Lot 3 may be assisted, on a case-by-case basis, consistent with the 
priorities and procedures in this Plan. 
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6. The Location, Extent, Character and Estimated Cost of 
Improvements, Including Rehabilitation Contemplated for 
the Development Area and an Estimate of Time Required for 
Completion.  

 
The types of public improvements contemplated in the Development Area over life of this Plan, along 
with estimated costs and time of completion, are included in Table 1 and illustrated on Map 3. 
 
Cost estimates for the projects are very preliminary; specific plans and refined cost estimates for 
Development Area improvements will be completed upon initiation of each project.  However, the cost 
estimates have been developed in consideration of recent comparable construction and relevant vendor 
and engineering estimates. 
 
Funding for the projects will be obtained from a variety of sources – primarily tax increment revenues, 
but also may include the following:  DDA millage, special assessments, federal and state grants (which 
may include but are not limited to CDBG, Michigan Economic Development Corporation, Michigan State 
Housing Development Authority and the Federal Intermodal Surface Transportation Efficiency Act 
program), proceeds from events, other City funds, private donations (if available), and additional sources, 
to be determined.   
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Table 1: Estimated Project Costs and Schedule ‐City of Grosse Pointe DDA 

Phase I: 2009 ‐ 20111

Lot 2 Alley into Street  $1,361,969

St. Clair Streetscape: Adjacent to Lot 2 and 3 $550,125

Wayfinding and Signage: For Lot 2 and 3 $128,750

Parking Garage or other Parking Improvements on Lot 2 $8,970,000

Utility Upgrades: Adjacent to Lot 2 $281,250

Traffic Safety Improvements Related to Lot 2 and 3 $250,000

Notre Dame Streetscape: Adjacent to Lot 2 $131,500

Lot 3 Reconfiguration  $94,175

Total Phase I Projects:  $11,767,769

        Phase II: 2012 – 20381, 4, 5

Kercheval Place, Notre Dame, and St. Clair Streetscape
(not included in Lots 2 and 3) 

$1,327,050

Kercheval Streetscape  $150,000

Crosswalk‐ Notre Dame   $12,434

Property Acquisition  $2,000,000

Dumpster Enclosures  $155,250

Village Parking System Improvements $1,000,000

Regional Marketing Program  $300500,000

Professional, Technical, and Administrative Assistance $500,000

Redevelopment Capital Project Support $2,500,000

Total Phase II Projects: $8,144,734

TOTAL IMPROVEMENTS, 2009 ‐ 2038 $19,912,503

                                                              
 
1 Projects that arise and are consistent with the objectives and priorities of the DDA – as outlined in this plan 
– may be funded consistent with the financing methods described in the Tax Increment Financing Plan. 
2  Cost  estimates  for  the  projects  are  very  preliminary;  specific  plans  and  refined  cost  estimates  for 
Development Area improvements will be completed upon initiation of each project. 
3 Projects in Phase I may utilize the increment captured from Wayne County per the 2008 Intergovernmental 
Agreement.   
4 Projects in Phases I and II are not listed in a particular order.  The DDA should prioritize these projects each 
year based on available funding as part of the annual budgeting process.   
5 DDA funds may be spent prior to 2012 if there is sufficient revenue.   
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PROJECT DESCRIPTIONS 

Phase I:  2009 – 2011:   
The Phase I projects are necessary to facilitate the development of mixed-use projects on Lots 2 and 3, 
including potential hotel, commercial and residential developments, which will create a significant economic 
benefit to the downtown district.  The following priority projects are proposed to be implemented over the 
next eight years, depending on the progress of Lot 2 and 3 developments: 

Lot 2 Alley Into Street - This project anticipates the installation of significant streetscape elements in the 
alley adjacent to Lot 2 to create a ‘European Street’ design adjacent to the proposed new development in Lot 
2 including a parking structure.  The streetscape elements may include brick pavers, new sidewalks, buried 
utilities, street trees, litter cans consolidated trash area, lighting, and other streetscape elements.  
Developers may contribute funds or complete project as part of their construction plans to reduce the DDA 
costs.  The cost of this project is estimated as follows: 
 

Unit Cost Unit of Measure Amount Total

Demolition $80,000 Lump Sum 1 $80,000

Brick Pavers $18 SF 4,500 $81,000

Concrete Sidewalk $85 SY 735 $62,475

Concrete Street $150 SY 950 $142,500

Bury Utilities $500,000 Lump Sum 1 $500,000

Street Trees $550 EA 32 $17,600

Tree Grates $2,800 EA 32 $89,600

Plantings and Irrigation $10 SF 2,000 $20,000

Litter Cans $1,600 EA 4 $6,400

Lighting $5,000 EA 10 $50,000

$1,049,575

Engineering | Design $104,958

Contingency $157,436

Estimated Total $1,361,969

Lot 2 Alley Into Street:  (+/-400 LF Road)

 
 



 

 Page 10 Development Plan and TIFA Plan - DRAFT 
McKenna Associates 

St. Clair Streetscape - This project anticipates the installation of significant streetscape elements on both 
sides of St. Clair to enhance the Lot 2 and Lot 3 developments.  The streetscape elements may include brick 
pavers, new sidewalks, buried utilities, street trees, trash cans, lighting, and other streetscape elements.  
Developers may contribute funds or complete project as part of their construction plans to reduce the DDA 
costs.  The cost of this project is estimated as follows: 
 

Unit Cost Unit of Measure Amount Total

Demolition $57,000 Lump Sum 1 $57,000

Brick Pavers $18 SF 8,000 $144,000

Concrete Sidewalk $85 SY 720 $61,200

Planter Curb $15 LF 1,500 $22,500

Street Trees $550 EA 24 $13,200

Tree Grates $2,800 EA 6 $16,800

Plantings and Irrigation $10 SF 4,800 $48,000

Benches $3,500 EA 6 $21,000

Trash Cans $1,600 EA 4 $6,400

Lighting $5,000 EA 10 $50,000

$440,100

Engineering | Design $44,010

Contingency $66,015

Estimated Total $550,125

St. Clair Streetscape:  (+/-400 LF Each Side of Street adjacent to Lot 2 and 3)

 
 
Wayfinding and Gateway Signage - This project will provide decorative wayfinding system and signage to 
direct vehicles and pedestrians to the proposed mixed-use, commercial, residential, hotel, and parking 
garage developments in the Village, particularly on Lots 2 and 3.  The wayfinding system may include 
decorative piers, directional kiosks, and entrance signage.  Developers may contribute funds or complete 
project as part of their construction plans to reduce the DDA costs.  The cost of this project is estimated as 
follows: 

 

Unit Cost Unit of Measure Amount Total

Piers (to match exist. theme) $8,500 EA 6 $51,000

Directional Kiosks $4,000 EA 4 $16,000

Entrance Signage $18,000 EA 2 $36,000

$103,000

Engineering | Design $10,300

Contingency $15,450

Estimated Total $128,750

Wayfinding and Gateway Signage (directing visitors to the new developments and parking garage)
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Parking Structure or the Parking Improvements on Lot 2 - This project calls for a parking structure 
(including ground floor parking) of approximately 390 spaces on Lot 2.  The parking structure will be built in 
conjunction with the proposed hotel and mixed-use developments.  The developer(s) of the Lot 2 and Lot 3 
projects may contribute funds or assist with the project to reduce the DDA’s construction cost for the parking 
garage.  The cost of this project is estimated as follows: 

Unit Cost Unit of Measure Amount Total

Parking Spaces $20,000 EA 390 $7,800,000

Engineering | Design (included in cost per space)

Contingency $1,170,000

Estimated Total $8,970,000

Parking Structure (Lot 2)

 
 
Utility Upgrades: Adjacent To Lot 2 - The Lot 2 mixed-use developments may require utility upgrades, 
including relocation of the stormwater system and a water main upgrade on Notre Dame.  Developers may 
contribute funds or complete project as part of their construction plans to reduce the DDA costs.  The cost of 
this project is estimated as follows: 
 

Unit Cost Unit of Measure Amount Total

Stormwater Relocation (Lot 2) $175,000 Lump Sum 1 $175,000

Notre Dame Water Main Upgrade $50,000 Lump Sum 1 $50,000

$225,000

Engineering | Design $22,500

Contingency $33,750

Estimated Total $281,250

Utility Upgrades (Adjacent to Lot 2)

  
Traffic Safety Improvements - The DDA anticipates that additional vehicular traffic will be generated by the 
new developments on Lots 2 and 3.  Examples of methods to mitigate the potential impact of new 
development on vehicular or pedestrian safety for workers, residents, and visitors to the Village and children 
attending Maire School may include, but are not limited to: added turn lanes, additional signage, traffic signal 
improvements, and creation or enhancement of pedestrian crossings.  Such projects will be undertaken 
following the guidance of professional traffic engineers.  Developers may contribute funds or complete 
project as part of their construction plans to reduce the DDA costs.  The cost of this project is estimated as 
follows: 
 

Unit Cost Unit of Measure Amount Total

Signage $2,500 EA 20 $50,000

Physical Modification $150,000 Lump Sum 1 $150,000

$200,000

Engineering | Design $20,000

Contingency $30,000

Estimated Total $250,000

Traffic Safety Improvements (addressing added traffic due to Lot 2 & 3 developments)
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Notre Dame Streetscape - This project anticipates the installation of significant streetscape elements on the 
east side of Notre Dame to enhance the Lot 2 development.  The streetscape elements may include brick 
pavers, street trees, irrigation, benches, trash cans, lighting, or other streetscape elements.  Developers may 
contribute funds or complete project as part of their construction plans to reduce the DDA costs.  The cost of 
this project is estimated as follows: 
 

Unit Cost Unit of Measure Amount Total

Demolition $24,000 Lump Sum 1 $24,000

Brick Pavers $18 SF 2650 $47,700

Street Trees $550 EA 6 $3,300

Plantings and Irrigation $10 SF 660 $6,600

Benches $3,500 EA 2 $7,000

Trash Cans $1,600 EA 1 $1,600

Lighting $5,000 EA 3 $15,000

$105,200

Engineering | Design $10,520

Contingency $15,780

Estimated Total $131,500

Notre Dame Streetscape:   (+/-180 LF -NE Side of Street adjacent to Lot 2)

 

Lot 3 Reconfiguration - The anticipated mixed-use development on Lot 3 will require the reconfiguration of 
the existing surface parking lot.  The reconfiguration will require a detailed design plan, and details for new 
pavement/seal coating, drive approaches, curbing, and relocated and replacement parking control 
equipment.  The cost of this project is estimated as follows: 
 

Unit Cost Unit of Measure Amount Total

Remove Pavement $12 SY 220 $2,640

Drive Approaches w/ Curb $55 EA 230 $12,650

Remove and Salvage Existing Parking Meters $50 EA 191 $9,550

Re-Install Meters $50 EA 230 $11,500

Sealcoat and Re-stripe Lot $4 SY 9000 $36,000

Structure Adjustment $300 EA 10 $3,000

$75,340

Engineering | Design $7,534

Contingency $11,301

Estimated Total $94,175

Estimated Project Totals: $11,767,769

Lot 3 Reconfiguration 
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Per the County Agreement, the DDA funds, including County TIF capture, may be used for repair and 
maintenance of all Phase I projects. 
 

PHASE II:  2012 – 2038: 
The projects found within Phase II are diverse in nature, but all work toward improving the business climate, 
appearance, and general operational efficiency of the downtown district in order to spur investment in the 
City.   
 
Kercheval Streetscape - The City constructed streetscape improvements along Kercheval in 1997.  This 
project anticipates maintenance and repair and upgrades of the existing streetscape elements, including 
gateway arches, brick pavers, lighting, landscaping, seating and other elements, such as outdoor electrical 
receptacles for special events and banner or flag holders. 
 
Crosswalk- Notre Dame - To improve pedestrian access and safety at the intersection of Notre Dame and 
Kercheval Place, the DDA is proposing to create a crosswalk between the Village municipal parking structure 
and Kercheval Place.  These improvements may include new brick pavers, concrete, curbing, signage, and any 
other required elements.   
 
Property Acquisition - Over time, the DDA will investigate the feasibility for acquiring or accepting property 
to facilitate expansion of public parking in the downtown or to otherwise further the objectives of the Master 
Plan for the Village.  The expansion of public parking will allow for additional development and 
redevelopment in the downtown area that requires shared public parking facilities.   
 
Kercheval Place, Notre Dame, and St. Clair Streetscape - This project anticipates the installation of significant 
streetscape elements along Kercheval Place and on Notre Dame and St. Clair not included in the Lot 2 and 3 
projects.  The streetscape elements may include brick pavers, new sidewalk (south side of street), street 
trees, ornamental fencing, masonry piers, irrigation, benches, trash cans, lighting, and other streetscape 
elements.   
 
Dumpster Enclosures - This project would install decorative dumpster enclosures within the downtown area 
that serve local businesses.  All dumpster enclosures will be constructed on a concrete pad and surrounded 
by a masonry or alternative decorative screening method.  This project may include consolidation of 
dumpsters into compactors and necessary electrical and drainage improvements.  The DDA will coordinate 
with the City to determine the most appropriate locations for dumpster consolidation and enclosure 
construction.     
 
Village Parking System Improvements - This project proposes renovation, reconfiguration, upgrades, and 
potential expansion of any existing public parking lots and structures in the Village, including but not limited 
to Lot 4 and Lot 6.  Where feasible, the revenue control systems for public parking structures and lots should 
be uniform, consistent with the City’s 2006 Downtown Parking Study.  The process for designing 
improvements to the public parking areas should involve key stakeholders. 
 
Marketing Program - Promotion of the Village to the Detroit Metropolitan region is a means of attracting 
customers, visitors, tenants, and new investment to the Village from beyond the immediate market area. This 
marketing initiative may include the following types of activities:  
 

1) Administration and advertising of special events in the Village  
2) Preparation of marketing brochures, including to “tell the story of the Village”.  

3) The cost of holiday parking fees waivers or other parking fee waivers such as for special events 
4) Installation and purchase of holiday decorations and lighting  
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5) Holiday advertising  
6) Installation and purchase of streetlight banners  
7) Advertising and marketing of the Village regardless of mode of media – electronic, radio, TV, internet, 
print, paid or unpaid  
8) Advertising and marketing of the Village regardless of the target audience – current or potential 
tenants, property owners, developers, visitors, shoppers  
9) Hiring of personnel, contractors, or consultant to handle planning and carrying out of any or all 
aspects of the entire marketing program 
10) Development of marketing plans  
11) Direct mail or email campaign targeting specific customers and other target audiences 
12) Marketing and special event support from the Village Association 
13) Other marketing activities that promote the Village  
 
The program may also include marketing of available sites and the vitality of the Grosse Pointe economy. City 
and DDA representatives may make direct contact with potential developers, tenants and business owners 
encouraging them to invest in Grosse Pointe. Tax increment revenues, proceeds from events, special 
assessment, or DDA millage may be allocated over the life of the Plan, and utilized on a pay-as-you-go basis 
for such activities or as seed money for a large cooperative effort.  
 
Professional, Technical, and Administrative Assistance - The DDA will fund the on-going professional, 
technical, and administrative costs incurred in accomplishing the purposes and undertaking of the projects 
listed in this plan.  Costs may include professional fees for consultants, administrative and staff support, and 
so on.  These ongoing administrative and operating costs of the DDA - and costs incurred by the City relative 
to the DDA and the Downtown District - as approved in the annual budget process, will be paid out of tax 
increment revenues.  Also, the DDA may pay costs for all or a portion of City staff time expended to achieve 
the projects in this plan.  This activity will continue throughout the life of the plan. 
 
Redevelopment Capital Support - The Grosse Pointe DDA Development Area has limited vacant land, which 
leaves limited opportunities for “new” development.  As a result, redevelopment is encouraged and may be 
supported by the DDA through the coordination of public improvements.   
 
When redevelopment opportunities consistent with the goals of the City’s Master Plan and this Development 
Plan arise, the DDA may provide public improvements and infrastructure improvements, as well as funding 
for the needed technical expertise. 
 
This activity may include any undertaking authorized by Section 7 of Public Act 197 of 1975, as amended, 
including, but not limited to providing public improvements to stimulate private development of sites which 
could not be feasibly developed, facilitating land assembly, making utility improvements, and addressing 
environmental concerns or other factors which may limit redevelopment.   Before undertaking an activity 
using the authority of this section, the DDA may, upon proper resolution, after a public hearing, passed by a 
majority of the DDA Board at a public meeting, state the purposes of the undertaking and how the activity 
will further the goals and objectives of the Development Plan.  These activities will be completed in phases 
over the term of the TIF and Development Plan, and the costs typically paid on a pay-as-you-go basis.  
However, the DDA or the City may issue bonds to finance all or part of the cost of the Phase II projects.  Per 
the Intergovernmental Agreement with Wayne County, the tax increment from the County may be used for 
such redevelopments if the County Representative on the DDA Board votes affirmatively for the above 
referenced resolution.   
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Other Projects Consistent with the Objectives of the Plan - Certain projects described in the Plan may 
require additional construction, demolition, or alteration of existing public improvements to ensure or 
expedite completion, beyond that specifically described in this Plan.  Other improvements that further the 
goals of the Development Plan but are not specifically listed in this Plan or for which costs are not available, 
may be constructed at such time as there is a sufficient tax increment generated to fund their cost.  An 
annual project prioritization system will be adopted by the DDA which ranks the proposed public 
improvements based upon a variety of factors, including:  developer commitments, job creation, potential 
SEV increase, ability to maintain the improvement, elimination of blight, timing of elements, and other 
factors.  Similar to the Phase I projects, DDA funds may be used for the repair and maintenance of all Phase II 
projects.   

7.   A Statement of the Construction or Stages of Construction 
Planned, and the Estimated Time of Completion.   
 
The anticipated schedule for construction and implementation of the public improvement projects for 
the Development Area is outlined in Table 1, “Estimated Project Costs and Schedule.”  The actual timing 
and sequence of projects may vary based on fund availability, opportunities that arise to achieve the 
goals and purposes of this plan, and DDA priorities. 

8. Parts of the Development Area to be Left as Open Space and 
Contemplated Use.  
 
No portion of the Development Area is proposed to be set aside as public open space.  However, the 
existing streetscape features within Kressbach Place are to be maintained consistent with this plan.  
Developers are encouraged to provide for open space as part of new developments within the DDA 
District.  Development of certain existing lands within the Development Area by private developers is 
anticipated, subject to the requirements of the zoning ordinance. 

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.  
 
At the present time the Authority has no plans to lease, own, or otherwise control property in its own 
name. The Authority currently has no plans to sell, donate, exchange, or lease any land, structures, or 
other portions of the development area to or from the City of Grosse Pointe or other entities.  Should 
acquisition of property be required in the future to accomplish the objectives of the DDA, or should the 
Authority receive property by donation, through purchase, or by any other means of acquisition, the 
Authority will establish and formally adopt appropriate procedures for property disposition, subject to 
applicable Federal, State, and local regulations. 
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10. Desired Zoning Changes and Changes in Streets, Street 
Levels, Intersections and Utilities.  
 
No zoning changes are anticipated in conjunction with this Development Plan. Zoning changes may 
be proposed and approved within the Development Area in the future by the City Planning 
Commission which retains the authority for zoning decisions. 

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

 
The estimated cost of the DDA’s portion of the public improvement projects listed herein, including 
the cost of associated administration, engineering, planning, and design work as outlined in Table 1 
is $19,712,503.  It is anticipated that the these projects will be paid for with tax increment revenues 
generated by annual increases in property valuations from economic growth and new construction 
within the Development Area or by issuing bonds to finance the cost, supplemented with developer 
contributions and grant funds as may become available.   
  
It is anticipated that the Phase I projects related to Lots 2 and 3 will be predominately financed 
through a revenue bond based on the estimated DDA revenues assuming a 2% increase in values per 
year.  Phase I projects are the primary initial priority for funding by the DDA.  It is anticipated that the 
Phase II projects will be financed on a “pay-as-you-go” basis using funds on-hand or accumulated 
from prior years’ captures.  However, the DDA may determine that there is a need to sell additional 
bonds, or have the City sell bonds, obtain loan funds or grants, or receive contributions from any of 
the other sources permitted under P.A. 197 of 1975, as amended, to facilitate completion of one or 
more of the improvement projects.   
 
The cost estimates for projects are rough estimates because construction or design drawings have 
not yet been prepared, and therefore have been based on preliminary concept designs.  A 
percentage has been factored into the estimates to cover contingencies and design costs.  The costs 
are estimated in current dollars (2008). 

12. Designation of Person or Persons, Natural or Corporate, to 
Whom All or a Portion of the Development is to be Leased, 
Sold, or Conveyed in any Manner and for Whose Benefit 
the Project is Being Undertaken if that Information is 
Available to the Authority.  

  
All public improvement projects undertaken as part of this plan will remain in public ownership for 
the public benefit.  The DDA does not own any property at this time.  The DDA may consider 
property acquisition, lease, or sale, as appropriate, in furtherance of the goals of this plan. The 
person or persons to whom such property may be leased or conveyed is unknown at this time. 
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13. The Procedures for Bidding for the Leasing, Purchasing, or 
Conveying of All or a Portion of the Development Upon its 
Completion, if There is no Expressed or Implied Agreement 
between the Authority and Persons, Natural or Corporate, 
that all or a Portion of the Development will be Leased, 
Sold, or Conveyed to Those Persons.    

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

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

  
Section 21 of Act 197 of 1975, as amended, requires that a Development Area Citizens’ Council be 
established if a proposed Development Area has 100 or more residents.  Fewer than 100 residents 
reside in the Development Area described in this plan, so a Development Area Citizens’ Council will 
not be established. 

15.  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 City does not intend to condemn property in conjunction with this plan.  As a result, this section 
is not applicable.   
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16. A Plan for Compliance with the Federal Uniform Relocation 
Assistance and Real Property Acquisition Policies Act of 
1970 and Act 227 of the Public Acts of 1972. 

 
The City does not intend to condemn property in conjunction with this plan.  As a result, this section 
is not applicable.   
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Tax Increment Financing Plan 

1. Purpose of the Tax Increment Financing Plan. 
 
The City of Grosse Pointe’s Downtown Development Authority, created July 21, 2008, was established to 
mitigate the negative social and economic impacts of downtown property value deterioration.  In order 
to accomplish a number of goals, such as to increase property tax valuation and facilitate the overall 
economic growth of its business district, City Council deemed it beneficial and necessary to create and 
provide for the operation of a Downtown Development Authority under the provisions of Public Act 197 
of 1975, as amended. 
 
The DDA has determined that a Tax Increment Financing Plan (“TIF Plan”) is necessary to achieve the 
purposes of the Act, and is authorized to prepare and submit said plan to the governing body.  The TIF 
Plan includes the preceding Development Plan, and a detailed explanation of the tax increment 
procedure, the maximum amount of bonded indebtedness to be incurred, the duration of the program, 
the impact of tax increment financing on the assessed values of all taxing jurisdictions in which the 
development area is located, and a statement of the portion of the captured assessed value to be used 
by the DDA. 

2. Explanation of the Tax Increment Procedure. 
 
As provided in P.A. 197 of 1975, as amended, tax increment financing is a financing tool for the 
redevelopment of designated development areas within a DDA Development Area.   Tax increment 
financing is the process of expending new property tax dollars for improvements that generally benefit 
the parcels that pay the taxes.  Tax dollars generated from new private property developments and from 
improvements to existing private property within a designated development area are “captured” and 
utilized by the DDA to finance public improvements within that development area.  This process supports 
and encourages continued private investment. 
 
To utilize tax increment financing, the DDA must prepare a development plan and a tax increment 
financing plan.  Both plans are submitted to the City Council.  The Council must adopt the plans by 
ordinance.  As described above, the plans specify the initial assessed value, estimate the captured 
assessed value, and provide for the expenditure of the funds.  These plans may be amended in the future 
to reflect changes desired by the DDA.  All amendments must follow the procedures of the Act. 
 
Captured assessed value is defined in the Act, as the amount, in any one year, by which the current 
assessed value of the development area exceeds the initial assessed value.  Initial assessed value is 
defined as the assessed value, as equalized, of all the taxable property within the boundaries of the 
development area at the time the ordinance establishing the tax increment financing plan is approved, as 
shown by the most recent assessment roll of the municipality. 
 
Such funds transmitted to a DDA are termed “tax increment revenues”.  Tax increment revenues are the 
amount of ad valorem and specific local taxes attributable to the application of the levy of all taxing 
jurisdictions other than the state education tax and local or intermediate school districts upon the 
captured assessed value of real and personal property in the development area. 
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For this Plan, the initial assessed value is the total Taxable Value for all real and personal property in the 
development area as of 2008.  A list of the properties in the Development Area is included in Appendix B. 
 
The applicable tax levy for tax increment purposes in the DDA Development Area will be the total millage 
levied by the eligible taxing jurisdictions. The Grosse Pointe Schools, State of Michigan state education 
tax, and Intermediate School District taxes are not included because the tax levies of these jurisdictions 
are exempt from capture.  Further, per the 2008 intergovernmental agreement, the captured Wayne 
County taxes can only be used for Phase I projects, or with approval as outlined in the agreement and 
DDA plan.  The initial tax levy of all applicable taxing jurisdictions listed in Table 2 is 25.6447 mills.   

3. Maximum Amount of Bonded Indebtedness to be Incurred. 
 
The DDA intends to issue bonds in conjunction with the City to finance the Phase 1 projects listed in 
Table 1.  The DDA will not exceed the debt limits established by law.  Based on documentation presented 
in the Development Plan, the Phase I public improvements will cost approximately $ 11.7 million.  The 
amount of bonded indebtedness will be approximately equal to the cost of the Phase I public 
improvements, as adjusted for inflation and contingencies, plus expenses related to issuance of the 
bonds, including the fees of legal, engineering, and financial counsel, bond printing of the prospectus, 
notice of sales, and miscellaneous expenses.   
 
Other than the bonds to finance the Phase I projects, at this time the DDA has no plans to incur further 
bonded indebtedness to finance the improvement program.  Most improvements will be implemented 
on a “pay-as-you-go” basis as tax increment revenues are transmitted to the DDA, or as may be 
accumulated over more than one year, and held in reserve to allocate for projects.  However, the DDA or 
the City may issue bonds to finance all or part of the cost of the Phase II projects.  The maximum amount 
of bonded indebtedness shall not exceed $ 23.3 million. 

 
Table 2 

Applicable Millage Summary 

Taxing Jurisdictiona 
Projected Captured Millage Rate 
(2008 Rates)b 

City of Grosse Pointe 13.0000 

Wayne County Veterans 0.9897 

Wayne County Jail 0.9381 

Wayne County Parks 0.2459 

HCMA: Huron-Clinton Metro Authority 0.2146 

Wayne County Transit Authority 0.5900 

Wayne County 5.6483 

Wayne County Community College 2.4769 

Library 1.5412 

Zoological Authority c 0.1000 

Total Applicable Millage 25.7447 

 
   Notes: 

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

b. Rates are per $1,000 .00 of taxable value. 
c. Wayne County Zoological Authority tax levy of 0.1 mill is in effect for a period 20 years. 
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Under this TIF plan, the tax levy on the entire captured assessed valuation is planned to be utilized by the 
DDA, except that any of Wayne County’s captured taxes in excess of the amounts needed for Phase I 
projects may be refunded to the County in accordance with the 2008 Intergovernmental Agreement.  The 
tax increment revenues will be expended in the manner as set forth in this Plan.  Estimates of the 
projected growth in taxable value, the revenue captured by taxing jurisdictions and the tax increment 
revenues to be received by the DDA are included in Tables 3A and 3B. 

4. Duration of the Program. 
 

The duration of this TIF Plan shall be of sufficient length to pay Phase I bonds.  This plan will expire at the 
end of the fiscal year ending June 30, 2039, unless it is amended to extend or shorten its duration. 

5. Statement of the Estimated Impact of Tax Increment 
Financing on Taxing Jurisdictions in Which the Development 
Area is Located.  
 
The maximum effect of this Plan on the taxing jurisdictions in which the Development Area is located is 
that the taxable value upon which taxes are now levied will remain constant over the life of this Plan.  If 
there is no increase in the value of the properties in the DDA, there is no financial impact to other taxing 
jurisdictions.  If private development occurs and values increase as anticipated in this Plan, potential 
taxes captured from each taxing jurisdiction over the duration of the Plan are estimated in Tables 3A and 
3B. 
 
Of course, at the expiration of this TIF Plan, all taxing jurisdictions will benefit substantially from new 
private development and from a tax base that has been stabilized and enhanced as a result of the public 
improvement program. 

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

A. Estimate of Tax Increment Revenues 
Based on input from the City, the projected annual growth in taxable value is estimated in Table 3A 
and 3B at a 2.0% annual rate after Fiscal Year 2009.  Both real and personal property assessments are 
included in the taxable value projections.   
 
Additional increases in the assessed valuation for the Development Area and consequent tax 
increment revenues may result from other new construction, expansion, rehabilitation, or further 
appreciation of property values.  These increases are beyond those projected in this plan, but if such 
increases result, the tax increment revenues will be spent according to this plan to accelerate the 
implementation of the public improvement program.   
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B. Expenditure of Tax Increment Revenues 
The program and schedule for the expenditure of tax increment revenues to accomplish the 
proposed public improvements for the DDA Development Area is outlined in Table 1.  Cost estimates 
shown are current estimates only.  These estimates are based solely upon concepts and have not 
been developed from construction drawings.  The cost estimates consider fees for design, 
preparation of construction drawings, and other contingencies. 
 
Any additional tax increment revenues beyond those projected in this plan will: 
 

1) Be used to further the implementation of the public improvement program, 
2) Be used to expedite any debt service, or  
3) Be returned, pro-rata, to the taxing units. 

 
Should the tax increment revenues be less than projected, the DDA may choose to: 
 

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

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

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

 
The Downtown Development Authority shall annually review proposed increment expenditures and 
revenues to prioritize the use of additional funds.  Other public improvements which would further 
the completion of the Development Plan may be funded by the DDA. 
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Table 3A 
Future Capture Estimates and Impact on Jurisdictions without Lot 2 and Lot 3 Development 

City of Grosse Pointe DDA 
 

Fiscal Year
a Total Taxable 

Value
b

Captured 

Taxable Value
c

Grosse Pointe  

(13.0000)

Wayne Co.  

No Capture

Veterans No 

Capture

Jail  

No Capture

WC Parks No 

Capture

HCMA 

(.2146)

WCTA 

No Capture

WCCC 

(2.4769)

Library 

(1.5412)

Zoo (0.1000) Total Tax 

Increment 

Revenue

2009
a

$27,045,852 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

2010 $27,586,769 $613,517 $7,976 $0 $0 $0 $0 $132 $0 $1,520 $946 $61 $10,612

2011 $28,138,504 $1,165,252 $15,148 $0 $0 $0 $0 $250 $0 $2,886 $1,796 $117 $20,155

2012 $28,701,275 $1,728,023 $22,464 $0 $0 $0 $0 $371 $0 $4,280 $2,663 $173 $29,889

2013 $29,275,300 $2,302,048 $29,927 $0 $0 $0 $0 $494 $0 $5,702 $3,548 $230 $39,818

2014 $29,860,806 $2,887,554 $37,538 $0 $0 $0 $0 $620 $0 $7,152 $4,450 $289 $49,945

2015 $30,458,022 $3,484,770 $45,302 $0 $0 $0 $0 $748 $0 $8,631 $5,371 $348 $60,275

2016 $31,067,183 $4,093,931 $53,221 $0 $0 $0 $0 $879 $0 $10,140 $6,310 $409 $70,811

2017 $31,688,526 $4,715,274 $61,299 $0 $0 $0 $0 $1,012 $0 $11,679 $7,267 $472 $81,559

2018 $32,322,297 $5,349,045 $69,538 $0 $0 $0 $0 $1,148 $0 $13,249 $8,244 $535 $92,521

2019 $32,968,743 $5,995,491 $77,941 $0 $0 $0 $0 $1,287 $0 $14,850 $9,240 $600 $103,702

2020 $33,628,118 $6,654,866 $86,513 $0 $0 $0 $0 $1,428 $0 $16,483 $10,256 $665 $115,107

2021 $34,300,680 $7,327,428 $95,257 $0 $0 $0 $0 $1,572 $0 $18,149 $11,293 $733 $126,740

2022 $34,986,693 $8,013,441 $104,175 $0 $0 $0 $0 $1,720 $0 $19,848 $12,350 $801 $138,606

2023 $35,686,427 $8,713,175 $113,271 $0 $0 $0 $0 $1,870 $0 $21,582 $13,429 $871 $150,709

2024 $36,400,156 $9,426,904 $122,550 $0 $0 $0 $0 $2,023 $0 $23,349 $14,529 $943 $163,054

2025 $37,128,159 $10,154,907 $132,014 $0 $0 $0 $0 $2,179 $0 $25,153 $15,651 $1,015 $175,646

2026 $37,870,722 $10,897,470 $141,667 $0 $0 $0 $0 $2,339 $0 $26,992 $16,795 $1,090 $188,490

2027 $38,628,137 $11,654,885 $151,514 $0 $0 $0 $0 $2,501 $0 $28,868 $17,963 $1,165 $201,591

2028 $39,400,699 $12,427,447 $161,557 $0 $0 $0 $0 $2,667 $0 $30,782 $19,153 $1,243 $214,954

2029 $40,188,713 $13,215,461 $171,801 $0 $0 $0 $0 $2,836 $0 $32,733 $20,368 $0 $227,262

2030 $40,992,488 $14,019,236 $182,250 $0 $0 $0 $0 $3,009 $0 $34,724 $21,606 $0 $241,085

2031 $41,812,337 $14,839,085 $192,908 $0 $0 $0 $0 $3,184 $0 $36,755 $22,870 $0 $255,183

2032 $42,648,584 $15,675,332 $203,779 $0 $0 $0 $0 $3,364 $0 $38,826 $24,159 $0 $269,564

2033 $43,501,556 $16,528,304 $214,868 $0 $0 $0 $0 $3,547 $0 $40,939 $25,473 $0 $284,232

2034 $44,371,587 $17,398,335 $226,178 $0 $0 $0 $0 $3,734 $0 $43,094 $26,814 $0 $299,194

2035 $45,259,019 $18,285,767 $237,715 $0 $0 $0 $0 $3,924 $0 $45,292 $28,182 $0 $314,455

2036 $46,164,199 $19,190,947 $249,482 $0 $0 $0 $0 $4,118 $0 $47,534 $29,577 $0 $330,021

2037 $47,087,483 $20,114,231 $261,485 $0 $0 $0 $0 $4,317 $0 $49,821 $31,000 $0 $345,898

2038 $48,029,233 $21,055,981 $273,728 $0 $0 $0 $0 $4,519 $0 $52,154 $32,451 $0 $362,093

$287,928,106 $3,743,065 $0 $0 $0 $0 $61,789 $0 $713,169 $443,755 $11,761 $4,963,174

c. Incremental increase projected using combined real  and personal  property values  and 2008 millage rates.

b. Annual  increase estimated at 2.0%

d. Fiscal  year 2009 is  7/1/09 ‐ 6/30/10; etc.

a. Estimated values  for FY 2008 used as  basis  for projections.  No increase anticipated for 2009.

Taxing Jurisdictions



 

  Page 24  Development Plan and TIFA Plan ‐ DRAFT 
McKenna Associates 

Table 3B 
Future Capture Estimates and Impact on Jurisdictions with Lot 2 and Lot 3 Development 

City of Grosse Pointe DDA 
 

 
 

Fiscal Year
a Total Taxable 

Value
b

Morningside 

Development

Hotel 

Development

Captured 

Taxable Value
c

Grosse Pointe  

(13.0000)

Wayne Co.  

(5.6483)

Veterans 

(0.9897)

Jail  

(.9381)

WC Parks 

(.2459)

HCMA 

(.2146)

WCTA 

(.5900)

WCCC (2.4769) Library 

(1.5412)

Zoo 

(0.1000)

Total Tax 

Increment 

Revenue

2009
a

$27,045,852 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

2010 $27,586,769 $5,625,000 $6,238,517 $81,101 $35,462 $6,174 $5,852 $1,534 $1,339 $3,681 $15,452 $9,615 $624 $160,609

2011 $33,876,004 $10,868,000 $17,770,752 $231,020 $101,014 $17,588 $16,671 $4,370 $3,814 $10,485 $44,016 $27,388 $1,777 $457,503

2012 $45,638,885 $18,665,633 $242,653 $106,101 $18,473 $17,510 $4,590 $4,006 $11,013 $46,233 $28,767 $1,867 $480,541

2013 $46,551,662 $19,578,410 $254,519 $111,290 $19,377 $18,367 $4,814 $4,202 $11,551 $48,494 $30,174 $1,958 $504,040

2014 $47,482,695 $20,509,443 $266,623 $116,582 $20,298 $19,240 $5,043 $4,401 $12,101 $50,800 $31,609 $2,051 $528,009

2015 $48,432,349 $21,459,097 $278,968 $121,980 $21,238 $20,131 $5,277 $4,605 $12,661 $53,152 $33,073 $2,146 $552,458

2016 $49,400,996 $22,427,744 $291,561 $127,486 $22,197 $21,039 $5,515 $4,813 $13,232 $55,551 $34,566 $2,243 $577,396

2017 $50,389,016 $23,415,764 $304,405 $133,102 $23,175 $21,966 $5,758 $5,025 $13,815 $57,999 $36,088 $2,342 $602,832

2018 $51,396,797 $24,423,545 $317,506 $138,831 $24,172 $22,912 $6,006 $5,241 $14,410 $60,495 $37,642 $2,442 $628,777

2019 $52,424,733 $25,451,481 $330,869 $144,674 $25,189 $23,876 $6,259 $5,462 $15,016 $63,041 $39,226 $2,545 $655,241

2020 $53,473,227 $26,499,975 $344,500 $150,634 $26,227 $24,860 $6,516 $5,687 $15,635 $65,638 $40,842 $2,650 $682,234

2021 $54,542,692 $27,569,440 $358,403 $156,713 $27,285 $25,863 $6,779 $5,916 $16,266 $68,287 $42,490 $2,757 $709,767

2022 $55,633,546 $28,660,294 $372,584 $162,914 $28,365 $26,886 $7,048 $6,150 $16,910 $70,989 $44,171 $2,866 $737,851

2023 $56,746,216 $29,772,964 $387,049 $169,238 $29,466 $27,930 $7,321 $6,389 $17,566 $73,745 $45,886 $2,977 $766,496

2024 $57,881,141 $30,907,889 $401,803 $175,690 $30,590 $28,995 $7,600 $6,633 $18,236 $76,556 $47,635 $3,091 $795,714

2025 $59,038,764 $32,065,512 $416,852 $182,270 $31,735 $30,081 $7,885 $6,881 $18,919 $79,423 $49,419 $3,207 $825,517

2026 $60,219,539 $33,246,287 $432,202 $188,982 $32,904 $31,188 $8,175 $7,135 $19,615 $82,348 $51,239 $3,325 $855,916

2027 $61,423,930 $34,450,678 $447,859 $195,828 $34,096 $32,318 $8,471 $7,393 $20,326 $85,331 $53,095 $3,445 $886,922

2028 $62,652,408 $35,679,156 $463,829 $202,811 $35,312 $33,471 $8,774 $7,657 $21,051 $88,374 $54,989 $3,568 $918,549

2029 $63,905,456 $36,932,204 $480,119 $209,934 $36,552 $34,646 $9,082 $7,926 $21,790 $91,477 $56,920 $0 $947,115

2030 $65,183,566 $38,210,314 $496,734 $217,199 $37,817 $35,845 $9,396 $8,200 $22,544 $94,643 $58,890 $0 $979,892

2031 $66,487,237 $39,513,985 $513,682 $224,609 $39,107 $37,068 $9,716 $8,480 $23,313 $97,872 $60,899 $0 $1,013,324

2032 $67,816,982 $40,843,730 $530,968 $232,168 $40,423 $38,316 $10,043 $8,765 $24,098 $101,166 $62,948 $0 $1,047,425

2033 $69,173,321 $42,200,069 $548,601 $239,878 $41,765 $39,588 $10,377 $9,056 $24,898 $104,525 $65,039 $0 $1,082,208

2034 $70,556,788 $43,583,536 $566,586 $247,742 $43,135 $40,886 $10,717 $9,353 $25,714 $107,952 $67,171 $0 $1,117,687

2035 $71,967,923 $44,994,671 $584,931 $255,763 $44,531 $42,210 $11,064 $9,656 $26,547 $111,447 $69,346 $0 $1,153,875

2036 $73,407,282 $46,434,030 $603,642 $263,945 $45,956 $43,560 $11,418 $9,965 $27,396 $115,012 $71,564 $0 $1,190,787

2037 $74,875,428 $47,902,176 $622,728 $272,290 $47,409 $44,937 $11,779 $10,280 $28,262 $118,649 $73,827 $0 $1,228,437

2038 $76,372,936 $49,399,684 $642,196 $280,803 $48,891 $46,342 $12,147 $10,601 $29,146 $122,358 $76,135 $0 $1,266,840

$908,806,979 $11,814,491 $5,165,932 $899,446 $852,552 $223,476 $195,030 $536,196 $2,251,024 $1,400,653 $47,879 $23,353,962

c. Incremental  increase projected using combined real  and personal  property values  and 2008 millage rates.

b. Annual  increase estimated at 2.0%

d. Fiscal  year 2009 is 7/1/09 ‐ 6/30/10; etc.

a. Estimated values for FY 2008 used as basis for projections.  No increase anticipated for 2009.

Taxing Jurisdictions



 

 Page 25 Development Plan and TIFA Plan - DRAFT 
McKenna Associates 

Appendix A 
 
The Downtown District in which the Authority shall exercise its power as provided by Act 197 shall consist of 
the following described territory in the city, subject to such changes as may hereinafter be made pursuant to 
this subchapter and Act 197. 
 
Beginning at the intersection of the centerline of Waterloo Street and the centerline of Cadieux Road (also 
known as the western municipal boundary of the City of Grosse Pointe), 

thence northeasterly 1256.72 feet, more or less, along the centerline of Waterloo Street to the 
western line of the right-of-way for the alley lying west of and parallel to Neff Road, 

thence southeasterly 1095.66 feet, more or less, along the western line of the right-of-way for the 
alley lying west of and parallel to Neff Road, 

thence southwesterly 339.82 feet, more or less, parallel to Waterloo Street, to the centerline of St. 
Clair Street,  
thence southeasterly 23.72 feet, more or less, along the centerline of St. Clair Street, 

thence southwesterly 231.39 feet, more or less, parallel to Waterloo Street, to the eastern boundary 
of the Assessor's City of Grosse Pointe Plat No. 2, 

thence southeasterly 15.01 feet along the eastern boundary of said plat,  

thence southwesterly 156.25 feet, more or less, parallel to Waterloo Street, to the centerline of 
Notre Dame Street, 

thence northwesterly 30.79 feet, more or less, along the centerline of Notre Dame Street,  

thence southwesterly 533.06 feet, more or less, along the southern boundary of the Kercheval 
Avenue Subdivision to the centerline of Cadieux Road,  

thence northwesterly 1104.97 feet, more or less, along the centerline of Cadieux Road to the point of 
beginning; 

including the Van Avenue Subdivision; the Kercheval Avenue Subdivision; Chas. M. Cadieux's Subdivision; the 
Re-Subdivision of Lots 2 and 3 of Chas. M. Cadieux's Subdivision; lots 54 through 63 and lots 113 through 
122a of the Pointe Land Company's Subdivision; lots 6 through 9 of Damerow's Subdivision; lots 27c through 
35, 38a and 38b, and 79b through 90a of the Amended Plat of St. Clair Park Subdivision; lots 46 through 55 of 
the Assessor's City of Grosse Pointe Plat No. 2; The Village condominium subdivision #6; 710 Notre Dame 
condominium subdivision #342; Cadieux Professional condominium subdivision #372; and the following 
unplatted parcels: 

37-002-04-0087-003  37-004-99-0001-000 
37-003-99-0002-000  37-004-99-0003-000 
37-003-99-0003-001   the northerly 169 feet of 37-004-99-0002-000 
37-003-99-0003-702   the northerly 169 feet of 37-004-99-0007-000 



 

  Development Plan and TIFA Plan - DRAFT 
McKenna Associates 

 

COMMUNITY PLANNING & DEVELOPMENT CONSULTANT 
 

McKenna Associates, Incorporated 
Community Planning # Urban Design 

235 East Main Street, Suite 105 
Northville, Michigan 48167 

www.mcka.com 
 
 

 
Phillip C. McKenna, AICP, PCP  ................................................................................................................. President 
John R. Jackson, AICP .................................................................................................................... Project Director 
Christopher Khorey ........................................................................................................................ Project Planner 
Sabah Aboody-Keer ................................................................................................................. Maps and Graphics 
Kacy Smith ..................................................................................................................................... Text Production 
 
 
 
 

http://www.mcka.com/

