
City of Belleville 
Downtown Development Authority 

Development Plan and TIF Plan 

2016 - 2046 



City of Belleville 
Downtown Development Authority 

Development Plan and TIF Plan 

2016 - 2046 

Belleville City Council Belleville Downtown Development Authority 
Kerreen Conley Rosemary Loria 
Jack Loria Gary Snarski 
Thomas Fielder Sabrina Richardson-Williams 
Tom Smith James Higgerson 
Kim Tindall Kerreen Conley 

Denise Baker 
Brian Copsey 
Alicia McGovern 

Adopted by the DDA on December 16, 2015 

Adopted by the Belleville City Council on Feb 16, 2016       Ordinance No. 16-001

With assistance from: Robert R. Eggers, AICP 
Spicer Group 
www.spicergroup.com 

122262SG2015

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text

dda
Typewritten Text



City of Belleville 
DDA Development Plan and Tax Increment Financing Plan 

Table of Contents 

I. Introduction ....................................................................................................................................... 1 
A. Purpose of this Development Plan and Tax Increment Financing Plan.......................................  1 
B. Creation of the Downtown Development Authority ..................................................................... 2 
C. Overview of the Development ...................................................................................................... 2 

II. Development Plan .............................................................................................................................. 3 
A. Boundaries of the Development Plan ........................................................................................... 3 
B. Location of existing streets and other public facilities, extent of public and private land uses .... 3 
C. Existing Improvements to be demolished, repaired, or altered .................................................... 4 
D. Proposed Improvements with schedule ........................................................................................ 4 
E. Phased Construction ..................................................................................................................... 4 
F. Open Space ................................................................................................................................... 5 
G. Sales, Leases, Exchanges of Real Property with Belleville .......................................................... 5 
H. Zoning, Public Street, and Utility Changes .................................................................................. 5 
I. Estimated Cost of Development and Financing ........................................................................... 5 
J. Designation of Persons Benefiting from the Project  ................................................................... 6 
K. Procedure for conveying development  ........................................................................................ 6 
L. Persons Displaced ......................................................................................................................... 7 
M. Relocation of Displaced Persons .................................................................................................. 7 
N. Costs of Relocating Displaced Persons ........................................................................................ 7 
O. Compliance with Act 227 of 1972 ................................................................................................ 7 

III. Tax Increment Financing Plan......................................................................................................... 8 
A. Tax Increment Financing Procedure ............................................................................................. 8 
B. Estimated Captured Assessed Values and Estimated Tax Increment Revenues .......................... 9 
C. Amount of bond indebtedness .................................................................................................... 10 
D. Duration of the Program ............................................................................................................. 10 
E. Impact on Assessed Values of Taxing Jurisdictions ................................................................... 10 
F. Provision for the use of the Captured Assessed Value ............................................................... 11 
G. Compliance with Section 15 of the Act ...................................................................................... 11 
H. Reports ........................................................................................................................................ 11 

Maps 
Map 1 – DDA Area 
Map 2 – Future Land Use 

Exhibits 
Exhibit A – Legal Description of Development Area 
Exhibit B – Planned Improvements and Phases 
Exhibit C – Estimates of Revenues 
Exhibit D – Adopted Ordinance 



I. INTRODUCTION

A. Purpose of this Development Plan and Tax Increment Financing Plan

The statute governing a DDA Development/TIF Plan is Michigan Public Act 197 of
1975, as amended, MCL § 125.165 et. seq. (the “Act”).

The Act was enacted to provide a means for local units of government to correct and
prevent deterioration in business districts; to encourage historic preservation; to authorize
the acquisition and disposal of interest in real and personal property; to authorize the
creation and implementation of a development plan in the district; to promote the
economic growth of the district; to create a board; to prescribe its powers and duties; to
authorize the levy and collection of taxes; to authorize the issuance of bonds and other
evidences of indebtedness; and to authorize the use of Tax Increment Financing.

Tax Increment Financing is a government financing program which contributes to
economic growth and development by dedicating a portion of the increase in the tax base
resulting from the economic growth and development to facilities, structures of
improvements within a development area thereby facilitating economic growth and
development.  Tax Increment Financing mandates the transfer of tax increment revenues
by city and county treasurers to authorities created under the Act in order to effectuate the
legislative government programs to eliminate property value deterioration and to promote
economic growth.

The Act seeks to accomplish its goals by providing local units of government with the
necessary legal, monetary, and organizational tools to eliminate property value
deterioration and to promote economic growth through publicity initiated projects
undertaken cooperatively with privately initiated projects. The way in which a downtown
development authority makes use of the tools made available under the Act depends on
the problems and priorities of each community.  The Tax Increment Financing Plan, as
amended, has been developed in accordance with the purposes of the Act based on the
problems and priorities as perceived by the Downtown Development Authority of the
City of Belleville (hereinafter sometimes referred to as the “DDA” or the “Authority”).

The Tax Increment Financing Plan is intended to describe the goal and objectives of the
Belleville Downtown Development Authority for redevelopment of the downtown
development district and outline the steps necessary for achieving these goals.

It is intended that the Plan becomes the basis for all future development/redevelopment
projects in the downtown district.  After it has been adopted, the Downtown
Development Plan should be: (1) a long range guide for evaluating proposals for physical
changes and for scheduling improvements in the downtown district; (2) a guide for
making recommendations and establishing properties in the development area capital
improvement program; (3) a foundation for conducting more specific and detailed studies



for the general development district and for assessing possible improvements and 
developments; and (4) a source of information and a statement of policy which is useful 
to citizens and business owners in making private investment decisions. 

The DDA must prepare and submit a tax increment financing plan and a development 
plan if it determines that creation of such plans is necessary for the achievement of the 
purposes of the Act.  This document constitutes both these plans, with the development 
plan and the format described in Section 17(2) of the Act, followed by the tax increment 
financing plan as described in Section 14, 15, and 16 of the Act. [Section 14(2), 17(2)].  
This document is one development plan and TIF plan for the entire DDA.  It amends  

B. Creation and History of the Downtown Development Authority

The Belleville DDA was formed December 11, 1985 (Ordinance 85-241).  The first
development plan was adopted on December 1, 1986 (Ordinance 86-245).  The plan was
amended five times subsequently:

• May of 1989 (Ordinance 89-259)
• December of 1993 (Ordinance 93-292)
• April of 2004 (Ordinance 04-002)
• December of 2005 (Ordinance 05-001)
• May of 2009 (Ordinance 09-003).

The boundaries of the DDA were amended four times: 
• December of 1993 (Ordinance 93-292)
• November of 2003 (Ordinance 03-026)
• October of 2004 (Ordinance 04-012)
• December of 2005 (Ordinance 05-001)

C. Overview of the Development

The Belleville DDA has made significant improvements throughout the downtown
district since the adoption of its first development plan.  Those include:

• Water main and road paving
• Streetscapes Main Street and South Street
• Gateway sign
• Fourth Street Square development
• Development of website
• Parking lot improvements
• LED street lighting
• Horizon Park improvements
• City events/marquee/reader board
• Downtown signage
• Village Park walking paths
• Public art



• Doanes's Landing Park
• Victory Park playscape
• Victoria Commons subdivision and Village Park

II. DEVELOPMENT PLAN

A. The designation of boundaries of the development area in relation to highways, streets,
streams, or otherwise.  Section 17(2)(a)

The development area is coterminous with those of the entire DDA.  The map showing
the boundaries of the DDA area is attached as Map 1.

B. The location and extent of existing streets and other public facilities within the
development area, the location, character, and extent of the categories of public and
private land uses then existing and proposed for the development area, including
residential, recreational, commercial, industrial, educational, and other uses, and a legal
description of the development area. Section 17(2)(b).

Public Uses
Public uses in the Development Area include the streets in Victoria Commons 
Subdivision and portions of the following public streets: Belleville Road, High Street, 
North Liberty Street, South Liberty Street, Main Street, Charles Street, West 
Columbia Avenue, East Columbia Avenue, West Wabash Avenue, East Wabash 
Avenue, South Street, First Street, Second Street, Third Street, Fourth Street, and 
Fifth Street.  Public alleys between North Liberty Street and Main Street, and south of 
the businesses on the south side of Main Street are also within the Development Area.  
Other public facilities within the Development area: Belleville municipal offices, 
Village Park, Victory Park and Victory Station, Horizon Park and the Veterans 
Memorial, Doane's Landing, Fourth Street Square, the Fred C. Fischer Library, the 
City Fire Station, the excess right-of-way at the southwest corner of Main Street and 
Denton Road, and several public parking lots. 

Private Uses 
Residential uses in the Development Area include approximately 250 single family 
houses, one multiple family structure and several apartments located in commercial 
buildings.  

Commercial and office development is the major land use in the Development Area.  
The commercial uses include restaurants, gas stations, laundries, several convenience 
food stores, a small variety store, a hardware store, a drug store, clothing stores, a 
flower store, a muffler shop, a car wash, barber shops and beauty salons and 
numerous specialty commercial and service stores. The office uses include numerous 
professional, personal service and financial uses including banks, insurance offices, 
doctor and professional offices, numerous office uses and a funeral home. 



Semi-Public Uses include several churches and the Mason's Temple.  There are no 
educational uses within the Development Area. 
 
 
Little vacant land is available within the Development Area. The prime vacant parcel 
is on Main at Third Street.   There is also a vacant lot on the west side of Main Street.  
The City also owns a larger parcel of vacant land in the middle of the triangular-
shaped block bounded by Main Street, Second Street and West Columbia Avenue. 
Existing streets within the DDA area are shown in Map 1.  Map 2 shows existing land 
uses by tax classifications.   

 
Future land uses are shown on the Map 2, which is from the 2007 Belleville Master Plan.   
 
A legal description of the development area is attached as Exhibit A. 
 

C. A description of existing improvements in the development area to be demolished, 
repaired, or altered, a description of any repairs and alterations, and an estimate of the 
time required for completion.  

 
At the time of adoption, no existing improvements in the development area were 
projected to be demolished; however, if in the process of undertaking a project an 
existing improvement is deemed to be demolished by the DDA Board, the existing 
improvement will be acquired by law and demolished accordingly.  Ongoing 
maintenance in an amount to be determined by the Downtown Development Authority 
Board, with consent of the City Council, will be allocated and the DDA will repair any 
existing streetscape improvements such as lighting, benches, sidewalks, etc.  No existing 
improvements will be altered as part of this plan. 
 

D. The location, extent, character and estimated cost of the improvements including 
rehabilitation contemplated for the development area and an estimate of the time required 
for completion. 

 
See Exhibit B for a listing of the improvements.   

 
E. A statement of the construction or stages of construction planned, and the estimated time 

of completion for each stage 
 

Refer to Exhibit B for a proposed phasing of the projects. 
 
The improvements contemplated by this Development Plan will commence as monies 
become available to pay for them.  In general, the stages shall be as follows: 
 Phase I  Years 1 – 5 
 Phase II Years 6 - 15 
 Phase III Years 16 – 30   
     



A specific project may need to be moved to a different phase of construction if growth 
and development occur at a different rate or in a different area than anticipated. 

If a development that is to be located in the Plan area requires any infrastructure 
improvements outside the Development Plan area, these projects may be constructed if 
the DDA obtains a waiver from the State Tax Commission. 

F. A description of any parts of the development area to be left as open space and the use
contemplated for the space.

Victory Park adjacent to the municipal offices, Horizon Park between High Street and the
lake and Village Park on Savage Road will remain as open space and will continue to be
used for recreational activity.  Fourth Street Square is a community gathering center
within the streetscape. Doane's Landing on Liberty Street will remain as open space.

G. A description of any portions of the development area that the authority desires to sell,
donate, exchange, or lease to or from the municipality and the proposed terms.

None

H. A description of desired zoning changes and changes in streets, street levels,
intersections, or utilities.

Desired zoning changes - Within the development area, the DDA desires that, as
development occurs, zoning be changed in accordance with the Belleville Master Plan.
This includes the addition of a mixed use district in some of the downtown area as
depicted on the Master Plan Future Land Use Map.

Desired changes in streets, street levels or intersections, utilities – The Authority will
continue to consider recommendations pertaining to flexible land development policies to
maximize the potential development of these parcels in order to enhance the base of the
district and increase the population of the city.

I. An estimate of the costs of development, a statement of the proposed method of financing
the development and the ability of the authority to arrange the financing.

The estimate of total costs for all of the proposed developments is approximately
$4,700,000 with a number of improvement costs to be determined.  Pursuant to MCL §
125.1661, 125.1663, and 125.1666(1) the costs of acquisition and development may be
financed by:

o public and private grants
o donations received by the DDA
o tax increment revenues
o proceeds of a tax, not to exceed 2 mills, imposed pursuant to Section 12 of Act

197



o general obligation bonds issued by the City in amounts limited in amount by a
percentage of the anticipated tax increment revenues available for payment of
debt service on such bonds

o tax increment bonds issued by the DDA pledging solely the tax increments and
other revenues of the DDA

o proceeds of a special assessment district created as provided by law
o money obtained from other sources approved by the Belleville City Council or the

DDA, including development agreements
o Revenue from the federal facility development act, Act No. 275 of the Public Acts

of 1992, being sections 3.931 to 3.940 of the Michigan Compiled Laws, or
revenue transferred pursuant to section 11a of chapter 2 of the city income tax act,
Act No. 284 of the Public Acts of 1964, being section 141.611a of the Michigan
Compiled Laws.

o Revenue from the federal data facility act, Act No. 126 of the Public Acts of
1993, being sections 3.951 to 3.961 of the Michigan Compiled Laws, or revenue
transferred pursuant to section 11b of chapter 2 of the city income tax act, Act No.
284 of the Public Acts of 1964, being section 141.611b of the Michigan Compiled
Laws.

o Any other funding source authorized by law.

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

At this time it is not anticipated that any of the development will be leased, sold, or
conveyed in any manner to any person or persons, natural or corporate.

The DDA Board reserves the right to lease, sell, or convey property to person or persons,
or corporation that is deemed to be in the best interest of the DDA District or that
promotes economic growth and development.  However, the DDA shall not lease, sell, or
convey property to any organization or corporation that is considered to be a tax exempt
or non-profit organization or corporation, unless approved by the City Council.

K. The procedures for bidding for the leasing, purchasing, or conveying in any manner of all
or a portion of the development upon its completion, if there is no express or implied
agreement between the authority and persons, natural or corporate, that all or a portion of
the development will be leased, sold, or conveyed in any manner to those persons.

Public improvement projects undertaken as a part of this Tax Increment Financing and
Development Plan will remain in public ownership for the public benefit.

It the Authority determines it is necessary to acquire or dispose of property, it will do so
through a lawful process for purposes of enhancing the tax base, creating jobs, reducing
blight, preserving and/or improving the public health, safety and welfare of the



development area.  This process will be completed in concert with the City of Belleville 
and using its procedures for acquiring or disposing of property.   

L. Estimates of the number of persons residing in the development area and the number of
families and individuals to be displaced. If occupied residences are designated for
acquisition and clearance by the authority, a development plan shall include a survey of
the families and individuals to be displaced, including their income and racial
composition, a statistical description of the housing supply in the community, including
the number of private and public units in existence or under construction, the condition of
those in existence, the number of owner-occupied and renter occupied units, the annual
rate of turnover of the various types of housing and the range of rents and sales prices, an
estimate of the total demand for housing in the community, and the estimated capacity of
private and public housing available to displaced families and individuals. Section
17(2)(l).

It is estimated that there are 600 persons living in the development area.  There are no 
persons or families to be displaced as a result of the development. 

It shall be noted that the Authority attempted to form a Citizen’s Council in spring of 
2015.  There were no applicants for this Council so the process was ended.  Citizens were 
kept informed of the plan update via Regular DDA meetings, the DDA website and 
through local media.   

M. A plan for establishing priority for the relocation of persons displaced by the
development in any new housing in the development area. Section 17(2)(m).

Not applicable.  No relocation planned.

N. 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 transfer of title, in accordance with the standards and provisions of the Federal
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970,
being Public Law 91-646, 42 U.S.C. sections 4601, et. seq. Section 17(2)(n).

Not applicable.  No relocation planned.

O. A plan for compliance with Act No. 227 of the Public Acts of 1972, being sections
213.321 to 213.332 of the Michigan Compiled Laws. Section 17(2)(o).

This Plan does not call for the Authority to undertake any action that would fall within
Act No. 227 of the Public Acts of 1972.



III. TIF PLAN

A. Tax Increment Financing Procedure

The Tax Increment Financing procedure outlined in the Act requires the adoption by the
City of Belleville of a Downtown Development and Tax Increment Financing Plan.
Following adoption of the ordinance approving the Development and Tax Increment
Financing Plan, the city and county treasurers are required by law to transmit to the
Downtown Development Authority that portion of the tax levy of all taxing jurisdictions
paid each year on the captures assessed value of all real and personal property included in
the Tax Increment Financing Plan.  A Tax Increment Financing Plan may be modified if
the City of Belleville follows the same modification and public hearing procedures as
were required for adoption of the original Plan.

At the time the Tax Increment Financing Plan is adopted, the “initial assessed value” is
determined.  The initial assessed value means 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 for which equalization has been completed at the time the ordinance is
adopted.  Property exempt from taxation at the time of the determination of the initial
assessed value shall be included at 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 is
determined as provided below.

The percentage of taxes levied for school operating purposes that is captured and used by
the tax increment financing plan shall not be greater than the plan’s percentage capture
and use of taxes levied by a municipality or county for operating purposes.  For purposes
of the previous sentence, taxes levied by a county for operating purposes include only
millage allocated for county or charter county purposes under the property tax limitation
act, Michigan Public Act 62 of 1933, being sections 211.201 to 211.217a of the Michigan
Compiled Laws.  Tax increment revenues used to pay bonds issued by the City under
section 16(1) of the Act shall be considered to be used by the tax increment financing
plan rather than shared with the City.  This does not apply to the portion of the captured
assessed value shared pursuant to an agreement entered into before 1989 with a county in
which an enterprise zone is approved under section 13 of the enterprise zone act,
Michigan Public Act 224 of 1985, being section 125.2113 of the Michigan Compiled
Laws.

“Specific local tax” means a tax levied under Michigan Public Act 198 of 1974, being
Sections 207.551 to 207.572 of the Michigan Complied Laws, the Commercial
Redevelopment Act, Michigan Public Act 255 of 1978, being Section 207.651 to 207.668
of Michigan Complied Law, Act No. 189 of the Michigan Public Acts of 1953, being
Sections 211.181 to 211.182 of the Michigan Complied Laws, and the Technology Park
Development Act, Michigan Public Act 385 of 1984, being Sections 207.701 to 207.718



of the Michigan Compiled Laws.  The initial assessed value or current 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 rage.  However, after 1993, the 
Michigan State Tax Commission shall prescribe the method of calculating the initial 
assessed value and current assessed value for which a specific local tax was paid in lieu 
of a property tax.   

The base year for the initial assessed value of original DDA area is 1993.  The base year 
for any additions to the DDA is the year they were included in the DDA Development 
Plan and TIF Plan.   

B. Estimated Captured Assessed Values, and Estimated Tax Increment Revenues

The tax increment revenues or “captured assessed value” means the amount in any one
year by which the current assessed value of the project area, including the current
assessed value of property for which specific local taxes are paid in lieu of property taxes,
exceeds the initial assessed value.  Tax Increment Revenue to be transmitted to the
Authority by the City Treasurer and/or County Treasurer shall be that portion of the tax
levy of all taxing bodies paid each year on the assessed value of real and personal
property in the Development Area on the captured assessed value.

The DDA is not authorized to capture tax increment revenues from any ad valorem taxes
or specific local taxes attributable to the levy by the State of the six-mill education tax
pursuant to Michigan Public Act 331 of 1993, as amended, or taxes levied by any local or
intermediate school district.

Refer to Exhibit C for estimated captured assessed values and estimated tax increment
revenues.  Although the actual tax increment revenues available to the DDA will
undoubtedly vary from the estimates herein provided, the estimates of tax increment
revenue in the exhibit are based on the following:

• An initial taxable base of $7,521,435 in the DDA area
• Annual appreciation in value of 4% in 2016, 0% in 2017, 1% in 2018 and 2019,

and 2% thereafter
• All levied millages will continue and all voted millages will be renewed

throughout the duration of the plan.  These include:
o 18.126 City of Belleville  
o 6.638 Wayne County 
o 0.98381 Wayne County Jail 
o 0.24590 Wayne County Parks 
o 0.21460 Huron Clinton Metro Authority 
o 3.2408 Wayne County Community College 
o 0.7000 District Library 

• No local, intermediate school district, or state education taxes will be captured.



It should be noted that, currently, no taxes are captured from the City of Belleville for the 
Columbia Court Senior Housing development per a past agreement between the City of 
Belleville and the DDA.    

C. Amount of bonded indebtedness to be incurred

The maximum amount of bonded indebtedness to be incurred by the DDA and/or
Belleville for all bond issues, for projects listed in the Development Plan, or loans,
including payments of capitalized interest, principal and required reserve shall be $10
million. Actual bonded indebtedness to be incurred will be limited by the amount of
revenues anticipated to be received each year that will be available for servicing the debt
load.  The bonded indebtedness proceeds will be sufficient to pay the estimated costs of
the development plus any associated costs of accompanying professional services prior to
2046.  The City of Belleville must approve any bonds or indebtedness, which pledge the
full faith and credit for the Belleville.  The City of Belleville may deny approval of loans
or bonding for such projects in the City’s name without any legal recourse by the DDA.

D. Duration of the Program

The Tax Increment Financing Plan will remain in effect to the end of fiscal year 2046,
unless amended after hearing and notice in accordance with section 19(2) of the Act to a
shorter or longer period. Further, if repayment of the Bonds or any future bonds issued by
the Authority has not been completed by 2046, the Development Plan will be extended
until the Bonds and future bonds have been retired.

E. Estimated Impact on Assessed Value of Taxing Jurisdictions

The tax increment financing plan generates revenue based only on the captured assessed
value.  Each Taxing Jurisdiction will continue to levy and receive taxes on the initial
taxable value of $7,521,435 in the DDA area.  That taxable value will continue to be used
for taxing purposes by the Taxing Jurisdictions that are not exempted by the DDA Act.
In effect, the taxable value is frozen at the base level for taxing purposes for the duration
of the DDA development plan.  Exhibit C gives an estimate of the growth in the district.
Actual growth is dependent on development in the area and it may differ from the
projection given in Exhibit C.

The Intermediate School District, the local school district, and the State of Michigan
Education Tax fund will receive increasing revenues from increasing taxable value.

The justification of the tax increment financing procedure is based on the expectation that
all or a portion of the “capture assessed value” that is created following implementation
of a downtown development plan, would not have occurred without the stimulation of the
public investment involved in the plan implementation.  Therefore, the short term
investment made by the taxing unit in foregoing part of the initial growth in tax revenues



is repaid by the long-term benefit of substantially greater taxes realized from a stronger 
commercial base when the plan is completed. 

The overall impact of the Tax Increment Financing Plan is expected to generate increased 
economic activity in the City of Belleville and Wayne County at large.  This increase in 
activity will, in turn, generate additional amounts of tax revenue to local taxing 
jurisdictions through increases in assessed valuations of real and personal property and 
from increases in personal income due to new employment within the Development Area, 
the City of Belleville, and other neighboring communities and throughout Wayne and 
Washtenaw Counties. 

F. Provision for use of part or all of the captured assessed value to be used by the DDA

The DDA shall expend the tax increments received from the development program only
in accordance with the Tax Increment Financing Plan.  Tax Increment revenues in excess
of the estimated tax increment revenues or in excess of the actual cost of the Plan to be
paid by the tax increment revenues may be retained by the DDA for future goals,
services, and/or projects stated in the Development Plan.   The excess revenue not so
used shall revert proportionately to the respective taxing jurisdictions upon the execution
of a resolution directing said action.  The resolution should only be adopted if the DDA
Board determines that all of the projects listed in the Development Plan are completed
and it has no intention to begin the process to amend its plan to add additional projects.
These revenues shall not be used to circumvent existing property tax laws that provide a
maximum authorized rate for the levy of property taxes.

G. Compliance with Section 15 of the Act

As referred to above, it is the intent of these plans to comply with Section 15 of the Act
regarding tax increments, amount of tax increments, expenditure of tax increments, and
submission of the tax increment financing report. These revenues shall not be used to
circumvent existing property tax limitations.

H. Reports

The authority shall file the following with the State Tax Commission within ninety days
of the end of the fiscal year of the authority

1) Form 2604 (if 1 school district) Form 2967 (if more than 1), as amended, if required

2) Annual report (AR) as required by State Tax Commission Bulletin 9 of 1997, as
amended (see appendix 3 of form 2604/2967 instructions).  The City annual audit will
not fulfill this requirement.  At a minimum, the annual report on the status of the tax
increment financing account shall contain the following (125.1665):
a) The amount and source of revenue in the account
b) The amount in any bond reserve account



c) The amount and purpose of expenditures from the account
d) The amount of principal and interest on any outstanding bonded indebtedness
e) The initial assessed value of the project
f) The captured assessed value retained by the authority
g) The tax increment revenues received
h) The number of jobs created as a result of the implementation of the tax increment

financing plan
i) Any additional information the City or the state tax commission considers

necessary.

3) A copy of the assessor or treasurer’s worksheet (ATW) for the authority’s tax
increment financing plan district, which was used to determine the plan’s tax
increment revenue.  This is the worksheet that was used to compute how much money
to send to the authority, and it may be either handwritten or computed.  The
worksheet should include:
a) Millages
b) Initial, current, and captured values by property tax roll (i.e., ad valorem

homestead, ad valorem non-homestead, IFT new, CFT new, Tech Park, IFT
replacement, and CFT restored), and

c) The source of tax increment revenue, subdivided by each millage levied.
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Exhibit A – Legal Description  



LEGAL DESCRIPTION OF THE DEVELOPMENT AREA 

The proposed development area is described as follows: 

A. Lots 43, 44, 41a1b1, 60a, 60b, all in Assessor's  Belleville  Plat No.  3.

B. Lots 74a, 74b, 74c, 77, 85, 89, 90, 91, 92, 93, 94, 95, 96, 97a, 97b, 98, 99,
100, 101, 102, 103, 104a, 104b1, 104b2, 105, 106, 107, 108a1, 108a2b, 109, 110,
111a1, 111a2b, 112, 113, 114, 115, 116, 117a, 117b1, 117b2, 118,119,120, 121, 122,
123, 124, 125, 126a, 126b, 127, 128, 129, 130, 131, 132,133,134, 135, 136a, 136b,
137, 138a1, 138a2b, 139, 140a2b, 140a2a1, 140a1,152, 153, 154, 155. 156, 157, 158,
159, 160, 161, 167, 168, 169, 171, 172,173, 174a, 174b, 175, 176, 177, 178, 179., all
in Assessors Belleville Plat No. 4.

C. Lots 246, 247, 248, 249, 250, 251, 252, 253a, 253b, 254, 255, 256, 257, 258, 259,
260, 261, 262, 263, 264, 265a, 265b, 266, 267, 268, 269, 270a, 270b, 271, 272, 273,
274a, 274b, 275, 276, 277, 280, 281, 282, 283a, 295, 296, 297a1, 297a2, 298, 300,
301a, 301b, 302, 303, 304, 305, 306a, 306b, 307, 308a, 308b, all in Assessor's
Belleville Plat No. 5.

D. Lots 3 and 4 of Randall Park Subdivision.

E. Lots 1, 14b, 14c, 19, 20, 21, all in Henry P. Smith Subdivision.

F. Lot 21 of Davis Addition.

G. Lot 1 of Assessor's Belleville Plat No. 1.

H. That property commonly known as the Belleville Industrial Park, Village Park and
Victoria Commons Subdivision, and described as follows:

Lands in the City of Belleville, Wayne County, Michigan beginning at the southeast
corner of the NW 1/4 of Section 27, T3S R8E, thence westerly along the south line of
the NW 1/4 of Section 27 approximately 2800 feet to the easterly right-of-way line of
Sumpter Road, thence generally north along said right-of-way line approximately 524
feet, thence following the corporate boundary of the City of Belleville easterly
approximately 288 feet, thence northerly 130 feet, thence easterly 352.28 feet, thence
generally north approximately 620 feet, thence following the corporate limit line of the
City of Belleville westerly approximately 640 feet to the easterly right-of-way line of
South Street, thence northerly along the east right-of-way line of South Street 236.82
feet to the SW corner of Lot 28a of Assessor's Belleville Plat No. 2, thence easterly
193 feet to the SE corner of Lot 32a of Assessor's Belleville Plat No. 2, thence northerly
199.32 feet to the southerly property line of the Wabash Railroad, thence northeasterly
along the southerly property line of the Wabash Railroad 1160.74 feet to the NW corner
of Lot 17b of Assessor's Belleville Plat No. 2, thence southerly 365.57 feet, thence
easterly 481.76 feet, thence northerly along the westerly property line of property
number 106-01-0017-003 421.7 feet, thence southeasterly along the southerly right-
of-way line of East Columbia Avenue to its point of intersection with the corporate limit



line of the City of Belleville, thence southeasterly along said corporate limit line to the 
point of beginning. 

I. The full width of all public alleys within the corporate limit lines of the City of Belleville
which abut the properties described above in A through H, and the full width of the
following public rights-of-way:

(1) Belleville Road from the north City limit line south to Main Street;

(2) Denton Road from the west City limit line east to Main St;

(3) Main Street from N. Liberty Street southeast to Huron River Drive.

(4) South Street from Huron River Drive to the south City limit line;

(5) N. Liberty Street from Main Street southeast to Huron River Drive;

(6) S. Liberty Street from Huron River Drive southeast to E. Columbia Avenue;

(7) Charles Street from Roys Street southeast to Third Street;,

(8) Charles Court in its entirety;

(9) High Street from Main Street south to the south line of Lot 308 of
Assessor's Belleville Plat No. 5;

(10) Roys Street from Main Street southwest to High Street;

(11) Fifth Street from Main Street northeast to N. Liberty Street;

(12) Fourth Street from Charles Street northeast to N. Liberty Street;

(13) Third Street from N. Liberty Street southwest to Charles Court south of Lot
171 of Belleville Assessor's Plat No. 4;

(14) Second Street from Church Street northeast to N. Liberty Street;

(15) First Street from Main Street northeast to N. Liberty;

(16) Savage Road (E. Columbia Avenue) from South Street east to the east City
limit line;

(17) W. Columbia Avenue from South Street west to the west line of Lot 3 of
Randall Park Subdivision; and

(18) Huron River Drive from South Street west to N. Liberty Street.



Exhibit B – Planned Improvements 



Item 
No.

Description  Estimated 
Amount Phase

1 Develop an App for marketing the downtown area. $10,000 I

2 Work with potential developers on planning for mixed use developments, especially in the Gateway and City 
Center areas. tbd* I-II

3 Work with developers on downtown re-development projects especially Main Street and South Street. tbd I-II

4 Downtown on the Lake marketing campaign. $10,000 yr Ongoing

5 Continue to offer public art in Downtown Belleville. $5,000-$6,000/year Ongoing

6 Downtown Belleville special events. $15,000 yr Ongoing

7 Purchase and complete beautification programs including annual downtown projects and seasonal decoration 
at the discretion of the DDA Board. $18,000 yr Ongoing

8 Event pavilion or covered structure in downtown, especially in 4th Street area. $50,000 I

9 Municipal Project. tbd II-III

10 Streetscape maintenance and encourage streetscape enhancements at new developments. $5,000/yr I-II-III

11 Street lighting. $35,000/yr I-II-III

12 Install infrastructure improvements (water, sewer, roadways, street lighting, storm sewer, etc.) at the 
discretion of the DDA.

tbd I-II-II

13 Parking project. tbd II

2016 - 2046

Exhibit B    

 PROPOSED DDA IMPROVEMENTS/PROJECTS 
CITY OF BELLEVILLE

MAINTAIN AND IMPROVE INFRASTRUCTURE IN THE DOWNTOWN DISTRICT

CONTINUE MARKETING EFFORTS FOR DOWNTOWN BELLEVILLE

December 2015 Draft



Item 
No.

Description  Estimated 
Amount Phase

14 Work with the City and Van Buren Township to encourage development of walking/biking trails to area 
hotels. tbd I

15 Work with the City, Van Buren Township and Wayne County to encourage development of a Huron River 
Drive multi-use path.

$0 II-III

16 Work with the City, Van Buren Township and Wayne County to encourage development of a Savage Road 
multi-use path.

$0 II-III

17 Promote Huron River Water Trail, canoeing and kayaking on Belleville Lake. $2,500/yr Ongoing

18 Maintain Horizon Park waterfront improvements. 3,500/yr I-III

19  Explore enhanced dockage and fishing area(s). $200,000 I-II

20 Work with the City and neighboring Townships to encourage portage improvements on Huron River Water 
Trail/Belleville Lake. $0 II

21 Park security improvements tbd I

22 Enhance Village Park (walking paths and other improvements). $50,000 II

23 Work with City and volunteer groups to help maintain City parks. $40,000/yr Ongoing

24 Continue the façade improvement program. $10,000/yr I-II

25 Continue to encourage the Michigan DNR and other agencies to stock Belleville Lake with fish. $0 I-II

OTHER

IMPROVE NON-MOTORIZED TRANSPORTATION AND WALKABILITY TO AND WITHIN IN THE DOWNTOWN AREA

IMPROVE PUBLIC ACCESS TO BELLEVILLE LAKE

IMPROVE PUBLIC PARKS IN THE DOWNTOWN DISTRICT

December 2015 Draft



Item 
No.

Description  Estimated 
Amount Phase

26 Consider a Tri-Community public transportation program. tbd II

27 Employ a DDA Coordinator $48,000/yr I-II-II

28 Construct any project, hire the performance of and service, or perform any task that in the opinion of the 
DDA Board is needed for the prevention of economic deterioration, the increase of economic growth, and 
preserve historic character of the DDA District. 

tbd I-II-II

*tbd = to be determined

12/18/15  SPICER GROUP, INC.

December 2015 Draft



Exhibit C – Estimate of Revenues 



Year Base 
Value

Current 
Taxable Value 

Projected 
Captured 

Value

Growth 
Rate

Wayne 
County

Huron 
Clinton 
Metro 

Authority

Wayne 
County 

Community 
College

District 
Library

City of 
Belleville

Total 
Capture*

2010 Bond 
Payments 

2016 $7,521,435 $31,735,516 $24,214,081 4.00% $190,509 $5,196 $78,473 $16,950 $442,149 $733,278 339,145
2017 $7,521,435 $31,735,516 $24,214,081 0.00% $190,509 $5,196 $78,473 $16,950 $442,149 $733,278 367,808
2018 $7,521,435 $32,052,871 $24,531,436 1.00% $193,006 $5,264 $79,501 $17,172 $447,944 $742,888 385,108
2019 $7,521,435 $32,373,400 $24,851,965 1.00% $195,528 $5,333 $80,540 $17,396 $453,797 $752,595 405,920
2020 $7,521,435 $33,020,868 $25,499,433 2.00% $200,622 $5,472 $82,639 $17,850 $465,620 $772,202 419,920
2021 $7,521,435 $33,681,285 $26,159,850 2.00% $205,818 $5,614 $84,779 $18,312 $477,679 $792,202 417,920
2022 $7,521,435 $34,354,911 $26,833,476 2.00% $211,118 $5,758 $86,962 $18,783 $489,979 $812,601 415,520
2023 $7,521,435 $35,042,009 $27,520,574 2.00% $216,524 $5,906 $89,189 $19,264 $502,526 $833,409 402,720
2024 $7,521,435 $35,742,849 $28,221,414 2.00% $222,038 $6,056 $91,460 $19,755 $515,323 $854,632 389,520
2025 $7,521,435 $36,457,706 $28,936,271 2.00% $227,662 $6,210 $93,777 $20,255 $528,376 $876,280 376,080
2026 $7,521,435 $37,186,860 $29,665,425 2.00% $233,399 $6,366 $96,140 $20,766 $541,691 $898,361 362,480
2027 $7,521,435 $37,930,598 $30,409,163 2.00% $239,250 $6,526 $98,550 $21,286 $555,271 $920,884 348,480
2029 $7,521,435 $38,689,210 $31,167,775 2.00% $245,219 $6,689 $101,009 $21,817 $569,124 $943,857 334,400
2030 $7,521,435 $39,462,994 $31,941,559 2.00% $251,307 $6,855 $103,516 $22,359 $583,253 $967,290
2031 $7,521,435 $40,252,254 $32,730,819 2.00% $257,517 $7,024 $106,074 $22,912 $597,665 $991,191
2032 $7,521,435 $41,057,299 $33,535,864 2.00% $263,850 $7,197 $108,683 $23,475 $612,365 $1,015,570
2033 $7,521,435 $41,878,445 $34,357,010 2.00% $270,311 $7,373 $111,344 $24,050 $627,359 $1,040,437
2034 $7,521,435 $42,716,014 $35,194,579 2.00% $276,901 $7,553 $114,059 $24,636 $642,653 $1,065,801
2035 $7,521,435 $43,570,334 $36,048,899 2.00% $283,622 $7,736 $116,827 $25,234 $658,253 $1,091,673
2036 $7,521,435 $44,441,741 $36,920,306 2.00% $290,478 $7,923 $119,651 $25,844 $674,165 $1,118,062
2037 $7,521,435 $45,330,575 $37,809,140 2.00% $297,471 $8,114 $122,532 $26,466 $690,395 $1,144,978
2038 $7,521,435 $46,237,187 $38,715,752 2.00% $304,604 $8,308 $125,470 $27,101 $706,950 $1,172,433
2039 $7,521,435 $47,161,931 $39,640,496 2.00% $311,880 $8,507 $128,467 $27,748 $723,835 $1,200,437
2040 $7,521,435 $48,105,169 $40,583,734 2.00% $319,301 $8,709 $131,524 $28,409 $741,059 $1,229,002
2041 $7,521,435 $49,067,273 $41,545,838 2.00% $326,871 $8,916 $134,642 $29,082 $758,627 $1,258,137
2042 $7,521,435 $50,048,618 $42,527,183 2.00% $334,592 $9,126 $137,822 $29,769 $776,546 $1,287,855
2043 $7,521,435 $51,049,590 $43,528,155 2.00% $342,467 $9,341 $141,066 $30,470 $794,824 $1,318,168
2044 $7,521,435 $52,070,582 $44,549,147 2.00% $350,500 $9,560 $144,375 $31,184 $813,467 $1,349,087
2045 $7,521,435 $53,111,994 $45,590,559 2.00% $358,693 $9,784 $147,750 $31,913 $832,484 $1,380,624
2046 $7,521,435 $54,174,234 $46,652,799 2.00% $367,051 $10,012 $151,192 $32,657 $851,880 $1,412,792

.
*Currently, the DDA is not capturing taxes from the City on the Columbia Court property per a prior agreement with the City.  This amount has not been
excluded from the Total Capture.  For reference, the amount of the 2016 capture is $31,788.

City of Belleville Downtown Development Authority
Projected Revenue 2016 - 2046

Exhibit C



Exhibit D – Adopted Ordinance 


	I. Introduction 1
	II. Development Plan 3
	III. Tax Increment Financing Plan 8
	Belleville DDA Development Plan and TIF Plan_2015.pdf
	I. Introduction 1
	II. Development Plan 3
	III. Tax Increment Financing Plan 8

	Belleville DDA Development Plan and TIF Plan_2015_12_9_15.pdf
	I. Introduction 1
	II. Development Plan 3
	III. Tax Increment Financing Plan 8




