
 
 

MEETING NOTICE 
 

BIRMINGHAM TRIANGLE DISTRICT  
CORRIDOR IMPROVEMENT AUTHORITY 

 
PLEASE TAKE NOTICE that a meeting of the Birmingham Triangle District Corridor 
Improvement Authority will take place on Tuesday, November 15, 2011 at 7:30 a.m. in 
the City Commission Room (#205) at the Birmingham City Hall, 151 Martin St., 
Birmingham, MI 48009. 

 
Meeting Agenda 

 
1. Call to Order by Commissioner Sherman 
 
2. Roll Call by City Clerk 

 
3. Approval of minutes from April 20, 2010 Meeting 

 
4. New Business  

a. Discussion Regarding Timing of Adoption of Development & Tax Increment 
Financing Plan 

i. April 2010 LSL Planning Presentation 
ii. October 21, 2011 Letter from David Hieber re: 2012 Taxable Values 

iii. Summary Chart - Triangle District TV Changes 2010 to 2011 
 

5. Adjourn 
 

 
 
Approved minutes of the meeting are available in the City Manager’s Office or online at: 
 www.bhamgov.org.   
 
THIS NOTICE IS GIVEN in accordance with Act 261, 1968 Public Act 267. 
 
DATE POSTED: November 11, 2011 

 

  

People with disabilities needing accommodations for 
effective participation in this meeting should contact the 
Clerk’s Office at 248-530-1880 (voice) or 248-644-5115 
(TDD) at least one day in advance to request mobility, 

visual, hearing, or other assistance. 

                                                                                                                                                                                        

http://www.bhamgov.org/


 

 

 
 

Birmingham Triangle District 
Corridor Improvement authority 

Tuesday, April 20, 2010 
Birmingham City Hall- Commission Room #205 

151 Martin.  
7:30 a.m. 

 
 

Minutes 
 
Commissioner Sherman called the meeting to order at 7:36 a.m. 
 
 Present: Mr. Cataldo 
   Mr. Hays 
   Mr. Saroki 
   Commissioner Sherman 
   Mr. Stutz 
   Mr. Ziegelman 
 
 Absent:   Mr. Fuller 
 

Others Present:  City Manager Markus, Management Analyst Wuerth, Attorney 
Currier, Planner Ecker, Engineer O’Meara, Jeff Purdy and Pat McGowan, LSL 
Planning 

 
MOTION:  Motion by Ziegelman, seconded by Stutz: 
To approve the minutes of September 22, 2009 
 
VOTE:   Yeas, 6 
  Nays, 0 
  Absent, 1 (Fuller) 
 
Review draft development & tax increment financing (TIF) plan.  
The Board viewed a presentation by LSL Planning on the Corridor Improvement 
Authority Parking Structure Development Plan. 
 
Mr. Purdy reviewed the parking capacity in the Triangle District.  He explained that the 
projected future demand shows a parking deficit of approximately 1500; 500 in the 
north area and 1000 in the south area.  A shared parking program or public parking 
would better manage the parking supply, should a development become available. 
 
Mr. Purdy explained that there are three phases to the plan:  

• Acquire the property 
• Surface lot construction 



 

 

• Parking facility construction 
 
Mr. Purdy recommended that Tax Increment Financing (TIF) be used for 40% and 
Special Assessment for 60% of the cost. 
 
In response to Mr. Sarocki, Mr. Purdy explained how the land cost was determined. 
 
Timing of Adoption of Development and Tax Increment Financing Plan 
Mr. Wuerth explained in order to maximize the amount of captured value the TIF plan 
should be created when the market bottoms out. 
 
Mr. Markus noted the projected decline in property values is 7% this year and 4% next 
year. He explained the base year is critical as you want the values to increase from that 
point on.  
 
Mr. Hayes questioned if it was possible to purchase the property without the TIF. Mr. 
Markus explained there are options available if the opportunity presents itself. 
 
Mr. Wuerth noted the City is minimizing the amount of capture by implementing a 
Special Assessment District. 
 
Mr. Markus suggested the Board meet again when property values become available or 
sooner if an opportunity presents itself. 
 
Mr. Markus confirmed for Mr. Hayes that the Board would not be involved in the 
negotiation of the property if it were to become available. 
 
Commissioner Sherman adjourned the meeting at 8:30 a.m. 
 
 
 
Doreen Martin 
Deputy Clerk 
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Triangle District 

Corridor Improvement Authority
Parking Structure Development Plan
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Outline

• Parking Study

• CIA Development Plan

• Tax increment capture

• Next steps
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Parking
Parking capacity in the Triangle District 
is appropriate for peak use

Parking use evaluated 2 days:

Friday, December 15, 2006
Saturday, December 23, 2006

Several lots and streets had no available 
parking during peak Christmas shopping times.

• Many parking lots underutilized.

• Shared parking program or public parking 
would better manage  parking supply.

Friday December 15, 2006

Overall district Retail center

Spaces/1,000 sq. ft. 2.99 4.03

Cars/1,000 sq. ft. 1.27 3.31

% occupied 42% 82%

% off-street 44% 95%

% on-street 30% 49%
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Projected Future Demand

Partial build-out based upon Urban 
Design Plan and new Overlay Zoning

Available On-street Parking Spaces 303

Private Parking Spaces 1,770

Projected Parking Demand 3,616

Future Parking Deficit 1,543

463 spaces in north area
1,080 spaces in south area

1,080

463
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Site Requirements

• Width 120 ft. min.

• Length 240 ft. min. 300 ft. optimum

• Structure height limitations 
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Parking Structure Location

Alternative locations

• 120 x 240 footprint

Alternatives evaluated based upon:

• Site Requirements

• Site Considerations

• Pedestrian Concerns

• Access Design

• Roadway & Traffic
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CIA Development Plan

• Estimated Cost of 
Improvements

• TIF 40%

• SAD 60%

• Construction Timeline

Preliminary Parking Cost Estimates

Land Cost $    5,000,000

Interim Surface Parking Lot Cost $       180,000

Parking Structure Cost $    7,200,000

Land acquisition and 
surface parking

2010 Estimated costs $         5,180,000 
2015 Estimated costs $         5,203,153 

TIF portion (40%) $         2,081,261 
SAD portion (60%) $         3,121,892 

Parking structure
2010 Estimated costs $         7,200,000 
2028 Estimated costs $       12,257,518 

TIF portion (40%) $         4,903,007 
SAD portion (60%) $         7,354,511 
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Tax Increment Finance

• TIF Financing will be used for 40%

• CIA can “capture” increase in 
assessed values

• 9% decline in 2010

• 2.5% per year increase after 
base year

• To maximize the amount of 
captured value, the TIF Plan will 
be created when market 
bottoms-out

• Capture would be higher when 
redevelopment occurs

• City can bond for parking 
structure using reliable income 
from the TIF
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Tax Increment Finance – Capture by Jurisdiction
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Tax Increment Finance – Bond Estimates
• Bond table in 2 phases: 

• Land acquisition 
• Parking structure 

construction
• 4% interest rate
• Surface parking

• Constructed 2015
• Financed to 2027

• $2,081,261 principal
• $709,812 interest
• $2,791,073 total

• Structure
• Constructed 2028
• Financed to 2038

• $4,903,007 principal
• $1,224,507 interest
• $6,127,514 total
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Tax Increment Finance – Only City Capture

• County,  HCMA, 
Zoo, SMART and 
OCC all opt-out

• No new 
development

• Finance extended 
from 2038 to 2046

• Interest increased 
$1,204,155

• Parking structure 
construction cost 
increased $615,371
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Tax Increment Finance – Only City Capture

Surface parking
• Constructed 2015
• Financed to 2031           

instead of 2027

Structure
• Constructed 2032           

instead of 2028
• Financed to 2046           

instead of 2038

New development 
would accelerate 
process

Surface Parking Full Capture City only

Principal $2,081,261 $2,081,261 

Interest $709,812 $1,048,699 

Total $2,791,073 $3,129,960 

Parking Structure Full Capture City only

Principal $4,903,007 $5,518,378

Interest $1,224,507 $2,089,775

Total $6,127,514 $7,608,153
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Birmingham Triangle District
Taxable Value Changes (2010‐2011)

PARCEL # TAXABLE VALUE‐2010 TAXABLE VALUE‐2011 CHANGE ($) CHANGE (%)
08‐19‐36‐226‐002 $2,764,690.00 $3,040,710.00 $276,020.00 9.98%
08‐19‐36‐226‐003 $460,370.00 $468,190.00 $7,820.00 1.70%
08‐19‐36‐226‐007 $441,580.00 $385,430.00 ($56,150.00) ‐12.72%
08‐19‐36‐226‐009 $426,070.00 $370,070.00 ($56,000.00) ‐13.14%
08‐19‐36‐226‐012 $308,610.00 $313,850.00 $5,240.00 1.70%
08‐19‐36‐226‐013 $275,520.00 $280,200.00 $4,680.00 1.70%
08‐19‐36‐226‐020 $634,600.00 $645,380.00 $10,780.00 1.70%
08‐19‐36‐226‐021 $187,880.00 $160,960.00 ($26,920.00) ‐14.33%
08‐19‐36‐226‐022 $871,740.00 $886,550.00 $14,810.00 1.70%
08‐19‐36‐227‐002 $753,430.00 $766,230.00 $12,800.00 1.70%
08‐19‐36‐227‐003 $875,560.00 $755,950.00 ($119,610.00) ‐13.66%
08‐19‐36‐227‐005 $226,350.00 $230,190.00 $3,840.00 1.70%
08‐19‐36‐227‐006 $256,200.00 $260,550.00 $4,350.00 1.70%
08‐19‐36‐227‐007 $151,020.00 $153,580.00 $2,560.00 1.70%
08‐19‐36‐227‐008 $218,510.00 $222,220.00 $3,710.00 1.70%
08‐19‐36‐227‐023 $299,100.00 $304,180.00 $5,080.00 1.70%
08‐19‐36‐227‐024 $986,890.00 $1,003,660.00 $16,770.00 1.70%
08‐19‐36‐227‐027 $740,280.00 $752,860.00 $12,580.00 1.70%
08‐19‐36‐227‐028 $519,440.00 $685,430.00 $165,990.00 31.96%
08‐19‐36‐228‐001 $753,900.00 $766,710.00 $12,810.00 1.70%
08‐19‐36‐228‐002 $497,710.00 $432,010.00 ($65,700.00) ‐13.20%
08‐19‐36‐228‐003 $212,910.00 $216,520.00 $3,610.00 1.70%
08‐19‐36‐228‐004 $466,230.00 $407,540.00 ($58,690.00) ‐12.59%
08‐19‐36‐228‐005 $810,140.00 $823,910.00 $13,770.00 1.70%
08 19 36 230 003 $809 600 00 $820 850 00 $11 250 00 1 39%08‐19‐36‐230‐003 $809,600.00 $820,850.00 $11,250.00 1.39%
08‐19‐36‐230‐004 $0.00 $0.00 $0.00 ‐
08‐19‐36‐232‐001 $1,058,930.00 $1,076,930.00 $18,000.00 1.70%
08‐19‐36‐232‐005 $733,490.00 $745,950.00 $12,460.00 1.70%
08‐19‐36‐233‐021 $0.00 $0.00 $0.00 ‐
08‐19‐36‐233‐022 $1,806,790.00 $1,474,750.00 ($332,040.00) ‐18.38%
08‐19‐36‐234‐003 $0.00 $0.00 $0.00 ‐
08‐19‐36‐234‐004 $262,870.00 $251,350.00 ($11,520.00) ‐4.38%
08‐19‐36‐234‐005 $0.00 $0.00 $0.00 ‐
08‐19‐36‐234‐006 $0.00 $0.00 $0.00 ‐
08‐19‐36‐234‐007 $0.00 $119,220.00 $119,220.00 ‐
08‐19‐36‐235‐003 $124,560.00 $126,670.00 $2,110.00 1.69%
08‐19‐36‐235‐004 $122,780.00 $124,860.00 $2,080.00 1.69%
08‐19‐36‐235‐005 $121,690.00 $123,750.00 $2,060.00 1.69%
08‐19‐36‐235‐006 $120,680.00 $122,730.00 $2,050.00 1.70%
08‐19‐36‐235‐007 $118,630.00 $120,640.00 $2,010.00 1.69%
08‐19‐36‐235‐008 $118,630.00 $120,640.00 $2,010.00 1.69%
08‐19‐36‐235‐009 $118,630.00 $120,640.00 $2,010.00 1.69%
08‐19‐36‐235‐010 $118,630.00 $120,640.00 $2,010.00 1.69%
08‐19‐36‐235‐011 $104,540.00 $101,640.00 ($2,900.00) ‐2.77%



Birmingham Triangle District
Taxable Value Changes (2010‐2011)

PARCEL # TAXABLE VALUE‐2010 TAXABLE VALUE‐2011 CHANGE ($) CHANGE (%)

08‐19‐36‐235‐012 $0.00 $0.00 $0.00 ‐
08‐19‐36‐235‐013 $237,650.00 $241,690.00 $4,040.00 1.70%
08‐19‐36‐280‐002 $237,480.00 $241,510.00 $4,030.00 1.70%
08‐19‐36‐281‐003 $462,450.00 $399,020.00 ($63,430.00) ‐13.72%
08‐19‐36‐281‐004 $330,560.00 $284,460.00 ($46,100.00) ‐13.95%
08‐19‐36‐281‐005 $383,170.00 $330,440.00 ($52,730.00) ‐13.76%
08‐19‐36‐281‐017 $507,880.00 $516,510.00 $8,630.00 1.70%
08‐19‐36‐281‐022 $161,240.00 $163,980.00 $2,740.00 1.70%
08‐19‐36‐281‐028 $271,380.00 $275,990.00 $4,610.00 1.70%
08‐19‐36‐281‐029 $986,040.00 $1,002,800.00 $16,760.00 1.70%
08‐19‐36‐281‐030 $418,240.00 $425,350.00 $7,110.00 1.70%
08‐19‐36‐281‐031 $1,957,670.00 $1,990,950.00 $33,280.00 1.70%
08‐19‐36‐282‐002 $3,730,280.00 $3,793,690.00 $63,410.00 1.70%
08‐19‐36‐282‐005 $2,474,470.00 $2,516,530.00 $42,060.00 1.70%
08‐19‐36‐283‐009 $1,031,550.00 $898,110.00 ($133,440.00) ‐12.94%
08‐19‐36‐283‐014 $600,640.00 $515,090.00 ($85,550.00) ‐14.24%
08‐19‐36‐283‐016 $687,540.00 $699,220.00 $11,680.00 1.70%
08‐19‐36‐283‐019 $182,620.00 $185,720.00 $3,100.00 1.70%
08‐19‐36‐283‐020 $219,020.00 $222,740.00 $3,720.00 1.70%
08‐19‐36‐283‐021 $266,920.00 $271,450.00 $4,530.00 1.70%
08‐19‐36‐283‐022 $283,230.00 $288,040.00 $4,810.00 1.70%
08‐19‐36‐283‐024 $1,210,780.00 $1,231,360.00 $20,580.00 1.70%
08‐19‐36‐283‐025 $0.00 $0.00 $0.00 ‐
08‐19‐36‐284‐001 $96,990.00 $98,630.00 $1,640.00 1.69%
08 19 36 284 002 $132 900 00 $119 010 00 ($13 890 00) 10 45%08‐19‐36‐284‐002 $132,900.00 $119,010.00 ($13,890.00) ‐10.45%
08‐19‐36‐284‐009 $548,530.00 $475,920.00 ($72,610.00) ‐13.24%
08‐19‐36‐284‐010 $403,540.00 $200,000.00 ($203,540.00) ‐50.44%
08‐19‐36‐285‐001 $4,928,830.00 $5,012,620.00 $83,790.00 1.70%
08‐19‐36‐285‐002 $147,790.00 $150,300.00 $2,510.00 1.70%
08‐19‐36‐285‐006 $293,150.00 $298,130.00 $4,980.00 1.70%
08‐19‐36‐285‐007 $0.00 $0.00 $0.00 ‐
08‐19‐36‐285‐008 $266,010.00 $270,530.00 $4,520.00 1.70%
08‐19‐36‐285‐009 $216,060.00 $219,730.00 $3,670.00 1.70%
08‐19‐36‐285‐010 $95,070.00 $96,680.00 $1,610.00 1.69%
08‐19‐36‐285‐012 $241,180.00 $245,280.00 $4,100.00 1.70%
08‐19‐36‐285‐013 $518,270.00 $527,080.00 $8,810.00 1.70%
08‐19‐36‐427‐001 $558,990.00 $568,490.00 $9,500.00 1.70%
TOTAL  TAXABLE $26,419,760.00 $26,229,830.00 ($189,930.00) ‐0.72%
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