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Eighth Amendment to
Development Plan

1

The City’s original Development Plan was adopted by the St. Clair Shores City Council on December 29, 1986.
It was significantly revised as part of the Second Amendment on April 23, 1990. The Second Amendment
had three purposes. First, it deleted several sections of the original Development Plan which were based on
the proposals of The Shores Development Company, which no longer participated in development of the
area. Second, it set forth a new land use development strategy that replaced the concept of using a single
developer with a concept that allowed individual property owners to develop their respective properties.
Third, new project improvements and development programs that promoted the newly established
development strategy were adopted.

Several amendments followed. The Third Amendment revised the land use maps, project activities and
associated costs. It responded to the water main replacement, Jefferson Avenue Reconstruction, new
streetscape and redesign of Blossom Heath Park. The Fourth and Fifth Amendments updated constructionand
financing costs of the Third Amendment projects. The Sixth Amendment responded to the City Place
on the Shores (since renamed One Water Place) development for Jefferson Beach Marina property and
completion of the Jefferson Avenue streetscape project. The Seventh Amendment incorporated the
development of the Yacht Harbor residential tower on the Miller Marina property.
This Eighth Amendment provides guidance to focus resources into upgrading the amenities and capacity of
parks/public spaces, and allows for financing of various projects including but not limited to: a public pier
at Blossom Heath with a multi-modal path from Jefferson Avenue, boat launch ramp expansion, seawall
improvements, boardwalk, removal of the police boathouse, kayak launch with culvert/bridge at the Coast
Guard road, seasonal retail huts on the lagoon sailboat docks, road, utility and pedestrian mobility and
entryway enhancements.

CHAPTER 1 - Eighth Amendment to Development Plan

| 2

ST. CLAIR SHORES — DEVELOPMENT & TIFA PLAN

Revisions to the Eighth Amendment Development Plan
The Development Plan is rewritten to reflect the development projects and park upgrades as described in
the recent Nautical Mile plan. Revisions from the Eighth Amendment include (page numbers coordinate with
Eighth Amendment page numbers):
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.

Update Acknowledgements Information.
Change “DDA” to “TIFA”
Table of Contents has been updated.
Page 2. Addition of sentence describing the Seventh Amendment.
Page 2. Addition of paragraph describing Eight Amendment updates.
Page 4. Updated introductory paragraph under “Land Use, Circulation and Park Facilities.”
Page 4. Replaced applicable references of the Seventh Amendment to the Eighth Amendment.
Pages 5, 6 and 9. Updates to Existing Land Use, Future Land Use and Zoning Maps.
Page 7. Eliminate discussion of future land use pattern distinctions as noted in the Seventh
Amendment. Included information on the Eight Amendment.
Page 7. Eliminate discussion of proposed public lakefront access within the One Water Place mixeduse project. Add discussion relative to the Ten Mile Road entry area.
Page 8. Add paragraph providing a generalized overview stating that submittals required by the
Zoning Ordinance must satisfy needs of the Authority.
Page 8. Updated footnote to direct interested persons to the City Planner.
Page 12. Add an additional item under Visual Enhancement and Mobility Improvements.
Page 12. Add paragraph describing importance of signage and wayfinding for the Nautical Mile
district.
Page 12. Eliminate reference to photo essay.
Page 13. Add section, “Infrastructure, Park and Physical Improvements” describing purpose of
proposed improvements and determination of priority for said projects.
Page 14. Add chapter header: “Financing.”
Page 14. Split previously second paragraph into several paragraphs for improved readability.
Page 14. Eliminate section entitled, “Infrastructure Improvements.”
Page 16. Include data on estimated number of residents within the development area.
Page 16. Elimination of reference that “no bonds are requested as part of the [seventh] amendment,
and alternatives regarding TIFA revenue bonds for future projects.
Pages 17-21. Addition of illustrative concepts for various improvements.
Pages 16-26. Update section references from 13 (2) (a) to 313 (1) (a).
Page 23. Update the entirety of information in Schedule A.
Page 24. Split large paragraphs into shorter paragraphs for improved readability.
Page 25. Elimination of items a-g previously designated as being included in the Tax Increment
Financing Plan report. Refers to the report being prepared as required by the Act.
Page 25. Addition of bullets discussing the allocation of resources to promote the Development Area,
including Nautical Mile Promotion and Events and Festivals.
Page 25. Elimination of section header entitled, “Methods of Financing.” Information previously found
under this header, have been included under the section entitled, “Tax Increment Finance Procedures.”
Page 27. Updated Projected Schedule to reflect the Eighth Amendment.
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Existing Landscape
Land Use, Circulation and Park Facilities

2

The development area covered by this plan is the heart of urban redevelopment and economic growth in St.
Clair Shores. The recently completed Nautical Mile Enhancements and Future Planning study (Study) provides
a cohesive vision for the next generation of use and investment. It focuses the intention of the City and its
valuable stakeholders to further the transformation of the commercialized centers, recreation hubs, and
connective public spaces to continue to provide opportunities to residents and active participants. The City
continues to further the recommendations of this and prior area plans to fulfill the potential of the City of St.
Clair Shores as a regional asset.

The original Future Land Use Plan contained in the 1986 adopted Development Plan recommended specific
land use areas and a related internal thoroughfare system which served the entire development area. This
land use and transportation pattern was closely related to the proposed development concept set forth by
The Shores Development Company. Since the Shores Development Company is no longer a participant in
the development process, this original Land Use and Circulation Plan was deleted and replaced with a new
Proposed Land Use, Circulation and Park Facilities chapter in the 1990 Second Amendment. The Tax Increment
Finance Authority (TIFA) set new planning principles and a new development direction with this amendment.
It no longer expected a prime developer to implement a single global plan for the development area. Instead,
multiple developers or local property owners are expected to incrementally carry out redevelopment.
The Eighth Amendment’s Land Use Maps portray the
existing and future land use of the area. These maps
portray the land categories in cohesive visual depiction
of geographic areas. The land use designation is
different on the east and west sides of Jefferson
Avenue, the circulation spine of the community. East of
Jefferson is characterized by a combination of more
intense condominium communities infused by large
marinas, restaurants, entertainment venues and public
parks. Many of these uses face the lakefront. The west
side of Jefferson is lined with retail uses, restaurants
and offices. These properties are confined to lots
fronting Jefferson Avenue.
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The Study highlights specific project improvement that fits within the current, general land use pattern.
These projects are the subject of this Eighth Amendment.
•

Bike Sharing infrastructure and programming to benefit all participants of lakefront activities.

•

Wayfinding changes and reorganizing to improve circulation and area planning.

•

Upgrades to park infrastructure in both Wahby Park and Blossom Heath Park and Pier.

The City of St. Clair Shores has several well-used lakefront parks available for resident use. Two existing parks
are located within the Nautical Mile TIFA boundaries. The existing Blossom Heath and Wahby Park tandem is
situated at the north end of the development area. Blossom Heath is heavily utilized for picnicking, fishing,
and swimming and beach activities. Other recreation activities include walking, playground use, skating,
senior citizen activities, and special events such as fairs, shows, and carnivals. The City has been improving
the facilities in Blossom Heath Park on a regular basis in accordance with recommendations in the adopted
Recreation Master Plan.
Wahby Park is located on Jefferson Avenue in tandem with Blossom Heath Park. It serves as a more
passive experience and features a large undulating pond as a central focus. The banks of the pond are
designed with plazas, walks, public art and plantings. It is heavily used for art class settings, wedding
ceremonies and photography, ice skating and relaxation.
Macomb County operates a park at the base of Nine Mile Road, near the south end of the district.
This large property is held in trust by the Macomb County Public Works Commission for the drainage
district and for use by the cities of St. Clair Shores and Eastpointe. The property has lake access
and provides a significant recreation resource for the community. To be compatible with existing
and future apartment developments surrounding the park site, the park is developed for passive
recreation pursuits such as picnics, fishing and nature study. It will continue to serve its long-standing
role as a boat launch for St. Clair Shores and Eastpointe residents.

The Study encourages the enhancement and pedestrian
connection to the area north of the TIFA boundaries. The
City and TIFA may be interested in enhancing entrance
areas to the TIFA district, for example: Ten Mile and
Jefferson & Nine Mile and Jefferson. Streetscape design
may include wide pedestrian sidewalks, delineated bike
lanes, planted parking medians,improved signage, and
wayfinding to better announce the TIFA area and to
improve safety. In addition, the proposed painting of the
intersection will provide adefined special environment
to attract and retain active public participation in the
built environment.
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3

City Procedures
Zoning and Site Plan Review

The St. Clair Shores TIFA area is primarily zoned Central Lakefront Development zoning district (CLD) except
for Nine Mile frontage west of Jefferson1 (See the zoning district map on the following page.). This district is
designed to meet an incremental development approach. This approach is flexible in that a specific set of land
uses is not designated. Instead, development principles and parameters are set forth. These are very closely
tied to development principles embodied in the “Central Lakefront Development” (CLD) zoning district.
The CLD regulations are designed to permit flexibility in the regulation of land development and
encourage innovation in land use and variety of design layout and type of structures constructed. This
district calls for medium to high-intensity mixed use and theme-oriented planning concepts in order
to realize the full economic potential of the Nautical Mile district.
An important goal of the CLD district is to promote coordination of public and private efforts in the
planning, financing, and development of needed infrastructure improvements in concert with evolving
private and public uses.
The Authority is committed to the coordinated and comprehensive development of the area
consistent with the zoning provisions of the Central Lakefront Development District. The Authority
bases its review and evaluation with respect to proposed projects in the development area upon the
general planning principles set forth below (Items 1-14).
It recognizes that in addition to Authority approval, a development proposal will also be subject to
the zoning approval requirements set forth in the Central Lakefront Development District chapter of
the city’s zoning ordinance.
To achieve greater consistency, without intending in any way to derogate from the integrity and
independence of the zoning appeal process, the
Development Plan provides for specific project
submittal requirements and approval standards, set
forth below (Items A-K).
These are drawn from and/or modeled after the
zoning provisions applicable to the Central Lakefront
Development District.
In general, the same submittals required by the zoning
ordinance will satisfy the needs of the Authority for its
evaluation. However, the Authority reserves the right
to require different or additional submittals or waive
any such requirements.

1

Interested persons should contact the City Planner for most recent zoning information.
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General Planning Principles
1. To create a functionally interrelated lakefront community of housing, offices, commercial businesses,
shopping facilities, marinas, hotel/conference facilities, and leisure-time and recreation facilities.
2. To aesthetically and functionally integrate the existing land uses of the development
district with proposed future development.
3. To provide significant public park and recreation areas for lakefront activities and both summer
and winter active and passive forms of recreation.
4. To improve the aesthetic image of both sides of Jefferson Avenue as it penetrates the
development area.
5. To open up underutilized portions of the development area for new development and to promote
development of existing vacant area. There are several vacant or underdeveloped properties as
well as extensive areas used for winter boat storage which could be more productively developed.
6. To realize the full economic potential of the lakefront area as a focal point of urban growth based
on “high-intensity,” “mixed-use,” and “nautical” or other suitable theme oriented planning
concepts.
7. To preserve the recreational functions of the lakefront.
8. To promote development that protects and is enhanced by the unique features of the
lakefront.
9. To provide for development consistent with and supportive of the overall concept and theme of
the area, both as to uses and design.
10. Promote coordination of public and private efforts in the planning, finance, and development of
needed infrastructure improvements in concert with evolving private and public uses.
11. Provide for improved public waterfront access, emergency circulation, traffic circulation and
economic development activity through property acquisition, construction and
long-term maintenance programs as directed by the City Council. Utilize procedures and powers
permitted by the Tax Increment Finance Authority Charter and Public Act 450 of 1980 (The Tax
Increment Finance Authority Act), as amended, to meet these ends.
12. To provide for orderly and integrated planning, so as to avoid fragmentary, short term or
speculative investments and delay in achieving the highest and best use of the area.


13. To prevent long-term vacancy, decay, blight and abandonment.
14. To provide for an efficient and safe relationship between vehicular and pedestrian circulation systems and
real estate development, consistent with the theme of the area.

Required Project Submittals and Review Standards
A. The applicant must provide a Development Planning Analysis by a recognized, reputable urban planner,
architect, or landscape architect which describes the relation of the
proposed project to existing uses and to the overall development of the district as envisioned in the City’s
comprehensive plan or in other official published planning materials
CHAPTER 3 - City Procedures
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B. A project proposal shall set forth specifications with respect to height, setbacks, density, parking,
circulation, landscaping, views, and other design and layout factors which exhibit due regard for
the relationship of the project to adjacent properties, to other developments in the district, to the
lake , and to the overall plans and goals for the district.
C. A traffic study is required which shows conclusively that the anticipated maximum traffic
(including pedestrian traffic) that might be generated by the project can be efficiently and
safely accommodated by existing abutting major streets and walkways or by any future street
improvements. With respect to any traffic planning deficiencies, the applicant shall submit plans
evidencing a conclusive commitment to widen or otherwise improve such abutting streets so as to
cure traffic deficiencies.
D. An analysis of the fiscal impact of the proposed project.
E. The applicant must provide representations with respect to the location and adequacy of existing
utilities and waste disposal facilities, including written statements from all agencies responsible
for the provision of public utilities and waste disposal stating that the utility service needs of the
proposed project will be adequately accommodated. In lieu of the availability of such statements
with respect to existing facilities, the applicant shall submit plans with sufficient detail indicating
clearly that all utilities and waste disposal facilities needed, but not presently available, shall be
provided in a feasible and adequate manner.
F.

The applicant must submit a development timetable setting forth anticipated commencement and
completion dates with respect to construction and the date on which operation of the project is
expected to begin. A phase-by-phase timetable shall be submitted if the project is constructed in
stages or phases.

G. All uses shall be consistent with and promote the specific intent and purpose of the Central
Lakefront Development District. They shall be designated so as to be consistent and harmonious
with the theme and concept of the district and generally be in keeping with the spirit and purpose
of the district.
H. Signs within the proposed project area shall be designated and located in a manner consistent
with the overall theme of the district and shall be limited to such numbers and size as to avoid a
proliferation of signage in the district and any portion thereof. In no event shall signs exceed in
number, size, and height the limitations set forth in the Zoning Ordinance or Sign, Lighting, and
Display Ordinance of the City of St. Clair Shores.
I.

The proposed use must not exceed the capacity of existing and available public services including
utilities and public roads.

J.

The proposed use must be protective of the natural environment and stability of the lakefront and
in compliance with all applicable environmental and safety laws and regulations including all laws
and regulations affecting use of the lakefront and waterways.

K. The project and proposed uses shall be in compliance with all applicable federal, state, and local laws and
regulations.

CHAPTER 3 - City Procedures
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Development Improvements
Project Improvements and Phasing

4

The Authority has the ability to fund visual and physical improvement projects that stimulate economic
recovery. This section describes activities that the TIFA is engaged in and as permitted by applicable laws.
Three types of project improvements are proposed for the development area:
1. Visual Enhancement and Mobility Improvements
2. Development Assistance Projects
3. Infrastructure, Park and Physical Improvements

Visual Enhancement and Mobility Improvements
Visual Enhancement and Mobility Improvements intend to eliminate blighting conditions or causes,
improve the visual quality of the Nautical Mile and enhance safe access of motorized, non-motorized
and pedestrian travel. Five purposes are followed:
1. To improve the economic viability of the development area through improved appearance.
2. To make the area more attractive to draw boaters, restaurant patrons, shoppers, and residents.
3. To prevent disinvestment and blight from occurring in the area due to a poor visual image.
4. To identify and call attention to the area as a unique environment in which to conduct business
and to invest.
5. To guide and assist visitors with accessing destinations.
Public and private commitments for visually enhancing the district have been made. The Authority
and the City made a long-range commitment through the redesign and reconstruction of Jefferson
Avenue. Installing banners, specialty lighting and landscaping are examples of short-range activities
that have been conducted. The private businesses have also made improvements through facade
redesigns, new buildings and landscape improvements. This plan intends to promote continued
enhancement activities that support the Authority’s economic improvement efforts.
Signage and wayfinding techniques are important to the success of the Nautical Mile district. Visitors
must be able to quickly locate and understand where they are in relation to where they are going.
Convenient access includes the offer of sidewalks, bicycles, trolleys, driver services and other means
to get visitors safely and conveniently to dinner, entertainment and recreation destinations.
In addition to the improvements described, the Authority works with the city and private property owners on
a voluntary basis to correct any eyesores or aesthetically displeasing features. City staff, as part of standard
routine, supports the TIFA area by observing and acting upon eyesore conditions and code compliance issues.
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Infrastructure, Park and Physical Improvements
Infrastructure, Park and Physical Improvements proposed in the development plan have four purposes:
1. To increase the long-term economic viability of the area.
2. To increase private development potential and attractiveness of the area through increased
utility capacity and restoration of the principle commercial artery.
3. To make the area safe and efficient as a place of business, entertainment, and residence.
4. To prevent the occurrence of blight, deterioration, and disinvestment within the development
area due to inadequate services.
5. To increase private development potential and attractiveness of the area through public
investment in recreation and marina facilities and pedestrian infrastructure.
The following five factors determine the priority of projects.
1. They will be planned in accordance with TIFA financial capability.
2. They will be implemented in relation to proposed economic development projects.
3. They will be provided as needed to improve and strengthen the overall economic viability of the
development area.
4. They will be constructed where needed to increase the capacity of utilities for meeting the needs of new
development within the area.
5. They will be constructed to improve user safety and enjoyment.

CHAPTER 4 - Development Improvements | 13

ST. CLAIR SHORES — DEVELOPMENT & TIFA PLAN

5

Financing
Development Assistance

The Development Assistance Program intends to further the incremental approach by financially assisting
property owners and developers to carry out real estate projects which the Authority concludes would not
occur without Authority participation. The program is intended both:
1. To attract investment initiatives from outside the development area; and
2. To assist existing property owners to improve and expand their development.
Projects viewed favorably by the Authority are those (A) which are consistent with the land use
andplanning standards set forth in the Development Plan, as amended; (B.) which provide a
substantialincrease in the property tax base of the development area; and (C) for which a small
percentage oftotal project costs can justifiably be supported by TIFA funds contributed to the
project in a mannerconsistent with applicable law.

The Development Assistance Program operates using a “Window of Opportunity Approach” indicating
openness to development proposals from a variety of sources. The program invites proposal submittals
on a regular basis from the development community and existing business property owners for projects
seeking support.
Assistance is not provided to speculative ventures but will be considered for those projects which conform
to the applicable standards and objectives for the TIFA development area and to which the applicant is willing
to commit if an appropriate level of TIFA assistance is available, in accordance with the discretion of the TIFA
Board. If a private developer has already determined that a market exists for a particular development and, for
example, needs TIFA assistance to construct a utility improvement to serve the project or a road improvement
to provide or improve access to the project, such expenditure can be an appropriate use of TIFA funds.
Subject to applicable law with respect to the specific proposal and the amount of private investment
in the project, assistance can be provided to help support the following types of costs in connection
with a committed project: planning, architectural, engineering, and related services; property assembly;
occupant relocation; demolition of buildings and clearing and grading of land; construction of streets,
curbs, gutters, and utilities related to a specific development; or construction of parking facilities. The
Development Assistance Program is a continuous program carried out based on developer interest and
the availability of TIFA funds.

Development Costs and Financing Capabilities
Michigan Public Act 450 of 1980 requires that a Development Plan provide a cost estimate of proposed
improvements, a statement of the proposed method of financing, and the ability of the authority to arrange
the financing.
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Development Costs
Visual Enhancement, Common Mobility and Seasonal Improvements
•

Visual Enhancements - Continuous program based on nature of proposals Eyesore
Removal - Administrative costs

•

Signage and Wayfinding System along Jefferson Avenue and in Wahby Park - painted
intersections, welcome signage, aesthetic and non-motorized improvements.

•

Blossom Heath Pier - kiosks, over-the road sign, parking identification and vehicular signage.

•

Bicycle Share program

Development Assistance
•

Current Property Owners - Continuous program based on meeting the intent of the
Authority and financial availability.

•

Outside Investors - Continuous program based on the intent of the Authority and financial
availability.

•

Nautical Mile Merchants Association - Continuous program based on the intent of the
Authority and financial availability.

Infrastructure and Public Parks and Physical Improvements
The TIFA Board will consider the funding for projects that improve visual enhancement, pedestrian mobility
and safety in the TIFA District. These projects include, but are not limited to access streets or walks, lighting,
overhead utility removal or relocation, underground utility replacement or relocation, marina-related
improvements, and improvements to Blossom Heath and Wahby Parks. All projects must meet bonding
capabilities of the TIFA.
Financing Capabilities
The Authority has the ability to finance these activities from one or more of the following sources:
•

Bond proceeds

•

Future tax increment revenues

•

Interest on investments

•

Donations received by the city

•

Proceeds from any property, building or facility owned, leased or sold by TIFA

•

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

•

Monies obtained from other sources approved by the city

The proceeds to be received from tax increment revenues in the Development Area plus the availability of
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funds from other authorized sources will be sufficient to finance all
activities and improvements to be carried out under this plan.
Estimate of Development Area Residents
It is estimated that there are 340 residential units (homes, apartment units, and condominium units) in the
TIFA area. There are no occupied residences designated for acquisition and clearance by the TIFA and there
are no families or individuals expected to be displaced. No citizen advisory council is needed as part of this
amendment, as residents are not impacted.
The Tax Increment Finance Plan comprises the balance of the document. It is required by state act and is a
necessary part of the development plan.
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SIGNAGE, WAYFINDING & SEASONAL IMPROVEMENTS
NAUTICAL MILE - ILLUSTRATIVE CONCEPTS
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1.0 WAHBY PARK

NAUTICAL MILE - ILLUSTRATIVE CONCEPTS

PERMANENT IMPROVEMENTS - ILLUSTRATIVE CONCEPTS
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2.0 BLOSSOM HEATH PARK
ILLUSTRATIVE CONCEPTS

CHAPTER 5 - Financing | 19

ST. CLAIR SHORES — DEVELOPMENT & TIFA PLAN

2.0 BLOSSOM HEATH PARK
ILLUSTRATIVE CONCEPTS

2.1 BLOSSOM HEATH PIER
ILLUSTRATIVE CONCEPTS

2.2 BLOSSOM HEATH LAGOON SAILBOAT DOCK HUTS
ILLUSTRATIVE CONCEPTS
A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

150 SQFT

150 SQFT

150 SQFT

150 SQFT

150 SQFT

150 SQFT

150 SQFT

90 SQFT

120 SQFT

120 SQFT

120 SQFT

120 SQFT

90 SQFT

150 SQFT

90 SQFT

150 SQFT

150 SQFT

10’

12’

15’

10’

15’

(

70’

15’

15’

15’

10’

15’

10’

FRONT ELEVATION

10’

25’

25’

| SCALE: 1’-0” = 1/8”
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3.0 TEN MILE ROAD ENTRY & SAFETY ENHANCEMENTS
ILLUSTRATIVE CONCEPTS

PERMANENT IMPROVEMENTS - ILLUSTRATIVE CONCEPTS
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Tax Increment Finance Plan
Eighth Amendment
The Tax Increment Finance Plan sets the rationale and process for establishing a Tax Increment
Finance Authority, describes tax increment finance procedures, and addresses estimated costs of
improvements and methods of financing.

6

Rationale and Process for Establishing a Tax Increment Finance Authority
Section 313 (1) (a) The justification of the tax increment financing procedure is based on the expectation that
all or a portion of the captured assessed value that is created, following implementation of a development
plan, would not have occurred without the stimulation of the public investment involved in the plan
implementation; and, therefore, the short-term investment made by the taxing units in foregoing part of
the growth in tax revenues is repaid by the long-term benefit of substantially greater taxes realized from a
significantly stronger tax base.
Section 313 (1) (b) An estimate of the captured assessed value for each year of the plan. The plan may provide
for the use of part or all of the captured assessed value, but the portion intended to be used shall be clearly
stated in the plan. The authority or municipality may exclude from captured assessed value growth in property
value resulting solely from inflation. The percentage of taxes levied for school operating purposes that is
captured and used by the 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, Act No. 62 of the Public Acts of 1933, being Sections 211.201 to 211.217a of
the Michigan Compiled Laws. Estimated captured assessed values for each year of the plan are contained in
Schedule A following this page.
Section 313 (1) (c) The estimated tax increment revenues for each year of the plan.
Estimated tax increment revenues for each year of the plan are contained in Schedule A.
Section 313 (2) (d) A detailed explanation of the tax increment procedure.
The procedures for tax increment financing are based on the standards set forth in Michigan Public Act 450
of 1980, as amended; the original “tax increment finance authority act” as recodified into the Recodified Tax
Increment Financing Act, Act 57 of 2018 (hereinafter referred to as the “Act”).
Pursuant to the requirements set forth in the Act, the following actions have already been taken:
•

The City Council adopted a resolution in August of 1986 establishing the Tax Increment
Finance Authority (TIFA) and the district boundaries.

•

The TIFA prepared and adopted a Development Plan for the development area in accordance
with Section 316 of the Act. The Development Plan outlined the boundaries of the development
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area; indicated the locations, character, and extent of existing and proposed public and private
improvements; specified the proposed stages of construction; provided estimates of the costs of
public and private improvements; and, set forth a plan for the relocation of persons displaced by
the
development.
•

Upon recommendation of the TIFA, the City Council adopted the Development Plan on
December 29, 1986 and adopted the Tax Increment Financing Plan on May 18, 1987.

According to Section 313 of the Act, the Tax Increment Financing Plan (hereinafter referred to as the “Plan”)
is prepared under the auspices of the TIFA. After reviewing this revised Plan and making modifications, if
necessary, it is anticipated that the TIFA will forward the Plan to the City Council with a recommendation for
adoption. In accordance with Section 313(3) of the Act, the City Council will “provide a reasonable
opportunity to the taxing jurisdictions in which the development is located to express their views and
recommendations regarding the Tax Increment Financing Plan”. Taxing jurisdictions within the
development area other thanthe City include the Lakeview School District, the South Lake School District,
Macomb County, MacombCounty Community College, and the Macomb Intermediate School District. The
City Council then will hold a public hearing on the Plan and subsequently take action by resolution to
approve or reject the Plan, or approve the Plan with modiﬁcation.

Tax Increment Finance Procedures
Simply stated, tax increment financing will be used to finance improvements in the development area by
capturing, for a specific period of time, increased tax revenues generated largely as a result if the
development program which is designed to stimulate private, taxable investment. As private investments
add to the tax base within the development area, the increased tax revenues will be captured by the Tax
Increment Finance Authority be used to for the purposes outlined in this Plan and in the Development Plan.
The paragraphs which follow describe the procedures involved in establishing the base year, the initial
assessed value, and tax increment for each year. These procedures and associated administrative actions
are summarized in the Schedule of Tax Increment Procedures provided (see Appendix).
Chronologically, establishing the ”base year” which will serve as the point of reference for determining
future tax increments is the first step to the TIF procedure. The City Council takes this step at the time it
adopts the resolution approving this Tax Increment Financing Plan. Adoption of this Plan established the
”initial assessed value”, deﬁned in the Act as follows:
“Initial assessed value means the assessed value, as equalized, of all taxable property within the boundaries
of the development area at the time the resolution, establishing the Tax Increment Financing Plan is
approved as shown by the most recent assessment roll of the municipality for which equalization has been
completed at the time the resolution is adopted.”

HCMA: .2104
SMART: .9827
Veterans: .0671

Millage Expiration Dates
MCC: 5/38
SMART: 2021
Veterans: 2022
P F operating: 6/30/23
Voted Road Levy: 6/30/25
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After determining the base year and initial assessed value, it is anticipated that the Development Plan will be
carried out, resulting in private sector investment within the development area. Such investments will result
in additions of real and personal property value to the tax base. Each year following adoption of this Plan, the
total current assessed value in the development area will be compared to the initial assessed value.
This comparison indicates the amount of “captured assessed value,” the amount by which the current assessed
value exceeds the initial assessed value.
The tax increment is determined for each year by applying the total current millage rate for all taxing
jurisdictions subject to capture in the development area against the captured assessed value.
In other words, the property tax revenue which is generated as a result of the difference in assessed value
between the base year and the current year is the tax increment which can be used by the TIFA to carry out
the Development Plan. Thus, the taxes generated on behalf of the TIFA are based on the captured assessed
value only; the taxing jurisdictions will continue to collect property taxes which are based on the initial
assessed value throughout the duration of this Plan.
As described elsewhere in this Plan, the tax increment to be collected by the TIFA will be based on the
operating millage of the taxing jurisdictions, rather than total millage. Thus, the debt millage of the taxing
jurisdictions would be unaffected by this Plan and would continue to generate tax revenue for the taxing
jurisdictions based on current assessed value, rather than on the initial assessed value.
City and County treasurers will collect the tax increment revenues in accordance with their normal property
tax collection processes and schedules, and in turn distribute the revenues to the TIFA. Estimates of captured
assessed value and tax increments for each year are provided elsewhere in this Plan.
The authority shall submit annually to the governing body a financial report on the status of the Tax Increment
Financing Plan as required by the Act.
Section 313(1)(e) The maximum bonded indebtedness of the Authority shall not exceed $14,500,000 over 20
years. The TIFA issued $3,500,000 of its bonds in 1997, which have since been paid in full which is not counted
in the above number. The TIFA intends to authorize approximately $6,605,000 of bonds for the pier project
and other improvements that is expected to be issued in spring 2021. A proposed schedule of debt service is
attached.
Section 313(1)(f ) The amount of operating and planning expenditures of the Authority and municipality, the
amount of advances extended by or indebtedness incurred by the municipality, and the amount of advances
by others to be repaid from tax increment revenues. The TIFA anticipates allocating funds to cover operating
and planning expenditures of the TIFA. This includes funds for administrative services and marketing of the
Development Area. In order to promote the Development Area image, the TIFA will allocate resources to
promote the Development Area, including:
•

Promotion: In order to promote the overall City image and attract more visitors to
the City and Development Area newspaper articles, travel magazines articles, etc.,. This will help
promoting the Nautical Mile as a destination and informing the public about planned development
and events.

•

Events and Festivals: The TIFA may promote events and festivals which take place in the TIFA
Development Area, throughout the year. Adequate promotion of these events should take place by
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publicizing them in local newspapers, cable channel, radio stations, etc. These events will help not only
generating additional community involvement but also bring additional visitors to the area.
In addition, the City may issue bonds or debt to finance projects described in this Plan for the benefit of the
TIFA, and the TIFA may repay the City for that debt from tax increment revenues.
Section 313(1)(g) This revision to the TIF Plan provides for and authorizes all project activities to be paid with
tax increment revenues.
Section 313 (1) (h) The duration of the development plan and the tax increment plan. The Plan should be in
effect until June 30, 2041.
Section 313 (1) (i) An estimate of the impact of tax increment financing on the revenues of all taxing jurisdictions in which the development area is located. See Schedule A for the impact on other taxing units.
A City Charter amendment (10.219b) adopted in November of 1987 notes:
For the duration of the’ City of St. Clair Shores Tax Increment Financing Plan, all tax increment revenues redistributed to the City by the Tax Increment Finance Authority shall be used exclusively for the rehabilitation of
streets, storm sewers and/or sidewalks located outside the boundaries of the Tax Increment Finance Authority
District.
The Tax Increment Finance Authority utilizes the procedures and powers permitted by the TIFA charter and to
meet City Council direction. It is the policy of the TIFA Board and the City Council to use excess funds to benefit
the City as a whole.
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7

Appendix
Schedule of Tax Increment Finance Procedures
PROJECTED SCHEDULE: EIGHTH TIFA PLAN AMENDMENT
Action
1.
TIFA Board adopts resolution approving amendments
City Council adopts resolution to set public hearing.
2.
3.
4.
5.
6.
7.
8.

Submit notice of public hearing to newspaper of
general circulation. Date of submittal based upon
newspaper criteria.
Mail notice of public hearing to property taxpayers in
development area.
Mail notice of public hearing to taxing jurisdictions.
First publication of the “Notice of Hearing” at least 20
but not more than 40 days prior to public hearing.
City Council holds public hearing on amended plan.
City Council decides on amended plan

Responsible Party
Date
September 17, 2020. TIFA
October 5, 2020
City Council
City Clerk
City Clerk
City Clerk
City Clerk
City Council
City Council
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City of St. Clair Shores Tax Increment Finance Authority
County of Macomb, State of Michigan
2021 Tax Increment Bonds
(Limited Tax General Obligation)
--Pier and Seawall Projects-2021 TAX INCREMENT FINANCE AUTHORITY BONDS (1)
Delivery
Date
4/1/2021

Par
Average Life
$6,605,000
11.030

Bond Yield
2.117%

TIC (2)
2.274%

2021 TAX INCREMENT FINANCE AUTHORITY BONDS (1)

Period Ending

10/1/2021
4/1/2022
10/1/2022
4/1/2023
10/1/2023
4/1/2024
10/1/2024
4/1/2025
10/1/2025
4/1/2026
10/1/2026
4/1/2027
10/1/2027
4/1/2028
10/1/2028
4/1/2029
10/1/2029
4/1/2030
10/1/2030
4/1/2031
10/1/2031
4/1/2032
10/1/2032
4/1/2033
10/1/2033
4/1/2034
10/1/2034
4/1/2035
10/1/2035
4/1/2036
10/1/2036
4/1/2037
10/1/2037
4/1/2038
10/1/2038
4/1/2039
10/1/2039
4/1/2040
10/1/2040
4/1/2041
Total

Principal

$0
295,000
295,000
295,000
300,000
300,000
305,000
305,000
310,000
315,000
320,000
325,000
330,000
335,000
345,000
350,000
360,000
365,000
375,000
385,000
395,000
$6,605,000

Interest

$57,756
57,756
56,871
56,871
55,913
55,913
54,954
54,954
53,829
53,829
52,554
52,554
51,105
51,105
49,504
49,504
47,566
47,566
45,283
45,283
42,563
42,563
39,556
39,556
36,256
36,256
32,655
32,655
28,774
28,774
24,661
24,661
20,251
20,251
15,598
15,598
10,629
10,629
5,431
5,431
$1,563,415

Annual Debt
Service

$0
410,513
408,743
406,825
409,908
407,658
410,108
407,210
409,008
410,133
410,565
410,125
409,113
407,513
410,310
407,548
409,323
405,503
406,195
406,258
405,863
$8,168,415

Total Interest
$1,563,415

Total Debt
MAX Annual
Sercie
Debt Service
$8,168,415
$410,565

TIFA Revenues
Annual
Projected
Revenues

$727,416
734,690
742,037
756,878
772,015
787,455
803,205
819,269
835,654
852,367
869,414
886,803
904,539
922,630
941,082
959,904
979,102
998,684
1,018,658
1,039,031
$17,350,831

Annual
Remaining
Revenues

$0
316,903
325,947
335,212
346,970
364,358
377,348
395,995
410,261
425,522
441,802
459,289
477,690
497,026
512,320
533,535
550,581
573,599
592,489
612,400
633,168
$9,182,416

(1)Interest rates and debt service schedules are preliminary and subject to change.
(2) Reflects current market interest rates for a issuance with an underlying rating of AA- (Subject to Change) plus 30 basis points as of September 16, 2020.

Northland Securities, Inc.
Public Finance Department
100 Maple Park Blvd. Suite 142
St. Clair Shores, MI 48081
Mgormely@northlandsecurities.com

DISCLAIMER
These projections have been made at the request of the City of St. Clair Shores based on the listed assumptions and are intended solely
for general information. These projections do not represent a recommendation of action or the advice of Northland Securities related
to the structure, terms, timing and other similar matters related to any issuance of bonds. In providing this information, Northland
Securities is not acting as a municipal advisor to the City and does not owe a fiduciary duty to the City pursuant to applicable federal
securities regulations. The City should review and understand the information contained in this communication before acting on this
information.

