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I. INTRODUCTION

A. Purpose of the Downtown Development Authority Act.

Act 197 of the Public Acts of Michigan of 1975, as amended, commonly referred to as the

Downtown Development Authority Act, was created to: correct and prevent deterioration of the

business districts; promote economic growth and revitalization; encourage historic preservation;

authorize the acquisition and disposal of interests in real and personal property; to authorize the

creation and implementation of development plans in the district; and authorize the levy and collection

of taxes, the issuance of bonds, and the use of tax increment financing in the accomplishment of

specific downtown development activities contained in locally adopted development plans for central

business districts of Michigan cities.

Act 197 seeks to reverse historical trends that have led to loss of population, jobs, businesses, and

the quality of life in our cities by attacking the problems of urban decline where they are most

apparent, in the downtown districts of communities.

B. Creation of the City of Grand Rapids Downtown Development Authority and the City of
Grand Rapids Downtown Development District

On October 16, 1979, the City Commission of the City of Grand Rapids adopted Ordinance No.

79-69, which created the City of Grand Rapids Downtown Development Authority (the “DDA”).  The

DDA was given all of the powers and duties prescribed for a downtown development authority,

pursuant to Act 197, except that of taxation.  On November 27, 1979, the City Commission approved

the appointment of nine individuals to serve on the DDA’s Board of Directors (the “Board”).

The City Commission, in Ordinance No. 79-69, also designated the boundaries of the downtown

district within which the DDA may carry out development plans.  (These boundaries, as amended, are

shown on Map 1, and a legal description can be found in Attachment 1.)

C. Creation of the Grand Rapids Development Area No. 1

In December, 1980, the City Commission approved the initial Tax Increment and Development

Plan for the Grand Rapids Development Area No. 1.  The Grand Rapids Development Area No. 1 is

the area in which the DDA can implement development activities, supported by tax increment

financing.  The location of Grand Rapids Development Area No. 1, as amended, is also shown on Map

1.  In addition to this amendment, the original plan has been amended thirteen times, effective on the

following dates:

December 15, 1981 June 23, 1987 September 13, 1995
November 23, 1982 May 24, 1988
October 4, 1983 August 29, 1989
December 20, 1983 October 10, 1990
October 16, 1984 November 18, 1992
April 16, 1987 October 13, 1993
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D. Activities of the Grand Rapids Downtown Development Authority

Since its creation in 1979, the DDA Board has held monthly public meetings, carried out a number
of projects, and kept its Tax Increment and Development Plan current.  Major accomplishments of the
DDA since 1980 are shown on Map 2 and include: 

1. Acquisition of land and facilitation of the Eastbank housing project, now known as Plaza Towers.

2. Acquisition of land and construction of the Campau parking ramp.

3. Acquisition of land and facilitation of the development of City Centre Plaza, a shopping center
that has since been converted to Police Headquarters and State of Michigan offices.

4. Acquisition of land and construction of public parking south of Fulton Street, including the current
site of the Van Andel Arena and DASH parking areas south of Oakes Street.

5. Acquisition of land and facilitation of the construction of the Days Inn hotel on the west riverbank.

6. Acquisition of land and construction of a parking structure for the Public Museum of Grand
Rapids.

7. Construction of several open space projects in support of the Eastbank and other projects: Louis
Campau Promenade, Lyon Square, the Boardwalk, the Blue (old railroad) Bridge conversion,
Gillette Bridge renovation, and other riverwalk improvements.

8. Financing assistance for several street changes associated with the reconstruction of U.S. 131 as
well as partial funding for the local share of the reconstruction.

9. Acquisition of land and development of the DASH West parking facility including the purchase of
buses used in its operation.

10. The design and reconstruction of Monroe Center street and amphitheater, now known as Rosa
Parks Circle.

11. Establishment of three improvement incentive programs and approval of several incentive
program grants, which have supported the renovation of many existing buildings located in the
downtown district.

12. Provided land and development assistance for the construction of Heartside Park, which will occur
in 2002.

13. Acquisition, sale, and rehabilitation of old railroad warehouse for offices of Design Plus.

14. Acquisition, sale, and rehabilitation of the Peck Building for commercial office and residential
use.

15. Restoration of five blocks of historic brick streets in the Heartside Historic District.

16. Preparation of Voices & Visions (see Attachment 7) which sets forth many objectives for the
downtown district.  Voices & Visions has been incorporated as a part of this Plan.
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E. Determination of Necessity for Grand Rapids Development Area No. 1, as Amended

The success of current and future efforts to revitalize downtown Grand Rapids will depend, in

large measure, on the readiness of the City, through its DDA public improvements and to encourage,

initiate, and participate in the development of private development projects, which will result in the

creation of new jobs, the attraction of new businesses, and the improvement of the downtown physical

image.

The categories identified through the Voices & Visions process reinforced the original and

continuing goals of the DDA, which are:

1. Strengthening and expanding retail business, and improving consumer choices in shopping for

goods, convenience items, personal services, and leisure activities by increasing the size of the

captive residential market, providing financing assistance where needed to support commercial

restoration and revitalization efforts, participating in the development of new retail commercial

facilities that offer a quality mix of goods, services, and attractions, providing supportive

improvements to infrastructure, street and sidewalks and repairing and maintaining the same,

acquiring and developing land for parking supportive of economic and cultural expansion

downtown, participating in historic district improvements such as at the old railroad warehouse

site along Ionia Avenue, and supporting expansion of convention operations.

2. Increasing housing choices and opportunities in downtown Grand Rapids by fostering the creation

of new market-rate apartment and condominium housing, and supporting mixed-use projects. 

3. Developing planned open space areas and pedestrian linkages for users in the development area.

The realization of new housing, office, and retail uses in downtown Grand Rapids will require that

the surrounding downtown environment be appropriately planned and improved to facilitate safe,

enjoyable, and convenient movement of people to and from major activity centers.  Additional

open space areas, greenways, and walks are needed to serve the leisure time and passive recreation

needs of a growing downtown population of workers, shoppers, students, visitors, and residents.

These improvements also provide an aesthetically pleasing setting for new building construction.  

The goal of providing these improvements also recognizes the important role which the city’s

most visible natural resource, the Grand River, will continue to play in shaping the revitalization effort

in downtown.  Public access to, and visibility of, the Grand River and its edges for pedestrians and

recreational users are key components of the proposed activities and improvements sought by this

Plan.

Planned river-related improvements include the completion of Louis Campau Promenade from

Campau Avenue to the Fluoridation Commemorative at the river’s edge and the construction of a

permanent dock-like walkway to connect from Lyon Square to the expanded convention center.
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The DDA has determined that tax increment revenues from new private developments, when

coupled with the other public and private sector funds, will, over time, produce revenues needed to

finance the development of these new public facilities and investments.

F. Purpose of Tax Increment Financing Plan for Grand Rapids Downtown Development
Area No. 1, as Amended

The purpose of the Tax Increment Financing Plan is to establish procedures, requirements, and

methods for the collection and use of tax increment revenues, in order to carry out Plan activities,

which include:

1. Property appraisals, title searches, legal services, purchase negotiations, and eminent domain

proceedings.

2. Payments for real and personal property acquisitions.

3. Relocation assistance payments and compensation payments to displaced businesses and

individuals.

4. Demolition and clearance of selected properties and buildings.

5. Street vacation and removal work.

6. Street reconstruction and improvement work including utility relocation and replacement.

7. Engineering, architectural, economic, financial and legal studies, and surveys associated with the

identification, design, and development of new or restored commercial office, residential, cultural,

open space, street and walkway facilities.

8. Acquisition, construction, reconstruction, rehabilitation, restoration and preservation, equipping

improvement, maintenance, repair, and operation of buildings and other public facilities, including

surface parking lots and public open space facilities, which, in the opinion of the DDA’s Board,

aid in the economic growth of the downtown district and/or are appropriate to the execution of the

Development Plan.

9. Public open space improvements, historic street and streetscape work.

10. Implementation of various projects within the broad categories identified by Voices & Visions.

The Voices & Visions report is incorporated into this Plan as Attachment 7; implementation is
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proposed through use of DDA funds exclusively, or in combination with funds from other public

sector agencies, or from the private sector.



SECTION II

DEVELOPMENT PLAN
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II. DEVELOPMENT PLAN

A. Boundaries of the Grand Rapids Downtown Development Area No. 1, as Amended

The boundaries of the Grand Rapids Downtown Development Area No. 1, as amended, are shown

on Map 1.  A legal description of these boundaries is included in Attachment 2.  Six different tax

increment districts were created by earlier plan amendments.  This amendment adds two additional

districts.  The areas within the eight tax increment financing districts are shown on Map 3 and can be

further described as:

1. District A, established in 1980, includes a 46-acre, 10-block section of the east riverbank area.

This district is generally bounded by the north line of the original Grand Center on the north, the

rear lot lines of properties along the east side of Monroe Avenue (north of Pearl Street) and

Ottawa Avenue on the east, Fulton Street on the south, and the Grand River on the west.

2. District B, added in 1981, includes a 10-acre, 6-block section of Monroe Center and is generally

bounded by rear lot lines of properties on the north side of Monroe Center between Pearl Street

and Division Avenue, on the north, Division Avenue on the east, Fulton Street on the south, and

Ottawa Avenue and Monroe Center on the west.

3. District C, added in 1983, includes an 86-acre, 14-block section of the Heartside District and is

generally bounded by Fulton Street on the north, Division Avenue and Ionia Avenue on the east,

Wealthy Street on the south, and Grandville Avenue and the Grand River on the west.

4. District D, added in 1984, includes a 34-acre section of the west riverbank development area and

adjoining river surface, located south of Pearl Street.

5. District E, added in 1990, includes a 46-acre section of the west river bank development area and

adjoining river, located north of Pearl and extending to the I-196 expressway.

6. District F, added in 1995, includes a 36-acre, 10-block area, west of US 131, which passes in a

north-south direction through the western edge of downtown.  The District is generally bounded

by Pearl Street and Lake Michigan Drive on the south, Seward Avenue on the west, Bridge Street

on the north between Seward Avenue and Winter Avenue, Winter Avenue on the east between

Bridge Street and Douglas Street, and then Douglas Street on the north between Winter Avenue

and Scribner Avenue.

7. District G, added in 2002, includes a 14 acre area of 4 blocks plus portions of 3 other blocks

bounded by Lyon Street on the north, Division on the east, and the boundary of District B on the
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south and west.  This boundary generally follows the rear of properties located on the north side of

Monroe Center and the east side of Monroe Avenue.

8. District H, added in 2002, includes a 34 acre, 5 block area bounded by Michigan Street on the

north, Division Avenue on the east, Lyon Street on the south, and the existing boundaries of

District A and District E on the west.  This area includes the governmental buildings located in the

Calder Square and it includes the portion of the DeVos Place convention center site that is not

already included within Grand Rapids Development Area No. 1.  This area is also within the

recently approved Grand Rapids Smart Zone Tax Increment Financing Authority boundaries.

In all, Grand Rapids Development Area No. 1 contains approximately 306 acres of downtown

land, inclusive of public street and expressway rights-of-way, and the river.

B. Development Plan Objectives

Many of the objectives of the Plan have already been accomplished as listed elsewhere in this

Plan.  The general and specific development objectives, which this Plan, as amended in 2002, seeks to

accomplish, are:

1. Assist private development in carrying out Plan objectives such as building re-use and

rehabilitation, historic preservation, and public area improvement.

2. Remove structurally and functionally deficient buildings, which are declared unsound for

conversion or improvement, and/or which are either physical obstacles or blighting influences to

downtown development programs and uses; and provide relocation assistance where necessary.

3. Provide additional parking facilities to support new and/or revitalized development.

4. Carry out improvements and modifications to existing streets and utilities, to accommodate

increases in traffic flow and utility services.

5. Carry out improvements to planned and existing public open space areas and pedestrian linkages,

and support appropriate efforts to create new open spaces such as a new park in the Heartside area.

6. Complete pedestrian walkways along the east and west banks of the Grand River from US 131 to

I-196 and between planned and existing downtown activity centers.
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7. Acquire, lease, improve, or otherwise retain historic and/or architecturally significant buildings,

with the potential for adaptability for activities consistent with downtown land use and

development objectives, and support appropriate adaptive reuse of structures in Grand Rapids

Development Area No. 1.

8. Assure the maintenance of new downtown streetscape and other district amenities, such as the

ornamental lighting on downtown bridges, and the open space of Monroe Center and Campau

Square or the river edge walkways, by creating an operations and maintenance reserve account.

9. Complete actions necessary to bring about the development of a new Art Museum facility on the

Wurzburg block.

10. Assist in the development of the proposed Surface Transportation Center on land currently owned

by the DDA.

11. Provide financial assistance to the expansion of the convention center.

12. Implement the recommendations of the City’s Master Plan for downtown in accordance with

recommendations from the planning process Voices & Visions.

C. Location, Extent, Character, and Estimated Cost of Proposed Improvements

The following is a summary description of the location, extent, character, and estimated cost of

each improvement and activity to be accomplished by this Plan.

1. Ongoing Expenditures
The DDA has incurred several debt obligations for the financing of now-completed projects that

were carried out pursuant to previous Plan amendments.  The DDA utilizes revenues from the

local tax increment for payments.  These projects are:

• S-Curve
The Michigan Department of Transportation carried out the reconstruction of the S-curved

portion of US 131 within the downtown district boundaries.  The DDA agreed to partially

fund this project, which was completed in 2000.

Remaining Principal and Interest $932,700

Final Payment 07/01/12
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• Floodwalls – Year 2000 Issue
The DDA agreed to fund a portion of a Grand River floodwall reconstruction project.  Bonds

were issued through the Kent County Drain Commissioner.

Remaining Principal and Interest $295,436

Final Payment Year 2020

• Floodwalls – Year 1997 Issue
The DDA agreed to pay for the portion of this Grand River floodwall reconstruction project

located within the downtown district boundaries.  The bonds were issued through the Kent

County Drain Commissioner.

Remaining Principal and Interest $564,272

Final Payment 11/01/2017

• GUS West
The DDA carried out the land acquisition and construction of this major parking facility

located west of US 131.  The DDA is obligated to complete payment on a municipal purchase

note that is held by a local bank.

Remaining Principal and Interest $581,420

Final Payment 02/01/2003

The DDA also incurred obligations for bonds that were issued prior to the adoption of Proposal A

by Michigan voters in 1994.  As a result, the DDA is entitled to utilize tax increment revenues from

State and local school taxes for the payment of this debt.  In the event that these revenues are

insufficient, then the DDA would be obligated to seek State funding or utilize other revenues for

payment.  The obligations are:

• Land and Building Acquisition
The DDA first issued bonds to carry out the acquisition of land and buildings for housing and

retail projects.  The debt was refinanced in 1989.

Remaining Principal and Interest $1,386,170

Final Payment 02/01/2005

• Public Museum Parking Facility
The DDA assisted in the financing of the Public Museum Parking Ramp.  Bonds were issued

by the City-County Joint Building Authority in 1993.

Remaining Principal and Interest $3,297,285

Final Payment 01/01/2014
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• Van Andel Arena
This project is the largest single undertaking of the DDA.  The project was completed in

1996.

Remaining Principal and Interest $119,401,064

Final Payment 06/01/2024

Other ongoing expenditures of the DDA include the following:

• Project and Fixed Maintenance
The DDA has carried out several river-edge and pedestrian bridge improvements in

accordance with earlier Plan amendments.  The DDA has agreed to provide financial

assistance for the maintenance of these projects.  The DDA cost is $58,420 for the current

year, increasing by 2% annually into the foreseeable future.

Annual Cost $58,420

Annual Increase 2%

• Administration
The DDA incurs staff and professional service costs for the administration of its programs.

These include planning, legal, financial, auditing, secretarial, executive, and rental costs.

Annual Cost $203,355

Annual Increase 3%

2. Committed and Planned Projects
Generally, the types of improvement work to be undertaken include the construction and

improvement of river’s edge walkways and other open spaces and parks, street and parking facility

construction, convention center construction, utility extensions or upgrades, landscape and streetscape

work, and the construction of the new Art Museum facility in Monroe Center.  Selected site-specific

improvements are shown on Map 4.
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Development Support:

• Parking and Transportation Program
Parking and transportation services are important to support other development downtown.  The

DDA has played a major role in funding acquisition of land and its development for parking.  This

program enables a continuing, although more limited, role in parking development in the future.

The program is targeted to bring about development-related improvements that would likely not

occur without DDA assistance.  Current commitments include the funding of a pedestrian walkway

through an existing building to connect a new parking ramp (Monroe Center #2) to Monroe Center.

Estimated Costs $1,600,000

Estimated Completion 2006

• Public Transit Millage Projects
Voters in the metropolitan area recently adopted an area-wide millage for transit improvements.

The DDA has agreed to utilize the transit millage it receives for transit–related improvements in the

downtown district.  The DDA expects to facilitate the construction of a Surface Transportation

Center by transferring DDA-owned land to the City and assisting in development costs.

Estimated Costs $730,692

Estimated Completion 2003

• Shuttle Bus Replacement
The City’s Parking System oversees a shuttle bus program connecting peripheral parking lots to the

core of downtown.  This allocation will finance replacement busses for that program.

Estimated Costs $370,000

Estimated Completion 2004

• Development Support
Funds are allocated annually to enable the DDA to assist in any private or public project that would

help to accomplish the developmental objectives of the DDA.  Any use of DDA funds must also

meet the “public purpose” criteria of State law.

Estimated Costs $1,700,000

Estimated Completion 2006
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Incentive Programs:
The DDA provides public funding to development projects that are helping to carry out the public

purpose objectives of the DDA.  The DDA’s participation is limited to a portion of the overall cost.

The specific programs are:

• Areaway Removal Incentive Program
Assistance to projects that remove private areaways which are located under public sidewalks.

Estimated Costs $412,000

Estimated Completion 2006

• Building Reuse Incentive Program
Assistance to projects that rehabilitate existing buildings.

Estimated Costs $750,000

Estimated Completion 2006

• Streetscape Improvement Incentive Program
Assistance to projects that will result in the improvement of public sidewalks and walkways.

Estimated Costs $500,000

Estimated Completion 2006

Grand Center Expansion:
The Grand Rapids/Kent County Convention Arena Authority (the “CAA”) is carrying out a major

expansion of the convention center to be known at DeVos Place.  The DDA provided major assistance

by transferring the ownership of the Van Andel Arena and certain capital and operating reserves to the

CAA.

The DDA is providing financial assistance to the expansion of the convention center in the

following ways:

• Grand Center Expansion
This project budget replaces an earlier allocation for the improvement of Monroe Avenue adjacent

to the Grand Center when other funds were utilized for that street project.  These funds will be used

for general expansion expenses.

Estimated Costs $2,030,000

Estimated Completion 2004
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• Lyon Square Improvements
These funds are allocated for the improvement of Lyon Square as part of the convention center

expansion project.

Estimated Costs $750,000

Estimated Completion 2004

• River Edge – Convention Center
A major program of the DDA has been the improvement of river edges throughout the downtown.

This project allocation is for the purpose of enhancing the river edge adjacent to the expanded

convention center by extending and accommodating the existing boardwalk, improving the

project’s upper level plazas and walkways, and providing handicapped access to the river edge by

connecting between the two levels.

Estimated Costs $2,220,000

Estimated Completion 2004

Parks, Open Space and Cultural Improvements
The downtown environment is greatly enhanced by parks, open space and cultural improvements.

Projects to be funded by the DDA are:

• Commemorative Repairs
This project includes replacement of the “Bridge Lighting/Boardwalk” plaque commemorating

donations for this sesquicentennial project and repairing the “Tree of Dates” which is located at the

westerly terminus of the Gillette Bridge.

Estimated Costs $74,000

Estimated Completion 2004

• Downtown Alliance Maintenance Space
If needed, the DDA expects to assist the Downtown Alliance to create maintenance space for

equipment that is used to maintain public space located within the downtown district.

Estimated Costs $179,000

Estimated Completion 2002

• Heartside Park Support
In addition to acquiring the land for this park and donating it to the City, the DDA is contributing

funds to be matched with private donations and a State of Michigan grant to develop this park.

Estimated Costs $150,000

Estimated Completion 2002



14

• Louis Campau Promenade Phase 2
This project will complete the section of Louis Campau Promenade between Campau Avenue and

the Fluoridation Commemorative at the edge of the Grand River.

Estimated Costs $614,774

Estimated Completion 2003

• River Edges South of Fulton to US131
Funds to be used for matching a requested State grant.  The project would extend river edge

walkways on both sides of the Grand River.

Estimated Costs $150,000

Estimated Completion 2003

• River Edges West Bank to Fish Ladder
Funds to complete this walkway.

Estimated Costs $12,705

Estimated Completion 2002

• Art Museum Support
The DDA expects to enter into an agreement with the Grand Rapids Art Museum to carry out the

development of a new Art Museum building on what is known as the Wurzburg block, which is

located on Monroe Center immediately adjacent to the newly constructed Rosa Parks Circle park.

Estimated Costs $2,500,000 of land value

Estimated Completion 2003
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Streetscape Improvements
The DDA provides substantial financial support to street and streetscape improvements that would

likely not occur without assistance.  Current projects are:

• Cherry Street 1 – Ionia Avenue to Commerce Avenue

• Cherry Street 2 – Commerce Avenue to Division

• Grandville Avenue – Weston Street to Oakes Street

• Grandville Avenue – Oakes Street to Cherry Street

• Ionia Avenue 1, 2, 3 and 4

In all of the above projects, the brick surfaces would be repaired along with the associated

streetscape improvements.  These projects would also receive financial assistance from the State.  The

DDA anticipates providing financial assistance to additional street improvements located in the

downtown district.

Estimated Costs $3,526,436

Estimated Completion 2004

Additional streetscape projects include:

• Ionia Avenue 2, 3 and 4 Underground Electrical
In this area, south of Cherry Street, the electrical distribution system owned by Consumer’s Energy

is overhead rather than underground.  These projects, to be partially funded by Consumer’s Energy,

would result in the relocation of overhead utility lines on Ionia Avenue from Cherry Street to

Wealthy street to underground locations.

Estimated Costs $450,000

Estimated Completion 2003

• Lyon Street, Louis Street, and Pearl Street
The DDA proposes to share in the cost of street improvements.

Estimated Costs $900,000

Estimated Completion 2003
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• Monroe Center II
This project is substantially complete and includes the resurfacing of Monroe Center between

Monroe Avenue and Ottawa Avenue, and the construction of Rosa Parks Circle, a park and

amphitheater.  Total project costs are approximately $8 million with $3.3 million derived from

private contributions and the remainder primarily from the DDA.  The remaining expenditure

remaining to be paid by the DDA is shown below.

Estimated Costs $715,000

Estimated Completion 2002

• Pedestrian Streetscape
The DDA anticipates providing assistance in encouraging pedestrian-related improvements that

achieve DDA plan objectives.

Estimated Costs $850,000

Estimated Completion 2006

Infrastructure Improvements
The continuing development of downtown is dependent upon ongoing investment in the

infrastructure.  The DDA has assisted and proposes to continue to assist with these improvements by

participating in the following projects.

• Lighting and Signaling Improvements
Many downtown light and signal fixtures require replacement.  This project is for the purpose of

replacing these fixtures with others of a design appropriate for downtown.

Estimated Costs $676,311

Estimated Completion 2003

• Relocate Power Lines South of Fulton Street
Remove these overhead power lines which cross the river and relocate them where they will not be

visible.

Estimated Cost $160,000

Completion 2001
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• S-Curve Related Projects
Partial funding for the rebuilding of the S-curve and construction of a redesigned access system

which improves service to the downtown.  This work has been completed.  A final payment is

required.

Estimated Cost $1,045,952

Completion 2002

• Trailblazing/Wayfinding System
Installation of a redesigned system of directional signage which will assist motorists and

pedestrians in locating public facilities in the downtown.  A final decision regarding cost sharing

for construction and maintenance is unresolved.

Estimated Costs $875,000

Estimated Completion 2003

• Infrastructure
The DDA plans to financially assist various infrastructure projects that will help to achieve Plan

objectives.

Estimated Costs $550,000

Estimated Completion 2006

In addition to the above ongoing expenditures and planned and committed projects, this Plan

includes the Voices & Visions plan which anticipates a wide range of improvements needed in the

downtown.  To the extent that financial resources permit, the DDA anticipates identifying additional

specific projects from the Voices & Visions plan for implementation.  The DDA may also increase or

decrease funding for the above listed projects based upon needs and financial capability.

A summary of the ongoing expenditures and projects is shown in Table I.
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TABLE I. ONGOING AND PROPOSED IMPROVEMENTS & ESTIMATED COSTS

Ongoing Expenditures
Debt service - State Infrastructure Loan              932,700 
Debt service - 2000 Drain for Floodwalls              295,436 
Debt service - 1997 Drain for Floodwalls              564,272 
Debt service - 1996 GUS West              581,420 
Debt service - Land & Building Acquisition           1,386,170 
Public Museum Parking Facility           3,297,285 
Van Andel Arena       119,401,464 
Project and Fixed Asset Maintenance                58,426 1

Administration (annual)              203,355 2

TOTAL ONGOING EXPENSES  $   126,720,528 

1Increasing 2% annually.
2Increasing 3% annually.

Project Expenditures:  Committed and Planned
Development Support

Parking and Transportation Program           1,600,000 
Public Transit Millage Projects              730,692 
Shuttle Bus Replacement              370,000 
Development Support           1,700,000 

Sub-Total           4,400,692 

Incentive Programs
Areaway Removal Incentive Program              412,000 
Building Re-use Incentive Program              750,000 
Streetscape Improvement Incentive Program              500,000 

Sub-Total           1,662,000 

Grand Center Expansion
Grand Center Expansion           2,030,000 
Lyon Square Improvements              750,000 
River Edges - Convention Center           2,220,000 

Sub-Total           5,000,000 

Parks, Open Space & Cultural
Commemorative Repairs                74,000 
Downtown Alliance Maintenance Space              179,000 
Heartside Park Support              150,000 
Louis Campau Promenade Phase 2              614,774 
River Edges - South of Fulton to US-131              150,000 
River Edges - West Bank to Fish Ladder                12,705 

Sub-Total           1,180,479 

Streetscape Improvements
Cherry, Ionia, and Grandville Streets           3,526,436 
Ionia Avenue - Underground electrical              450,000 
Louis Street - Ottawa to Fulton              200,000 
Lyon Street - Monroe up to Waters Bldg              350,000 
Monroe Center II - Monroe to Ottawa              715,000 
Pearl Street - Monroe up to Waters Bldg              350,000 
Pedestrian Streetscape              850,000 

Sub-Total 6,441,436

Infrastructure Improvements
Lighting and Signal Improvements              676,311 
Re-locate Power Lines South of Fulton              160,000 
S-Curve Related Projects           1,045,952 
Trailblazing / Wayfinding Sign Program              875,000 
Infrastructure              550,000 

Sub-Total           3,307,263 

Miscellaneous - Non-Current Projects         90,000,000 
TOTAL PROJECT EXPENDITURES  $   112,021,870 

TOTAL EXPENDITURES  $   238,772,398 
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D. Location, Character and Extent of Existing Public and Private Land Uses

The Development Area presently contains mixed public and privately-owned development

uses and activities, including retail commercial, commercial services, hotels, entertainment centers and

restaurants, cultural facilities, residential uses, open space areas, parking facilities, vacant lots, and

public street areas.  A detailed description of the land use within existing development area districts

was described in earlier plan amendments when those districts were added.  There are approximately

94 acres of land currently in public use, and approximately 88 acres of land currently devoted to

private use and activities in Grand Rapids Development Area No. 1.  The remainder of the total 306

acres is either public right of way or the Grand River.  Map 5 shows the existing land use pattern for

Grand Rapids Development Area No. 1.  Described below are the existing and proposed public and

private land uses in the expansion area.  Map 6 identifies all the public and private lands for all

development area districts in Downtown Development District No. 1.

The expansion area includes the following existing public land uses:

District G
1. Kent County Court Offices (at 82 Ionia)

2. Ferris/Kendall College Offices and Educational Facilities

3. City Parking Ramp at Pearl and Ionia

District H
1. Kent County Courthouse

2. Kent County Administration Building

3. Grand Rapids City Hall

4. Gerald R. Ford Federal Courthouse and Office Building

5. DeVos Place Convention Center expansion area (now under construction)

6. State of Michigan Office Building

7. City/County Parking Ramp including Calder Plaza (public open space located at grade above

parking structures)

8. Interurban Transit Partnership Bus Transfer Facility

9. Kent County Information Technology Building

10. 

The expansion area includes the following existing private land uses:

District G
1. Various Office Buildings, including Waters Building, Trust Building, Federal Square Building,

Grand Bank Building, Ledyard Building, and Republic Bank Building

2. Art Museum
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3. Peninsular Club

4. Privately Owned Commercial Parking Lot

District H
1. Office Buildings, including Fifth Third Center, Bank One, the Commerce Building, and the Frey

Building

2. OAK (construction firm) Offices

3. The Law Building

4. Magoo’s Restaurant

5. Catholic Information Center

6. Privately Owned Commercial Parking Lot

E. Location, Character and Extent of Proposed Land Uses in the Expansion Area  

The location, character and extent of public and private land uses, which will result from currently

planned development activities and the retention of a number of existing uses, are shown on Map 7 and

described below.

Proposed Public Land Uses
1. A new Monroe Center 2 parking ramp with pedestrian connector to Monroe Center.

2. A surface transportation center behind the frontage of properties fronting on Grandville Avenue

between Williams Street and Goodrich Street.

3. An expanded convention center.

Proposed Private Land Uses
The proposed public and private land uses for Grand Rapids Development Area No. 1, as

amended, are consistent with the land uses and activities proposed in Voices & Visions plan which is

provided under Attachment 7.  Also attached is a Future Land Use Plan illustrating the desired mixed-

use development pattern within downtown (see Map 7).

F. Existing and Planned Open Space Areas (Map 8)

Grand Rapids Development Area No. 1 presently contains eight existing public open space areas,

including:  (a) Rosa Parks Circle; (b) the Arcade Pedestrian Way (located easterly of and parallel to

Monroe Avenue between Lyon Street and Pearl Street); (c) Lyon Square; (d) the easterly segment of

the Louis Campau Promenade; (e) Ah Nab Awen Park; (f) the River Edge Boardwalk; and (g) the very

small Heartside Park at Oakes Street and Ionia Avenue and (h) Calder Plaza.
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Those open space areas being planned for addition or improvement to the existing open space

inventory, through actions called for in this Plan, include:

1. Phase II of the Louis Campau Promenade, from Campau Avenue to the Grand River – the

intended use of this walkway is to connect other open space areas and activity centers in the

development to the east river edge walk (Boardwalk) and the Fluoridation Commemorative.  This

facility will serve as a passive recreation area, as well as an appropriate setting for the existing

Riverfront Center to the south and any new building to the north.

2. Ionia/Heartside Park to provide recreation space and restrooms for Heartside residents and the

general public.

3. Public walkway/promenade on the river edge adjacent to the expanded convention center on the

east bank and also both sides of the river south of Fulton.

G. Description of Existing Zoning and Proposed Changes (Map 9)

The City Commission adopted a major revision to the City’s central business district (CBD)

zoning regulations effective in December, 1998.  The revision reflected the recommendation and

objectives of Voices & Visions.  It provides for a mixture of land uses and seeks to conserve the

historic character of the downtown.  No further changes are planned at this time.

H. Street Changes (Map 10)

Descriptions of street changes and adjustments which have occurred or are planned to be made

either by actions called for by this Development Plan (see also Map 7) or by other planned public or

private improvement activities, including the following:

Completed Projects

1. Vacation and closure of Campau Avenue, between Fulton Street and (former) Ferry Street.  A

permanent easement has been established for public and private utilities to remain in this right-of-

way.

2. Construction of an extension of Campau Avenue connecting it to Monroe Avenue, immediately

north and east of Plaza Towers.

3. Vacation and closure of Weston Street, between Ionia Avenue and Ottawa Avenue.  This right-of-

way was closed to accommodate the Van Andel Arena, which was built over the vacated street.
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4. Re-opening of the Monroe Center pedestrian mall to vehicular traffic.

5. The reconstruction of the US 131 S-curve and the access roads to that freeway.

6. The opening of Cherry Street between Ionia Avenue and Grandville Avenue.

7. The opening of Oakes Street between Ionia Avenue and Grandville Avenue.

8. The closing of Front Avenue between Fulton Street and the old railroad right-of-way and the

closing of Scribner Avenue in the same block.

9. The closing of Blumrich Street between Summer Avenue and Mt. Vernon Avenue, and Allen

Street between Summer Avenue and Winter Avenue to accommodate parking lot development.

Planned Projects

1. Closing of Louis Street, west of Campau Avenue, to vehicular traffic.  This right-of-way will be

converted into the Louis Campau Promenade, a traffic-free pedestrian connection, between

Monroe Center and the Fluoridation Commemorative at the east bank river walk.

I. Development Cost Estimates and Financing

Project activities, including the ongoing activities and committed and planned listed in this Plan

have an estimated total cost of $21,991,870 plus an additional $90,000,000 in projects identified in the

Voices & Visions which will be initiated at the appropriate time and when the financial opportunity

permits.  The sources from which these costs have been, and/or will be, financed, partially or wholly,

include one or more of the following:

• Tax increment bond proceeds.

• Tax increment revenues.

• Revenue bond proceeds.

• Donations received by the DDA.

• Proceeds from any property, building or facility owned, leased, or sold by the DDA.

• Monies obtained through development agreements with property owners benefiting from

adjacent open space improvements.

• Monies obtained from other sources approved by the City Commission.

• Monies provided by the State to indemnify DDA’s against losses resulting from possible tax

restructuring.
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The proceeds to be received from tax increment revenues in Grand Rapids Development Area No.

1, plus funds from other sources, will be sufficient to finance all activities and improvements to be

carried out under this Plan.

J. Identification of Private Development Entities to Which Acquired Properties Have Been
or Will Be Sold or Leased

A description and identification of private development entities, to which properties previously

acquired by the DDA have been sold or leased prior to this latest plan amendment, can be obtained at

the City Planning Department.  These properties are listed in Section K.  The final agreements for

other properties which are proposed to be sold will also be obtainable from the Planning Department.

K. Land Disposition Terms

1. City Centre Plaza
The terms, under which land was acquired by the DDA for the City Centre Plaza project, are set

forth in Memorandum of Development Contract, executed in August 1981, between the City and

City Centre Limited Partnership.  A copy of the Memorandum is on file with the City Planning

Department.

2. West Riverbank Hotel
The terms, under which West Riverbank land was acquired by the DDA and sold to Grand River

1990, are set forth in a land contract sale agreement executed in December 1984.  A copy of the

agreement is on file with the City Planning Department.

3. East Riverbank Housing Site
The terms, under which East Riverbank land, designated for new housing and hotel uses, was sold

or otherwise conveyed, are set forth in a land development agreement executed between United

Southwest and the City and DDA.  A copy of this agreement is on file with the City Planning

Department.

4. Bridgewater Place
The terms under which land was sold to the developer for use in this mixed-use project are

contained in a development agreement on file with the City Planning Department.

5. GUS West - Parking
The terms under which the City acquired the property for the GUS West (now known as DASH

West) surface parking lot, and subsequently transferred the property to the DDA, are contained in

documents on file with the City Planning Department.
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6. Old Railroad Warehouse, 201 Ionia
The terms of the sale of this building to Design Plus, Inc. can be obtained from the City Planning

Department.

7. Former Peck Building
The terms under which the building was acquired and sold to the Kent County Council for

Historic Preservation are contained in documentation on file with the City Planning Department.

8. Ionia/Heartside Park
This property was transferred to the City on the condition that the land would be developed as a

public park.  The City received a State grant to assist in funding the project and development is

planned for 2002.

9. Art Museum/Wurzburg Block
The DDA expects to own approximately 55,000 square feet in this block as a result of a trade of

land with the City.  The trade will be based upon independent appraisals to assure that properties

of equal value are being traded with considerations off-setting any land value differences.  This

land ownership will then be transferred to the Grand Rapids Art Museum with several conditions

assuring the construction of a new Art Museum facility and its availability for public use and other

public benefits.

10. Transit Center Site
The DDA presently owns property that the Interurban Transit Partnership (ITP) proposes to

acquire for development of a surface transportation center.  The DDA expects to trade the portion

of this site needed for Phase I to the City for the “Wurzburg” site.  The DDA may sell to the ITP

additional land for this development.  In both bases, the DDA expects to receive compensation

based upon current appraisals.  A current land acquisition and disposition map is shown on Map

11.

L. Estimates of the Number of Persons Residing in the Development Area and the
Number of Families and Individuals to be Displaced

The estimated population living within the downtown district boundaries approaches 2000.  This

Plan amendment does not contemplate acquisition of any parcels that would cause relocation of

residents.  No new housing is to be created as a result of this Plan amendment, so there is no priority

plan for relocation of residents.



SECTION III

TAX INCREMENT FINANCING PLAN
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III. TAX INCREMENT FINANCING PLAN FOR GRAND RAPIDS DOWNTOWN DEVELOPMENT
AREA NO. 1, AS AMENDED

This Tax Increment Financing Plan sets forth the procedures, requirements, amounts, and methods

by which costs associated with the initiation and completion of project activities and improvements

described in the Development Plan for Grand Rapids Development Area No. 1, as amended, shall be

financed.

A. Tax Increment Financing Procedure
The tax increment financing procedure, as outlined in Act 197, requires the adoption by

the City, by ordinance, of a development plan and a tax increment financing plan.  Following the

adoption of that ordinance, the City Treasurer transmits to the DDA that portion of the tax levy of

all taxing bodies paid each year on the “Captured Assessed Value of all real and personal property

located in the Grand Rapids Development Area No. 1”.

Presented in Attachment 4 are schedules of the current, or “initial”, assessed values of all

real and personal property in Grand Rapids Development Area No. 1, as amended.  Also included

are assessment values on properties for which a commercial facilities exemption certificate has

been issued and were in effect, pursuant to Act No. 255 of the Public Acts of 1978, and

assessment values on properties for which an industrial facilities exemption certificate has been

issued and were in effect pursuant to Act 197 of the Public Acts of 1974.  While those certificates

are relevant to the determination of initial assessed values, they have all expired by this date

(2002) and are not pertinent to establishing “initial assessed value” in District G and District H.

The Tax Increment Financing Plan for District A was approved in 1980.  The most recent

assessment of all taxable property in District A, at the time of the Plan approval in 1980, occurred

on December 31, 1979, for tax year 1980.  The Tax Increment Financing Plan for District B was

approved in 1981.  The most recent assessment of all taxable property in District B, at the time of

the Plan approval in 1981, occurred on December 31, 1980, for tax year 1981.  The Tax Increment

Financing Plan for District C was approved in 1983.  The most recent assessment of all taxable

property in District C, at the time of Plan approval in 1983, occurred on December 31, 1982, for

the tax year 1983.  The Tax Increment Financing Plan for District D was approved in 1984.  The

most recent assessment of all taxable property in District D, at the time of Plan approval in 1984,

occurred on December 31, 1983 for the tax year 1984.  The Tax Increment Financing Plan for

District E was approved in 1990.  The most recent assessment of all taxable property in District E,

at the time of Plan approval in 1990, occurred on December 31, 1989, for the tax year 1990.  The

most recent assessment of all taxable properties in District F occurred on December 31, 1996, for

the tax year 1997.  The most recent assessment of all taxable properties in District G and District

H, at the time this Plan takes effect in 2002, occurred on December 31, 2000 for the tax year 2001.
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To provide for an accounting of assessed values on personal property in all eight districts

of the Development Area, the City has established a tax report filing system, requiring owners to

file an annual report with the City Assessor.  The report contains, among other information, the

estimated dollar value of all personal property, in each owner’s possession, which is located

within the boundaries of Grand Rapids Development Area No. 1, as amended.

Provided under Attachment 3 is the procedure for preparing the assessment rolls for

Grand Rapids Development Area No. 1, as amended, and the Tax Increment Financing Districts.

B. Estimates of Captured Assessed Values and Tax Increment Revenues
Provided in Table 2 are schedules on estimated dollar amounts of Captured Assessed

Values and Tax Increment Revenues to be realized.  These revenue estimates are based upon

changes or adjustments (increases and decreases) in base-year real and personal ad valorem

property assessments; removals and additions of real and personal property, and changes in the

assessment values of current P.A. 255/198 certified new construction and restoration-type

commercial/industrial facilities exemption projects.  Initial assessed values for real and personal

property and for P.A. 255/198 assisted tax exemption properties within Grand Rapids

Development Area No. 1, as amended, are shown under Attachment 4 of this Plan.

In estimating tax increment revenues, the 2001 tax levy of 15.9302 mills and combined

school levy of 28.6680 mills were utilized.  These rates were applied to the captured taxable value

totals for ad valorem real and personal property and P.A. 255/198 assisted restoration projects.

For P.A. 255/198 assisted new construction projects, one-half of the rate was applied to the

captured value.

Under this Tax Increment Financing Plan, the entire tax increment amount is to be

utilized by the DDA.  However, in District H, the first priority in the capturing of all local tax

increments and 50% of school tax increments will be for use in accordance with the Grand Rapids

Smart Zone Tax Increment Financing Authority development and tax increment financing plans.

In all districts, the State and local school tax increment revenues amount may be used only for

payment on the outstanding bond issues listed in this Plan and issued before January 1, 1995.

Over the 30-year life of this plan, it is expected that the DDA will receive a total amount

of $254,848,100 in tax increment revenues.  Of this amount, $121,368,881 will be the result of

captured school millage revenues.  Future revenue projections are shown in Attachment 6.
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INITIAL CURRENT 2001
ASSESSED ASSESSED CAPTURED

ASSESSMENT ROLL VALUES VALUES (2001) VALUES
Ad Valorem Homestead 386,642$           10,949,818$          10,563,176$       
Ad Valorem Non-Homestead Real Property 67,308,546        218,518,513          151,209,967       
Ad Valorem Non-Homestead Personal Property 19,957,900        51,242,898            31,284,998         
Public Act 198 - Industrial Facilities Tax

     New Facilities - Pre-1994 54,281               829,607                775,326              
     New Facilities - Post-1993 881,700             1,376,722             495,022              
     Replacement Facilities -                    104,000                104,000              

Public Act 255 - Commercial Facilities Tax
     New Facilities - Pre-1994 1,652,200          -                        (1,652,200)          
     Replacement Facilities 101,300             -                        (101,300)             

TOTALS - DISTRICT A-H 90,342,569$     283,021,558$       192,678,989$    

TOTAL
2001 2001 MAXIMUM ESTIMATED 2001 MAXIMUM ESTIMATED ESTIMATED

CAPTURED LOCAL LOCAL TAX SCHOOL SCHOOL TAX TAX INCREMENT
TAX INCREMENT REVENUE CALCULATION VALUES TAX RATE (3) INCREMENT TAX RATE (3) INCREMENT REVENUES

Ad Valorem Homestead 10,563,176$      15.9302                168,399$            10.8099       114,187$           282,586$               
Ad Valorem Non-Homestead Real Property 151,209,967      15.9302                2,408,442           28.6680       4,334,887          6,743,329              
Ad Valorem Non-Homestead Personal Property 31,284,998        15.9302                497,305              28.6680       896,878             1,394,184              
Public Act 198 - Industrial Facilities Tax

     New Facilities - Pre-1994 1 775,326             7.9651                  4,825                  21.6003       16,747               21,572                   
     New Facilities - Post-1993 2 495,022             7.9651                  3,962                  17.3340       8,581                 12,543                   
     Replacement Facilities 104,000             15.9302                1,657                  28.6680       2,981                 4,638                     

Public Act 255 - Commercial Facilities Tax
     New Facilities - Pre-1994 1 (1,652,200)         7.9651                  (13,160)               21.6003       (35,688)              (48,848)                  
     Replacement Facilities (101,300)            15.9302                (1,614)                 28.6680       (2,904)               (4,518)                    

TOTALS - DISTRICT A-H 192,678,989$   3,069,817$        5,335,670$       8,405,486$           

2001 Maximum Local Millage Rates: 3 2001 Maximum School Millage Rates: 3

City of Grand Rapids 8.0723               State of Michigan 6.0000               
Grand Rapids Community College 1.8049               Grand Rapids Public Schools - Operating 17.8581             

Kent County 5.3230               Grand Rapids Public Schools - Debt 0.9800               
Inter-urban Transit Partnership 0.7300               Kent Intermediate School District 3.8299               

Total 2001 Maximum Local Millage 15.9302           Total Maximum 2001 School Millage 28.6680           
Note 1:  IFT-New Facilities Pre-1994 and CFT-New Facilities levied at 50% of GRPS-Debt and KISD millage rates.  GRPS-Operating levied at
   50% of the 1994 operating millage rate or 19.19535 mills.
Note 2:  IFT-New Facilities Post-1993 levied 50% of all current millage rates except State of Michigan which is levied at 100%. ddaplanamend.xls
Note 3:  See Attachment 5 individual district estimates for specific millage rates. 012302 jmw

ESTIMATES OF CAPTURED ASSESSED VALUES AND TAX INCREMENT REVENUES
SUMMARY FOR DISTRICTS A - H  (INCEPTION - 2001)

OF GRAND RAPIDS DOWNTOWN DEVELOPMENT AREA NO. 1, AS AMENDED

TABLE 2
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C. Use of Tax Increment Revenues
The Tax Increment Revenues, paid to the DDA is to be disbursed by the DDA in such

manner as the DDA may deem necessary and appropriate, based on the DDA’s Development Plan,

including but not limited to the following:

• The principal, interest, and reserve payments required for any bonded indebtedness to be

incurred in its behalf for purposes provided in the Development Plan.

• Cash payments for initiating and completing any improvement or activity called for in the

Development Plan.

• Any annual operating deficits, which the DDA may incur from acquired and/or leased

property in the Development Area.

• Interest payments on any sums, which the DDA should borrow before, or during, the

construction of any improvement or activity to be accomplished by the Development Plan,

after approval by the City.

• Payments required to establish and maintain a capital replacement reserve, and payments to

create a maintenance fund to minimize replacement.

• Payments required to establish and maintain a capital expenditure reserve.

• Payments, to pay the costs of any additional improvements to the Grand Rapids Development

Area No. 1, which are determined necessary by the DDA and approved by the City

Commission.

• Payments for: project management and administration; survey and planning services;

consultant fees for authorized studies and investigations; and fees for legal counsel and

advice; and staff services.

The DDA may modify its priority of payments at any time if, within its discretion, such

modification is necessary to facilitate the Development Plan, as amended.

D. Bonded Indebtedness to be Incurred
The project costs for accomplishing all activities described in the Development Plan for

Grand Rapids Development Area No. 1, as amended, are estimated to be $238,742,398.  These
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costs are to be financed, in part, through cash payments and in part through the issue of one or

more series of bond issues, during those periods when development activities are to be initiated

and completed.  Estimated revenues to be realized from taxes on captured assessed value are

adequate to provide for payment of principal and of interest on said bonds.

The amounts of bonded indebtedness to be incurred by the DDA and/or the City, for all

bond issues, including payments of capitalized interest, principal and required reserve, shall be

determined by the City, upon the recommendations of the DDA.

To the extent that cash payments or bond proceeds are insufficient to carry out all the

projects contained within the Development Plan, the DDA will be required to secure additional

funds from private sector or grant sources, and set priorities as to the amount and timing of DDA

support for individual projects.

E. Annual Surplus of Tax Increment Revenues
To the extent that the tax increment revenues of the DDA exceed the sum necessary for

the DDA to meet the development program and debt commitments as set forth above, said surplus

funds shall revert proportionately to the respective taxing bodies as provided in Section 15(2) of

Act 197.

F. Duration of Plan
The tax increment financing plan shall be for a term of thirty (30) years from the date of

the most recent amendment.

G. Impact on Assessed Values and Tax Revenues
The overall impact of the Development Plan is expected to generate increased economic

activity in Grand Rapids Development Area No. 1, the downtown district, the City, and Kent

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 from new employment within Grand Rapids Development

Area No. 1, the downtown district, the City, other neighboring communities, and throughout Kent

County.

For purposes of determining the estimated impact of this Tax Increment Financing Plan

upon those taxing jurisdictions within Grand Rapids Development Area No. 1, estimates of

captured assessed values were used, along with 2001 tax year millage allocations.  These estimates

show tax increment revenue amounts that would be shifted, from these jurisdictions to the DDA,

to finance the project activities called for in the Development Plan.  This Plan amendment affects
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only those tax increment revenues for District G and District H since the other Districts were

included by previous Plan amendments.  These estimated amounts are shown in Attachment 5.

H. Use of the Captured Assessed Values
The Development and Tax Increment Financing Plan provides for the use of all of the

captured assessed value by the DDA for the purpose herein set forth.

I. Reports
The DDA shall submit annually, to the City Commission and the State Tax Commission,

a report on the status of the tax increment financing account.  Such report shall comply with the

requirements of Section 15(3) of Act 197.
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