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INTRODUCTION	

The	Downtown	Development	Authority	of	the	City	of	Stanton	(the	Authority)	hereby	
recommends	and	enacts	upon	ratification	by	the	Commission	of	the	City	of	Stanton	(the	City)	
this	Downtown	Development	and	Tax	Increment	Financing	Plan	pursuant	to	the	provisions	of	
Act	197,	Public	Acts	of	Michigan,	1975,	as	amended	(the	Act)	and	also	pursuant	to	Ordinance	
Number	228	enacted	by	the	City	Commission	on	May	30th,	2015.	

	

A. PURPOSE	OF	THE	DOWNTOWN	DEVELOPMENT	AUTHORITY	ACT	

Act	197,	Public	Acts	of	Michigan,	1975,	commonly	referred	to	as	the	Downtown	Development	
Authority	Act,	was	created	in	part	to	correct	and	prevent	deterioration	in	business	districts;	to	
authorize	the	acquisition	and	disposal	of	interests	in	real	and	personal	property;	to	authorize	
the	creation	and	implementation	of	development	plans	in	the	district;	to	encourage	historic	
preservation;	to	authorize	the	issuance	of	bonds	and	other	evidences	of	indebtedness;	and	to	
authorize	the	use	of	tax	increment	financing.	The	full	Act	in	its	entirety	is	set	forth	in	
Attachment	#1.	The	Downtown	Development	Authority	Act	provides	the	tools	to	accomplish	
these	goals.	They	will	be	used	by	the	Authority	in	different	ways	depending	on	the	challenges	
facing	the	Downtown	District	and	the	plan	which	has	been	developed	to	benefit	the	District.	

	

B. CREATION	OF	THE	CITY	OF	STANTON	DOWNTOWN	DEVELOPMENT	AUTHORITY,	AND	
THE	DOWNTOWN	DEVELOPMENT	DISTRICT	

On	May	30th,	2015	the	City	Commission	of	the	City	of	Stanton	created	the	City	of	Stanton	
Downtown	Development	Authority.	A	copy	of	that	ordinance	is	contained	as	Attachment	#2.	
The	Authority	was	given	all	of	the	powers	and	duties	described	for	a	Downtown	Development	
Authority	pursuant	to	the	Act.	The	Authority	will	draft	and	approve	governing	By-Laws,	a	copy	
of	which	are	here	contained	as	Attachment	#3.	A	legal	description	of	the	boundaries	of	the	
Authority	is	contained	as	Attachment	#4.	Several	maps	showing	the	geographic	boundaries	of	
the	Development	District,	including	parcel	overlays,	are	contained	in	Attachment	#5.	These	
provisions	serve	to	illustrate	where	in	the	City	of	Stanton	the	Authority	has	jurisdiction.	

	

C. ACTIVITIES	OF	THE	DOWNTOWN	DEVELOPMENT	AUTHORITY	

The	purpose	and	activity	of	this	Authority	is	the	promotion	of	economic	development	in	the	
Downtown	Authority	District.	The	Authority	carries	out	its	powers	and	duties	as	described	in	
Public	Act	197,	MPA	1975,	as	amended.	
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THE	PURPOSE	OF	THE	TAX	INCREMENT	FINANCING	PLAN	FOR		
DOWNTOWN	STANTON	

	
1. The	purpose	of	this	Tax	Increment	Financing	Plan,	including	the	development	plan	for	

the	development	area,	is	to	provide	the	legal	authority	and	procedures	for	public	
financial	participation	necessary	to	assist	quality	downtown	development.	This	Tax	
Increment	Financing	and	Development	Plan	will	first	designate	the	development	area,	
then	present	the	development	plan,	and	finally	present	the	Tax	Increment	Financing	
Plan.	

	
2. Development	Area:	

The	development	area	is	bounded	by	streets,	alleys,	and	the	main	residentially	zoned	
districts	of	the	City	of	Stanton.	A	zoning	map	for	reference	to	the	City’s	residential	and	
commercial	areas	is	contained	as	Attachment	#6.	

	
3. Development	Plan:	

Section	17	of	the	Act	contained	in	Attachment	#1	requires	that	when	tax	increment	
financing	is	used	to	finance	a	development	then	a	development	plan	must	be	prepared	
containing	al	of	the	information	required	by	Section	17(2).	Therefore,	this	development	
plan	will	follow	the	requirements	of	said	section	and	each	numbered	paragraph	will	see	
to	supply	the	information	required	in	the	corresponding	paragraph	in	Section	17	(2).	
	
a. Designation	of	the	Boundaries	of	the	Development	Area	in	Relation	to	Highways,	

Streets,	and	Streams	
	
The	Development	Area	will	encompass	the	entire	Downtown	Development	
Authority	jurisdictional	area	as	provided	in	Attachment	#5.	These	aerial	and	
rendered	street	maps	show	the	Development	Area	in	relation	to	relevant	streets,	
highways,	and	other	geographic	features.	The	Development	Area	is	based	around	
State	Highway	M-66,	with	all	abutting	properties	in	the	limits	being	included	in	the	
Development	Area	as	the	road	is	the	main	economic	hub	within	the	City	of	Stanton.	

	
b. Location	and	Extent	of	Existing	Streets,	Public	Facilities,	and	Present	and	Future	

Categories	of	Public	and	Private	Land	Use:	
	
As	shown	in	Attachment	#6,	the	Development	Area	is	largely	commercially	zoned,	
with	some	high	and	medium	density	residential	areas	included.	The	large	majority	of	
Main	Street	which	makes	up	the	central	corridor	of	the	Development	Area	is	zoned	
C/R,	providing	opportunities	for	mixed-use	development,	which	is	in	conformity	with	
the	City’s	newly	forming	20	Year	Master	Plan.	
	
Attachment	#7	is	an	aerial	photograph	denoting	current	public	facilities	within	the	
central	corridor	of	the	development	area,	including	public	parking,	the	sidewalk	
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network	connecting	Main	Street	to	the	northern	corridor	of	the	Development	Area,	
as	well	as	current	park/open	space	within	the	Development	Area.	The	Development	
Plan	calls	for	no	specific	zoning	changes,	though	individual	development	projects	
may	require	future	rezoning	or	consultation	based	on	their	scope.	

	
c. Alteration	and	Repair	of	Existing	Improvements	and	Time	for	Completion	

	
As	the	City	of	Stanton	Downtown	Development	Authority	is	a	new	entity,	these	
plans	and	schedules	are	preliminary.	Any	changes	to	this	section	will	be	updated	
according	to	the	processes	mandated	by	Public	Act	197.	
	
Attachment	#8	shows	a	list	and	estimated	timelines	of	planned	improvements	
anticipated	to	start	on	or	before	July	of	2017.	

	
d. Location,	Extent,	Character,	Estimated	Costs,	and	Time	for	Completion	of	Listed	

Improvements	
	
Attachment	#	9	contains	a	specified	cut	sheet	and	estimated	costs	for	Downtown	
Development	Authority	proposed	projects.	This	includes	estimated	completion	time,	
and	includes	estimated	engineering,	design,	and	contingency	costs.	

	
e. Construction	Stages	and	Completion	Times	

	
Attachment	#9	offers	preliminary	details	to	phased	major	projects	regarding	
construction	and	timelines.	

	
f. Open	Space	

	
Parts	of	the	Development	Area	determined	to	be	left	open	space	of	public	easement	
are	already	existing	as	such,	the	Development	Plan	calls	for	no	new	additions	to	
open	space.	

	
g. Lease	of	Portions	of	the	Development	Area	

	
Not	Applicable	under	current	Development	Area	Plan.	

	
h. Zoning,	Street,	and	Utility	Changes	

	
While	no	significant	zoning	changes	are	anticipated,	zoning	alterations	have	been	
contemplated	as	part	of	the	planning	process.	In	conjunction	with	new	
development,	it	may	be	necessary	as	part	of	site	excavation	or	preparation	to	
relocate	all	or	part	of	existing	public	or	private	utility	systems	such	as:	storm	and	
sanitary	sewer	lines,	water	lines,	electricity,	natural	gas,	cable,	or	telephone	
systems.	Potential	costs	incurred	will	be	estimated	in	project	planning.	The	City	may	
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in	the	future	create	or	vacate	uses	from	certain	streets	within	the	Development	Area	
as	a	result	of	the	Development	Plan.	

	
i. Costs	and	Proposed	Financing	

	
The	total	estimated	costs	of	all	projects	and	facilities	to	be	constructed	or	
implemented	in	the	Development	Area	is	estimated	in	Attachment	#10.	The	City	and	
Downtown	Development	Authority	will	seek	and	secure	external	financing	in	
addition	to	TIF	Capture	through	fund	raising,	along	with	State	and	Federal	grants.	

	
j. Portion	of	the	Development	to	be	Conveyed	

	
Not	Applicable	to	this	Development	Plan.	

	
k. Procedures	for	Bidding		

	
The	City	of	Stanton	Downtown	Development	Authority	will	publicly	solicit	bids	for	
any	contracted	service	with	a	value	of	over	$2,500	dollars.	When	practical,	at	least	
three	(3)	competitive	bids	will	be	considered	from	qualified	vendors	for	all	design,	
engineering,	construction,	or	purchasing	projects.	

	
l.,	m.,	n.,	o.	Relocation	of	Persons,	Families,	and	Businesses	
	

The	Development	Plan	does	not	call	for	nor	anticipate	the	need	to	relocate,	
temporarily	or	otherwise,	and	businesses	or	private	residents	within	the	
Development	Area.	The	Downtown	Development	Authority	intends	to	comply	with	
all	the	relocation	advisory	service	provisions	of	Public	Act	227	of	1972	and	the	
Uniform	Relocation	Assistance	and	Real	Property	Acquisition	Policies	Act	of	1970,	if	
and	when	applicable.		
	
Just	compensation	will	be	offered	for	all	real	property	to	be	acquired	for	this	project	
and	related	incidental	expenses	will	also	be	paid.	It	is	the	intent	of	the	Downtown	
Development	Authority	to	insure	that	the	owners	of	real	property	to	be	acquired	are	
treated	fairly	and	consistently,	to	encourage	and	expedite	acquisition	by	agreements	
with	such	owners,	to	minimize	litigation	and	relieve	congestion	in	the	courts,	and	to	
promote	public	confidence	in	federal	and	state	land	acquisition	policies.	
	
Relocation	payments	and	other	relocation	assistance	are	available	to	insure	that	
persons	displaced	by	these	projects	are	treated	fairly,	consistently,	and	equitably.	
Actual	reasonable	moving	and	related	expenses,	direct	loss	of	personal	property,	
substituted	personal	property,	expenses	in	searching	for	replacement	locations,	and	
in	some	cases	fixed	payments	in	lieu	of	actual	expenses	will	be	made	available.	A	
person	or	business	to	be	displaced	will	be	given	notice	of	the	displacement	and	an	
effective	date	by	which	it	will	occur.	
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TAX	INCREMENT	FINANCING	PLAN	FOR	THE	CITY	OF	STANTON	DOWNTOWN	
DEVELOPMENT	AUTHORITY	

	
	

1. INTRODUCTION	
	
This	Tax	Increment	Financing	Plan	is	established	to	make	possible	the	financing,	
operation,	and	maintenance	of	the	public	improvements	necessary	or	desirable	for	the	
development	of	the	Downtown	Development	Area,	in	accordance	with	the	attached	
Development	Plan.	

	
2. TAX	INCREMENT	FINANCING	PROCEDURE	

	
The	tax	increment	financing	procedure	as	outlined	in	the	Act	requires	the	adoption	by	
the	City,	by	Ordinance,	of	a	development	and	tax	increment	financing	plan.	Following	
the	adoption	of	that	ordinance,	the	municipal	and	county	treasurers	are	required	by	law	
to	transmit	to	the	Downtown	Development	Authority	that	portion	of	the	tax	levies	of	all	
taxing	bodies	paid	each	year	on	the	“captured	assessed	value”	of	all	real	and	personal	
properties	located	within	the	Development	Area.	The	amounts	so	transmitted	are	so	
hereinafter	referred	to	as	“tax	increment	revenue.”	The	“captured	assessed	value”	is	
defined	as	the	amount	in	any	year	by	which	the	current	assessed	value	of	all	real	and	
personal	property	in	the	Development	Area	(including	the	assessed	value	that	appears	
on	the	tax	rolls	under	Public	Act	198	of	1974	or	Public	Act	255	of	1978)	exceeds	the	
initial	assessed	value	of	the	real	and	personal	property	in	the	Development	Area.	The	
definition	of	“initial	assessed	value”	is	as	defined	in	Public	Act	197	of	1975,	as	amended.	
Contained	as	Attachment	#	11	is	a	schedule	of	current	assessed	values	of	all	real	and	
personal	property	in	the	Development	Area.	
	
Attached	hereto	as	Attachment	#12	is	a	calculated	estimate	of	the	increases	in	assessed	
values	of	all	real	and	personal	properties	within	the	Development	Area	over	the	next	5	
years,	in	order	to	estimate	potential	future	tax	increment	revenues.	The	County	of	
Montcalm	has	opted	out	of	tax	increment	capture,	but	has	agreed	to	develop	an	annual	
contribution	plan	upon	the	completion	of	the	Development	Plan	for	the	Stanton	
Downtown	Development	Authority	
	

3. BOND	INDEBTEDNESS	TO	BE	INCURRED	
	

A	Tax	Increment	Bond	is	planned	as	revenues	from	the	Tax	Increment	Financing	Plan	
dictate.	This	bond	is	estimated	to	be	valued	at	$1	million	dollars.	
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4. EXPENDITURES	OF	TAX	INCREMENT	REVENUE	
	
The	tax	increment	revenues	paid	to	the	Authority	by	the	municipal	and	county	
treasurers	are	to	be	disbursed	by	the	Authority	from	time	to	time	in	such	manner	as	the	
Authority	may	deem	necessary	and	appropriate	in	order	to	carry	out	the	purposes	of	
the	Development	Plan.	This	includes,	but	is	not	limited	to,	the	following	purposes:	
	

a. Payments	for	public	improvements	including	real	estate	acquisition	and	
refurbishment.	

b. The	necessary	and	appropriate	demolition	and	relocation	expenses	as	defined	by	
the	Authority	

c. The	reasonable,	necessary,	and	appropriate	administrative	expenses	of	the	
Authority	related	specifically	to	the	Development	District.	

d. Utility	relocation	or	addition,	both	public	and	privately	contracted.	
e. Streetscape	improvements	
f. Legal	and	professional	expenses	as	related	to	the	Tax	Increment	Financing	Plan	
g. Other	public	improvements	as	deemed	necessary	or	desirable	by	the	Authority	

	
	

5. ANNUAL	SURPLUS	OF	TAX	INCREMENT	REVENUE	
	
To	the	extent	that	the	tax	increment	revenues	of	the	Authority	in	any	year	exceed	the	
sum	that	the	Authority	requires	to	meet	its	commitments	and	payments	set	forth	
above,	said	surplus	funds	shall	revert	proportionally	to	the	respective	taxing	bodies,	as	
provided	in	Section	12	(2)	of	the	Act.	

	
6. DURATION	OF	THE	PLAN	

	
The	Tax	Increment	Financing	Plan	shall	not	last	more	than	thirty	(30)	years	except	as	the	
same	may	be	modified	from	time	to	time	by	the	City	Commission	of	the	City	of	Stanton	
upon	notice	and	upon	public	hearings	and	agreement	as	required	by	the	Act.	

	
7. IMPACT	UPON	ASSESSED	VALUE	

	
The	overall	impact	of	the	Development	Plan	is	anticipated	to	generate	increased	
economic	activity	in	the	Development	Area,	and	throughout	the	City	at	large	causing	an	
increase	in	assessed	values	of	all	taxing	jurisdictions.	The	actual	projected	impact	is	set	
forth	in	Attachment	#12.	

	
8. USE	OF	CAPTURED	ASSESSED	VALUE	

	
The	Development	and	Tax	Increment	Financing	Plan	provides	for	the	use	of	all	captured	
assessed	value	by	the	Downtown	Development	Authority	for	the	purposes	set	forth.	
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9. ANNUAL	REPORTING	BY	THE	DOWNTOWN	DEVELOPMENT	AUTHORITY	
	
The	Downtown	Development	Authority	shall	submit	annually	to	the	City	Commission	of	
the	City	of	Stanton	a	report	of	the	tax	increment	financing	account.	This	may	be	
submitted	with	the	review	of	the	City’s	annual	budget,	and	such	reports	will	comply	
with	the	requirements	of	Section	15	(3)	of	the	Act,	and	as	set	forth	in	Attachment	#1.	
Additionally,	an	annual	budget	of	proposed	expenditures	by	the	Downtown	
Development	Authority	shall	be	forwarded	to	the	City	Commission	for	approval	during	
the	annual	budget	approval	process.	

	
	
	
	

	

	

	




























































































































































