
CITY OF STERLING HEIGHTS 
Regular Meeting of the  

LOCAL DEVELOPMENT FINANCE AUTHORITY 
40555 UTICA ROAD 

586-884-9322 
CITY COUNCIL CHAMBERS 

February 16, 2016 
8:00 AM 

 
MEETING CALLED TO ORDER 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
APPROVAL OF AGENDA 
 
APPROVAL OF MINUTES OF January 19, 2016 Regular Meeting  
 
NEW BUSINESS 

   
1. To approve the Third Amended and Restated Tax Increment Finance and 

Development Plans and recommend approval to the Sterling Heights City Council. 
 

2. To approve the Lease Agreement between Jetco and the Local Development 
Finance Authority (LDFA). 

 
3. To approve the Month-to-Month Lease Agreement Renewal between Linked, LLC 

and the Local Development Finance Authority (LDFA). 
 

4. Oakland University report of rental analysis and other Macomb OU-Incubator 
information. 

 
 

OLD BUSINESS 
 
PUBLIC COMMENT 
 
ADJOURNMENT 
 
 



Draft
 

CITY OF STERLING HEIGHTS 
LOCAL DEVELOPMENT FINANCE AUTHORITY 

MINUTES OF THE REGULAR MEETING 
January 19, 2016 – 8:00 a.m. 

40555 Utica Road, Sterling Heights, MI  48313 
586-884-9322 

City Council Chambers 
 

 
Phil Hunsberger called the meeting to order at 8:01 a.m.  
 
Pledge of Allegiance 
 
Members present at roll call: Lori Doughty, Phillip Hunsberger, Laurel Johnson, Richard 
Kincaid, John Lettang, Camille Silda, Jill Tomyn, Orest Zachary 
 
Members absent: David Corba, Stephanie Eagen, John Lamerato, Victor Martin, Kerry 
Weishaupt 
 
Also in attendance: Kathryn Quell, Building Services Specialist – City of Sterling Heights;  
Larry Herriman, Interim Director – Macomb OU-INCubator; Jason Castor, City Development 
Manager – City of Sterling Heights 
            
Motion to Approve the Agenda  
 
Moved by Lettang, supported by Zachary, to approve the agenda as presented. 
 
Ayes: All 
Nays: None 
Motion carried. 
 
Motion to Approve the Minutes of December 15, 2015 Regular Meeting  
 
Moved by Lettang, supported by Zachary, to approve the minutes as presented. 
 
Ayes: All 
Nays: None 
Motion carried. 
 
New Business  
 
Introduction of Larry Herriman, Interim Director, Macomb OU-INCubator. 
 
Mr. Herriman presented a brief slideshow that included his professional background, a 
background of the Macomb-OU INCubator, activity at the incubator, and highlighted some of 
the clients of the incubator.  He furthered discussed the process of evaluation and general 
guidelines regarding occupancy strategy for admittance as a tenant of the building. Mr. Herriman 
also discussed that the Oakland University staff is highly skilled in writing grants and receiving 
them as awarded.  As processes are developed and established, along with the programs offered 
through the incubator, the information will be shared with the LDFA board.  
 



To approve the month-to-month Lease Agreement Renewal between Golden Products and 
Services, LLC and the Local Development Finance Authority (LDFA). 
 
Mr. Herriman stated that typically a startup company timeline would be three years and out.  
However, R&D requires 5 – 7 years.  Golden Products has a patent for an infinitely variable 
transmission.  At this time in Golden Product’s process, the incubator would like to renew their 
lease in the cubicle on a month-to-month basis.  Golden Products has had opportunities with 
BAF funding that were not taken advantage of.  Mr. Lettang asked if metrics have been 
established.  Mr. Herriman responded yes, every six months there is a meeting with the company 
to evaluate their metrics.  Volunteers meet with the companies quarterly. Assistance is given in 
creating a business plan. The volunteers are a simulated board of directors, Business Advisory 
Board, to assist the companies. 
 
Moved by Zachary, supported by Kincaid to approve the month-to-month Lease Agreement 
Renewal between Golden Products and Services, LLC and the Local Development Finance 
Authority (LDFA). 
 
Ayes: All 
Nays: None 
Motion carried. 
 
To nullify the one-year lease renewal and approve the month-to-month Lease Agreement 
Renewal between NFC North America, Inc. and the Local Development Finance Authority 
(LDFA). 
 
Ms. Quell stated that NFC North America Inc. was brought into the incubator as a tenant of the 
International Landing Zone on a three-month program.  Upon expiration of the three months, 
NFC North America was approved, at the December 15, 2015 LDFA meeting for a one-year 
lease.  Concurrently, the city attorney was preparing a month-to-month lease to be utilized at the 
discretion of the landlord, for non-core tenants and shorter term tenants.  NFC North America 
fits the model of a month-to-month agreement and therefore, is requesting the change.  
  
Moved by Lettang, supported by Zachary to nullify the one-year lease renewal and approve the 
month-to-month Lease Ageement Renewal between NFC North America, Inc. and the Local 
Development Finance Authority (LDFA). 
 
Ayes: All 
Nays: None 
Motion carried. 
 
To approve finalization of the Velocity Parking Lot Repairs, Phase I, City Project #14-256. 
 
Mr. Castor stated that the deficient base of the lot caused the project to run over by $8800.  Mr. 
Kincaid inquired if there is a guarantee.  Mr. Castor stated yes, there is a two-year guarantee and 
the lot should last 20 years.  Mr. Lettang questioned the video charges.  Mr. Castor stated the 
video was taken prior to the project to record any pre-existing damage.  Ms. Silda inquired who 
would bear the costs if damage occurred after 2 years.  Mr. Castor responded that the city DPW 
would perform patching.  Mr. Zachary inquired if a 2 year warranty is typical.  Mr. Castor stated 
yes it is for concrete or asphalt. 
 



Moved by Zachary, supported by Kincaid to approve finalization of the Velocity Parking Lot 
Repairs, Phase I, City Project #14-256. 
 
Ayes: All 
Nays: None 
Motion carried. 
 
 
 
Old Business 
 
Mr. Hunsberger inquired in regards to the status of the studies being performed by Hubbell, Roth 
and Clark whereas funds were approved at the LDFA meeting of December 15, 2015 and Ms. 
Gerstenberg agreed to advise the LDFA board on any public hearings in regards to the studies. 
Ms. Quell stated that she would follow up and report her findings. 
 
Board Members Report 
 
None 
 
 
Public Comment 
 
None 
 
Adjournment 
 
Moved by Zachary, supported by Kincaid to adjourn.  
 
Ayes: All 
Nays: None 
Motion carried. 
 
 
The meeting adjourned at 9:00 am 
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  Item No: 
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 AGENDA STATEMENT 
OMB AS03 Rev. 11/04 

 

 

Item Title: LDFA/SMARTZONE Third Amended and Restated TIF and Development Plan 
 
Submitted By:  Luke Bonner, Senior Economic Development Advisor 
 
Contact /Telephone:  Luke Bonner 734-846-9746 
 
Administration (initial as applicable) Attachments 
 
       City Clerk       Resolution       Minutes 
 
       Finance & Budget Director       Ordinance  X     Plan/Map 
 
       City Attorney (as to legal form)       Contract   X    Other 
 
       City Manager 

 
  Check box if this agenda item requires billing/revenue collection (fees, etc.) by Treasury Office  
 
Executive Summary: 
The Local Development Finance Authority is empowered to undertake a variety of assignments to revitalize and expand the 
industrial district, including the development of long range plans that would promote the growth of the district.  
 
Attached is the Third Amended and Restated Tax Increment Finance Plan and Development Plan.  The Main Objective of 
this plan includes the following: 
 
Objective One – BAE Systems Land and Armaments L.P., the benefactor of the “Original Plan”, did not provide valid 
invoices for repayment of their eligible activities with tax increment finance (TIF) revenues.   Therefore, “the Plan” will 
eliminate TIF expenditures adopted in the “Original Plan” and reallocate them to eligible activities that benefit the broader 
LDFA district.   
 
Objective Two – The “First Plan” referenced the Macomb OU-INCubator as the sole service provider of incubator related 
activities.  The “Plan” removes Macomb OU-INCubator and references incubation services more generally as an eligible 
activity under the broader “SmartZone Activities” heading.  The defined terms of service of any organization providing 
incubation services on behalf of the LDFA will require a contract between the LDFA and the specific service provider, or 
service providers.   
 
Objective Three – The Second Plan has a combined tax increment finance capture, not to exceed $500,000.  The third 
amended and restated TIF plan eliminates the not to exceed portion of the capture.   
 
Objective Four – A new project within the LDFA, known as Sterling Enterprise Park, will generate a significant amount of 
new TIF revenue.  The Third Plan will include the eligible activities in the broader LDFA district supported by TIF revenue 
generated by the Sterling Enterprise Park development project.   
 
Objective Five – The Sterling Enterprise Park project will also generate new school TIF.  The Third Plan will reflect the 
school tax capture and its use to support incubator related activities as well as additional LDFA district improvements that 
support entrepreneurial growth.  The charts in the Third Plan will acknowledge the change in these funding activities.   
 
Objective Six – The Second Plan mistakenly used an incorrect base taxable value for the Chrysler Paint Facility.  The 

N:\City Development\Economic Development\LDFA\AGENDA\2016\2.16.16\Agenda Statement 2016 LDFA 
Third Amended Plan.doc 
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Third Amended Plan.doc 

acility Tax) with a base value of $0.  However, a 
alue of $19,827,400 was used.  The Third Plan corrects the base value of the Paint Facility and now projects an annual 

 resources or control of revenue collected in either zone is required in the 
artnership agreement.  The City of Sterling Heights can capture school taxes under the SmartZone provision until 
pproximately the 2025/2026 fiscal year.   

ction

Paint Facility was built on a newly established IFT Parcel (Industrial F
v
capture of $256,288 of school capture and $541,048 for local capture.  
 
Objective Seven – The City of Sterling Heights, and the Sterling Heights LDFA, would like to pursue a 15-year extension 
to its tax increment finance capture period for SmartZone Related activities.  On July 15th, 2015 Governor Snyder signed 
into law House Bill 4226.  This legislation allows for up to 9 existing SmartZones (such as the City of Sterling Heights) 
extend tax capture for an additional 15 years to provide early stage company support services.  The primary condition for 
an existing SmartZone (City of Sterling Heights) to qualify for a 15-year extension is to collaborate with another 
community outside of Macomb County, which also has the desire to create a SmartZone of their own.  This partner 
community considered a “satellite” SmartZone location, would only be eligible to get such designation if it collaborates 
with an existing SmartZone (Sterling Heights).  The satellite zones have a commitment to work with the partner zone on 
joint projects of interest. No exchange of
p
a
 
 
 
Suggested A : 

RESOLVED, to approve the Third Amended and Restated Tax Increment Finance and Development Plans and recommend 
approval the Sterling Heights City Council.  

 
MOVED BY: SECONDED BY: 
 



 
 

 

Date Approving Body Description 

      

      

16-Feb LDFA Board 
LDFA Board- Approval of Third Amended and Restated 
Development Plan and Tax Increment Finance Plan.   

1-Mar City Council 

Set public hearing regarding the approval of Third Amended 
and Restate Tax Increment Finance Plan and Development 
Plan for April 19th, 2016. Notice of the Public Hearing shall 
be posted twice in a newspaper of local circulation not more 
than 40 and not less than 20 days prior to the hearing. 

2-Mar City Clerk's Office 
Send the notice of public hearing to local newspaper of 
general circulation for posting in the March 6th and March 
13th editions. 

6-Mar Local Newspaper First publication of public hearing notice 

13-Mar Local Newspaper Second publication of public hearing notice 

 
19-Apr 
 

City Council 
Hold Public hearing on the Third Amended Tax Increment 
Finance Plan and Development Plan-Final Approval of the 
Plan. 

 



 

 

 

 

CITY OF STERLING HEIGHTS 
 

Local Development Finance Authority 
 

 

THIRD AMENDED AND RESTATED 

DEVELOPMENT PLAN 

& 

TAX INCREMENT FINANCE PLAN 

 

2016 

 

 

 
 

 
 

CITY OF STERLING HEIGHTS, MICHIGAN  40555 UTICA ROAD 

 

P.O. BOX 8009  Sterling Heights, MI   48311-8009     (586) 446-CITY (2489) 



 

CITY OF STERLING HEIGHTS CITY OFFICIALS 

 

 

City Council 
 

Mayor Michael C. Taylor 

Mayor Pro Tem Joseph V. Romano 

Councilwoman Deanna Koski 

Councilwoman Maria G. Schmidt 

Councilman Nate Shannon  

Councilman Doug Skryzniarz 

Councilwoman Barbara A. Ziarko 

 

City Manager Mark D. Vanderpool 

 

 

Local Development Finance Authority Board Members 
 

Phillip Hunsberger - Chairman 

John Lettang - Secretary 

David Corba 

Lori Doughty 

Stephanie Eagen 

Laurel Johnson 

Richard Kincaid 

John Lamerato 

Victor Martin 

Camille Silda 

Jill Tomyn 

Kerry Weishaupt 

Orest Zachary 

 

City Development Director 

Denice Gerstenberg 

 

Senior Economic Development Advisor 

Luke Bonner 

Bonner Advisory Group 



3 
 

Table of Contents 
1.0  Executive Summary ......................................................................................... 5-8 

2.0  Introduction .................................................................................................... 9-11 

3.0  Development Plan ........................................................................................ 12-36 

Development Plan Overview .............................................................................. 12-13 

Section 15 (2)(a) ...........................................................................................14 

Section 15 (2)(b) ..................................................................................... 15-16 

Section 15 (2)(c) ...........................................................................................17 

Section 15 (2)(d)…………………………………………………………18-19 

  Chart 1- TIF Expenditure Project 1BAE Land and Armaments L.P. ………..….18  

  Chart 2- TIF Expenditure Project 2: SmartZone Activities….…………………..18 

  Chart 3 – General LDFA Activites………………………………………………19 

Section 15 (2)(e) ..................................................................................... 20-24 

  Chart 4 - TIF Expenditure Project 1: BAE Systems Land and Armaments L.P…22 

  Chart 5 - TIF Expenditure Project 2: SmartZone Activities (original)   

         …………………………………...23 

Chart 6 – Revised TIF Expenditure Project 2: SmartZone Activities……………..24 

Chart 7 – TIF Expenditure Project 3: LDFA District Improvements……………...24 

Section 15 (2)(f) ............................................................................................25 

Section 15 (2)(g) ...........................................................................................26 

Section 15 (2)(h) ...........................................................................................27 

Section 15 (2)(i) ...................................................................................... 28-29 

Section 15 (2)(j) ............................................................................................30 

Section 15 (2)(k) ...........................................................................................31 

Section 15 (2)(l) ............................................................................................32 

Section 15 (2)(m) ..........................................................................................33 

Section 15 (2)(n) ...........................................................................................34 

Section 15 (2)(o) ...........................................................................................35 

Section 15 (2)(p) ...........................................................................................36 

4.0  Tax Increment Finance Plan .................................................................. 37-77 

Overview……………………………………………………………………37-38 

Section 12 (a) ................................................................................................39 

Section 12 (b) ................................................................................................40 

Section 12 (c) ................................................................................................41 

Section 12 (d) .......................................................................................... 42-45 

  Chart 6: TIF Capture Breakdown of Not To Exceed Amount………...………….45 

  Chart 7: Summary of TIF Revenue and TIF Expenditure……………………..... 45 

Section 12 (e) ................................................................................................46 

Section 12 (f).................................................................................................47 

Section 12 (g) ................................................................................................48 

Section 12 (h) ................................................................................................49 

Section 12 (i) .................................................................................................50 



4 
 

Section 12 (j) ........................................................................................... 51-52 

Section 12 (k) ................................................................................................53 

Section 12 (l)……………………………………………………………….54 

5.0  Appendix ................................................................................................... ...55-84 

Table 1-Estimated Capture of Value: BAE Systems Project........................55 

Table 2-Estimated Capture of Value: FCA Paint Shop…………………….56 

Table 3-Estimated Capture of Value: FCA Body Shop………….................57 

Table 4-Estimated Capture Value of Sterling Enterprise Park……………..58 

Table 5a-Estimated Local TIF Revenue: BAE Systems …....………….…..59 

Table 5b-2016 Updated Local TIF Revenue: BAE Systems………………..60 

Table 6a-Estimated School TIF Revenue: BAE Sytems.……………….......61 

Table 6b-2016 Updated School TIF Revenue: BAE Systems…..…………..62 

Table 6c-15 Year SmartZone Extension: BAE Systems……………………63 

Table 7a-Estimated TOTAL TIF Revenue: FCA Paint Shop……………....64 

Table 7b-2016 Updated Local TIF Revenue: FCA Paint Shop…………….65 

Table 7c-2016 Updated School TIF Capture – FCA Paint Facility.………..66 

Table 7d-15 year SmartZone Extension – FCA Paint Facility …………….67 

Table  8a-Estimated TOTAL TIF Revenue: FCA Body Shop..……………68 

Table 8b-2016 Updated School TIF Capture – FCA Body Shop.………….69 

Table 8c-2016 Updated School TIF Capture: FCA Body Shop……..…….70 

Table 8d-15 year SmartZone Extension Capture: FCA Body Shop……….71 

Table 9a- Estimated Local TIF Capture: Sterling Enterprise Park…..…….72 

Table 9b-Estimated School TIF Capture: Sterling Enterprise Park.……….73 

Table 9c-15 Year SmartZone Extension: Sterling Enterprise Park.……….74 

Table 10a-Total Local TIF Capture: All Projects.....………………………75 

Table 10b- Total School TIF Capture All Projects..........……….…………76 

Table 10c- Total SmartZone Exension TIF Capture: All Projects…………77 

Map 1 Local Development Finance Authority District ..…………………..78 

Map 2 BAE SYSTEMS…………………………………….……….….…..79 

Map 3 Velocity                          ………………………………….………. .80 

Map 4 Chrysler Sterling Heights Assembly Plant………………….….….. 81 

Map 5 Sterling Enterprise Park…………………………………………….82 

Ratified State Agreement by the State Treasurer for the City of Sterling Heights 

SmartZone………………………………………….……….………………83-84 

 

 
 

 

 



5 
 

 

1.0 Executive Summary 
 

 

BACKGROUND 
 

The City Council of the City of Sterling Heights, Macomb County, Michigan, having determined that it 

is necessary for the best interests of the public to encourage local development to prevent conditions of 

unemployment and promote economic growth, adopted a resolution on April 15th, 2008, declaring its intention to 

create and provide for the operation of a Local Development Finance Authority (LDFA).  The resolution stated 

that “The City Council (the “Council”) of the City of Sterling Heights (the "City") is strongly committed to the 

revitalization and redevelopment of local properties to prevent conditions of unemployment and promote 

economic growth.” 

 

The Council received and reviewed reports from the City Administration demonstrating that these 

objectives are furthered by the creation of a local development financing authority and the exercise of powers 

granted to a board authority pursuant to the Local Development Financing Act, Act 281 of 1986, as amended (the 

Act).  

 

In order to create a Local Development Finance Authority, the Act required Council  (a) to declare by 

resolution its intention to create and provide for the operation of a Local Development Finance Authority (LDFA) 

and designate the boundaries of the authority district or districts; (b) to publish and provide a notice of the public 

hearing in accordance with the requirements set forth in §4 of the Act (MCL 125.2154); (c) to conduct a public 

hearing affording a resident, taxpayer, or property owner from a taxing jurisdiction in which the proposed district 

is located or an official from the taxing jurisdiction with millage that  would be subject to capture a right to be 

heard in regard to the establishment of the LDFA and the boundaries of the proposed district; and, (d) to adopt a 

resolution establishing the LDFA and designating the boundaries of the district or districts within which its powers 

are exercised. 

 

Original Development Plan and Tax Increment Finance Plan 
 

In accordance with PA 281, on May 20, 2008 the City Council held a public hearing to consider the creation of a 

Local Development Finance Authority. The City Council directed City Administration to proceed with the 

preparation of a resolution establishing a Local Development Finance Authority for the City of Sterling Heights 

and designating the boundaries of the authority district pursuant to and in accordance with the provisions of Act 

No. 281 of the Public Acts of 1986, as amended, for consideration at the regular meeting on Tuesday, August 6, 

2008. 

 

On August 19, 2008 the Sterling Heights City Council adopted a resolution confirming the creation of the Local 

Development Finance Authority and designated the boundaries of the original authority district pursuant to and 

in accordance with the provisions of Act No. 281 of the Public Acts of 1986. The original district was specific to 

the site located at 34201 Van Dyke between 14 and 15 Mile Road. On February 3, 2009, the City Council held a 

public hearing in accordance with PA 281, to consider the approval of the Development Plan and Tax Increment 

Finance Plan and adopted a resolution approving the original Development and Tax Increment Finance Plan (“The 

Original Plan”).  This original Development Plan addressed issues associated with the redevelopment of the 

former TRW property by BAE Systems, including associated remediation costs resulting from environmental 

contamination on the site to be reimbursed.  As a result of the approval of this plan, BAE Systems Land and 

Armament L.P. (BAE Systems) constructed a state of the art business development and technology center focused 

upon the requirements of the United States Department of Defense and its worldwide allies.  This property 
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supports future business growth, product development, and personnel headcount expansion in Sterling Heights, 

Michigan by BAE Systems. 

 

The LDFA district created on behalf of BAE Systems addressed issues associated with the redevelopment of the 

former TRW property.  At that time, the site consisted of 529,105 square feet of office and obsolete manufacturing 

space.  Additionally, the site was constructed in 1954 and had severe environmental implications.  The previous 

owner, TRW Automotive, filed a Remedial Action Plan (RAP) with the Michigan Department of Environmental 

Quality for the western portion of the property known as the “former test track area”.   Additional site preparation 

and remediation costs that were to be incurred by BAE and site infrastructure improvements required the use of 

Tax Increment Finance to ensure redevelopment of the site to productive use. 

 

The original Tax Increment Finance Plan (Original TIF Plan) was prepared to support the redevelopment of the 

site at 34201 Van Dyke and utilized a December 31st 2008 assessment as the base, and fiscal year 2009/2010 

taxable value for the original District of $3,921,700.  The capital investment in real property was projected to be 

$54,000,000 with an inflationary growth rate of 1.5%.  The goal of the TIF Plan was to reimburse BAE Systems 

eligible costs related to the redevelopment activities from tax increment revenues.    

 

BAE Systems completed their project in 2011.  The final investment value of real property was approximately 

$26,000,000 with a 2014 taxable value of $13,270,800. Local tax capture on BAE Systems project has averaged 

$104,000 annually.  BAE Systems did not comply with the provisions of the development agreement that required 

them to provide adequate documentation in order to receive reimbursements for eligible activities from the LDFA. 

 

The tax increment revenue generated from 34201 Van Dyke will be re-distributed towards eligible activities 

throughout the entire LDFA district.   

 

First Amended and Restated Development Plan and Tax Increment Finance Plan 
 

Subsequent to the approval of the original TIF Plan, the LDFA and City Council approved a First Amended and 

Restated Development Plan and Tax Increment Finance Plan.  This First Amended and Restated Development 

Plan and Tax Increment Finance Plan amended the district boundaries, and added the SmartZone designation and 

Incubator project.   

 

The subsequent approval of the First Amended and Restated Development Plan and Tax Increment Finance Plan 

(“First Plan”) was pursuant to amendments to the LDFA Act that were passed by the State legislature that 

providing for the creation of Certified Technology Parks (SmartZones or “Smart Parks”).  Specifically, in 2008 

the State of Michigan amended the LDFA Act to allow for 3 additional SmartZones to be added to the original 

limit of 12, bringing the State total to 15. SmartZones are designed to create clusters of technology businesses 

and research institutions throughout the state, and intended designed to encourage partnerships between 

municipalities, universities and business by creating an environment of cooperation.   

 

On or about July 1, 2008, the City made application to the Michigan Economic Development Corporation 

(MEDC) for designation of the authority district as a certified technology park (“SmartZone”). 

 

On or about October 15, 2008, the MEDC gave notice to the City that its application had been approved for the 

designation of a SmartZone. 

 

On December 16, 2008, the City Council approved a SmartZone Agreement between the MEDC, City, and 

Sterling Heights LDFA. By the terms of this Agreement, the City is required to designate for the MEDC the area 

of the authority district to be included in the designated SmartZone on or before June 1, 2009. 
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On February 17, 2009, the City Council adopted a resolution of intent to amend the boundaries of the authority 

district. 

 

On March 17, 2009, the City Council conducted a public hearing which afforded residents, taxpayers, property 

owners, and officials from taxing jurisdictions with millages subject to capture, an opportunity to be heard in 

regard to the proposed amendment to the boundaries of the authority district. Following the March 17th public 

hearing, City Council resolved to direct City Administration to proceed with the preparation of a resolution 

amending the boundaries of the authority district within which the LDFA exercises its powers. On May 19, 2009 

the City Council adopted a resolution amending the boundaries of the district.  The district is now generally 

located in the central portion of the city with 14 Mile Road being the south boundary, Van Dyke the east boundary, 

Mound the west boundary, and M-59 the north boundary.  

 

The SmartZone Agreement further required that the Development Plan and Tax Increment Finance Plan approved 

by resolution of the City Council on February 3, 2009 be amended for the purpose of reflecting the activities and 

the tax increment financing of the Incubator. Accordingly, pursuant to and in accordance with the Act, the City 

Council set a public hearing on December 1, 2009, notice of which has been given as required by Section 4(2) of 

the Act, to consider adoption of a resolution approving the First Amended and Restated Local Development Tax 

Increment Finance Plan and Development Plan.  At this meeting, the City Council adopted a resolution approving 

the First Amended and Restated Local Development Finance Authority Plan in accordance with Public Act 281 of 

1986, as amended. 
 

The First Amended and Restated Development and Tax Increment Finance Plan provided for the capture of 50% 

of local taxes to reimburse BAE for eligible expenses associated with the redevelopment of 34201 Van Dyke 

(consistent with the Original Development Plan and Tax Increment Finance Plan), and the capture of 50% of 

school taxes to provide for the incubator in the SmartZone.  The ability to capture school taxes is provided by the 

SmartZone designation, and schools are made whole by the State under this program.  The TIF funds captured 

pursuant to the SmartZone agreement may be used to fund property acquisition, infrastructure, business 

incubators and other park facilities, management and marketing for the SmartZone. 

 

The related SmartZone Agreement entered into by the Michigan Economic Development Corporation, City of 

Sterling Heights, and the Sterling Heights Local Development Finance Authority provides that the capture of tax 

increment revenue is for a period of 15 years for tax levies imposed on or after January 1, 2011 through December 

31, 2025.  (See Appendix p 60-61) 

 

Business Incubator 

The SmartZone program includes the development of a “business incubator” as described in Act 281. Under the 

First Amended and Restated Development Plan and Tax Increment Finance Plan, the Authority’s four-year 

university partner is Oakland University.  A business incubator program has been operating at 6633 18 Mile Road, 

the facility also known as Velocity, within the Technology Advancement SmartZone of Sterling Heights.  The 

Incubator program will be devoted to assisting early stage technology companies and the regional high-

technology and manufacturing industry.  The growth of high-technology businesses in the Certified Technology 

Park will in turn yield economic development benefits within the City of Sterling Heights and the surrounding 

Macomb County community.   
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Second Amended and Restated Development Plan and Tax Increment Finance Plan 

 
Two new projects were announced in 2011 that would generate new activity in the Local Development Finance 

Authority district and result in TIF revenue.  Significant investment occurred at the Chrysler Sterling Heights 

Assembly Plant location on Van Dyke between 16 Mile and 17 Mile, making the site a highly advanced and 

modern automotive assembly facility that will play an integral role in the success of the company by building the 

next generation of all-new vehicles.   

 

Chrysler Sterling Heights Assembly Paint Shop 

Chrysler Group LLC (Chrysler) invested approximately $850 million in an all new, 425,000 square-foot paint 

shop at the Sterling Heights Assembly Plant.  This project revived the plant, previously slated for closure.  

This project retained 1,300 jobs and created 900 additional new jobs, not to mention thousands of indirect 

jobs through suppliers and support industries in the community.  The new paint shop enables production of a 

variety of vehicles with new, state-of-the-art equipment and an eco-friendly focus.  The project resulted in 

$21,357,363 million of increased taxable value upon completion, and an associated local tax increment of 

approximately $541,048,000 per year.  Supported by a tax abatement from the City, the project revenue will 

increase upon expiration of this abatement in 2024 to a projected value of approximately $1,082,096.   

  

Chrysler Sterling Heights Assembly Body Shop 

Chrysler invested a total of $165 million to add a new one million square-foot body shop to the Sterling 

Heights Assembly Plant, including the addition of new equipment that made the facility the most advanced in 

the industry.  The new Body Shop replaced the existing outdated shop on the site and compliment the 

investment at the Paint shop, further securing the future of this site as a premier assembly location for Chrysler 

and securing the retention of jobs at this location.  The project  resulted in $36,325,651 million increase of 

taxable value upon completion, and an associated local tax increment of approximately $417,952 per year.   

 

Approval of the proposed Second Amended and Restated Development Plan and Tax Increment Finance Plan 

(“Second Plan”) allows for the capture of TIF revenue from real property to support the SmartZone program in 

the LDFA and to provide adequate funding for the Incubator (TIF Expenditure Project 2). Personal property taxes, 

although eligible, have been excluded from capture within the boundaries of this district.  Specifically, the Second 

Amended and Restated Development Plan and Tax Increment Finance Plan will allow for revenue capture 

necessary to support SmartZone management, administration, facility costs and marketing, as well as maintain 

support of the business incubator.   

 

The proposed “Second Plan” maintains the TIF funding from BAE, and allows for additional capture from 

Chrysler.  The combined amount (from Chrysler projects and school TIF from BAE) is not to exceed $500,000 

annually for SmartZone Activities.  Local TIF revenue from BAE to provide for eligible costs related to the 

redevelopment activities is unaffected and is not included in the not to exceed amount.  It is anticipated that a TIF 

capture not to exceed $500,000 for SmartZone activities will be possible from the combined school TIF capture 

resulting from the BAE Systems project, and the Chrysler Sterling Heights Assembly Paint Shop project TIF 

alone once completed.  However, the Chrysler Sterling Heights Assembly Body Shop is included because it is on 

the same parcel as the Paint Shop project, and will provide a reasonable assurance that there will be sufficient 

funding to support the incubator building location, personnel costs, and SmartZone activities despite any 

unforeseeable changes to project timing, scope, or taxable value.  There is no longer a $500,000 annual cap on 

SmartZone Activities. 
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2.0 Introduction 
 

 

The City of Sterling Heights is located in the west central region of Macomb County.  The City encompasses 36.8 

square miles and is bounded by M-59 to the north, Dequindre Road to the west, 14 Mile Road to the south and 

Hayes Road to the east.  With a population approaching 130,000 residents, the City is the fourth largest 

municipality in the State of Michigan.  Approximately 3,500+ commercial and industrial businesses are located 

within the City. 

 

A diversity of industrial uses are concentrated in the City’s central corridor between Mound Road and Van Dyke 

Road, from 14 Mile Road and M-59. Commercial uses are concentrated along two major corridors within the 

City; the Van Dyke corridor, which bisects the city from south to north, and M-59 which is the northernmost 

boundary of the City and traverses east to west. 

 

The City Council, having determined that it is necessary for the best interests of the public to encourage local 

development to prevent conditions of unemployment and promote economic growth, established the Local 

Development Finance Authority on August 19, 2008, in accordance with P.A. 281 of 1986, as amended.  The 

intent of the enabling legislation is to encourage manufacturing and high technology development in Sterling 

Heights.   

 

The Act seeks to accomplish its goals by providing local units of government with the necessary legal, monetary 

and organization tools, to eliminate conditions of unemployment, underemployment, and joblessness and to 

promote economic growth through publicly initiated projects undertaken cooperatively with private sector 

participation.   

 

The Development Plan outlines public facilities that are needed to support continued economic growth and 

prosperity in the City of Sterling Heights.  It is recognized that local economic development efforts will not only 

benefit city residents, but also the region as a whole.  It is for this reason, that tax increment financing is proposed 

to be utilized to help finance planned improvements within the LDFA district support by revenue from by BAE 

Systems development (34201 Van Dyke) and Sterling Enterprise Park (7171 17 Mile Road).  Using this method, 

the financial burden for making public improvements (primarily infrastructure and environmental) is shared with 

larger taxing jurisdictions under a partnership agreement.     

 

Additionally, it will provide funding to support the ongoing efforts to support small businesses and SmartZone 

activities, including the acquisition, construction, furnishing and equipping of a business incubator facility and 

related infrastructure, operating expenses, business planning, intellectual property management, technology 

transfer, commercialization and capital acquisition services, the hiring of a director to manage the incubator, and 

administrative and marketing costs. 

 

The Finance Plan will provide for the capture of tax revenues from certain property within the Certified 

Technology Park including the capture of 50% of the operating levies of State, K-12 school districts and the 

State Education Tax. 

 

To meet the requirements of PA 281, it is necessary to prepare a Development Plan and TIF Plan for the LDFA 

to adhere to when implementing and financing the District improvements. 
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The organization of the Development Plan and TIF Plan are in accordance with the requirements and follow the 

format presented in PA 281 of 1986.  The Development Plan must include a legal description and map of the 

district, a description of the proposed construction activities, an implementation schedule, estimated construction 

costs and other pertinent information regarding the District. 

 

The TIF Plan provides a summary of the methods proposed to generate the revenue needed to fund the proposed 

projects.  As outlined in the TIF Plan, funding for projects generated through tax increment financing, grants, 

local cooperation and funding eligible under Section 10 of PA 281. 

 

Third Amended and Restated Development Plan and Tax Increment Financing Plan  

 
The Third Amended and Restated Development Plan and Tax Increment Financing Plan “(the Third Plan”) 

accomplishes six objectives.   

 

Objective One – BAE Systems Land and Armaments L.P., the benefactor of the “Original Plan”, did not provide 

valid invoices for repayment of their eligible activities with tax increment finance (TIF) revenues.   Therefore, 

“the Plan” will eliminate TIF expenditures adopted in the “Original Plan” and reallocate them to eligible activities 

that benefit the broader LDFA district.   

 

Objective Two – The “First Plan” referenced the Macomb OU-INCubator as the sole service provider of 

incubator related activities.  The “Plan” removes Macomb OU-INCubator and references incubation services 

more generally as an eligible activity under the broader “SmartZone Activities” heading.  The defined terms of 

service of any organization providing incubation services on behalf of the LDFA will require a contract between 

the LDFA and the specific service provider, or service providers.   

 

Objective Three – The Second Plan has a combined tax increment finance capture, not to exceed $500,000.  The 

third amended and restated TIF plan eliminates the not to exceed portion of the capture.   

 

Objective Four – A new project within the LDFA, known as Sterling Enterprise Park, will generate a significant 

amount of new TIF revenue.  The Third Plan will include the eligible activities in the broader LDFA district 

supported by TIF revenue generated by the Sterling Enterprise Park development project.   

 

Objective Five – The Sterling Enterprise Park project will also generate new school TIF.  The Third Plan will 

reflect the school tax capture and its use to support incubator related activities as well as additional LDFA district 

improvements that support entrepreneurial growth.  The charts in the Third Plan will acknowledge the change in 

these funding activities.   

 

Objective Six – The Second Plan mistakenly used an incorrect base taxable value for the Chrysler Paint Facility.  

The Paint Facility was built on a newly established IFT Parcel (Industrial Facility Tax) with a base value of $0.  

However, a value of $19,827,400 was used.  The Third Plan corrects the base value of the Paint Facility and now 

projects an annual capture of $256,288 of school capture and $541,048 for local capture.  

 

Objective Seven – The City of Sterling Heights, and the Sterling Heights LDFA, would like to pursue a 15-year 

extension to its tax increment finance capture period for SmartZone Related activities.  On July 15th, 2015 

Governor Snyder signed into law House Bill 4226.  This legislation allows for up to 9 existing SmartZones (such 

as the City of Sterling Heights) extend tax capture for an additional 15 years to provide early stage company 

support services.  The primary condition for an existing SmartZone (City of Sterling Heights) to qualify for a 15-

year extension is to collaborate with another community outside of Macomb County, which also has the desire to 

create a SmartZone of their own.  This partner community considered a “satellite” SmartZone location, would 

only be eligible to get such designation if it collaborates with an existing SmartZone (Sterling Heights).  The 
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satellite zones have a commitment to work with the partner zone on joint projects of interest. No exchange of 

resources or control of revenue collected in either zone is required in the partnership agreement.  The City of 

Sterling Heights can capture school taxes under the SmartZone provision until approximately the 2025/2026 fiscal 

year.   
 

The intent of the Third Plan is to outline in broad terms the activities that are eligible under Public Act 281 of 1986 as 

amended.  The development plan should be very flexible in nature to limit the amount of times the plan requires an 

amendment to increase and add eligible activities and the associated costs of those activities.  The ability to carry out 

the eligible activities is solely dependent on the revenue available to the LDFA, the cost of those activities, and the 

priorities set by the LDFA and City Council collectively.  Each year the City and the LDFA approve a budget based on 

the priorities listed above and the revenues available to complete them.  The LDFA and City should expect to have 

contracts in place with any vendor providing services.  Those contracts will very clearly spell out the terms, 

performance requirements, and budget for that contract.  The Sterling Enterprise Park project may have an 

unpredictable amount of investment, therefore the revenue to the LDFA is highly unpredictable.  With that in mind, the 

size of investments conceptualized in the preceding charts reflect unpredictable investments.  Charts 7 and 8 above 

cover the entire LDFA district as defined in section 15(2)(a) 
 

Sterling Enterprise Park  
 

Sterling Enterprise Park, a new 144-acre industrial development, is located at 7191 Seventeen Mile Road.  In 

2015, the vacancy rate for industrial real estate for lease was approximately 2.7%.  With increased production in 

the automotive industry and a tremendous rebound in the North American manufacturing sector, industrial space 

in Sterling Heights is at a premium.  The new park will cater to industrial uses as large as 500,000 square feet or 

as small as 60,000 square feet.  It is anticipated this development will ultimately provide anywhere between 1.3 

million to 1.8 million square feet of industrial space.   

 

The LDFA district encompasses nearly 30 million square feet of industrial, office, and commercial real estate 

over 6 square miles.  The district itself impressively houses many major facilities, including two Ford facilities 

(Axle and Transmission), two Fiat-Chrysler facilities (Stamping and Assembly), General Dynamics Land 

Systems, KUKA Systems, BAE Systems, among others.  The district developed over the last fifty to sixty years, 

and much of the infrastructure requires upgrades and additions to accelerate the pace of manufacturing 

technology.  Obsolete and blighted properties also exist throughout the LDFA district.  These properties could 

impede development, and at times, contribute to a negative perception of the area.  The Third Plan will address 

infrastructure upgrades, property acquisition, and promotion and marketing opportunities.   Infrastructure 

upgrades include, but are not limited to; road construction, completing streets, improving traffic flow, high 

gigabyte fiber connectivity, and traffic and engineering studies.  The intent of property acquisitions may include 

but are not limited to; acquiring and removing blight, improving road connectivity and traffic flow, and leasing 

facilities to qualified companies.  Marketing and promotional activities include but are not limited to; streetscape 

enhancements, LDFA district branding studies, directional and place making signage, social media and website 

marketing.   

 

The Third Amended and Restated Tax Increment Finance Plan (TIF Plan) is prepared to support the investment 

of eligible activities within the approved LDFA district. The December 31st 2014 assessment is the base year, and 

fiscal year 2015/2016 taxable value for the Sterling Enterprise Park property is $2,818,200.  The capital 

investment in real property is conservatively projected to be $100,000,000 with an inflationary growth rate of 

1.5%.  The Projected Local TIF Capture over 20 years is $12,370,619.  The City of Sterling Heights 

Administration has proposed capturing 50% of the available TIF revenue, and returning the remaining 50% to the 

taxing jurisdictions.  Therefore, the total project TIF capture at 50% is $6,185,310. The Projected Local 

School Capture over 10 years, fiscal year ending 2025/2026 (consistent with the 15 year capture period under the 

SmartZone program) to be $3,057,054.  
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3.0 Development Plan 
 

 

The presentation of the Development Plan follows the statutory requirements of PA 281, specifically Section 

15(2)(a) through (p). (MCL 125.2165(a) through (p)).  

 

PA 281 requires that a development plan contain all of the following: 

 

(a) A description of the property to which the plan applies in relation to the boundaries of the authority district 

and a legal description of the property. 

 

(b) The designation of boundaries of the property to which the plan applies in relation to highways, streets, 

or otherwise. 

 

(c) The location and extent of existing streets and other public facilities in the vicinity of the property to which 

the plan applies; the location, character, and extent of the categories of public and private land uses then existing 

and proposed for the property to which the plan applies, including residential, recreational, commercial, industrial, 

educational, and other uses. 

 

(d) A description of public facilities to be acquired for the property to which the plan applies, a description of 

any repairs and alterations necessary to make those improvements, and an estimate of the time required for 

completion of the improvements. 

 

(e) The location, extent, character, and estimated cost of the public facilities for the property to which the 

plan applies, and an estimate of the time required for completion. 

 

(f) A statement of the construction or stages of construction planned, and the estimated time of completion 

of each stage. 

 

(g) A description of any portions of the property to which the plan applies, which the authority desire to sell, 

donate, exchange, or lease to or from the municipality and the proposed terms. 

 

(h) A description of desired zoning changes and changes in streets, street levels, intersections, traffic flow 

modifications, or utilities. 

 

(i) An estimate of the cost of the development, a statement of the proposed method of financing the 

development, and the ability of the authority to arrange the financing. 

 

(j) Designation of the person or persons, natural or corporate, to whom all or a portion of the development is 

to be leased, sold, or conveyed in any manner and for whose benefit the project is being undertaken if that 

information is available to the authority. 

 

(k) The procedures for bidding for the leasing, purchasing, or conveying in any manner of all or a portion of 

the development upon its completion, if there is no express or implied agreement between the authority and 

persons, natural or corporate, that all or a portion of the development will be leased, sold, or conveyed in any 

manner to those persons. 

 

(l) Estimates of the number of persons residing in the development area and the number of families and 

individuals to be displaced.  If occupied residences are designated for acquisition and clearance by the authority, 
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a development plan shall include a survey of the families and individuals to be displaced, including their income 

and racial composition, a statistical description of the housing supply in the community, including the number of 

private and public units in existence or under construction, the condition of those units in existence, the number 

of owner-occupied and renter-occupied units, the annual rate of turnover of the various types of housing and the 

range of rents and sale prices, an estimate of the total demand for housing in the community, and the estimated 

capacity of private and public housing available to displaced families and individuals. 

 

(m) A plan for establishing priority for the relocation of persons displaced by the development in any new 

housing in the development area. 

 

(n) Provisions for the costs of relocating persons displaced by the development and financial assistance and 

reimbursement of expenses, including litigation expenses and expenses incident to the transfer of title, in 

accordance with the standards and provisions of the uniform relocation assistance and real property acquisition 

policies act of 1970, Public Law 42 U.S.C 4601 to 4655. 

 

(o) A plan for compliance with 1972 PA 227, MCL 213.321 to 231.332. of the Michigan Compiled Laws. 

 

(p) Other material that the authority, local public agency, or governing body considers pertinent.  It shall be 

necessary for the board to prepare a development plan pursuant to this section if a development plan that 

adequately provides for accomplishing the proposed development program has already been prepared and where 

the development plan has been approved by the board and the governing body pursuant to sections 16 (MCL 

125.2166) and 17(MCL 125.2167). 
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Section 15(2)(a) A description of the property to which the plan applies in relation to the boundaries of the 

authority district and a legal description of the property. (MCL 125.2165(2)(a)). 

 

 

At the August 19, 2008 meeting, the City Council adopted a resolution creating the LDFA and establishing the 

boundaries of the development area now identified as the District.  

 

On May 19, 2009, The City Council adopted a resolution amending the boundaries of the District to include the 

property designated below. 

 

Section 4: 

The East half of the West half of Section 4, Also Parcel Numbers 10-04-251-004, 10-04-401-001, 10-04-

451-002, 10-04-451-003, 10-04-451-005, 10-04-451-006 

 

Section 8: 

Parcel Numbers 10-08-426-009, 10-08-426-014, 10-08-426-016, 10-08-476-010, 10-08-476-004, 10-08-

476-013, 10-08-476-012, 10-08-476-011 

 

Section 9: 

All of Section 9 Excluding the following Parcel Numbers 10-09-226-011, 10-09-200-040, 10-09-200-

045, 10-09-200-046, 10-09-200-011, 10-09-200-031, 10-09-200-044, 10-09-200-043, 10-09-200-016, 10-

09-200-010, 10-09-277-007, 10-09-276-016, 10-09-200-028 

 

All of Section 16 

 

Section 17: 

All of the platted subdivision named Parkridge Industrial Sub. No. 1, Parkridge Industrial Sub. No. 2, 

Parkridge Industrial Sub. No. 3, and Parkridge Industrial Sub. No. 4 

 

 Also Parcel Numbers 10-17-200-007, 10-17-226-032, 10-17-226-004, 10-17-226-045, 

10-17-226-046, 10-17-226-047, 10-17-226-048, 10-17-226-049, 10-17-276-006, 10-17-276-006, 10-17-

200-006, 10-17-276-008 

 

 All of Section 21 

 All of Section 28 

 All of Section 33 

 

The district is now generally located in the central portion of the city with 14 Mile Road being the south boundary, 

Van Dyke the east boundary, Mound the west boundary, and M-59 the north boundary. Please see attached exhibit 

Map 1. 
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Section 15(2)(b)  The designation of boundaries of the property to which the plan applies in relation to 

highways, streets, or otherwise. (MCL 125.2165(2)(b)). 

 

 

Map 1 – City of Sterling Heights LDFA District Boundaries 

 

The district is now generally located in the central portion of the city with 14 Mile Road being the south boundary, 

Van Dyke the east boundary, Mound the west boundary, and M-59 the north boundary. Eligible activities under 

the Certified Technology Park provision Public Act 280 are included within this defined LDFA district.    

 

Map 2 – 34201 Van Dyke 

 

This site is located within the LDFA district.  It is located at 34201 Van Dyke generally located west of Van Dyke 

Avenue, north of 14 Mile Road, and south of 15 Mile Road.  The site is comprised of one parcel totaling 81.56 

acres.  This parcel is home to BAE Systems Land and Armaments, L.P. 

 

 Parcel ID Number: 

10-33-276-004 

 

Parcel Address 

34201 Van Dyke 

  

Parcel Description: 

THAT PART OF LAND IN THE NORTHEAST 1/4 OF SECTION 33, TOWN 2 NORTH, RANGE 12 EAST, CITY OF STERLING 

HEIGHTS, MACOMB COUNTY, MICHIGAN T2N, R12E, SEC 33; S 60.0 ACRES OF E 1/2 OF NE 1/4; EXC THAT PART LYING 

N OF LINE DESC AS FOLL; COMM AT NE COR SEC 33; TH S01*40'23"E 891.36 FT ALG E SEC LINE TO POB; TH S88*10'34"W 

1340.39 FT TO POE, EXC THAT PART FOR VAN DYKE; ALSO BEG AT SW COR OF E 1/2 OF NE 1/4 SEC 33; TH N88*44'40"W 

1004.32 FT; TH N02*21'40"W 1313.12 FT; TH S89*13'20"E 997.94 FT; TH S02*04'W 1321.34 FT TO POB. 81.60 A. SPLIT FROM 

1033276002 FOR 1988 

 

Map 3- 6633 18 Mile Road – Commonly known as Velocity 

 

The incubator is located within the LDFA district.  It is located at 6633 18 Mile Road.  Parsimony Lane is a 

private drive that connects 18 Mile Road to 18 ½ Mile Road.  There is a nature preserve to the northwest of the 

site.  Ford Transmission is to the East, and a 350,000 square foot industrial building is to the north.  

 

Parcel ID Number: 

10-09-300-042-000 
 

Parcel Description: 
T2N, R12E, SEC 9: COMM AT SW COR SEC 9; TH EAST 1829.68 FT; TH N19*59'53"W 63.85 FT; TH EAST 193.23 FT TO POB; 

TH N00*41'54"E 417.28 FT; TH 96.63 FT ALG A CURVE NW R=128, CB N20*17'01"W 94.35 FT; TH N41*43'53"W 449.73 FT; 

TH 64.52 FT ALG A CURVE NW R=88, CB N20*06'46"W 63.08 FT; TH N01*07'25"E 187.07 FT; TH S88*38'43"E 965.88 FT; TH 

S01*20'55"W 572.12 FT; TH WEST 530.00 FT; TH S01*20'55"W 492.98 FT; TH WEST 65.54 FT TO POB. 12.25 AC. Split on 

08/13/2003 into 10-09-300-041-000, 10-09-300-042-000; 
 

Map 4 - 38111 Van Dyke (Chrysler Plant and Body Shop) 

 

Parcel ID Number:  

10-21-400-012 

 

Parcel Description: 
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T2N, R12E, SEC 21 E 1/2 OF SEC 21, EXC M.C.R.R. R/W; ALSO EXC BEG AT SE COR SEC 21; TH N0*10'W 330.0 FT; TH S89*17'00"W 

665.20 FT; TH S00*06'00"W 330.0 FT; TH N89*17'00"E 666.0 FT TO POB; ALSO EXC M-53 R/W DESC AS BEG AT NE COR SEC 21; TH 

S01*28'59"E 2688.46 FT; TH S02*00'29"E 2288.07 FT; TH S87*16'37"W 77.0 FT; TH N02*00'29"W 2288.07 FT; TH N88*07'16"E 478.41 FT TO 

POB; ALSO EXC COM AT SE COR SEC 21; TH W 660.O FT TO POB; TH N00*06'00"E 60.01 FT; TH S89*20'50"W 1951.12 FT; TH S00*09'20"W 

60.01 FT; TH N89*20'50"E 1951.18 FT TO POB; ALSO EXC COMM AT INTERSECTION OF S SEC LINE & E R/W LINE OF M.C.R.R.; TH 

N00*09'20"E 60.01 FT TO POB; TH N00*09'20"E 600.0 FT; TH N89*20'50"E 490.0 FT; TH S00*09'20"W 600.0 FT; TH S89*20'50"W 490.0 FT 

TO POB. ALSO EXC: T2N, R12E SEC 21 COMM AT NE 1/4 COR SEC 21; TH S01*29'12"E 60.0 FT; TH S88*07'16"W 110.0 FT TO POB; TH 

S01*29'12"E 391.45 FT; TH S88*31'01"W 143.14 FT; TH N01*28'59"W 110.0 FT; TH N46*40'52"W 141.58 FT; TH S88*07'16"W 195.0 FT; TH 

N01*52'44"W 180.0 FT; TH N88*07'16"E 439.82 FT TO POB. SPLIT FROM -008 FOR 2002 

 

This site is located within the LDFA district at 38111 Van Dyke generally located west of Van Dyke Avenue, 

north of Metro Parkway, and south of 17 Mile Road.   

 

Map 5 –7191 17 Mile Road - Sterling Enterprise Park – Commonly referred to as Sunnybrook 

 

This site is adjacent and contiguous to 17-mile road to the south, Conrail line and Ford Axel to the west, and 

commercial uses to the east.  Located directly south of 17 mile from the site is the Chrysler Assembly plant.  The 

City of Sterling Heights Department of Public Works is located to the north of this property.  This parcel has a 

small section, which also connects to Van Dyke Ave to the east. 

 

Parcel ID Number: 

10-16-401-005-000 

 

Parcel Description 

 
T2N, R12E SEC 16 COMM AT SE COR SEC 16; TH N89*23'00"W 1325.88 FT TO POB; TH N89*23'00"W 1309.05 FT; TH 

N00*06'37"E 2598.68 FT;TH N00*00'57"E 1317.08 FT; TH S89*36'02"E 1329.40 FT;TH S00*29'29"W 1314.36 FT; TH 

S00*21'08"W 33.63FT; TH S89*24'55"E 241.86 FT; TH S38*57'44"E 168.59 FT;TH N89*24'55"W 348.67 FT; TH S00*21'08"W 

660.99 FT;TH S89*28'16"E 596.50 FT; TH S00*10'24"W 99.30 FT; TH S89*11'13"E 411.84 FT; TH S00*10'00"W 65.0 FT; TH 

S89*30'28"E 222.86 FT; TH S00*40'23"W 327.65 FT;TH N88*52'45"W 554.92 FT; TH S00*41'01"W 905.65 FT; TH N89*23'00"W 

167.27 FT; TH N00*33'33"E 260.00 FT; TH S89*23'00"W 335.17 FT; TH N00*21'24"E 42.98 FT:TH S59*19'00"W 195.74 FT; TH 

S00*14'00" W 590.24 FTTO POB. 142.36 AC. 02-21-05: Split/Comb 10-16-476-008 & 10-16-401-004 into 10-16-476-029 & 10-16-

401-005 

 

Parcel ID 

10-16-426-021-000 

 

Parcel Description 
T2N, R12E, SEC 16: COMM AT E 1/4 COR SEC 16; TH S 925.0 FT ALG E SEC LINE; TH S89*53'56"W 355.0 FT TO POB; TH 

CONT S89*53'56"W 385.16 FT; TH N00*24'42"W 100.0 FT; TH S89*53'56"W 598.62 FT; TH N00*10'25"W 495.0 FT; TH 

N89*53'56"E 986.0 FT; TH S 595.0 FT TO POB. 12.08 AC SPLIT & COMB FROM -006, -015, -017 & -019 FOR 1997 

 

 

Please see attached exhibit Maps 1-5. 
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Section 15(2)(c) The location and extent of existing streets and other public facilities in the vicinity of the 

property to which the plan applies; the location, character, and extent of the categories of public and 

private land uses then existing and proposed for the property to which the plan applies, including 

residential, recreational, commercial, industrial, educational, and other uses. (MCL 125.2165(2)(c)). 

 

 

Map 1- LDFA District shows the district boundaries are adjacent to major arterial roadways that traverse the 

City of Sterling Heights and Macomb County.  Van Dyke is to the east, Mound to the West, and M-59 to the 

north.  14 Mile road is the southern boundary and serves as a secondary feeder street.  Existing public facilities 

include water main, sanitary sewer, and storm sewer located in right-of-way.  All other telecommunications 

utilities are also available.  Conrail bisects the district north and south.  There are a variety of zoning classifications 

throughout the entire district that include industrial, commercial, and office. The Conrail service lines bisect this 

“corridor” allowing for rail access along the LDFA. 

 

Map 2 - 34201 Van Dyke shows Van Dyke Avenue as adjacent and contiguous to the east of this parcel.  Conrail 

railroad runs to the west of the property but is not contiguous; a private conservation easement buffers the property 

from the rail line.  An abandoned rail spur is located on the northwest portion of the property.  Existing public 

facilities include water main, sanitary sewer, and storm sewer located in the Van Dyke right-of-way.  All other 

telecommunications utilities are also available.  The Busch Drain runs on the western portion of the property, and 

a private drain borders the southern boundary.  Current zoning for the BAE Systems site is M-1, (Light Industrial), 

the proposed use is allowed within this zoning category.  A PCD (planned commercial district) is adjacent and 

contiguous to the south, and C-3 (General Business) zoned properties is adjacent and contiguous to the north. 

 

Map 3 – 6633 18 Mile Road (Velocity Center) This building is approximately 12 years old and comprises 

approximately 35,000 square feet.  6633 18 Mile is a city road that serves a private industrial park known as 

Plumbrook Technology Park with many other tenants in adjacent buildings including Mitsubishi,  TDIC, and 

United Machining.  Water, sewer, sanitary, and all other major utilities service 18 Mile Road. 

 

Map 4 - 38111 Van Dyke (Chrysler Plant and Body Shop) 

 

This site is located within the LDFA district at 38111 Van Dyke generally located west of Van Dyke Avenue, 

north of Metro Parkway, and south of 17 Mile Road.   

 

Map 5 – 7191 17 Mile Road Sterling Enterprise Park This site is adjacent and contiguous to 17-mile road to 

the south, Conrail line and Ford Axel to the west, and commercial uses to the east.  Located directly south of 17 

mile from the site is the Chrysler Assembly plant.  The City of Sterling Heights Department of Public Works is 

located to the north of this property.  This parcel has a small section, which also connects to Van Dyke Ave to the 

east. Existing public facilities include water main, sanitary sewer, and storm sewer located in the Van Dyke right-

of-way.  All other telecommunications utilities are also available.  Current zoning for the site is M-2, (Heavy 

Industrial), the proposed use is allowed within this zoning category.   
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Section 15(2)(d) A description of public facilities to be acquired for the property to which the plan applies, 

a description of any repairs and alterations necessary to make those improvements, and an estimate of the 

time required for completion of the improvements. (MCL 125.2165(2)(d)). 

 

 

Chart 1- Project 1: *BAE Land and Armaments L.P. 

  

Site Infrastructure Improvements Projected Timeline 

Demolition 2009 

Site Preparation 2009 

Water Supply/Distr. 2010 

Sanitary Sewer 2010 

Storm Sewer 2010 

Tele/IT Distr. Sys. 2010 

Environmental Remediation 

Surveying 2008 

Geotechnical Borings 2008 

Soil Remediation Oversight & VSR Sampling 2009 

Remediation 2009 

Due Diligence and Baseline Environmental Assessment (BEA) 2008 

Additional Environmental contingency 2009 

 

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

Chart 2 - Project 2: SmartZone Activities 

 

SmartZone Expenditures  Projected Timeline 

Administration and Operations (including Sterling Heights/Non 

Sterling Heights Personnel) 
2013and on-Going 

Road Improvements 2016 and on-going 

Marketing and Promotion 2016 and on-going 

Technology Acceleration programs 2016 and on-going 

Equipment for technology acceleration  2016 and on-going 

Grants and Loans to accelerate company growth 2016 and on-going 

Facility Improvements (owned or leased) 2016 and on-going 

High Gigabyte Fiber Improvements 2016 and on-going 

Entrepreneurial Training and Education  2016 and on-going 

Property Acquisition 2016 and on-going 

Technical Consultants 2016 and on-going 

Planning, Engineering, Environmental, or Market Studies  2016 and on-going 
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Chart 3- Project 3: General LDFA Activities  

District Infrastructure Improvements Projected Timeline 

Signage and Landscape Improvements 2016 and on going 

Street Lighting and Signalization Improvements 2016 and on going 

Road and Rail Construction 2017 and on going 

High Giga Byte Fiber 2017 and on going 

Property Acquisition 2017 and on going 

Sanitary, Stormwater, and Sewer System Improvements 2017 and on going 

Environmental and Engineering 2016 and on going 

Marketing and Promotion 2016 and on going 
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Section 15(2)(e) The location, extent, character, and estimated cost of the public facilities for the property 

to which the plan applies, and an estimate of the time required for completion. (MCL 125.2165(2)(e)). 

 

 

The Local Development Finance Authority Board is empowered to undertake a variety of assignments to 

revitalize and expand the industrial district.  These powers include (MCL 125.2157 (7)), but are not limited to: 

 

 Study and analyze unemployment, underemployment, and joblessness and the impact of the growth upon 

the authority district or districts; 

 Plan and propose the construction, renovation, repair, remodeling, rehabilitation, restoration, preservation, 

or reconstruction of a public facility; 

 Develop long range plans, in cooperation with the agency which is chiefly responsible for planning the 

municipality, to promote the growth of the authority district or districts, and take steps that are necessary 

to implement the plans to the fullest extent possible to create jobs, and promote economic growth; 

 Implement any plan of development necessary to achieve the purposes of this act in accordance with the 

powers of the authority as granted by this act; 

 Make and enter into contracts necessary or incidental to the exercise of the board’s powers and the 

performance of its duties; 

 Acquire by purchase or otherwise on terms and conditions and in a manner the authority considers proper, 

own or lease as lessor or lessee, convey, demolish, relocate, rehabilitate, or otherwise dispose of real or 

personal property, or rights or interest in that property, which the authority determines is reasonably 

necessary to achieve the purposes of this act, and to grant or acquire licenses, easements, and options with 

respect to property; 

 Improve land, prepare sites for buildings, including the demolition of existing structures, and construct, 

reconstruct, rehabilitate, restore and preserve, equip, improve, maintain, repair, or operate a building, and 

any necessary or desirable appurtenances to a building , as provided in section 12 (2) for the use, in whole 

or in part, of a public or private person or corporation, or a combination thereof; 

 Fix, charge, and collect fees, rents, and charges for the use of a building, or property or a part of a building 

or property under the board’s control, or a facility in the building or on the property, and pledge the fees, 

rents, and charges for the payment of revenue bonds issued by the authority; 

 Lease a building or property or part of a building or property under the board’s control; 

 Accept grants and donations of property, labor, or other things of value from a public or private source; 

 Acquire and construct public facilities; 

 Incur costs in connection with the performance of the board’s authorized functions including, but not 

limited to, administrative costs, and architects, engineers, legal, and accounting fees; 

 Plan, propose, and implement an improvement to a public facility on eligible property to comply with the 

barrier free design requirements of the state construction code promulgated under the state construction 

code act. 

 Public facilities are defined in accordance with MCL 125.2152 (2)(ff) 

 

 A street, road, bridge, storm water or sanitary sewer; 

 Sewage treatment facility, facility designed to reduce, eliminate, or prevent the spread of identified soil or 

groundwater contamination;  

 Drainage system, retention basin, pretreatment facility, waterway, waterline, water storage facility; 

 Rail line; 

 Electric, gas, telephone or other communications, or any other type of utility line or pipeline; 

 Or other similar or related structure or improvement, together with necessary easements for the structure 

or improvement;  
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  Except for rail lines, utility lines, or pipe lines, the structures or improvements described in this sub 

paragraph shall be either owned or used by a public agency, functionally connected to similar or 

supporting facilities owned or used by a public agency, or designed and dedicated to used by, for the 

benefit of, or for the protection of the health, welfare, or safety of the pubic generally, whether or not used 

by a single business entity;   

 Any road street or bridge shall be continuously open to the public;  

  A public facility shall be located on public property or in a public, utility, or transportation easement or 

right-of-way; 

 The acquisition and disposal of land that is proposed or intended to be used in the development of eligible 

property or an interest in that land, demolition of structures, site preparation, and relocation costs. 

 All administrative and real and personal property acquisition and disposal costs related to a public facility 

described in subparagraphs (i) and (iv), including, but not limited to, architects’, engineer’s, legal, and 

accounting fees as permitted by the district’s development plan. 

 An improvement to a facility used by the public or a public facility as those terms are defined in section 

1 of 1996 PA1, MCL 125.1351, which improvement is made to comply with the barrier free design 

requirements of the state construction code promulgated under the Stille-DeRossett-Hale single state 

construction code act, 1972 PA 230, MCL 125.1501 to 125.1531 

 Operational costs and the costs related to acquisition, improvement, preparation, demolition, disposal, 

construction, reconstruction, remediation, rehabilitation, restoration, preservation, maintenance, repair, 

furnishing, and equipping of land and other assets that are or may become eligible for depreciation under 

the internal revenue code of 1986 for a business incubator located within a certified technology park. 

 Costs related to the acquisition, improvement, preparation, demolition, disposal, construction, 

reconstruction, remediation, rehabilitation, restoration, preservation, maintenance, repair, furnishing, and 

equipping of land and other assets that are or may become eligible for depreciation under the internal 

revenue code of 1896 for laboratory facilities, research and development facilities, conference facilities, 

teleconference facilities, testing, training facilities, and quality control facilities that are or that support 

eligible property under subdivision (p)(iii), that are owned by a public entity, and that are located within 

a certified technology park. 

 Operating and planning costs included in a plan pursuant to section 12(1)(f), including costs of marketing 

property within the district and attracting development of eligible property within the district. 
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Chart 4 - Project *1: BAE Systems Land and Armaments L.P.  

 

Site Infrastructure Improvements 

Site Preparation $154,800 

Water Supply/Distr. $86,430 

Sanitary Sewer $61,920 

Storm Sewer $397,320 

Tele/IT Distr. Sys. $180,600 

Sub Total $881,070 

Escalation $264,321 

Environmental Remediation 

Surveying $40,765 

Geotechnical Borings $6,450 

Soil Remediation Oversight & VSR Sampling $150,000 

Remediation $500,000 

Due Diligence and Baseline Environmental Assessment (BEA) $170,000 

Additional Environmental contingency $800,000 

   

Subtotal $2,812,606 

  

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

 

Project 2: SmartZone Activities 

 

Clarification Third Plan - Project 2 is supported by Tax Increment Revenue from BAE Systems Project, the Chrysler 

Paint and Body Shop, and the Sterling Enterprise Park.   

For purposes of securing designation of the LDFA district as a Certified Technology Park under the provisions of Public 

Act No. 281 of 1986, entitled The Local Development Financing Act (the Act), the City of Sterling Heights is required 

to “partner” with a Four-Year University, to fulfill the statutory requirement of demonstrating “significant support from 

an institution of higher education as evidenced by, but not limited to, the following types of support: 

 

(i) Grants of preferences for access to and commercialization of intellectual property. 

(ii) Access to laboratory and other facilities owned by or under control of the institution of higher education or 

private research-based institute. 

(iii) Donations of services. 

(iv) Access to telecommunication facilities and other infrastructure. 

(v) Financial commitments. 

(vi) Access to faculty, staff, and students. 

(vii) Opportunities for adjunct faculty and other types of staff arrangements or affiliations.” 

The City and the LDFA have conducted activities allowing for commencement of operations of the business 

incubator within the Certified Technology Park, and an Affiliated Partner Agreement (APA) shall be executed 

and filed with the Michigan Economic Development Corporation and Sterling Heights City Council according 

PA 281 as amended.  An APA was approved by the Local Development Finance Authority and adopted by the 

City of Sterling Heights City Council on June 2, 2009.  The APA is attached as exhibit The City of Sterling 

Heights and the Local Development Finance Authority hold the right at its discretion to exercise multiple APA’s.  
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An APA outlines the financial obligation of the Sterling Heights LDFA and the performance metrics of the 

affiliated party.    

The term of an APA is negotiated by the LDFA and the affiliated party.    

 

The proposed Incubator and related SmartZone administration, marketing, management and personnel items 

that will be funded based on a total TIF Capture not to exceed $500,000 are below: 

 

Chart 5 - TIF Expenditure Project 2: SmartZone Activities  

 

  
PROJECT 2: SmartZone Activities 

TOTAL 

Tax Year 

Fiscal Year 

 Ending 

Incubator 

Support* 

 Personnel Cost 

33% Reimbursement**  

SmartZone 

Activities*** 

2011 2012 22,689     22,689 

2012 2013 80,491     80,491 

2013 2014 285,000 $122,400 $92,600 500,000 

2014 2015 285,000 $124,848 $90,152 500,000 

2015 2016 285,000 $127,345 $87,655 500,000 

2016 2017 285,000 $129,892 $85,108 500,000 

2017 2018 285,000 $132,490 $82,510 500,000 

2018 2019 285,000 $135,139 $79,861 500,000 

2019 2020 285,000 $137,842 $77,158 500,000 

2020 2021 285,000 $140,599 $74,401 500,000 

2021 2022 285,000 $143,411 $71,589 500,000 

2022 2023 285,000 $146,279 $68,721 500,000 

2023 2024 285,000 $149,205 $65,795 500,000 

2024 2025 285,000 $152,189 $62,811 500,000 

2025 2026 285,000 $155,233 $59,767 500,000 

TOTALS   $3,808,180 $1,796,873 $998,127 $6,603,180 

  
 

* It is anticipated the Incubator program will continually be supplemented by securing grant funds from a variety of organizations.  

The categories listed above are described in Public Act 281 of 1986 as costs eligible for business incubators. 

 

**Sterling Heights Economic Development Department Personnel Costs are projected to be approximately $408,000 in FY ending 

2014 and an annual increase of 2% was used to project increases in total personnel costs. 

 
***SmartZone Activities include costs associated with marketing, administration, and services that may occur.  Periodic reporting on 

the use of funds will demonstrate actual uses that may arise. 

 

Third Plan - There will no longer be a cap on tax capture as approved in the Second Plan.  

LDFA capture will be used on infrastructure improvements.  Additional tax capture will assist 

in moving the improvements ahead more quickly.  Any un-used funds in a given year will be 

held in the LDFA account until they are used for eligible activities.  Please refer to Chart 6 and 

7 for SmartZone TIF Expenditures and LDFA District Wide Expenditures. 
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Chart 6 – Revised Project 2 – SmartZone Activities  

 

SmartZone Expenditures  Projected Costs 

Administration and Operations $3 million 

Road Improvements $5 Million 

Marketing and Promotion $500,000 

Technology Acceleration programs $3 million 

Equipment for technology acceleration  $1 million 

Grants and Loans to accelerate company growth $1 million 

Facility Improvements (owned or leased) $2 million 

High Gigabyte Fiber Improvements $5 million 

Entrepreneurial Training and Education  $3 million 

Property Acquisition $2 million 

Technical Consultants $3 million  

Planning, Engineering, Environmental, or Market Studies  $500,000 

 
$29,500,000 

 

Chart 7 – Project 3 – LDFA District Improvements 

 

LDFA District Infrastructure Improvements Projected Timeline 

Signage and Landscape Improvements $5 million 

Street Lighting and Signalization Improvements $2 million 

Road and Rail Improvements $12 million 

High Giga Byte Fiber $5 million 

Property Acquisition $10 million 

Stormwater, Sanitary, Sewer  Management Systems $3,000,000 

Environmental and Engineering and other Planning $500,000 

Marketing and Promotion $500,000 

 

$38,500,000  

 

 

 

*As funds become available the LDFA, the board will prioritize the development projects against the available funds.  

Each year, the City Administration will present a budget and projects the budget will support for ultimate approval and 

recommendation to the City of Sterling Heights City Council. 
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Section 15 (2)(f)  A statement of the construction or stages of construction planned, and the estimated time of 

completion of each stage. (MCL 125.2165(2)(f)). 

 

 

BAE Systems Land and Armaments L.P. 

Staged construction commenced in 2009 with demolition and removal of the obsolete TRW manufacturing and 

office space. BAE Systems is constructing its new technology center with an estimated occupancy date of Spring 

2012.   

 

*The project is now complete, however, it is anticipated that the BAE Systems Tactical Wheeled Center of 

Excellence may expand in the future.   

 

Velocity Improvements 

Required alterations to the facility at 6633 18 Mile Road, as permitted in Public Act 281 of 1986 were conducted 

in 2011, including build out of tenant client company space, leasehold improvements for the Velocity to 

accommodate an increase in staff, and required improvements to site facilities and infrastructure to make ready 

for business occupancy.  In 2015, parking lot improvements were made to remedy decaying ashphalt conditions.  

It is anticipated that roof improvements will begin in 2016 to 2017 City fiscal years.      

 

Fiat Chrysler Assembly Plant Body Shop and Paint Shop 

FCA started construction on the Assembly plant expansion in 2011.  The expansion added an additional 1.5 

million square feet of industrial, automotive space.  The body shop and paint shop are considered state-of-the-art.  

The construction on this project was completed in 2014.   

 

Sterling Enterprise Park  

Sterling Enterprise Park will begin construction in 2016.  First tenants will likely move in the Fall of 2016.  The 

vertical construction of new tenant buildings is expected to continue from 2016 to 2021-2023.   
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Section 15(2)(g)  A description of any portions of the development area that the authority desires to sell, 

donate, exchange, or lease to or from the municipality and the proposed terms. (MCL 125.2165(2)(g)). 

 

 

 

Not applicable. 
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Section 15(2)(h)  A description of desired zoning changes and changes in streets, street levels, intersections, 

and traffic flow modifications, or utilities. (MCL 125.2165(2)(h)). 

 

 

The City exercises zoning authority pursuant to Michigan Zoning Enabling Act, Public Act 110 of 2006, and the 

City’s Zoning Ordinance and Map establish and define those zoning districts where specified uses may occur. 

 

Zoning consists of dividing the community into districts or zones and regulating within such districts land use, 

and heights and area of buildings for the purpose of conserving and promoting the health, safety, and general 

welfare of the people of the community.  Zoning also controls numerous aspects of development within each 

district, such as intensity and bulk of development, and requirements for parking, landscaping and signage.  The 

zoning ordinance and its administration are the legislative and administrative acts or processes for carrying out 

the goals and objectives of the Master Land Use Plan.  A major component of the City’s recent update of the 

Master Land Use Plan was redevelopment.  In order to promote continued development and redevelopment of 

properties for mixed uses (residential, office, and commercial), City Council adopted a Planned Unit Development 

(PUD) option to the Zoning Ordinance. 

 

The zoning for the Local Development Finance Authority/Certified Technology Park is a combination of M-2 

Zoning, Heavy Industrial, M-1 Zoning, Light Industrial, PCD-Planned Center District, and C-3 General Business.  

The zoning for the BAE Systems eligible property is M-1, Light Industrial.  The proposed project is allowable 

under the current zoning.  The zoning for the Business Incubator is Planned Commercial District, the project is 

allowable under the current zoning. 

 

The M-1 Light Industrial District is intended to accommodate industrial activities whose external effects are 

minimal and in no way detrimental to surrounding districts, plus wholesale, warehousing and intensive service 

activities of a nature such as not to justify their inclusion in the commercial use district, but whose external effects 

also are non-detrimental. All uses in the district are intended to be compatible with one another. It is further the 

intent to carefully conserve land in the M-1 Zone for manufacturing and related uses, only in special circumstances 

will certain convenience services needed to serve the basic light industrial and related uses be permitted. All uses 

located within this district shall be so designed and operated as to observe the performance standards and 

regulations of use contained herein. The processing of raw material for shipment in bulk form for use in an 

industrial operation at another location shall not be permitted. 

 

The M-2 Heavy Industrial District is intended to provide land for the more large-scale and intense manufacturing, 

fabricating and assembling uses. While such uses may occasionally produce external physical effects noticeable 

to a limited degree beyond the boundaries of the site, nevertheless, every possible effort shall be made to minimize 

such effects. All uses located within this district shall be so designed and operated as to observe the performance 

standards and regulations of use contained in the zoning ordinance. 

 

 The Planned Center District is intended to provide, through comprehensive planning, zoning and project review 

for the development of high intensity, multipurpose centers in planned locations which will serve as focal points 

within the total urban design of the city, while providing stability and longevity for the economic development of 

the City of Sterling Heights.The C-3 General Business District is designed to provide for a wide diversity of 

business activities, which are predominantly but not necessarily totally retail in character. In addition to retail 

uses, a number of other activities, usually requiring considerable land area and access to major thoroughfares, are 

permitted. Uses in this district normally must have good automobile accessibility, but should not cause congestion 

on adjacent thoroughfares 

 

The proposed changes in streets, street levels, intersections, traffic flow modifications, or utilities are detailed in 

the section Section 15.(2)(e) of this Development Plan. (MCL 125.2165(2)(e)). 
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Section 15(2)(i)  An estimate of the cost of the development, a statement of the proposed method of financing 

the development, and the ability of the authority to arrange the financing. (MCL 125.2165(2)(i)). 

              

 

Project 1: *BAE Systems Land and Armaments L.P. 

The original projected total cost for the implementation of the project as outlined in Chart 4 above is 

approximately $2,812,606.  This amount is based on figures provided by BAE Systems during planning and actual 

amounts may differ.  Actual reimbursement is limited to the actual TIF Revenue from the project and cost of 

eligible expenses.  Given the credit of the City the Authority is confident that financing could be arranged on 

terms favorable to the LDFA should the project require a bond issue.  The total real property tax value of the site 

upon completion is estimated at $16 million.  

 

The activities of the authority and the development of public improvements shall be financed from one or more 

of the following sources: 

 

 Tax Incremental Financing (TIF) 

 Private cooperation in the District. 

 Funding received through grant programs. 

 Municipal participation (Staff and Administrative Support/Start Up Costs) 

 Bonding for improvements 

 

Tax Increment Financing will be the primary source of funding for the project.  The LDFA may issue bonds to 

generate capital for improvements or it may elect to pay for the improvements on a “pay-as-you-go” basis.   

 

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

Project 2: SmartZone Activities 

The estimated total cost for the implementation of Project 2 is approximately $29,500,000 as outlined in Chart 6 for 

Incubator Operations and Administration, facility improvements, infrastructure improvements, marketing, and programs 

dedicated to entrepreneurs.  As new projects occur within the certified technology park that require local 

redevelopment incentives, it has been the goal of the Sterling Heights LDFA to amend this plan to add school tax 

capture from these new projects. Revenue generated from the BAE Systems Project, The Chrysler Assembly Paint 

and Body Shop, and Sterling Enterprise Park fund SmartZone Related Activities.  

 

The activities of the authority as it pertains to SmartZone activities are funded in the following ways: 

 

 Tax Incremental Financing (TIF) 

 Private donations from the corporate partner program. 

 Funding received through grant programs. 

 Municipal participation (Staff and Administrative Support/Start Up Costs) 

 Bonding for improvements 

 

Tax Increment Financing will be the primary source of funding for the project.  The LDFA may issue bonds to 

pay for capital improvements for the Incubator or it may elect to pay for the improvements on a “pay-as-you-go” 

basis.  Operational expenses will be funded on a “pay-as-you-go” basis.  Appropriate grant opportunities will also 

be pursued as they arise. 
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Project 3: LDFA District Improvements  

 

The original projected total cost for the implementation of the project as outlined above is approximately 

$33,500,000 as outlined in Chart 7.  This amount represents broad category estimates for infrastructure 

improvements throughout the LDFA district, not just one singular parcel.  Establishing a large estimate gives the 

LDFA ultimate flexibility to spend within the categories up to the amount based on available revenues or potential 

bonding.   Given the credit of the City, the Authority is confident that financing could be arranged on terms 

favorable to the LDFA should the project require a bond issue. Revenue generated from the BAE Systems Project, 

The Chrysler Assembly Paint and Body Shop, and Sterling Enterprise Park fund LDFA District Improvements.  

 

The activities of the authority and the development of public improvements shall be financed from one or more 

of the following sources: 

 

 Tax Incremental Financing (TIF) 

 Private cooperation in the District. 

 Funding received through grant programs. 

 Municipal participation (Staff and Administrative Support/Start Up Costs) 

 Bonding for improvements 

 

Tax Increment Financing will be the primary source of funding for the project.  The LDFA may issue bonds to 

generate capital for improvements or it may elect to pay for the improvements on a “pay-as-you-go” basis.   

  



30 
 

Section 15 (2)(j) Designation of the person or persons, natural or corporate, to whom all or a portion of the 

development is to be leased, sold, or conveyed in any manner and for whose benefit the project is being 

undertaken if that information is available to the authority. (MCL 125.2165(2)(j)). 

 

 

Project 1: *BAE Land and Armaments L.P. 

The project was undertaken for the benefit of BAE Systems Land and Armaments L.P.   

 

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

Project 2: SmartZone Activities 

The project is being undertaken for the benefit of the Sterling Heights and Macomb County community as a whole 

to create jobs and employment opportunities.  The activities in the SmartZone will be a source of services to 

companies developing technologies in the areas of Defense, Aerospace, Advanced Manufacturing, Medical 

Devices, and other high technology industries.  The LDFA will be the recipient of tax increment revenues, which 

it will in turn use to fund SmartZone activities that foster the goal of creating companies and jobs.  Tenant client 

companies physically located at Velocity may also benefit from tax increment revenues that support training and 

education, grants or loans, equipment, technical consultants, fiber, marketing programs and the like as eligible 

under Public Act 281 as amended.   

 

Project 3: Sterling Enterprise Park – LDFA District Wide Improvements 

 

Sterling Development Group LLC, is developing Sterling Enterprise Park a new 144-acre industrial development.  

In 2015, the vacancy rate for industrial real estate for lease was approximately 2.7%.  With increased production 

in the automotive industry and a tremendous rebound in the North American manufacturing sector, industrial 

space in Sterling Heights is at a premium.  The new park will cater to industrial uses as large as 500,000 square 

feet or as small as 60,000 square feet.  It is anticipated this development will ultimately provide anywhere between 

1.3 million to 1.8 million square feet of industrial space.   

 

The district developed over the last fifty to sixty years, and much of the infrastructure requires upgrades and 

additions.  Throughout the LDFA district, obsolete and blighted properties also exist.  These properties impede 

development and at times contribute to a negative perception of the area.  An amended LDFA Plan will address 

infrastructure upgrades, property acquisition, and promotion and marketing opportunities.   Infrastructure 

upgrades include, but are not limited to, road construction, completing streets, improving traffic flow, high 

gigabyte fiber connectivity, and traffic and engineering studies.  Property acquisitions may include but are not 

limited to acquiring and removing blight, acquiring property to improve road connectivity and traffic flow, and 

acquiring and leasing facilities to qualified companies.  Marketing and promotional improvements include but are 

not limited to streetscape enhancements, LDFA district branding studies, directional and place making signage, 

social media and website marketing.   

 

Companies located in the industrial district will benefit from these improvements.   
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Section 15(2)(k)  The procedures for bidding for the leasing, purchasing, or conveying in any manner of 

all or a portion of the development upon its completion, if there is no express or implied agreement 

between the authority and persons, natural or corporate, that all or a portion of the development will be 

leased, sold, or conveyed in any manner to those persons. (MCL 125.2165(2)(k)). 

 

 

The Sterling Heights Local Development Finance Authority reviews leases presented to them by the City of 

Sterling Heights administration as it pertains to client companies leasing space at Velocity.  This practice will 

continue.  However, the LDFA may adopt guidelines by resolution that allows the administration to manage leases 

within certain parameters, and therefore do not require consistent LDFA approval.    

 

The LDFA may also adopt guidelines providing the administration the flexibility to conduct business prescribed 

by the City of Sterling Heights City Council.   
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Section 15(2)(l)  Estimates of the number of persons residing in the development area and the number of 

families and individuals to be displaced.  If occupied residences are designated for acquisition and 

clearance by the authority, a development plan shall include a survey of the families and individuals to be 

displaced, including their income and racial composition, a statistical description of the housing supply in 

the community, including the number of private and public units in existence or under construction, the 

condition of those units in existence, the number of owner-occupied and renter-occupied units, the annual 

rate of turnover of the various types of housing and the range of rents and sale prices, an estimate of the 

total demand for housing in the community, and the estimated capacity of private and public housing 

available to displaced families and individuals. (MCL 125.2165(2)(l)). 

 

 

 

The LDFA has powers prescribed by the Act to acquire property including residential, commercial, and industrial.  

If occupied residences are designated for acquisition and clearance by the authority, a development plan shall 

include a survey of the families and individuals to be displaced, including their income and racial composition, a 

statistical description of the housing supply in the community, including the number of private and public units 

in existence or under construction, the condition of those units in existence, the number of owner-occupied and 

renter-occupied units, the annual rate of turnover of the various types of housing and the range of rents and sale 

prices, an estimate of the total demand for housing in the community, and the estimated capacity of private and 

public housing available to displaced families and individuals. 
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Section 15(2)(m)  A plan for establishing priority for the relocation of persons displaced by the development 

in any new housing in the development area. (MCL 125.2165(2)(m)). 

 

 

 

Not applicable.
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Section 15(2)(n)  Provisions for the costs of relocating persons displaced by the development and financial 

assistance and reimbursement of expenses, including litigation expenses and expenses incident to the 

transfer of title, in accordance with the standards and provisions of the uniform relocation assistance and 

real property acquisition policies act of 1970, Public Law 91-646, 84 Stat. 1894. (MCL 125.2165(2)(n)). 

 

 

 

Not applicable.
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Section 15(2)(o)  A plan for compliance with 1972 PA 227, MCL 213.321 to 231.332. (MCL 

125.2165(2)(o)). 

 

 

 

Not applicable.
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Section 15(2)(p)  Other material that the authority, local public agency, or governing body considers 

pertinent.  It shall be necessary for the board to prepare a development plan pursuant to this section if a 

development plan that adequately provides for accomplishing the proposed development program has 

already been prepared and where the development plan has bee approved by the board and the 

governing body pursuant to sections 16 and 17. (MCL 125.2165(2)(p)). 

 

 

As required, the LDFA shall submit amendments to the Development Plan or Tax Increment Plan to the governing 

body (City Council) for review and approval.  Sterling Heights Economic Development will monitor and 

periodically report on the use of TIF funds to ensure the programs developed and offered in the SmartZone are 

fulfilling the goals of creating companies and jobs for the community and promoting economic development.  The 

amount of budgeted items must fall within the not to exceed limitation of $500,000 for TIF Expenditure Project 

2: SmartZone Activities, and may be less.    

 

Third Amended and Restated Development Plan and TF Plan - There will no longer be a “not to exceed” on 

TIF capture for the LDFA and SmartZone.   
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4.0 Tax Increment Finance Plan 
 

The projects detailed within the Development Plan are designed to stimulate private sector investment within the 

District and conduct eligible SmartZone activities to achieve a true economic growth and opportunity for new 

employment.  Proposed project expenditures are intended to directly reimburse private entities redevelopment 

construction costs, conduct activities on behalf of the authority, and provide for SmartZone activities that are 

eligible under the Act. A number of potential funding sources are available to the LDFA. The following narrative 

describes how programming expenditures will be funded.   

 

It is the intention of this Plan to capture the incremental tax revenues generated within the District, and utilized 

ancillary funding sources such as grant programs, private cooperation, municipal participation, or other funding 

sources to which the LDFA may be eligible for under Section 10 of P A 281 (MCL 125.2160). 

 

The presentation of the Tax Increment Finance Plan follows the statutory requirements of PA 281, specifically 

Section 12(1)(a) through (k). (MCL 125.2162(a) through (k)). 

 

(a) A statement of the reason that the plan will result in the development of captured assessed value that could 

not otherwise be expected.  The reason may include, but are not limited to, activities of the municipality, 

authority, or others undertaken before formulation or adoption of the plan in reasonable anticipation that 

the objectives of the plan would be achieved by some means. 

(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 or, subject to subsection (3). 

(c) The estimated tax increment revenues for each year of the plan. 

(d) A detailed explanation of the tax increment procedure. 

(e) The maximum amount of bond indebtedness to be incurred if any. 

(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. 

(g) The costs of the plan anticipated to be paid from tax increment revenues are received. 

(h) The duration of the development plan and tax increment financing plan. 

(i) An estimate of the impact of tax increment financing on the revenues of all taxing jurisdictions in which 

the eligible property is or is anticipated to be located. 

(j) A legal description of the eligible property to which the tax increment financing plan applies or shall apply 

upon qualification as eligible property. 

(k) An estimate of the number of jobs to be created as a result of the implementation of the tax increment 

financing. 

(l)  The proposed boundaries of a certified technology park to be created under an agreement proposed to be 

entered into pursuant to section 12a, an identification of the real property within the certified technology park to 
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be included in the tax increment financing plan for purposes of determining tax increment revenues, and whether 

personal property located in the certified technology park is exempt from determining tax increment revenues. 
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Section 12(a) A statement of the reasons that the plan will result in the development of captured assessed 

value that could not otherwise be expected.  The reasons may include, but are not limited to, activities of 

the municipality, authority, or others undertaken before formulation or adoption of the plan in reasonable 

anticipation that the objectives of the plan would be achieved by some means. (MCL 125.2162)(1)(a)). 

 

 

BAE Systems will expand its engineering and technology center for the Land and Armaments division on the 

eligible property.  As a condition of the expansion the City of Sterling Heights has created an LDFA and intends 

on reimbursing BAE Systems for certain eligible activities according to Public Act 281 of 1986.  It is anticipated 

that the taxable value of the property will increase from $3,921,700 to $16,695,950, resulting in incremental value 

eligible to be captured of $12,097,250 (Project 1)   

 

Chrysler Sterling Heights Assembly Plant will be making significant investment in the plant located on Van Dyke 

between 16 Mile and 17 Mile, which will make the site a highly advanced and modern automotive assembly 

facility that will play an integral role in the success of the company by building the next generation of all-new 

vehicles.  This will include a new Paint Shop and Body Shop on the site.  It is anticipated that the taxable value 

of the property will increase from $19,827,400 to $52,800,000, resulting in incremental value eligible to be 

captured of $32,972,600 from the Paint Shop Investment (TIF Revenue Project 2).  It is anticipated that the taxable 

value of the property will increase from $19,827,400 to $50,300,000, resulting in incremental value eligible to be 

captured of $30,472,600 resulting from the Body Shop Investment.  There is a tax abatement in place to support 

the Paint Shop project.  

 

The BAE project will generate increased tax increment revenues from the available school millages (Macomb 

ISD millage, Stated Education millage, and Local schools millage).  The Chrysler projects will also generate tax 

increment revenues from all both local and school millages.  These revenue sources will be made available to the 

LDFA to fund the Macomb OU-INCubator and SmartZone activities under Public act 281 of 1986.  Without the 

support of the tax increment funds, it would not be possible to support the Incubator and achieve the goals of 

creating jobs and companies that are critical to economic development goals without the plan. 

 

Third Plan - Sterling Development Group LLC, is developing Sterling Enterprise Park a new 144-acre industrial 

development.  In 2015, the vacancy rate for industrial real estate for lease was approximately 2.7%.  With 

increased production in the automotive industry and a tremendous rebound in the North American manufacturing 

sector, industrial space in Sterling Heights is at a premium.  The new park will cater to industrial uses as large as 

500,000 square feet or as small as 60,000 square feet.  It is anticipated this development will ultimately provide 

anywhere between 1.3 million to 1.8 million square feet of industrial space.   

 

The December 31st 2014 assessment is the base year, and fiscal year 2015/2016 taxable value for the Sterling 

Enterprise Park property is $2,818,200.  The capital investment in real property is conservatively projected to be 

$100,000,000 with an inflationary growth rate of 1.5%.  The Projected Local TIF Capture over 20 years is 

$12,370,619.  The City of Sterling Heights Administration has proposed capturing 50% of the available TIF 

revenue, and returning the remaining 50% to the taxing jurisdictions.  Therefore, the total project TIF capture at 

50% is $6,185,310. The Projected Local School Capture over 10 years, fiscal year ending 2025/2026 

(consistent with the 15 year capture period under the SmartZone program) to be $3,057,054. 
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Section 12(b)  An estimate of the captured assessed value for each year of the plan. (MCL 125.2162)(1)(b)). 

 

 

See the following tables for estimated capture of value: 

 

Table 1-Estimated Capture of Value: BAE Systems Project........................55 

Table 2-Estimated Capture of Value: FCA Paint Shop…………………….56 

Table 3-Estimated Capture of Value: FCA Body Shop………….................57 

Table 4-Estimated Capture Value of Sterling Enterprise Park……………..58 

 

Note that the Chrysler Sterling Heights Assembly Plant Body Shop project is included in the plan, but should TIF 

revenues from the previously listed projects achieve a not to exceed amount of $500,000, no capture will be taken 

from the Body Shop project.  

 

The Third Plan - The LDFA will no longer be subject to a not to exceed amount for TIF capture. 
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Section 12(c) The estimated tax increment revenues for each year of the plan. (MCL 125.2162)(1)(c)). 

 

 

See the following tables for estimated tax increment revenues and updated revenues for 

each year of the plan.   

 

Table 5a-Estimated Local TIF Revenue: BAE Systems …....………….…..59 

Table 5b-2016 Updated Local TIF Revenue: BAE Systems………………..60 

Table 6a-Estimated School TIF Revenue: BAE Sytems.……………….......61 

Table 6b-2016 Updated School TIF Revenue: BAE Systems…..…………..62 

Table 6c-15 Year SmartZone Extension: BAE Systems……………………63 

Table 7a-Estimated TOTAL TIF Revenue: FCA Paint Shop……………....64 

Table 7b-2016 Updated Local TIF Revenue: FCA Paint Shop…………….65 

Table 7c-2016 Updated School TIF Capture – FCA Paint Facility.………..66 

Table 7d-15 year SmartZone Extension – FCA Paint Facility …………….67 

Table  8a-Estimated TOTAL TIF Revenue: FCA Body Shop..……………68 

Table 8b-2016 Updated School TIF Capture – FCA Body Shop.………….69 

Table 8c-2016 Updated School TIF Capture: FCA Body Shop……..…….70 

Table 8d-15 year SmartZone Extension Capture: FCA Body Shop……….71 

Table 9a- Estimated Local TIF Capture: Sterling Enterprise Park…..…….72 

Table 9b-Estimated School TIF Capture: Sterling Enterprise Park.……….73 

Table 9c-15 Year SmartZone Extension: Sterling Enterprise Park.……….74 

Table 10a-Total Local TIF Capture: All Projects.....………………………75 

Table 10b- Total School TIF Capture All Projects..........……….…………76 

Table 10c- Total SmartZone Exension TIF Capture: All Projects…………77 

 

 

The Third Plan - The LDFA will no longer be subject to a not to exceed amount for TIF capture. 
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Section 12(d)  Detailed explanation of the tax increment procedure. (MCL 125.2162)(1)(d)). 

 
 
 

Tax increment financing (TIF) is a governmental financing mechanism which contributes to economic growth 

and development by dedicating a portion of the tax base resulting from economic growth and development to 

certain public facilities and structures or improvements of the type designed and dedicated to public use and 

thereby facilitates certain projects which create economic growth and development. 

 

The LDFA adopts by reference and incorporates the contents of the Development Plan contained herein to be 

adopted simultaneously with the TIF Plan. 

 

Tax Increment Procedure 

 

TIF is a method of funding public investments in an area slated for redevelopment by capturing, for a time, all or 

a portion of the incremental tax revenues that results from increased property values through private investment 

and inflation.  The capture of incremental tax revenues is applied only to the designated district for which a 

development plan has been prepared and approved by the LDFA and governing body.  This plan contains both 

the development plan and TIF plan. 

 

PA 281 treats all increases in valuation resulting from the development plan whether in fact these increases bear 

any relation to the development, or from inflationary increases on taxable values in the district.  With some 

exceptions, the incremental tax revenues levied by other governmental units are captured through the approved 

TIF Plan. These include the city, county, community college, SMART, HCMA, Zoo, Macomb Veterans, or any 

other millages that may apply in the future*. In regard to the Certified Technology Park, these include the Macomb 

Intermediate School District, Local Schools, and State Education tax. The amount to be transmitted to a LDFA is 

that portion of the tax levy of all of these applicable taxing bodies paid each year on real property.  Personal 

property taxes, although eligible, have been excluded from capture within the boundaries of this district.   

 

*Zoo and Detroit Institute of Arts (DIA) Millages are not eligible for tax capture under State Law….The 

City chooses to reimburse the Veterans millage.   

 

"Initial value" means the taxable value, of the property within the boundaries of the district 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 at the time the resolution is adopted.  "Captured value,” means the amount in any one year by 

which the current taxable value of the district, exceeds the initial value. Property for which a commercial facilities 

exemption certificate an industrial facilities exemption certificate, or a commercial housing facilities exemption 

certificate, is in effect shall not be considered to be property that is exempt from taxation and they will be included 

in the overall initial value of the district. Tax dollars accrued from any incremental increase in taxable value, as a 

result of new development or annual inflationary increases, above the initial value (base year total) will then be 

captured and used by the LDFA for projects in the district.  New taxable value resulting in personal property 

investment will be excluded from the tax increment-financing plan.  The proposed personal property investment 

is less than the real property investment and its eventual depreciation is counterintuitive to tax increment 

financing. 

 

Total Potential Revenue 

 

The total potential TIF revenue from school taxing units available to the LDFA from captured taxable value from 

TIF Revenue Project 1: BAE Systems was originally anticipated to total $3,350,470 per The Original Plan. The 

updated and revised figures provided in Table 5 of this plan provide a more accurate projection of incremental 
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value and associated TIF revenue, which is reduced to approximately $1.5 million now that the project is nearing 

completion.  The proposed Second Amended and Restated Development and Tax Increment Finance Plan will 

account for the reduction in projected TIF revenue from BAE, which represents a key source of funding for the 

incubator.  Additional revenue will be captured from Chrysler’s combined projects as needed to capture TIF 

revenues not to exceed $500,000 per year to fund the Incubator and SmartZone activities.  Note that local millage 

revenue from TIF Revenue Project 1: BAE Systems that is dedicated to provide for reimbursement of eligible 

costs associated with the redevelopment of the site at 34201 Van Dyke pursuant to the Original Development 

Plan and Tax Increment Plan (TIF Expenditure Project 1: BAE Systems) is not a part of the not to exceed amount 

and reimbursement of expenses will be limited to actual TIF Capture from local millages. This plan is no longer 

subjected to the $500,000 not to exceed amount for tax capture. 

 

To total potential TIF revenue from TIF Revenue Projects 1-3 (excluding local millages from BAE Systems) to 

fund TIF Expenditures for Projects 2 & 3 is $16 million and is detailed in Table 5-7.  This is based on a 0% 

projected inflationary growth and an incremental value increase totaling over $79 million upon the completion of 

all projects.  An annual not to exceed amount of $500,000 represents the maximum combined total from the both 

the newly identified projects at Chrysler Sterling Heights Assembly Plant and the previously identified project at 

BAE Systems (school capture only) to fund TIF Expenditure Projects 2 & 3, resulting in a total actual TIF 

Revenue Capture of approximately $6.6 million.  This plan is no longer subjected to the $500,000 not to exceed 

amount for tax capture. 
 

 TIF Revenue Project 1: BAE Systems 

Data presented in the attached Table 1 represents the anticipated capture on the taxable value for the District through 

the year 2025 from TIF Revenue Project 1: BAE Systems.   The base year, assessment year December 31, 2008 

(Fiscal Year 2009/2010), Taxable Value for the District is $3,921,700.  The basic assumptions in this table are a 

0% annual inflationary growth, and increment value ramping up to $12.1 million by tax year 2013. Tax increment 

from this project is projected to be approximately $100,000 from school millages to be applied to TIF Expenditure 

Projects 2 & 3, and $59,000 in local millages to be applied to TIF Expenditure Project 1: BAE Systems (see Tables 

5-6).  Potential revenue will increase upon expiration of PA 198 Tax Abatements on the project. 

 

 TIF Revenue Project 2: Chrysler Sterling Heights Assembly Paint Shop (Funds Project 2 SmartZone 

Activities and Project 3 LDFA Districtwide Improvements) 

Data presented in the attached Table 2  represents the anticipated capture on the taxable value for the District through 

the year 2025 from the TIF Revenue Project 2: Chrysler Sterling Heights Assembly Paint Shop.   The base year, 

assessment year December 31, 2008 (Fiscal Year 2009/2010), Taxable Value for the District is $19,872,400.  The 

basic assumptions in this table are a 0% annual inflationary growth, and increment value of $33 million by tax year 

2013.  Tax increment from this project is projected to be approximately $433,000 to be applied to TIF Expenditure 

Projects 2 & 3.  Potential revenue will increase upon expiration of PA 198 Tax Abatements on the project. Current 

projections indicate that less than 100% of the potential TIF revenue from this project will be required to reach a 

not to exceed amount of $500,000 in total TIF revenue from TIF Revenue Projects 1 & 2 to fund TIF Expenditure 

Projects 2 & 3. 

 

The Third Plan 
 

 TIF Revenue Project 3: Chrysler Sterling Heights Assembly Body Shop (Funds Project 2 SmartZone 

Activities and Project 3 LDFA Districtwide Improvements) 

Data presented in the attached Table 3 represents the anticipated capture on the taxable value for the District through 

the year 2025 from the TIF Revenue Project 3: Chrysler Sterling Heights Assembly Body Shop.   The base year, 

assessment year December 31, 2011 (Fiscal Year 2009/2010), Taxable Value for the District is $19,872,400.  The 

basic assumptions in this table are a 0% annual inflationary growth, and increment value ramping up to $30 million 

by tax year 2014. Tax increment from this project is projected to be approximately $708,000.  However, if the 

amount not to exceed $500,000 needed to cover TIF Expenditure Project 2 SmartZone Activities is reached by the 

combined TIF from TIF Revenue Project 1: BAE Systems project and TIF Revenue Project 2: Chrysler Paint Shop 

project, no TIF revenue will be derived from the Body Shop investment.  
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The Third Plan - The LDFA will no longer be subject to a not to exceed amount for TIF capture. 

 

 

 TIF Revenue Project 4: Sterling Enterprise Park (Funds Project 2 SmartZone Activities and Project 3 LDFA 

Districtwide Improvements) 

 

The TIF Plan will result in a reallocation of tax revenues from the local taxing jurisdictions to the LDFA.  The 

effect of this reallocation of revenue on all taxing bodies affected is detailed in Tables 10 and 11. 

 

Total Potential Expenditure 

 

TIF Expenditure Project 1: BAE Systems 

Project 1 will be funded from local millage revenue from TIF Revenue Project 1: BAE Systems.  Local millage 

revenue from this project is solely dedicated to provide for reimbursement of eligible costs associated with the 

redevelopment of the site at 34201 Van Dyke pursuant to the Original Development Plan and Tax Increment Plan.  

Local millage revenue dedicated to TIF Expenditure Project1 is not a part of the not to exceed amount of $500,000 

and reimbursement of expenses will be limited to actual TIF Capture from local millages.  Projected amount of 

local millage revenue from TIF Revenue Project1: BAE Systems is reflected in Table 5 (Local Capture) and Table 

6 (School Capture). 

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

TIF Expenditure Project 2: SmartZone Activities 

Of the “not to exceed” amount of $500,000, up to $285,000 per year of the total will be provided for the 

SmartZone Activities.  The amount of up to $285,000 will include building related expenses and incubator 

administration at 6633 18 Mile Road.  The balance, up to $215,000, may be provided annually for SmartZone 

activities, including reimbursement of up to 33% of Sterling Heights Economic Development Department 

personnel costs associated with the administration and management of the SmartZone, and other administrative 

and marketing costs. 

 

The Third Plan - The LDFA will no longer be subject to a not to exceed amount for TIF capture. 

 

Third Amended and Restated Plan -The estimated total cost for the implementation of Project 2 is 

approximately $29,500,000 as outlined in Chart 7 for Incubator Operations and Administration, facility improvements, 

infrastructure improvements, marketing, and programs dedicated to entrepreneurs.  As new projects occur within the 

certified technology park that require local redevelopment incentives, it has been the goal of the Sterling Heights 

LDFA to amend this plan to add school tax capture from these new projects. Revenue generated from the BAE 

Systems Project, The Chrysler Assembly Paint and Body Shop, and Sterling Enterprise Park fund SmartZone 

Related Activities.  
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Chart 6- TIF Capture Breakdown of Not To Exceed Amount (Per Third Plan – this is no longer 

applicable) 

 

Project Annual TIF Amount 

Macomb-OU Incubator $285,000 

SmartZone Administration, Management, and Marketing and 

Personnel Expense 
$215,000 

TOTAL NOT TO EXCEED AMOUNT $500,000* 

 

 

 

 

Chart 7 - Summary of TIF Revenue and TIF Expenditure (Per Third Plan – this is no longer applicable) 

 

TIF Revenue Project 
 

TIF Expenditure Project Amount 

Project 1: BAE Systems (local)    → Project 1: BAE Systems 
Limited to amount of 

local TIF 

Project 1. BAE Systems (school) 

}→ Project 2:  SmartZone Activities 

Limited to combined 

amount not to exceed 

$500,000 

Project 2: Chrysler SHAP Paint Shop 

Project 3. Chrysler SHAP Body Shop 
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Section 12(e) The maximum amount of note or bonded indebtedness to be incurred. (MCL 125.2162)(e)). 

 

 

TIF Expenditure Project 1: BAE Systems Land and Armaments L.P. 
Certain state, federal, and local grants, loans, loan guarantees and other funding sources will be pursued for 

financing the projects approved for the District. The Development Plan can be financed through the authorization, 

issuance, and sale of revenue bonds, general obligation bonds and tax increment bonds.  It is expected that the 

LDFA will be implemented on a “pay-as-you-go” basis as tax increment revenues are transmitted to the LDFA 

on an annual basis.  The LDFA intends to create a project fund to deposit captured tax increment revenues to be 

used to finance the projects described in the Development Plan as sufficient funds become available.  A bond for 

this project is unlikely; however, if the scenario were to occur the city will incur not to exceed the amount of 

projected TIF Revenue at that time in bond indebtedness, subject to inflationary increases, to finance a portion of 

the projects, or improvements.  

 

* The LDFA has no further obligation to pay costs relating to the BAE Land and Armaments L.P. and the TIF 

Revenue generated from the BAE Land and Armaments L.P. will be used to pay for eligible activities in other 

areas of the LDFA district to be better described in Chart 2 and Chart 3.  

 

 

TIF Expenditure Project 2:  SmartZone Activities 
Certain state, federal, and local grants, loans, loan guarantees and other funding sources will be pursued for 

financing the projects approved for the District. The Development Plan can be financed through the authorization, 

issuance, and sale of revenue bonds, general obligation bonds and tax increment bonds.  It is expected that the 

LDFA will be implemented on a “pay-as-you-go” basis as tax increment revenues are transmitted to the LDFA 

on an annual basis.  The LDFA intends to create a project fund to deposit captured tax increment revenues to be 

used to finance the projects described in the Development Plan as sufficient funds become available.  Operations 

expenses such as personnel costs are not bond eligible expenses. 

 

The estimated total cost for the implementation of Project 2 is approximately $29,500,000 as outlined in Chart 6 for 

Incubator Operations and Administration, facility improvements, infrastructure improvements, marketing, and programs 

dedicated to entrepreneurs.  As new projects occur within the certified technology park that require local 

redevelopment incentives, it has been the goal of the Sterling Heights LDFA to amend this plan to add school tax 

capture from these new projects. Revenue generated from the BAE Systems Project, The Chrysler Assembly Paint 

and Body Shop, and Sterling Enterprise Park fund SmartZone Related Activities.  

 

TIF Expenditure Project 4: Sterling Enterprise Park 

The original projected total cost for the implementation of the project as outlined in Chart 7 above is 

approximately $38,500,000 as outlined in Chart 8.  This amount represents broad category estimates for 

infrastructure improvements throughout the LDFA district, not just one singular parcel.  Establishing a large 

estimate gives the LDFA ultimate flexibility to spend within the categories up to the amount based on available 

revenues or potential bonding.   Given the credit of the City, the Authority is confident that financing could be 

arranged on terms favorable to the LDFA should the project require a bond issue. Revenue generated from the 

BAE Systems Project, The Chrysler Assembly Paint and Body Shop, and Sterling Enterprise Park fund LDFA 

District Improvements.  
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Section 12(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 by tax increment financing. (MCL 125.2162)(f)). 

 

 

Plan for TIF Expenditure Project 1: BAE Systems Land and Armaments L.P 

 

The city will use tax increment funds to pay or reimburse the city for operating and planning expenditures related 

to the creation of the Local Development Finance Authority and the tax increment finance and development plans.  

The estimated cost of the expenditures is $30,000. 

 

Plan for TIF Expenditure Project 2: SmartZone Activities 
 

The City will be reimbursed for tax increment funds for reasonable costs for personnel time necessary to support 

the SmartZone activities, up to 33%, and related SmartZone administration, management, etc.  Chart 4 details 

projected expenditures of the TIF funds including allocations for City cost reimbursement.  

 

Per the Third Plan $3.5 million is dedicated to administrative, operations, and planning. 

 

Plan for TIF Expenditure Project 3: LDFA District Wide Improvements 

 

The budgeted amount for planning is $500,000. 
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Section 12(g) The costs of the plan anticipated to be paid from tax increment revenues as received. (MCL 

125.2162)(g)). 

 

 

All of the costs of the public facilities identified in the development plan for TIF Expenditure Projects 1-4 are to 

be paid from tax increment revenues.   
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Section 12(h)  The duration of the development plan and tax increment plan. (MCL 125.2162)(h)). 

 

Project 1: BAE Systems Land and Armaments L. P. 

The duration of the Original Plan is 13 years or until the anticipated costs of the plan has been reimbursed to the 

eligible entity, pursuant to the Original Development Plan and Tax Increment Finance Plan.  Additionally, all 

bond indebtedness issued to fund LDFA projects and paid directly or indirectly from captured tax increment 

revenues will be retired commencing on its adoption by the City Council in February 2008 and terminating at the 

end of the LDFA’s fiscal year on June 30, 2022 unless the Development Plan and TIF Plan are amended to extend 

or shorten its duration. 

 

Project 2: SmartZone Activities 
The duration of this Development Plan and Tax Increment Finance Plan is 15 years as permitted by Public Act 

281 of 1986.  Local and State school millage capture for Certified Technology Parks cannot extend beyond this 

time period.  The end date for the Tax Increment Finance Plan for the Certified Technology Park is anticipated to 

be 2025 based on the ratified agreement with the State (Appendix p 60-61) 

 

Project 3: LDFA Districtwide Improvements (Sterling Enterprise Park) 

The duration of the Third Plan is 20 years starting in 2016 and ending in 2036. 
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Section 12(i)  An estimate of the impact of tax increment financing on the revenues of all taxing jurisdictions 

in which the eligible property is or is anticipated to be located. (MCL 125.2162)(i)). 

 

 

TIF Expenditure Project 1:  BAE Systems Land and Armaments L.P. 

The impact on local tax millages resulting from TIF Revenue Project 1: BAE Systems to fund TIF Expenditure 

Project 1: BAE Systems (in order to reimburse for eligible expenses needed to redevelop the property) is 

unchanged by The Second Plan  

 

TIF Expenditure Project 2: SmartZone Activities 

See Attached Revised Table 8 for Combined Tax Increment Revenue captured from all taxing jurisdictions.  This 

table is based on an assumption that the actual TIF capture will not exceed $500,000 to fund TIF Expenditure 

Projects 2 and that achieving this capture will not require capture of TIF resulting from the Chrysler Sterling 

Heights Assembly Body Shop (TIF Revenue Project 3), and will require less than 100% of the TIF Capture from 

the Sterling Heights Assembly Paint Shop (TIF Revenue Project 2) 

 

Per The Third Amended and Restated Plan there is no longer a “not to exceed” limitation on TIF capture.  

Please see Table 11 for the impact on school capture as it relates to Project 4 – Sterling Enterprise Park. 

 

TIF Expenditure Project 3: LDFA Districtwide Improvements  

See attached Table 10 for the impact of local millages resulting in new tax capture.  See attached Table 11 for the 

impact of school millages resulting in new tax capture. 
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Section 12(j)  A legal description of the eligible property to which the tax increment financing plan applies 

or shall apply upon qualification as eligible property. (MCL 125.2162)(j)). 

 

 

TIF Revenue Project 1: BAE Systems Land and Armaments L. P.  

This site is located within the LDFA District generally West of Van Dyke Avenue, North of 14 Mile and South 

of 15 Mile. 

 

Parcel ID Number: 

10-33-276-004 

 

Parcel Address: 

34201 Van Dyke 

  

Parcel Description: 
THAT PART OF LAND IN THE NORTHEAST 1/4 OF SECTION 33, TOWN 2 NORTH, RANGE 12 EAST, CITY OF STERLING HEIGHTS, 

MACOMB COUNTY, MICHIGAN 

T2N, R12E, SEC 33; S 60.0 ACRES OF E 1/2 OF NE 1/4; EXC THAT PART LYING N OF LINE DESC AS FOLL; COMM AT NE COR SEC 33; 
TH S01*40'23"E 891.36 FT ALG E SEC LINE TO POB; TH S88*10'34"W 1340.39 FT TO POE, EXC THAT PART FOR VAN DYKE; ALSO 
BEG AT SW COR OF E 1/2 OF NE 1/4 SEC 33; TH N88*44'40"W 1004.32 FT; TH N02*21'40"W 1313.12 FT; TH S89*13'20"E 997.94 FT; 
TH S02*04'W 1321.34 FT TO POB. 81.60 A. SPLIT FROM 1033276002 FOR 1988 

 

TIF Revenue Projects 2 & 3: Chrysler Sterling Heights Assembly Plant 

This site is located within the LDFA district at 38111 Van Dyke generally located west of Van Dyke Avenue, 

north of Metro Parkway, and south of 17 Mile Road.   

 

Parcel ID Number:  

10-21-400-012 

 

Parcel Address: 

38111 Van Dyke 

Zip Code: 48312 

 

Parcel Description: 
T2N, R12E, SEC 21 E 1/2 OF SEC 21, EXC M.C.R.R. R/W; ALSO EXC BEG AT SE COR SEC 21; TH N0*10'W 330.0 FT; TH S89*17'00"W 

665.20 FT; TH S00*06'00"W 330.0 FT; TH N89*17'00"E 666.0 FT TO POB; ALSO EXC M-53 R/W DESC AS BEG AT NE COR SEC 21; TH 

S01*28'59"E 2688.46 FT; TH S02*00'29"E 2288.07 FT; TH S87*16'37"W 77.0 FT; TH N02*00'29"W 2288.07 FT; TH N88*07'16"E 478.41 FT TO 

POB; ALSO EXC COM AT SE COR SEC 21; TH W 660.O FT TO POB; TH N00*06'00"E 60.01 FT; TH S89*20'50"W 1951.12 FT; TH 

S00*09'20"W 60.01 FT; TH N89*20'50"E 1951.18 FT TO POB; ALSO EXC COMM AT INTERSECTION OF S SEC LINE & E R/W LINE OF 

M.C.R.R.; TH N00*09'20"E 60.01 FT TO POB; TH N00*09'20"E 600.0 FT; TH N89*20'50"E 490.0 FT; TH S00*09'20"W 600.0 FT; TH 

S89*20'50"W 490.0 FT TO POB. ALSO EXC: T2N, R12E SEC 21 COMM AT NE 1/4 COR SEC 21; TH S01*29'12"E 60.0 FT; TH S88*07'16"W 

110.0 FT TO POB; TH S01*29'12"E 391.45 FT; TH S88*31'01"W 143.14 FT; TH N01*28'59"W 110.0 FT; TH N46*40'52"W 141.58 FT; TH 

S88*07'16"W 195.0 FT; TH N01*52'44"W 180.0 FT; TH N88*07'16"E 439.82 FT TO POB. SPLIT FROM -008 FOR 2002 
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Project 4: Sterling Enterprise Park 7191 Seventeen Mile Road 

 

The site is located along Seventeen Mile Road, which acts as the southern boundry.  Adjacent and contiguous to 

the east, by a small amount of frontage, is Van Dyke.  Ford Axel Facility is immediately adjacent to the west, 

which is bounded by the Conrail service line.   

 

Parcel ID Number: 

10-16-401-005-000 

 

Parcel Description 

 
T2N, R12E SEC 16 COMM AT SE COR SEC 16; TH N89*23'00"W 1325.88 FT TO POB; TH N89*23'00"W 1309.05 FT; TH 

N00*06'37"E 2598.68 FT;TH N00*00'57"E 1317.08 FT; TH S89*36'02"E 1329.40 FT;TH S00*29'29"W 1314.36 FT; TH 

S00*21'08"W 33.63FT; TH S89*24'55"E 241.86 FT; TH S38*57'44"E 168.59 FT;TH N89*24'55"W 348.67 FT; TH S00*21'08"W 

660.99 FT;TH S89*28'16"E 596.50 FT; TH S00*10'24"W 99.30 FT; TH S89*11'13"E 411.84 FT; TH S00*10'00"W 65.0 FT; TH 

S89*30'28"E 222.86 FT; TH S00*40'23"W 327.65 FT;TH N88*52'45"W 554.92 FT; TH S00*41'01"W 905.65 FT; TH N89*23'00"W 

167.27 FT; TH N00*33'33"E 260.00 FT; TH S89*23'00"W 335.17 FT; TH N00*21'24"E 42.98 FT:TH S59*19'00"W 195.74 FT; TH 

S00*14'00" W 590.24 FTTO POB. 142.36 AC. 02-21-05: Split/Comb 10-16-476-008 & 10-16-401-004 into 10-16-476-029 & 10-16-

401-005 

 

Parcel ID 

10-16-426-021-000 

 

Parcel Description 
T2N, R12E, SEC 16: COMM AT E 1/4 COR SEC 16; TH S 925.0 FT ALG E SEC LINE; TH S89*53'56"W 355.0 FT TO POB; TH 

CONT S89*53'56"W 385.16 FT; TH N00*24'42"W 100.0 FT; TH S89*53'56"W 598.62 FT; TH N00*10'25"W 495.0 FT; TH 

N89*53'56"E 986.0 FT; TH S 595.0 FT TO POB. 12.08 AC SPLIT & COMB FROM -006, -015, -017 & -019 FOR 1997 
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Section 12(k)  An estimate of the number of jobs to be created as a result of implementation of the tax 

increment-financing plan. (MCL 125.2162)(k)). 

 

 

TIF Expenditure Project 1: BAE Systems Land and Armaments L.P. 

BAE Systems announced that 600 high tech jobs would be created  at the site after completion with an average 

annual wage of $82,000. 

 

TIF Expenditure Project 2: SmartZone Activities 
It is projected that by 2016 the Macomb OU-INCubator (now referred to as SmartZone activities under the Third 

Amended and Restated Plan) will serve 45 companies creating up to 609 direct jobs and an additional 305 indirect 

jobs for a total impact of 914 jobs for the local community.   Various SmartZone activities will compliment and 

support Macomb-OU Incubator in achieving this goal.  

 

TIF Expenditure Project 3: LDFA Districtwide Improvements (Sterling Enterprise Park) 

It is anticipated that 1,500 jobs will be created at Sterling Enterprise Park upon completion.  It is also anticipated 

that after undertaken improvements throughout the LDFA district that another 1,000 jobs will be created over 20 

years.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



54 
 

Section 12(l) The proposed boundaries of a certified technology park to be created under an agreement 

proposed to be entered into pursuant to section 12a, an identification of the real property within the 

certified technology park to be included in the tax increment financing plan for purposes of determining 

tax increment revenues, and whether personal property located in the certified technology park is exempt 

from determining tax increment revenues. (MCL 125.2162)(l)). 

 

 

The legal description of the Certified Technology Park is described below and attached as Map 1: 

 

Section 4: 

The East half of the West half of Section 4, Also Parcel Numbers 10-04-251-004, 10-04-401-001, 10-

04-451-002, 10-04-451-003, 10-04-451-005, 10-04-451-006 

 

Section 8: 

Parcel Numbers 10-08-426-009, 10-08-426-014, 10-08-426-016, 10-08-476-010, 10-08-476-004, 10-08-

476-013, 10-08-476-012, 10-08-476-011 

 

Section 9: 

All of Section 9 Excluding the following Parcel Numbers 10-09-226-011, 10-09-200-040, 10-09-200-

045, 10-09-200-046, 10-09-200-011, 10-09-200-031, 10-09-200-044, 10-09-200-043, 10-09-200-016, 

10-09-200-010, 10-09-277-007, 10-09-276-016, 10-09-200-028 

 

All of Section 16 

 

Section 17: 

All of the platted subdivision named Parkridge Industrial Sub. No. 1, Parkridge Industrial Sub. No. 2, 

Parkridge Industrial Sub. No. 3, and Parkridge Industrial Sub. No. 4 

 

 Also Parcel Numbers 10-17-200-007, 10-17-226-032, 10-17-226-004, 10-17-226-045, 

10-17-226-046, 10-17-226-047, 10-17-226-048, 10-17-226-049, 10-17-276-006, 10-17-276-006, 10-17-

200-006, 10-17-276-008 

 

 All of Section 21 

 All of Section 28 

 All of Section 33 

 

The property to which the tax increment finance plan applies for purpose of determining tax increment revenues 

is the real property for TIF Revenue Project 1:BAE Systems, TIF Revenue Project 2: Chrysler Sterling Heights 

Assembly Paint Shop, and TIF Revenue Project 3: Chrysler Sterling Heights Assembly Body Shop described in 

section 12(j).  Within the Certified Technology Park boundaries other tax increment finance plans will likely be 

approved on a project-by-project basis.  Personal property is exempt from capture from the tax increment 

finance plan.  
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5.0 Appendix 

 
 

 

 

Table 1 

Estimated Capture Value 

TIF Revenue Project 1 

BAE Systems 

Tax  

Year 

Fiscal Year 

Ending 
New Taxable Value 

Base Year  

Amount* 

 Captured 

Value 

(A.K.A.  

Increment Value)  

2011 2012 6,676,651 3,921,700 2,754,950 

2012 2013 13,695,050 3,921,700 9,773,350 

2013 2014 16,018,950 3,921,700 12,097,250 

2014 2015 16,018,950 3,921,700 12,097,250 

2015 2016 16,018,950 3,921,700 12,097,250 

2016 2017 16,018,950 3,921,700 12,097,250 

2017 2018 16,018,950 3,921,700 12,097,250 

2018 2019 16,018,950 3,921,700 12,097,250 

2019 2020 16,018,950 3,921,700 12,097,250 

2020 2021 16,018,950 3,921,700 12,097,250 

2021 2022 16,018,950 3,921,700 12,097,250 

2022 2023 16,018,950 3,921,700 12,097,250 

2023 2024 16,018,950 3,921,700 12,097,250 

2024 2025 16,018,950 3,921,700 12,097,250 

2025 2026 16,018,950 3,921,700 12,097,250 

 

Updated Information as of Dec. 31 2015 

 

Current Taxable Value - $13,270,800 

 

Current Tax Increment Value - $7,020,100  
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Table 2 

Estimated Capture of Value 

TIF Revenue Project 2: Chrysler Sterling Heights Assembly Paint Shop 

 

Tax  

Year 

Fiscal Year 

Ending 
New Taxable Value 

Base Year  

Amount* 

Captured 

Value 

(A.K.A.  

Increment Value) 

2013 2014 52,800,000 19,827,400 32,972,600 

2014 2015 52,800,000 19,827,400 32,972,600 

2015 2016 52,800,000 19,827,400 32,972,600 

2016 2017 52,800,000 19,827,400 32,972,600 

2017 2018 52,800,000 19,827,400 32,972,600 

2018 2019 52,800,000 19,827,400 32,972,600 

2019 2020 52,800,000 19,827,400 32,972,600 

2020 2021 52,800,000 19,827,400 32,972,600 

2021 2022 52,800,000 19,827,400 32,972,600 

2022 2023 52,800,000 19,827,400 32,972,600 

2023 2024 52,800,000 19,827,400 32,972,600 

2024 2025 52,800,000 19,827,400 32,972,600 

2025 2026 52,800,000 19,827,400 32,972,600 

 

 

Updated Information as of Dec. 31 2015 

 

Current Taxable Value - $21,357,363 

 

Current Tax Increment Value - $21,357,363 

 

The Base Year Amount for the FCA Paint Facility should be $0.  Previously $19,827,400 was mistakenly used 

as the base value.   
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Table 3 

Estimated Capture of Value 

TIF Revenue Project 3: Chrysler Sterling Heights Assembly Body Shop 

 

Tax  

Year 

Fiscal Year 

Ending 
New Taxable Value 

Base Year  

Amount* 

Captured 

Value 

(A.K.A.  

Increment Value) 

2014 2015 50,300,000 19,827,400 30,472,600 

2015 2016 50,300,000 19,827,400 30,472,600 

2016 2017 50,300,000 19,827,400 30,472,600 

2017 2018 50,300,000 19,827,400 30,472,600 

2018 2019 50,300,000 19,827,400 30,472,600 

2019 2020 50,300,000 19,827,400 30,472,600 

2020 2021 50,300,000 19,827,400 30,472,600 

2021 2022 50,300,000 19,827,400 30,472,600 

2022 2023 50,300,000 19,827,400 30,472,600 

2023 2024 50,300,000 19,827,400 30,472,600 

2024 2025 50,300,000 19,827,400 30,472,600 

2025 2026 50,300,000 19,827,400 30,472,600 

 

 

Updated Information as of Dec. 31 2015 

 

Current Taxable Value - $36,325,651 

 

Current Tax Increment Value - $16,498,251 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



58 
 

Table 4 

Estimated Capture of Value 

TIF Revenue Project 4: Sterling Enterprise Park 

 

 

 
 

 

 

 

Year Fiscal Year
Initial Taxable 

Value *

Building 

Taxable Value 

Tax Increment 

Value Assuming 

50% Abatement

Land Taxable 

Value

Total New 

Taxable Value

Tax Increment 

Value

1 2015/2016  $    2,818,200.00  $     4,760,536.00  $   4,760,536.00  $      1,942,336.00 

2 2016/2017  $    2,818,200.00  $     7,180,536.00  $   7,180,536.00  $      4,362,336.00 

3 2017/2018  $    2,818,200.00  $10,000,000.00  $        5,000,000.00  $     9,600,536.00  $ 14,600,536.00  $    11,782,336.00 

4 2018/2019  $    2,818,200.00  $20,500,000.00  $      10,250,000.00  $   10,080,562.80  $ 19,850,536.00  $    17,032,336.00 

5 2019/2020  $    2,818,200.00  $31,525,000.00  $      15,762,500.00  $   10,584,590.94  $ 25,363,036.00  $    22,544,836.00 

6 2020/2021  $    2,818,200.00  $43,101,250.00  $      21,550,625.00  $   11,113,820.49  $ 31,151,161.00  $    28,332,961.00 

7 2021/2022  $    2,818,200.00  $55,256,312.50  $      27,628,156.25  $   11,669,511.51  $ 37,228,692.25  $    34,410,492.25 

8 2022/2023  $    2,818,200.00  $58,019,128.13  $      29,009,564.06  $   12,252,987.09  $ 38,610,100.06  $    35,791,900.06 

9 2023/2024  $    2,818,200.00  $60,920,084.53  $      30,460,042.27  $   12,865,636.44  $ 40,060,578.27  $    37,242,378.27 

10 2024/2025  $    2,818,200.00  $63,966,088.76  $      31,983,044.38  $   13,508,918.26  $ 41,583,580.38  $    38,765,380.38 

11 2025/2026  $    2,818,200.00  $67,164,393.20  $      33,582,196.60  $   14,184,364.18  $ 43,182,732.60  $    40,364,532.60 

12 2026/2027  $    2,818,200.00  $70,522,612.86  $      35,261,306.43  $   14,893,582.39  $ 44,861,842.43  $    42,043,642.43 

13 2027/2028  $    2,818,200.00  $74,048,743.50  $      37,024,371.75  $   15,638,261.50  $ 46,624,907.75  $    43,806,707.75 

14 2028/2029  $    2,818,200.00  $77,751,180.67  $      38,875,590.34  $   16,420,174.58  $ 48,476,126.34  $    45,657,926.34 

15 2029/2030  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 

16 2030/2031  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 

17 2031/2032  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 

18 2032/2033  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 

19 2034/2035  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 

20 2035/2036  $    2,818,201.00  $81,638,739.71  $      40,819,369.85  $   17,241,183.31  $ 50,419,905.85  $    47,601,705.85 
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Table 5a Estimated Tax Increment Revenue from Local Millages –Project 1: BAE Systems 

Tax Year 

Fiscal  

Year 

Ending 

New Taxable 

Value 
Base Value 

Tax Increment 

Value 
City 

Macomb 

County 

County Zoo 

Authority 

Veterans 

Operations 
HCMA SMART 

Macomb Community 

College 

Operating 

TIF Revenue 

2009 2010 3,832,200 3,921,700 0 0 0 0 0 0 0 0 0 

2010 2011 3,331,600 3,921,700 0 0 0 0 0 0 0 0 0 

2011 2012 6,676,650 3,921,700 2,754,950 8,736 3,146 69 28 148 406 979 13,512 

2012 2013 13,695,050 3,921,700 9,773,350 30,993 11,162 244 98 524 1,442 3,472 47,936 

2013 2014 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2014 2015 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2015 2016 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2016 2017 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2017 2018 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2018 2019 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2019 2020 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2020 2021 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2021 2022 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2022 2023 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2023 2024 16,018,950 3,921,700 12,097,250 38,363 13,817 302 121 649 1,784 4,298 59,334 

2024* 2025 16,018,950 3,921,700 12,097,250 76,726 27,633 605 242 1,298 3,569 8,596 118,669 

2025 2026 16,018,950 3,921,700 12,097,250 76,726 27,633 605 242 1,298 3,569 8,596 118,669 

    TOTAL 615,172 221,557 4,850 1,940 10,407 28,613 68,924 951,463 

*This project has a PA 198 tax abatement that will expire in 2024.   
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Table 5b Updated 2016 –Project 1: BAE Systems 
 

 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Local Tax Capture - BAE Facility 

Year Fiscal Year
Initial 

Taxable 

Value 

Tax Increment 

Value - 50% 

Abatement

City County

Macomb 

Intermediate 

School District

Macomb 

Community 

College

Huron Clinton 

Metro 

Authority

S.M.A.R.T
Total Annual 

Capture

0.0151858 0.0045685 0.002943 0.0014212 0.0002146 0.001

1 2016/2017 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

2 2017/2018 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

3 2018/2019 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

4 2019/2020 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

5 2020/2021 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

6 2021/2022 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

7 2022/2023 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

8 2023/2024 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

9 2024/2025 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

10 2025/2026 -$              7,020,100.0$        106,606$            32,071$               20,660$               9,977$             1,507$           7,020$             177,841$            

1,066,058$         320,713$            206,602$            99,770$           15,065$        70,201$           1,778,409$         
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Table 6a- Estimated Tax Increment Revenue from School Millages –Project 1: BAE Systems  

Tax Year 
Fiscal Year 

Ending 

New Taxable 

Value 
Base Value 

Tax Increment 

Value 

Warren Consolidated 

School 

Macomb County 

ISD 
State Education Tax SHLDFA Revenue 

2011 2012 6,676,650 3,921,700 2,754,950 $12,397 $2,027 $8,265 $22,689 

2012 2013 13,695,050 3,921,700 9,773,350 $43,980 $7,191 $29,320 $80,491 

2013 2014 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2014 2015 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2015 2016 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2016 2017 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2017 2018 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2018 2019 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2019 2020 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2020 2021 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2021 2022 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2022 2023 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2023 2024 16,018,950 3,921,700 12,097,250 $54,438 $8,901 $36,292 $99,630 

2024* 2025 16,018,950 3,921,700 12,097,250 $108,875 $17,801 $36,292 $162,968.10 

2025 2026 16,018,950 3,921,700 12,097,250 $108,875 $17,801 $36,292 $162,968.10 

    TOTAL $872,945 $142,731 $509,381 $1,525,046 

*This project has a PA 198 tax abatement that will expire in 2024.  The State Education Tax was not abated. 
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Table 6b – 2016 Updated School TIF Capture – BAE Systems 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Fiscal Year

Initial 

Taxable 

Value 

Tax Increment 

Value - 50% 

Abatement
Local Schools State Education

Total Annual 

Capture

0.009 0.003

1 2016/2017 -$              7,020,100.0$        63,181$               21,060$               84,241$               

2 2017/2018 -$              7,020,100.0$        63,181$               21,060$               84,241$               

3 2018/2019 -$              7,020,100.0$        63,181$               21,060$               84,241$               

4 2019/2020 -$              7,020,100.0$        63,181$               21,060$               84,241$               

5 2020/2021 -$              7,020,100.0$        63,181$               21,060$               84,241$               

6 2021/2022 -$              7,020,100.0$        63,181$               21,060$               84,241$               

7 2022/2023 -$              7,020,100.0$        63,181$               21,060$               84,241$               

8 2023/2024 -$              7,020,100.0$        63,181$               21,060$               84,241$               

9 2024/2025 -$              7,020,100.0$        63,181$               21,060$               84,241$               

10 2025/2026 -$              7,020,100.0$        63,181$               21,060$               84,241$               
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Table 6c –15 Year SmartZone Extension – BAE Systems 

 

 

 

Year Fiscal Year Tax Increment Value - 

50% Abatement
Local School

State 

Education

Total Annual 

Capture

11 2026/2027 7,020,100.0$             63,181$            21,060$         84,241$              

12 2027/2028 7,020,100.0$             63,181$            21,060$         84,241$              

13 2028/2029 7,020,100.0$             63,181$            21,060$         84,241$              

14 2029/2030 7,020,100.0$             63,181$            21,060$         84,241$              

15 2030/2031 7,020,100.0$             63,181$            21,060$         84,241$              

16 2031/2032 7,020,100.0$             63,181$            21,060$         84,241$              

17 2032/2033 7,020,100.0$             63,181$            21,060$         84,241$              

18 2033/2034 7,020,100.0$             63,181$            21,060$         84,241$              

19 2034/2035 7,020,100.0$             63,181$            21,060$         84,241$              

20 2035/2036 7,020,100.0$             63,181$            21,060$         84,241$              

21 2035/2037 7,020,100.0$             63,181$            21,060$         84,241$              

22 2035/2038 7,020,100.0$             63,181$            21,060$         84,241$              

23 2035/2039 7,020,100.0$             63,181$            21,060$         84,241$              

24 2035/2040 7,020,100.0$             63,181$            21,060$         84,241$              

25 2035/2041 7,020,100.0$             63,181$            21,060$         84,241$              

947,714$          315,905$       1,263,618$        
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Table 7a Estimated TOTAL Tax Increment Revenue – TIF Revenue Project 2: Chrysler Sterling Heights Assembly Plant Paint Shop 

Tax  

Year 

Fiscal 

Year 

Ending 

New 

Taxable 

Value 

Base 

Value 

Captured 

Value 

A.K.A.  

Increment Value 

City 

Utica Comm. 

School 

(Sum. + Win.) 

Macomb 

County ISD 

Macomb 

County 

County Zoo 

Authority 

Veterans 

Operations 
HCMA SMART MCC 

State 

Education 

Tax 

TIF 

Revenue 

2013 2014 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2014 2015 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2015 2016 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2016 2017 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2017 2018 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2018 2019 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2019 2020 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2020 2021 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2021 2022 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2022 2023 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2023 2024 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2024 2025 52,800,000 19,827,400 32,972,600 104,563 147,813 24,260 37,659 824 330 1,769 4,863 11,715 98,918 432,713 

2025 2026 52,800,000 19,827,400 32,972,600 209,125 295,626 48,519 75,318 1,649 659 3,538 9,727 23,430 98,918 766,509 

    TOTAL 1,463,881 2,069,382 339,639 527,226 11,537 4,619 24,766 68,083 164,010 1,285,934 5,959,065 

*This project has a PA 198 tax abatement that will expire in 2025.  The State Education Tax was not abated. 
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Table 7b – Updated 2016 Local Capture – FCA Paint Facility 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year Fiscal Year
Initial 

Taxable 

Value **

Tax Increment 

Value - 50% 

Abatement

City County

Macomb 

Intermediate 

School District

Macomb 

Community 

College

Huron Clinton 

Metro 

Authority

S.M.A.R.T
Total Annual 

Capture

0.0151858 0.0045685 0.002943 0.0014212 0.0002146 0.001

1 2016/2017 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

2 2017/2018 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

3 2018/2019 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

4 2019/2020 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

5 2020/2021 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

6 2021/2022 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

7 2022/2023 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

8 2023/2024 -$              21,357,363.0$     324,329$            97,571$               62,855$               30,353$           4,583$           21,357$           541,048$            

9 2024/2025 -$              42,714,726.0$     648,657$            195,142$            125,709$            60,706$           9,167$           42,715$           1,082,096$         

10 2025/2026 -$              42,714,726.0$     648,657$            195,142$            125,709$            60,706$           9,167$           42,715$           1,082,096$         

3,891,944$         1,170,853$         754,257$            364,237$        54,999$        256,288$        6,492,579$         
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Table 7c – 2016 Updated School TIF Capture – FCA Paint Facility 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

School Tax Capture - FCA Paint Facility 

Year Fiscal Year

Initial 

Taxable 

Value

Tax Increment 

Value - 50% 

Abatement

City County
Total Annual 

Capture

0.009 0.003

1 2016/2017 -$              21,357,363$         192,216$            64,072$               256,288$            

2 2017/2018 -$              21,357,363$         192,216$            64,072$               256,288$            

3 2018/2019 -$              21,357,363$         192,216$            64,072$               256,288$            

4 2019/2020 -$              21,357,363$         192,216$            64,072$               256,288$            

5 2020/2021 -$              21,357,363$         192,216$            64,072$               256,288$            

6 2021/2022 -$              21,357,363$         192,216$            64,072$               256,288$            

7 2022/2023 -$              21,357,363$         192,216$            64,072$               256,288$            

8 2023/2024 -$              21,357,363$         192,216$            64,072$               256,288$            

9 2024/2025 -$              21,357,363$         192,216$            64,072$               256,288$            

10 2025/2026 -$              21,357,363$         192,216$            64,072$               256,288$            
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Table 7d – 15 year SmartZone Extension – FCA Paint Facility  
 

 
 

 

 

 

 

 

 

 

 

 

Year
Fiscal 

Year

Initial 

Taxable 

Value 

Tax Increment 

Value - 50% 

Abatement
City County

Total 

Annual 

Capture

11 2026/2027 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

12 2027/2028 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

13 2028/2029 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

14 2029/2030 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

15 2030/2031 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

16 2031/2032 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

17 2032/2033 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

18 2033/2034 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

19 2034/2035 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

20 2035/2036 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

21 2035/2037 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

22 2035/2038 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

23 2035/2039 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

24 2035/2040 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 

25 2035/2041 -$         21,357,363.0$  192,216$ 64,072$   256,288$ 
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Table 8a Estimated TOTAL Tax Increment Revenue – TIF Revenue Project 3: Chrysler Sterling Heights Assembly Plant Body Shop 

Tax  

Year 

Fiscal 

Year 

Ending 

New 

Taxable 

Value 

Base 

Value 

Captured 

Value 

A.K.A.  

Increment Value 

City 

Utica Comm. 

School 

(Sum. + Win.) 

Macomb 

County ISD 

Macomb 

County 

County Zoo 

Authority 

Veterans 

Operations 
HCMA SMART MCC 

State 

Education 

Tax 

 

TIF 

Revenue 

2014 2015 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2015 2016 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2016 2017 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2017 2018 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2018 2019 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2019 2020 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2020 2021 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2021 2022 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2022 2023 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2023 2024 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2024 2025 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

2025 2026 50,300,000 19,827,400 30,472,600 193,284.65 273,211 44,840 69,607 1,524 609 3,270 8,989 21,654 91,418 $708,407  

    TOTAL $543,331.50 $3,278,535 $538,085 $835,284 $18,284 $7,313 $39,237 $107,873 $259,846 $1,097,014 $8,500,880 

*This project does not have a real property tax abatement as of the time this plan was prepared. 
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Table 8b – 2016 Updated Local TIF Capture – FCA Body Shop 
 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Local Tax Capture - FCA Body Shop 

Year Fiscal Year
Initial 

Taxable 

Value **

Tax Increment 

Value - 50% 

Abatement

City County

Macomb 

Intermediate 

School District

Macomb 

Community 

College

Huron Clinton 

Metro 

Authority

S.M.A.R.T
Total Annual 

Capture

0.0151858 0.0045685 0.002943 0.0014212 0.0002146 0.001

1 2016/2017 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

2 2017/2018 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

3 2018/2019 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

4 2019/2020 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

5 2020/2021 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

6 2021/2022 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

7 2022/2023 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

8 2023/2024 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

9 2024/2025 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

10 2025/2026 -$              16,498,251$         250,539$            75,372$               48,554$               23,447$           3,541$           16,498$           417,952$            

2,505,391$         753,723$            485,544$            234,473$        35,405$        164,983$        4,179,518$         
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Table 8c – 2016 Updated School TIF Capture – FCA Body Shop 

 

 

 
 

 

 

School Tax Capture - FCA Body Shop 

Year Fiscal Year

Tax Increment 

Value - 50% 

Abatement
City County

Total Annual 

Capture

0.009 0.003

1 2016/2017 16,498,251.0$     148,484$            49,495$               197,979$            

2 2017/2018 16,498,251.0$     148,484$            49,495$               197,979$            

3 2018/2019 16,498,251.0$     148,484$            49,495$               197,979$            

4 2019/2020 16,498,251.0$     148,484$            49,495$               197,979$            

5 2020/2021 16,498,251.0$     148,484$            49,495$               197,979$            

6 2021/2022 16,498,251.0$     148,484$            49,495$               197,979$            

7 2022/2023 16,498,251.0$     148,484$            49,495$               197,979$            

8 2023/2024 32,996,502.0$     296,969$            98,990$               395,958$            

9 2024/2025 32,996,502.0$     296,969$            98,990$               395,958$            

10 2025/2026 32,996,502.0$     296,969$            98,990$               395,958$            
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Table 8d – 15 Year SmartZone Extension – FCA Body Shop 

  

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year
Fiscal 

Year

Tax Increment 

Value - 50% 

Abatement
City County

Total 

Annual 

Capture

11 2026/2027 32,996,502$     296,969$ 98,990$   395,958$ 

12 2027/2028 32,996,502$     296,969$ 98,990$   395,958$ 

13 2028/2029 32,996,502$     296,969$ 98,990$   395,958$ 

14 2029/2030 32,996,502$     296,969$ 98,990$   395,958$ 

15 2030/2031 32,996,502$     296,969$ 98,990$   395,958$ 

16 2031/2032 32,996,502$     296,969$ 98,990$   395,958$ 

17 2032/2033 32,996,502$     296,969$ 98,990$   395,958$ 

18 2033/2034 32,996,502$     296,969$ 98,990$   395,958$ 

19 2034/2035 32,996,502$     296,969$ 98,990$   395,958$ 

20 2035/2036 32,996,502$     296,969$ 98,990$   395,958$ 

21 2035/2037 32,996,502$     296,969$ 98,990$   395,958$ 

22 2035/2038 32,996,502$     296,969$ 98,990$   395,958$ 

23 2035/2039 32,996,502$     296,969$ 98,990$   395,958$ 

24 2035/2040 32,996,502$     296,969$ 98,990$   395,958$ 

25 2035/2041 32,996,502$     296,969$ 98,990$   395,958$ 
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Table 9a projected local tax increment revenues from TIF Revenue Project 4: Sterling Enterprise Park. 

 

 
 

 

 

 

 

Year
Assessment 

Year

Fiscal 

Year
Initial 

Taxable 

Value *
Real Property 

Investment

Building 

Taxable Value 

Tax Increment 

Value 

Assuming 50% 

Abatement

Land 

Taxable 

Value Total New 

Taxable Value

Tax Increment 

Value City County

Macomb 

Intermediate 

School District

Macomb 

Community 

College

Huron 

Clinton Metro 

Authority S.M.A.R.T

Total Annual 

Capture

0.0151858 0.0045685 0.002943 0.0014212 0.0002146 0.001

1 2015 2015/2016 2,818,200$ 4,760,536$    4,760,536$     1,942,336$            29,496$               8,874$                 5,716$                 2,760$             417$              1,942$             49,205$               

2 2016 2016/2017 2,818,200$ 7,180,536$    7,180,536$     4,362,336$            66,246$               19,929$               12,838$               6,200$             936$              4,362$             110,511$            

3 2017 2017/2018 2,818,200$ 20,000,000$    10,000,000$    5,000,000$    9,600,536$    14,600,536$   14,600,536$          221,721$            66,703$               42,969$               20,750$           3,133$           14,601$           369,877$            

4 2018 2018/2019 2,818,200$ 20,000,000$    20,500,000$    10,250,000$ 10,080,563$ 19,850,536$   19,850,536$          301,446$            90,687$               58,420$               28,212$           4,260$           19,851$           502,876$            

5 2019 2019/2020 2,818,200$ 20,000,000$    31,525,000$    15,762,500$ 10,584,591$ 25,363,036$   25,363,036$          385,158$            115,871$            74,643$               36,046$           5,443$           25,363$           642,524$            

6 2020 2020/2021 2,818,200$ 20,000,000$    43,101,250$    21,550,625$ 11,113,820$ 31,151,161$   31,151,161$          473,055$            142,314$            91,678$               44,272$           6,685$           31,151$           789,155$            

7 2021 2021/2022 2,818,200$ 20,000,000$    55,256,313$    27,628,156$ 11,669,512$ 37,228,692$   37,228,692$          565,347$            170,079$            109,564$            52,909$           7,989$           37,229$           943,118$            

8 2022 2022/2023 2,818,200$ 58,019,128$    29,009,564$ 12,252,987$ 38,610,100$   38,610,100$          586,325$            176,390$            113,630$            54,873$           8,286$           38,610$           978,114$            

9 2023 2023/2024 2,818,200$ 60,920,085$    30,460,042$ 12,865,636$ 40,060,578$   40,060,578$          608,352$            183,017$            117,898$            56,934$           8,597$           40,061$           1,014,859$         

10 2024 2024/2025 2,818,200$ 63,966,089$    31,983,044$ 13,508,918$ 41,583,580$   41,583,580$          631,480$            189,975$            122,380$            59,099$           8,924$           41,584$           1,053,441$         

11 2025 2025/2026 2,818,200$ 67,164,393$    33,582,197$ 14,184,364$ 43,182,733$   43,182,733$          655,764$            197,280$            127,087$            61,371$           9,267$           43,183$           1,093,952$         

12 2026 2026/2027 2,818,200$ 70,522,613$    35,261,306$ 14,893,582$ 44,861,842$   44,861,842$          681,263$            204,951$            132,028$            63,758$           9,627$           44,862$           1,136,490$         

13 2027 2027/2028 2,818,200$ 74,048,743$    37,024,372$ 15,638,262$ 46,624,908$   46,624,908$          708,037$            213,006$            137,217$            66,263$           10,006$        46,625$           1,181,153$         

14 2028 2028/2029 2,818,200$ 77,751,181$    38,875,590$ 16,420,175$ 48,476,126$   48,476,126$          736,149$            221,463$            142,665$            68,894$           10,403$        48,476$           1,228,051$         

15 2029 2028/2030 2,818,201$ 81,638,740$    40,819,370$ 17,241,183$ 50,419,906$   50,419,906$          765,667$            230,343$            148,386$            71,657$           10,820$        50,420$           1,277,293$         

16 2030 2028/2031 2,818,202$ 85,720,677$    42,860,338$ 17,241,184$ 52,460,874$   52,460,874$          796,660$            239,668$            154,392$            74,557$           11,258$        52,461$           1,328,997$         

17 2031 2028/2032 2,818,203$ 90,006,711$    45,003,355$ 17,241,185$ 54,603,891$   54,603,891$          829,204$            249,458$            160,699$            77,603$           11,718$        54,604$           1,383,286$         

18 2032 2028/2033 2,818,204$ 94,507,046$    47,253,523$ 17,241,186$ 56,854,059$   56,854,059$          863,374$            259,738$            167,321$            80,801$           12,201$        56,854$           1,440,290$         

19 2033 2028/2034 2,818,205$ 99,232,398$    49,616,199$ 17,241,187$ 59,216,735$   59,216,735$          899,253$            270,532$            174,275$            84,159$           12,708$        59,217$           1,500,143$         

20 2034 2028/2035 2,818,206$ 104,194,018$  52,097,009$ 17,241,188$ 61,697,545$   61,697,545$          936,927$            281,865$            181,576$            87,685$           13,240$        61,698$           1,562,990$         

100,000,000$  11,740,924$       3,532,143$         2,275,385$         1,098,803$     165,918$      773,152$        12,370,619$       

* Includes the value of the land in year one. 50% LDFA 5,870,462.11$   1,766,071.34$   1,137,692.45$   549,401.46$   82,959.16$   386,575.76$   6,185,309.52$   

50% Local 5,870,462.11$   1,766,071.34$   1,137,692.45$   549,401.46$   82,959.16$   386,575.76$   6,185,309.52$   
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Table 9b projected school tax increment revenues from TIF Revenue Project 4: Sterling Enterprise Park 

 

 
 

 

 

 

 

 

 

School Tax Capture-Sterling Enterprise Park

Year Fiscal Year

Initial 

Taxable 

Value **

Real Property 

Investment

Building 

Taxable Value 

Tax Increment 

Value 

Assuming 50% 

Abatement

Land 

Taxable 

Value

Total New 

Taxable Value

Tax Increment 

Value

Local Schools 

Millage

State Education 

Tax 

Total Annual 

Capture

0.009 0.003

1 2016/2017 2,818,200$ 5,488,600$    5,488,600$     2,670,400$            24,034$               8,011$                 32,045$               

2 2017/2018 2,818,200$ 7,180,536$    7,180,536$     4,362,336$            39,261$               13,087$               52,348$               

3 2018/2019 2,818,200$ 20,000,000$    10,000,000$ 5,000,000$    9,600,536$    14,600,536$   14,600,536$          131,405$            43,802$               175,206$            

4 2019/2020 2,818,200$ 20,000,000$    20,500,000$ 10,250,000$ 10,080,563$ 19,850,536$   19,850,536$          178,655$            59,552$               238,206$            

5 2020/2021 2,818,200$ 20,000,000$    31,525,000$ 15,762,500$ 10,584,591$ 25,363,036$   25,363,036$          228,267$            76,089$               304,356$            

6 2021/2022 2,818,200$ 20,000,000$    43,101,250$ 21,550,625$ 11,113,820$ 31,151,161$   31,151,161$          280,360$            93,453$               373,814$            

7 2022/2023 2,818,200$ 20,000,000$    55,256,313$ 27,628,156$ 11,669,512$ 37,228,692$   37,228,692$          335,058$            111,686$            446,744$            

8 2023/2024 2,818,200$ 58,019,128$ 29,009,564$ 12,252,987$ 38,610,100$   38,610,100$          347,491$            115,830$            463,321$            

9 2024/2025 2,818,200$ 60,920,085$ 30,460,042$ 12,865,636$ 40,060,578$   40,060,578$          360,545$            120,182$            480,727$            

10 2025/2026 2,818,200$ 63,966,089$ 31,983,044$ 13,508,918$ 41,583,580$   41,583,580$          374,252$            124,751$            499,003$            

100,000,000$  2,299,329$         766,443$            3,065,771$         

The LDFA has 10 years of capture remaining under the current SmartZone

* The base assessment year is Dec. 31 2014

* *Includes the value of the land in year one. 
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Table 9c – 15 Year SmartZone Extension - Sterling Enterprise Park   

 

 

 
 

 

 

 

 

 

 

 

School Tax Capture-Sterling Enterprise Park

Year Fiscal Year
Initial Taxable 

Value *

Real Property 

Investment

Building 

Taxable Value 

Tax Increment Value 

Assuming 50% 

Abatement Expires in 

Year 20

Land Taxable 

Value

Total New 

Taxable Value

Tax Increment 

Value

Local Schools 

Millage

State 

Education 

Tax 

Total Annual 

Capture

$100 Million 0.009 0.003

11 2026/2027 2,818,200$          67,164,393$    33,582,197$                   14,184,364$       43,182,733$     43,182,733$    388,645$          129,548$       518,193$         

12 2027/2028 2,818,200$          70,522,613$    35,261,306$                   14,893,582$       44,861,842$     44,861,842$    403,757$          134,586$       538,342$         

13 2028/2029 2,818,200$          74,048,743$     37,024,372$                   15,638,262$       46,624,908$     46,624,908$    419,624$          139,875$       559,499$         

14 2029/2030 2,818,200$          77,751,181$     38,875,590$                   16,420,175$       48,476,126$     48,476,126$    436,285$          145,428$       581,714$         

15 2030/2031 2,818,200$          81,638,740$     40,819,370$                   17,241,183$       50,419,906$     50,419,906$    453,779$          151,260$       605,039$         

16 2031/2032 2,818,200$          85,720,677$     42,860,338$                   17,241,184$       52,460,874$     52,460,874$    472,148$          157,383$       629,530$         

17 2032/2033 2,818,200$          90,006,711$     45,003,355$                   17,241,185$       54,603,891$     54,603,891$    491,435$          163,812$       655,247$         

18 2033/2034 2,818,200$          94,507,046$     47,253,523$                   17,241,186$       56,854,059$     56,854,059$    511,687$          170,562$       682,249$         

19 2034/2035 2,818,200$          99,232,398$     49,616,199$                   17,241,187$       59,216,735$     59,216,735$    532,951$          177,650$       710,601$         

20 2035/2036 2,818,200$          104,194,018$   104,194,018$                  17,241,188$       113,794,554$  113,794,554$ 1,024,151$      341,384$       1,365,535$     

21 2036/2037 2,818,200$          109,403,719$   109,403,719$                  17,241,189$       119,004,255$  119,004,255$ 1,071,038$      357,013$       1,428,051$     

22 2037/2038 2,818,200$          114,873,905$   114,873,905$                  17,241,190$       124,474,441$  124,474,441$ 1,120,270$      373,423$       1,493,693$     

23 2038/2039 2,818,200$          120,617,600$   120,617,600$                  17,241,191$       130,218,136$  130,218,136$ 1,171,963$      390,654$       1,562,618$     

24 2039/2040 2,818,200$          126,648,480$   126,648,480$                  17,241,192$       136,249,016$  136,249,016$ 1,226,241$      408,747$       1,634,988$     

25 2040/2041 2,818,200$          132,980,904$   132,980,904$                  17,241,193$       142,581,440$  142,581,440$ 1,283,233$      427,744$       1,710,977$     

*The base year is Dec 31 2014 11,007,206$    3,669,069$    14,676,275$   

This table represents an additional 15 years of capture IF the LDFA is granted a 15 year extension by the MEDC
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Table 10a -  Total Local Tax Increment Revenues – All Projects 

 

 

 

Local Capture All Projects

Year Fiscal Year BAE Systems FCA Paint FCA Body Total Sterling Enterprise Total

1 2016/2017 177,841$            541,048$       417,952$          1,136,841$      67,650$                       1,204,490$              

2 2017/2018 177,841$            541,048$       417,952$          1,136,841$      110,511$                    1,247,352$              

3 2018/2019 177,841$            541,048$       417,952$          1,136,841$      369,877$                    1,506,718$              

4 2019/2020 177,841$            541,048$       417,952$          1,136,841$      502,876$                    1,639,717$              

5 2020/2021 177,841$            541,048$       417,952$          1,136,841$      642,524$                    1,779,365$              

6 2021/2022 177,841$            541,048$       417,952$          1,136,841$      789,155$                    1,925,996$              

7 2022/2023 177,841$            541,048$       417,952$          1,136,841$      943,118$                    2,079,959$              

8 2023/2024 177,841$            541,048$       835,904$          1,554,793$      978,114$                    2,532,907$              

9 2024/2025 177,841$            1,082,096$    835,904$          2,095,841$      1,014,859$                 3,110,700$              

10 2025/2026 177,841$            1,082,096$    835,904$          2,095,841$      1,053,441$                 3,149,282$              

11 2026/2027 1,093,952$                1,093,952$              

12 2027/2028 1,136,490$                1,136,490$              

13 2028/2029 1,181,153$                1,181,153$              

14 2029/2030 1,228,051$                1,228,051$              

15 2030/2031 1,277,293$                1,277,293$              

16 2031/2032 1,328,997$                1,328,997$              

17 2032/2033 1,383,286$                1,383,286$              

18 2033/2034 1,440,290$                1,440,290$              

19 2034/2035 1,500,143$                1,500,143$              

20 2035/2036 1,562,990$                1,562,990$              

19,604,769$             33,309,131$           
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10b – School Tax Capture – All Projects 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

School Capture All Projects

Year Fiscal Year BAE Systems FCA Paint FCA Body Total Sterling Enterprise Total

1 2016/2017 84,241$              256,288$       197,979$          538,509$          32,045$                       570,553$                 

2 2017/2018 84,241$              256,288$       197,979$          538,509$          52,348$                       590,857$                 

3 2018/2019 84,241$              256,288$       197,979$          538,509$          175,206$                    713,715$                 

4 2019/2020 84,241$              256,288$       197,979$          538,509$          238,206$                    776,715$                 

5 2020/2021 84,241$              256,288$       197,979$          538,509$          304,356$                    842,865$                 

6 2021/2022 84,241$              256,288$       197,979$          538,509$          373,814$                    912,323$                 

7 2022/2023 84,241$              256,288$       197,979$          538,509$          446,744$                    985,253$                 

8 2023/2024 84,241$              256,288$       395,958$          736,488$          463,321$                    1,199,809$              

9 2024/2025 84,241$              256,288$       395,958$          736,488$          480,727$                    1,217,215$              

10 2025/2026 84,241$              256,288$       395,958$          736,488$          499,003$                    1,235,491$              

842,412$           2,562,884$  2,573,727$      5,979,023$      3,065,771$                9,044,794$              
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10c – SmartZone Extension – School Tax Capture – All Projects 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SmartZone Extension All Projects

Year Fiscal YearBAE Systems FCA Paint FCA Body Total Sterling Enterprise Total

11 2026/2027 84,241$          256,288$        395,958$ 736,488$          518,193$                    1,254,680$    

12 2027/2028 84,241$          256,288$        395,958$ 736,488$          538,342$                    1,274,830$    

13 2028/2029 84,241$          256,288$        395,958$ 736,488$          559,499$                    1,295,986$    

14 2029/2030 84,241$          256,288$        395,958$ 736,488$          581,714$                    1,318,201$    

15 2030/2031 84,241$          256,288$        395,958$ 736,488$          605,039$                    1,341,526$    

16 2031/2032 84,241$          256,288$        395,958$ 736,488$          629,530$                    1,366,018$    

17 2032/2033 84,241$          256,288$        395,958$ 736,488$          655,247$                    1,391,734$    

18 2033/2034 84,241$          256,288$        395,958$ 736,488$          682,249$                    1,418,736$    

19 2034/2035 84,241$          256,288$        395,958$ 736,488$          710,601$                    1,447,088$    

20 2035/2036 84,241$          256,288$        395,958$ 736,488$          1,365,535$                 2,102,022$    

21 2035/2037 84,241$          256,288$       395,958$ 736,488$          1,428,051$                1,093,952$    

22 2035/2038 84,241$          256,288$       395958.02 736,488$          1,493,693$                1,136,490$    

23 2035/2039 84,241$          256,288$       395958.02 736,488$          1,562,618$                1,181,153$    

24 2035/2040 84,241$          256,288$       395958.02 736,488$          1,634,988$                1,228,051$    

25 2035/2041 84,241$          256,288$       395958.02 736,488$          1,710,977$                1,277,293$    

11,047,314$    -$        14,676,275$             25,723,589$ 
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Map 3 
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Map 4 

Chrysler Sterling Heights Assembly Plant 
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Map 5 

Sterling Enterprise Park 
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LDFA Business 
Sterling Heights, Michigan 

2/16/16 
                                 

AGENDA STATEMENT 
OMB AS03 Rev. 11/04 

 
Item Title: To approve the Lease Agreement between Jetco and the Local Development 

Finance Authority (LDFA). 
 
Submitted By:   Kathryn Quell, Building Services Specialist 
      
Executive Summary 
 
Attached for LDFA review is a synopsis of Jetco and a lease agreement commencing on 
February 1, 2016 between Jetco and the Local Development Finance Authority (LDFA) for 
space #1-D consisting of approximately 237 square feet at a rate of $322.00/month. 
 
 
Suggested Action:  
 
MOVED BY:     SECONDED BY:  
 
RESOLVED:  to approve the Lease Agreement between Jetco and the Local Development 

Finance Authority (LDFA). 





































 
 
  

LDFA Business 
Sterling Heights, Michigan 

2/16/16 
                                 

AGENDA STATEMENT 
OMB AS03 Rev. 11/04 

 
Item Title: To approve the Month-to-Month Lease Agreement Renewal between Linked, 

LLC and the Local Development Finance Authority (LDFA). 
 
Submitted By:   Kathryn Quell, Building Services Specialist 
      
Executive Summary 
 
Attached for LDFA review is a month-to-month lease agreement renewal commencing on March 
1, 2016 between Linked, LLC and the Local Development Finance Authority (LDFA) for space 
#3-C consisting of approximately 652 square feet at a rate of $744.00/month. 
 
 
Suggested Action:  
 
MOVED BY:     SECONDED BY:  
 
RESOLVED:  to approve the Month-to-Month Lease Agreement Renewal between Linked, 

LLC and the Local Development Finance Authority (LDFA). 
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