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PRESENTATION OVERVIEW

• SECTION 1 – Project Overview

• SECTION 2 – Introduction to Dearborn

• SECTION 3 – Assessing the Study Area

• SECTION 4 – Enabling Legislation 

• SECTION 5 – Case Studies

• SECTION 6 – Recommendations
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PROJECT OVERVIEW

• THE CLIENT:

– City of Dearborn Economic and Community 

Development Department. 

• Client Contact:  Deputy Director Stephen Guile

Source: www.cityofdearborn.org
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PROJECT OVERVIEW

• Working with our Client to:

– Explore the benefits of a Principal Shopping 

District (PSD) designation in the West 

Dearborn Business District 

– Review relevant legal “framework” for 

creation of special assessment district like 

the PSD

– Examine comparable case studies

– Provide recommendations on assessment 

formula, organization structure, and services 

to offer participating businesses
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PROJECT OVERVIEW

• Why a Principal Shopping District?

– One “Umbrella” Organization to Oversee 

District-Wide Operations

– Create Cohesion Amongst Business / Property 

Owners within the West Dearborn Business 

District

– Single Marketing Strategy for District 

Promotion

– Business Improvement Districts: Global Trend 

for Downtown Redevelopment
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PROJECT OVERVIEW

• Methods Used to Assess the District:

– Windshield Survey

– Strengths, Weaknesses, Opportunities, and 

Threats Analysis

– Block-by-Block Analysis

– Enabling Legislation Review

– Comparative Case Studies

– Public and Business/Property Owner Input 

Gathered from Previous Reports
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INTRODUCTION TO DEARBORN

SECTION 2
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METRO DETROIT

LIGHT BLUE:

City of Detroit 

Boundaries

DARK BLUE:

City of Dearborn 

Boundaries
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INTRODUCTION TO DEARBORN 

• SOCIO-ECONOMIC PROFILE:

– Population (Residents as of the 2000 Census)

• Dearborn, Michigan 97,775

• Wayne County, Michigan 2,061,162

• State of Michigan 9,938,444

• United States 281,421,906

– High Growth Rate (Growth Rate (%) from 1990 to 2000)

• Dearborn, Michigan  +9.75

• Wayne County, Michigan -2.4

• State of Michigan +6.9

• United States +13.2
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INTRODUCTION TO DEARBORN 

• SOCIO-ECONOMIC PROFILE:

– Housing Density Trend (1990 to 2000)

• Dearborn, Michigan INCREASING

• Wayne County, Michigan DECREASING

• Detroit Metropolitan Statistical Area DECREASING
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INTRODUCTION TO DEARBORN

The Project Study Area

Michigan Avenue (US 12) Corridor
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Commercial and Industrial
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Residential
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Parking
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INTRODUCTION TO DEARBORN

• The West Dearborn Downtown Development 

Authority  (WDDDA)

– Created by the Dearborn City Council on 

October 18, 1977

– Encompasses the eastern half of the study area
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INTRODUCTION TO DEARBORN

• The West Dearborn Downtown Development 

Authority  (WDDDA)

– 1999: WDDDA adopted a revised Tax Increment 

Financing Plan focused on:

• Planning and Administration Activities

• District Marketing, Promotion , Recruitment, Support of Arts and 

Cultural Programs

• Private Sector Improvement Incentives

• Public Facility Improvements
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INTRODUCTION TO DEARBORN

• The West Dearborn Downtown Development 

Authority  (WDDDA)

– Highlighted Redevelopment Efforts
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INTRODUCTION TO DEARBORN

• The West Dearborn Downtown Development 

Authority  (WDDDA)
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ASSESSING THE STUDY AREA

SECTION 3
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Study Area - Far East 

End:

Transition Zone: Divided 

Highway to Downtown

(Car Dealerships)
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Study Area East End:

Traditional Downtown Design
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Central Study Area -

East:

Redevelopment Area / New 

District Core 
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Central Study Area -

West:

Transition Zone: Downtown 

to Strip Commercial

(Abundant Parking)
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Central Study Area –

West End:

Strip Commercial / Large 

Office Buildings

(Abundant Parking)
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Study Area – Off 

Michigan Avenue:

Mixed Use Residential and 

Light Commercial
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ASSESSING THE STUDY AREA

• Strengths
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• Strengths

• Weaknesses

ASSESSING THE STUDY AREA
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• Strengths
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• Strengths

• Weaknesses

• Opportunities

• Threats

ASSESSING THE STUDY AREA
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ASSESSING THE STUDY AREA

Block-by-Block Analysis
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ASSESSING THE STUDY AREA

• BLOCK-BY-BLOCK ASSESSMENT

– Block Number 5

– Some Challenges and Advantages

• Landscaping not uniform

• No buffers from street for pedestrians

• Façades are in good condition

• Block lighting
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ASSESSING THE STUDY AREA

• BLOCK-BY-BLOCK ASSESSMENT

– Block Number 29

– Challenges and few Advantages

• No buffers from street for pedestrians

• Mostly Parking 

• Sidewalks and buildings poor based on district average

• Planned redevelopment on the east end
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ASSESSING THE STUDY AREA

• BLOCK-BY-BLOCK ASSESSMENT

– Block Number 17

– Exceptional Block – Notable Advantages

• Mixed Use – Residential and Commercial

• Buffer from Michigan Avenue Traffic Noise

• Pedestrian Court Yards

• Well maintained – Façades, Landscaping, etc.
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SECTION 4
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ENABLING LEGISLATION

• Downtown Development Authority Act

– Michigan Public Act 197 of 1975

• Principal Shopping District / Business 

Improvement District Act

– Michigan Public Act 120 of 1961

• Corridor Improvement Authority Act

– Michigan Public Act 280 of 2005
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Special 

Assessment 

Legislation 

Comparison 

Matrix
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CASE STUDIES

SECTION 5
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CASE STUDIES CRITERIA

• Finding Case Studies Comparable to Dearborn
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CASE STUDIES

• In-State

– Grand Rapids, MI

– Holland, MI

– East Lansing, MI

• Out-of State

– Everett, WA

– Green Bay, WI

– Orlando, FL

• Best Practices
Images (Top to 

Bottom) – Grand 

Rapids, MI; Holland, 

MI; East Lansing, MI
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CASE STUDIES

• Five Types of Assessment Models used 

by BIDs/PSDs in the United States:

• Assessed Valuation

• Square Footage

• Street Frontage

• Location 

• Use or Benefit 
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CASE STUDIES

• Assessed Valuation:

– Assessment is based on a percentage of the 

property’s assessed value

– Easy to calculate and to understand formula

• Example: Orlando, Florida

– All commercial properties are assess at a flat 

rate of 1 mill
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CASE STUDIES

• Square Footage:

– The value dollar per square foot of 

commercial space is determined

• Example: East Lansing, Michigan

Floor Assessment Rate / Sq ft 

Basement 0.04

1
st

floor area 0.08

2
nd

floor area 0.05

All other floors 0.03
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CASE STUDIES

• Street Frontage:

– A Business is assessed based on the amount 

of linear street frontage

• Example: Everett, Washington

– All properties are assessed 0.19 mils, plus an 

additional $6.60 for each lineal foot of street 

frontage of the property.
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CASE STUDIES

• Location:

– This model assumes that businesses that are 

located at the core of the district benefit 

more than those located at the fringe.

• Example: Holland, Michigan

Zone 1
st

Floor Rate / Sq Ft Other Floors Rate

Core 0.17 0.06

Transition 0.15 0.06

Edge 0.12 0.06
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CASE STUDIES

• Use or Benefit:

– Businesses are assessed based on property 

use

• Example: Green Bay, Wisconsin 

– Hotels and entertainment businesses are 

assessed at a 2.19 mill rate; all other commercial 

properties are assessed at 0.72 mill 
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CASE STUDIES

• Hybrid Models

– Most of the case studies use a combination of 

two or more models

• Example: Grand Rapids, Michigan

– Complex Formula

0.3 X (property area / total property area in the 

district) + 0.3 X (property street frontage / total street 

frontage district) + 0.3 X (property building area / total 

building area in district) + 0.1 X (property parking /

total parking area within the district)
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RECOMMENDATIONS

SECTION 6
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RECOMMENDATIONS

TIER III

Corridor Improvement Authority

TIER II

Principal Shopping District/

Downtown Development Authority

TIER I

Current Downtown Development Authority
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RECOMMENDATIONS

• TIER I – Expanded DDA

– Least Ambitious

– Build on Existing West 

Dearborn Downtown 

Development Authority

– Minimal Effort Needed to 

Unite the District

– Meets Some of Goals for 

District

TIER III

TIER II

TIER I
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RECOMMENDATIONS

• TIER II – DDA/PSD Option

– Moderately Ambitious

– Create a PSD to Overlay 

Expanded DDA

– Integrate Marketing and 

Organization of District

– Cohesion of Entire District

– Meets All Goals for District

TIER III

TIER II

TIER I
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RECOMMENDATIONS

• TIER III – CIA Option

– Most Ambitious

– Potential Pilot Program  for 

State

– Powers Expanded Beyond 

Those Offered by the 

DDA/PSD Hybrid Model

– Increased Oversight of the 

District by One Central 

Authority

– Exceeds Goals for District

TIER III

TIER II

TIER I
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RECOMMENDATIONS

TIER III

Corridor Improvement Authority

TIER II

Principal Shopping District/

Downtown Development Authority

TIER I

Current Downtown Development Authority
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RECOMMENDATIONS

• The Assessment Calculation Formula:

– Assessed Valuation Model

– Easy to calculate Formula

– Entire District Assessed at the Same Rate

– Equitable 
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Dearborn PSD Assessment Collections
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RECOMMENDATIONS

• Additional Funds Can Be Generated by:

– Local, State and Federal Funding

– Private Donations and Memberships

– Other Fundraising Enabled by Legislation
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SO, WHAT NOW?
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RECOMMENDATIONS

• Strategic Investment Recommendations

Short - Term (1 year or less)

• LOW COST ($0 - $5,000)

• MEDIUM COST ( $5,000 - $25,000)

• HIGH COST ($25,000 or more)

Medium – Term (2 to 5 years)

• LOW COST ($0 - $5,000)

• MEDIUM COST ( $5,000 - $25,000)

• HIGH COST ($25,000 or more)

Long – Term (beyond 5 years)

• LOW COST ($0 - $5,000)

• MEDIUM COST ( $5,000 - $25,000)

• HIGH COST ($25,000 or more)
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CONCLUSION

• Currently Viable Business District

• Recommendations Build on Success of 

the Past

• Continue the Momentum of the Present

• Prepare the District for the Challenges 

of the Future
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THANK YOU

THE STUDY TEAM WILL NOW 

TAKE QUESTIONS


