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I.

INTRODUCTION

A.

Purpose of the Downtown Development Authority Act

The Downtown Development Authority Act, Act No. 197, Public Acts of Michigan, 1975, as amended
(“Act 197”), was created to correct and prevent deterioration of business districts; promote
economic growth and revitalization; encourage historic preservation; authorize the acquisition and
disposal of interests in real and personal property; authorize the creation and implementation of
development plans in the district; and authorize the levy and collection of taxes; the issuance of
bonds; and the use of tax increment financing in the accomplishment of specific downtown
development activities contained in locally adopted development plans for central business districts
of Michigan cities.
Act 197 seeks to reverse historical trends that have led to loss of population, jobs, businesses, and
the quality of life in our cities by attacking the problems of urban decline where they are most
apparent, in the downtown districts of communities.
B.

History of East Lansing Downtown Development Authority

The Downtown Development Authority of the City of East Lansing (the “Authority” or “DDA”) was
created by the City Council of the City of East Lansing (the “City”) in 1986 to assist in the
revitalization and enhancement of the downtown. A unique and major source of financing for the
DDA is Tax Increment Financing (“TIF”). At the present time, the Authority is using TIF to help
finance a variety of downtown redevelopment projects.
The following Development and Finance Plan (the “Plan”) has been prepared for the Tax Increment
Finance Area known as Development Area #2 (the “Development Area”). Appendix A includes a
map of Development Area #2. This Plan references activities that occur within the Development
Area. The University Place project falls under a separate Development and Finance Plan that was
adopted in 1986. This Plan contains the information and requirements as set forth in Act 197.
C.

History of Plan Amendments

This Plan has been amended several times for a variety of development activities undertaken by the
Authority:
Plan
Original Plan
Plan Amendment
Amendment No. 2 and Restated Plan
Amendment No. 2 A
Amendment No. 3
Amendment No. 4
Amendment No. 5

Ordinance
#747
#928
#969
#975
#1107
#1144
#1161

Date
February 5, 1991
May 19, 1998
April 4, 2000
September 26, 2000
April 5, 2005
May 16, 2006
November, 8 2006

II.

TAX INCREMENT FINANCING PLAN

A TIF Plan establishes the procedure by which the Authority is able to finance or assist in the
financing of the public improvements described in the Development Plan. This Finance Plan, and any
amendments to it, will govern the Authority’s participation in the project unless or until the
Authority’s assistance is no longer required.
TIF permits the Authority to capture tax revenues attributable to increases in the value of real and
personal property resulting from implementation of a development plan. The Tax Increment Finance
Procedure is governed by Act 197 of the Public Acts of 1975, as amended. These procedures outlined
below but are also subject to any changes imposed by future amendments to Act 197.
At the time Plan #2 was initially approved by the City Council pursuant to Ordinance #747 enacted
February 5, 1991, the value of the property within the boundaries of the Authority’s Development
Area (the “Initial Assessed Value”) was established as the amount shown in Section II‐B of this Plan
(the state equalized value of property within Development Area #2 for the 1990 levies). The Initial
Assessed Value was changed upon expansion of the DDA District pursuant to Ordinance 889
adopted February 19, 1997.
A.

Tax Increment Financing Procedure

For the duration of Plan #2, in each year subsequent to 1991, the “Current Assessed Value” of
property within Development Area #2 is determined. The Current Assessed Value for each year is the
Taxable Value of the taxable property within Development Area #2 for that year.
The “Captured Assessed Value” is the amount by which the Current Assessed Value exceeds the
Initial Assessed Value in any one year. For purposes of this Plan, the Initial Assessed Value shall be
the sum total value of all taxable property within the boundaries of the Development Area as of
December 31, 1990 for the original DDA district as defined by Ordinance 635 and by the value of all
taxable real property within the boundaries of the area added by expansion of the DDA District by
Ordinance 889. In instances where the city has adopted a Brownfield Redevelopment Plan in
accordance with Act 381 of 1996 of the Public Acts of Michigan, the value of such properties is
excluded from calculation of both Initial Assessed Value and Captured Assessed Value.
For the duration of Plan #2, the taxing jurisdictions will continue to receive tax revenues based upon
the Initial Assessed Value. The Authority, subject to exemptions which may be contained in this
Amendment and the provisions of any agreements for the sharing of Captured Assessed Value, each
year receives that portion of the ad valorem tax levy of all taxing jurisdictions on the Captured
Assessed Value of Development Area #2, other than the State, local school district and intermediate
school district tax levies, and specific local taxes attributable to such ad valorem property taxes
(“Tax Increment Revenues”).
The Authority also levies a 2 mill ad valorem tax pursuant to Section 12 of Act 197. These funds are
not Tax Increment Revenues subject to capture but are paid to the Authority in addition to the Tax
Increment Revenues described above.
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B.

Estimate of Initial Assessed Value and Tax Increment Revenue

At the time Plan #2 was approved by the City Council (Ordinance #747 enacted February 5, 1991), the
value of the property within the boundaries of the Authority’s Development Area (the “Initial
Assessed Value”) was established as $13,838,500 for real property and $2,021,230 for personal
property (the state equalized value of property within Development Area #2 for the 1991 levies).
The Initial Assessed Value of the property was increased when the Authority’s Development Area
was expanded to include the land added to the Downtown Development District by Ordinance 889.
The value of that property was established as $1,192,810 for real property, and as $136,000 for
personal property (the taxable value of the additional property for the 1998 levies).
Appendix B displays the estimated Tax Increment Revenues calculated under current law from levies
beginning in the year 2009 after adoption of the Amended and Restated Plan #2.
C.

Maximum Amount of Bond Indebtedness to be Incurred

It is contemplated that bonded indebtedness will occur over the life of this TIF Plan. It is anticipated
that such bond indebtedness shall not exceed $100,000,000.
D.

Duration of the Program

It is contemplated that the Program will run without a specific termination date unless otherwise
discontinued by the Authority and/or the City.
E.

Use of Tax Increment Revenue

The Tax Increment Revenue collected semi‐annually (July and December tax bills) will be placed in a
Capital Fund Account for the Authority. The Capital Fund Account will be used by the Authority for
ongoing expenditures and for specific redevelopment projects as allowed under Act 197. Those
expenditures will include:
1.

The principal, interest, and reserve payments required for any bonded indebtedness
to be incurred by the Authority or on its behalf for purposes provided in the
Development Plan

2.

Financing and bond closing fees

3.

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

4.

Project planning studies

5.

Architectural and design studies, including surveys, drawings, and renderings

6.

Market and financial feasibility studies

7.

Legal and accounting fees

8.

Project management and administration fees, including staff services
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F.

9.

Costs associated with acquisition, sale or lease of property and structures including
legal fees, closing costs, broker fees, option fees, appraisals, and related consultant
fees

10.

Operational costs of property owned or leased by the Authority, including utilities,
furniture and fixtures, and maintenance costs

11.

Project design engineering and construction costs

12.

Acquisition and/or disposition of real estate, including any annual operating deficits

13.

Construction and/or maintenance of public facilities including parking facilities, parks,
road improvements, sidewalks, landscaping and other beautification treatments

14.

The construction of elevated enclosed pedestrian walkways linking major activity
centers and enclosed parking facilities

15.

Payments required to establish and maintain a capital replacement reserve, and
payments to create a maintenance fund to minimize replacement

16.

Acquisition, construction and operation, and sale or lease of structures and facilities

17.

Costs associated with the relocation of residents and businesses as a result of
projects identified in this Plan

Annual Surplus of Tax Increment Revenues

To the extent that the Tax Increment Revenues of the Authority in any one year are determined by
the Authority as unnecessary for its projects and programs, and therefore deemed to be surplus
revenue, then such surplus funds shall revert proportionately to the respective taxing bodies.
G.

Impact on Assessed Values and Tax Revenues

Activities of the DDA under this Plan are expected to generate new economic activity in the
downtown area in the form of jobs and investment and thus generate additional tax revenue from
the Michigan Business Tax, state income tax, state sales tax, and federal income tax.
Appendix B provides a detailed breakdown of the tax increment revenue by jurisdiction using 2007
millage rates. These tax increment revenue estimates are for the entirety of the Development Area
but do exclude certain properties exempt from TIF capture.
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III.

DEVELOPMENT PLAN

Under Section 17 of Act 197, a Development Plan must be created when a DDA decides to implement
a Tax Increment Financing Plan. The Development Plan must contain specific information regarding
physical development projects to be undertaken and funded by the Authority.
A.

Boundaries of Downtown Development Area #2, as Amended.

Development Area #2 is identified on the map in Appendix A. The original Development Area was
established by TIF and Development created in 1991 and coterminous with the original DDA
boundary. The area was expanded in 1997 by Ordinance 889 adopted in 1997.
B.

Development Area Objectives and Legal Description

There is a wide‐range of development objectives for the Development Area. These objectives are
outlined in detail in the Planning Area 7 section of the City of East Lansing’s Comprehensive Plan 2006.
The relevant excerpts are attached in Appendix C.
The legal description of Development Area #2, as expanded to include the land added to the
Downtown Development District by Ordinance 889 is attached as Appendix D.
C.

Existing Improvements to be Demolished, Repaired, or Altered

A complete detailed description of the improvements being undertaken are included in Section D.
D.

Location, Extent, Character, and Estimated Costs of Improvements

The following is a summary description of the various improvements to be accomplished by this Plan.
The various projects are broken down into existing projects, redevelopment projects, and special
programs.
Existing Projects
The Authority has a variety of ongoing expenditures related to projects approved in previous plans
as noted below. These obligations include both annual expenditures of Capital Fund monies for non
recurring expenditures as well as annual debt service related to bonded indebtedness.
City Center I Project
The 1998 and 2000 Plan amendments provided for the redevelopment of the University Mall
property. That project was completed in 2001 and includes a mixed‐use development with
commercial and residential uses. The project also includes a 692 space parking facility. The
DDA has entered into lease agreements with the City and City Center Partners, LLC for
commercial space in the project. The project components are specified in the Development
Agreement for the Development of a Mixed Use Commercial Complex and Parking Garage in
Downtown East Lansing, Michigan dated July 28, 2000. The Authority has outstanding debt
obligations relating to land acquisition, business relocation, and related activities that are
paid for with TIF revenue.
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Estimated Costs:
Project Completion:
Debt Obligation:

$8,500,000
2001
2025

303 North Abbot
In 2001 the Authority acquired the property at 303 North Abbot for purposes of a
redevelopment project. The Authority received a $700,000 Core Communities loan from the
Michigan Economic Development Corporation to fund acquisition. The Authority plans to
pay off the principal of the MEDC loan upon issuing debt obligations related to the financing
of the City Center II project.
Estimated Costs:
Project Completion:
Debt Obligation:

$750,000
2008
2029 (2008 expected payoff)

Stonehouse Village Project
The 2005 Plan Amendment approved the redevelopment of a four‐story mixed‐use building
located at 601‐603 East Grand River and 106‐116 Bailey. This project is a commercial and
residential redevelopment project. The Authority supports the project by reimbursing the
development entity for eligible property improvements, specifically activities in accordance
with Section 7(d) of Act 197.
Estimated Costs:
Project Completion:
Debt Obligation:

$150,000
2006
2014

Stonehouse Village II‐III Redevelopment Projects
In 2006 the Authority approved development of two mixed‐use and residential projects
along the 600 block of Grand River Avenue and Albert Avenue. The mixed‐use project,
Stonehouse Village II, was proposed to include commercial and residential uses. This portion
of the project has yet to be developed but the Authority proposes to support eligible
property improvements and the attraction of retail/commercial users through incentive
programs should the project move forward at a future date.
A three‐story 36‐unit condominium project, Stonehouse Village III, is being constructed
above a two‐level 132 space parking garage on Parking Lot 7. The Authority approved
financing the construction of the two‐level parking ramp facility on Lot 7, acquisition of the
private parking lot north of the Grand River alley, and expansion of Parking Lot 11. These
costs have been financed by general obligation bonds issued by the City and payable from
the Authority’s TIF revenues and parking revenue from the expanded lots.
Estimated Costs:
Project Completion:
Debt Obligation:

$10,000,000
2008 (Stonehouse III); 2012 (Stonehouse II)
2037
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Proposed Redevelopment Projects
City Center II
The Authority proposes the development of a major mixed‐use project at the corner of Grand
River Avenue and Abbot Road. The project will include two mixed‐use commercial buildings,
one multi‐family building, townhomes, and two public parking facilities. The primary parking
structure will include approximately 520 parking spaces and will be located along Albert
Avenue west of Abbot. The second structure will be two levels and include approximately
150 parking spaces west of People’s Church. The Authority proposes to finance with bonded
indebtedness property acquisition; construction of two public parking structures and related
pedestrian colonnade; costs related to relocating tenants; public infrastructure, including a
400‐seat public theater; and other expenditures related to those activities. Portions of the
project will also be supported under a separate Brownfield Redevelopment Plan.
Estimated Costs:
Estimated Completion
Debt Obligation:

$35,000,000
2011
TBD

Parking Lot 1
The Authority proposes the development of a mixed‐use project along the 100 and 200
blocks of Albert Avenue in the area known as Parking Lot 1. The Authority seeks to support
the project through the acquisition of adjacent property, the construction of a multi‐level
parking facility, and the provision of incentives to attract commercial tenants.
Estimated Costs
Estimated Completion

$15,000,000
2015

Special Programs
Downtown East Lansing Incubator
The Authority plans to lease commercial office space for purposes of developing a business
incubator in the City Center I project at 325 East Grand River. Up to 12,000 square feet of the
third floor will be leased for a twelve and one‐half year period with an option to secure an
additional 24,000 square feet of space for a total of twenty years. The space will be sub‐
leased by the Authority to start‐up firms for purposes of supporting business development.
Focus will be on leasing space to high‐tech companies and rental rates will be at below‐
market for start‐up businesses. The Authority may also lease and then sub‐lease additional
space at market rates to larger, anchor tenants.
Total Project Cost:
Estimated Completion:

$5,000,000
2020

Downtown Streetscape Enhancements and Maintenance Program
The City has invested substantial funds is the past decade on streetscape and alley
improvements in downtown. The Authority proposes to continue to make improvements in
public infrastructure on an as needed basis. In addition, the Authority plans to spend funds
on maintenance of these improvements. Activities may include construction of additional
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street, sidewalk, streetscape, and park improvements, along with associated maintenance
activities.
Total Project Cost:
Estimated Completion:

$1,000,000
Ongoing

Facade Improvement Program
The Authority has recognized the impact of exterior facades on the appearance of the
downtown district. The Authority proposes to establish a matching fund that building
owners can apply to in order to finance facade improvements. Program guidelines will be
established by the DDA detailing specific requirements. The Authority may also seek external
funding to support this program.
Total Project Cost:
Estimated Completion:

$250,000
Ongoing

Commercial Incentive Program
The DDA contracted with the Gibbs Planning Group in 2004 to complete the downtown Retail
Market Analysis study. In order to diversify the retail and commercial mix in downtown as
recommended by the study, the DDA plans to provide incentives to attract commercial users.
The Authority proposes to continue its Community Development Block Grant loan program
and add additional programs such as rent assistance.
Total Project Cost:
Estimated Completion:
E.

$250,000
Ongoing

Construction Plan

Projects listed under Section III‐D each have separate construction plans and schedules. Construction
plans are developed prior to construction commencing and modified though out the duration of
each project. Construction plans and schedules are on file with the Department of Planning and
Community Development and/or the Department of Public Works.
F.

Existing and Planned Open Spaces

The existing open spaces and goals for additional opens spaces in the Development Area are detailed
in Appendix C. Open spaces include Valley Court Park, the “No Name” park at the northeast corner
of Albert and Abbot, and Fountain Square Plaza. The Authority may assist with creation or
modification of current or future open spaces in accordance with the City’s Comprehensive Plan.
G.

Property Sale, Donation, Exchange, or Lease to or from the City of East Lansing
City Center I Project
• The Authority currently leases space from the City of East Lansing for the Center I project
as detailed in the lease document dated July 28, 2000.
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City Center II Project
• The Authority also proposes the acquisition of Parking Lots 4 and 8 from the City’s
Building Authority for the City Center II project. The terms of the purchase will be
negotiated between the Building Authority and DDA and formalized through a
development agreement and/or purchase agreements. The Authority may also lease
back land to the City for the proposed public parking decks.
The Authority also proposes the sale, donation, exchange, and/or lease of additional property to or
from the City on an as needed basis to complete additional projects undertaken by the Authority and
consistent with this Plan.
H.

Description of Zoning and Street Changes

Zoning
The current zoning is described in detail in the City’s Zoning Code. The zoning changes proposed for
the Development Area are in Appendix C. The proposed changes are consistent with developing a
higher density, vibrant, mixed‐use district.
Street Changes
There are two street changes that are envisioned for this Plan:
1.

Albert Avenue west of Abbot Road is proposed to be moved south to align with
Albert east of Abbot.
2. Evergreen Avenue just north of Albert is proposed be moved to the west to
accommodate the main City Center II parking facility.

I.

Development Cost Estimates and Financing

Project activities listed in this Plan have an estimated total cost of $75,850,000. The sources from
which these costs have been, and/or will be, financed, partially or wholly, include one or more of the
following:
• Tax increment revenues
• Donations received by the DDA
• Proceeds from any property, building or facility owned, leased, or sold by the DDA
• Revenue obtained through development agreements with developers
• Funds obtained from other sources approved by the City
• Grant funds received from state or federal sources
J.

Identification of Private Development Entities for Purposes of Property Sale or Lease

The Authority has entered into a number of agreements for the sale or lease of property and
proposes to do so for future projects where necessary and consistent with this Plan. The
agreements noted below are all on file with the City’s Department of Planning and Community
Development.
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City Center I Project
• Development agreement between the Authority, City, and City Center Partners , LLC
dated July 28, 2000
• Development Sublease between the Authority and City Center Partners , LLC dated
May 4, 2001
Stonehouse Village III Project
• Development agreement between the Authority, City, Brownfield Redevelopment
Authority, and Stonehouse III, LLC dated February 20, 2007
City Center II Project
• The Authority proposes the sale of a portion of 303 North Abbot, Parking Lot 4, and
Parking Lot 8 to CADA Investment Group Project, LLC or an affiliated entity.
Downtown East Lansing Incubator
• Office Lease between the Authority and City Center Partners II, LLC dated December
20, 2007
K.

Land Disposition Procedure

The Authority has outlined the specific terms of disposition of property in development agreements
and/or purchase agreements as outlined in Sections G and J of this Plan. The Authority proposes to
enter into similar agreements for all future property transactions.
L.

Estimates of the number of persons residing in the area and the number of families and
individuals to be displaced

There are approximately 400 persons residing within the Development Area. The City Center II
project has the potential to displace up to 60 tenants. These tenants are all individuals and do not
include any families. These tenants are primarily students attending Michigan State University and
are on one‐year leases. The average tenant is aged 18‐24 and pays a monthly rent of approximately
$600. The Authority has identified sufficient rental housing capacity in the market to accommodate
existing tenants.
M.

Plan for the Relocation of Persons Displaced

The Authority will adhere to provisions of Act 227 of the Public Acts of 1972 in all projects that
require relocation assistance. See Section III‐O for more detail.
N.

Provisions for the costs for persons being displaced by the development and financial
assistance in accordance with the federal Uniform Relocation Act

The Authority does not propose the use of federal funds on projects that require the relocation of
persons displaced.
O.

Plan for Compliance with Act No. 227 of the Public Acts of 1972, being Sections 213.321 to
213.332 of the Michigan Complied Laws
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The Authority will adhere to provisions of Act 227 of the Public Acts of 1972. For property that the
Authority plans to acquire and has business or individual tenants, the Authority will develop a
separate relocation strategy for each. The strategy will include assisting owners of displaced
businesses in obtaining and becoming established in comparable facilities and supplying information
on federal, state and local programs offering assistance to displaced persons. The Authority will
utilize Tax Increment Revenues for any costs incurred for purposes of relocation assistance.
P.

Other material that the authority, local public agency, or governing body considers
pertinent is hereby added as follows

If there are any future amendments or supplements to any of the associated development
agreements, property sale or lease agreements, or any other associated legal agreements, the
Authority and City shall amend Plan #2 unless the Authority and City determine that the amendments
and/or supplements do not result in substantive changes to this Plan.
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APPENDIX B
Estimate of Tax Increment Revenues
TIF Revenue by Taxing Unit
Initial Assessed
Current
Captured
Value
Assessed Value Assessed Value
Original Area
2009
2010
2011
2012
2013
1997 Expansion
2009
2010
2011
2012
2013

Total TIF
Revenue

$15,859,730
$15,859,730
$15,859,730
$15,859,730
$15,859,730

$34,280,125
$34,606,101
$45,215,696
$53,005,738
$58,479,133

$18,420,395
$18,746,371
$29,355,966
$37,146,008
$42,619,403

$608,232
$618,996
$969,319
$1,226,543
$1,407,271

City of East
Lansing
53.4%
$324,540
$330,283
$517,208
$654,457
$750,890

$1,328,810
$1,328,810
$1,328,810
$1,328,810
$1,328,810

$985,882
$1,006,692
$1,027,919
$1,049,571
$1,071,656

$963,142
$983,473
$1,004,211
$1,025,363
$1,046,938

$22,739
$23,219
$23,709
$24,208
$24,718

$16,969
$17,327
$17,693
$18,065
$18,445

$630,972
$642,215
$993,028
$1,250,751
$1,431,989

$341,509
$347,610
$534,901
$672,522
$769,335

Total Development Area #2
2009 Total
2010 Total
2011 Total
2012 Total
2013 Total

Ingham
County (1)
28.5%
$173,336
$176,403
$276,240
$349,544
$401,049

-

$173,336
$176,403
$276,240
$349,544
$401,049

LCC
11.5%
$70,130
$71,371
$111,764
$141,422
$162,261

CATA
6.6%
$40,226
$40,938
$64,108
$81,119
$93,072

$3,667
$3,744
$3,823
$3,904
$3,986

$2,103
$2,148
$2,193
$2,239
$2,286

$73,797
$75,115
$115,587
$145,326
$166,246

$42,330
$43,086
$66,301
$83,359
$95,359

(1) County opted out of 1997 DDA expansion

DDA Millage Rates 2007
City
17.6185
County
9.4100
LCC
3.8072
CATA
2.1838
DDA Capture
33.0195

NOTE: Values above are estimates for planning purposes only.
Future values will be based upon actual assessed values and millage rates at the time of capture.

5/21/08

APPENDIX C

CITY SCENES: OUR NEIGHBORHOODS
ZOOMING IN ON

PLANNING AREA 7

THE CURRENT SCENE
Planning Area 7, which includes Downtown East Lansing, its
nearby residential neighborhoods and north-central MSU, is the
most historic area of both the City and campus. In fact, the City’s
original 1907 boundaries encompass the entire Area. The
Downtown and this part of campus are seen as the heart of our
City, and it is here that our reputation and image lie. Jobs, housing
and retailing are important parts of the Downtown, but the famous
urban theorist William Whyte has described the most important
function of the downtown as “a place for coming together.” People,
therefore, provide the heartbeat to bring the downtown area alive.
Building the Area’s appeal to people in the community and in the
region as a destination will help strengthen its ability to serve as a
retail center and a center for culture and community.
Since the 1970s, the Downtown has undergone at least two major
changes. By the early ’80s, much of the retail base was converted
to an entertainment base. Many traditional retailers closed or
relocated to areas around two regional malls. This narrowed the
market appeal and limited the types of retail and other businesses
that could succeed here.
Then in the mid ’90s, another transition began—this time toward
entertainment and niche retailing. This combination started to
reposition the Downtown within the region as a more dynamic and
vibrant commercial center appealing to a much broader market.
Both the City and the private sector have initiated major efforts to
build on this new direction. The Downtown became attractive for
_____________________________________________
Planning Area 7
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Beaumont Tower

Michigan Agricultural College
(M.A.C.) was founded in
1855 as the pioneer land
grant institution. From 1925
to 1959, it was known as
Michigan State College of
Agriculture and Applied
Science, and in 1964, it was
renamed Michigan State
University.

residential development as well. With the construction of the City
Center Condominiums on M.A.C. Avenue, this Area is now viewed
mixed-use style projects.
The late ’90s saw major improvements by the business community
and the City to improve the function and aesthetics of the
Downtown. The Urban Design Plan and Program has put millions of
dollars of improvements in place, including sidewalks, plazas,
streets and parking facilities. The results have bolstered this Area’s
popularity.

Two mixed-use developments on
Albert Avenue: University Place on
the left and City Center on the right

MSU's student population is
44,836, of which 35,408
are undergraduates and
9,428 are graduate and
professional students.
Faculty and staff total
approximately 10,500;
MSU's alumni total
389,500.

The Downtown has seen extensive public and private reinvestment
in new facilities. Since 1988, the private sector has invested nearly
$48 million in new development and the City nearly $30 million in
new parking facilities and other public area improvements. Two
major mixed-use projects were built on M.A.C. Avenue. University
Place includes a hotel, office building and a public parking
structure. The City Center project includes a parking structure, new
retail space, 38 condominiums and renovations to the former
Jacobson's building. Many buildings in the 300-600 blocks of Grand
River Avenue have been rebuilt, and several additional mixed-use
redevelopment projects are in the planning stage.
TRENDS AND FUTURE IMPACTS
While the future of the Downtown as a viable commercial center
has never been brighter, this Area faces serious challenges now
and in the future.

_____________________________________________
Planning Area 7
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Retail Market
A 2004 retail market study conducted by the Gibbs Planning
Group stated, “The most significant economic generator for the City
is Michigan State University.” The report recommended that
Downtown East Lansing focus on offering goods and services that
both appeal to the University market and are unique to the trade
area. The study also concluded that East Lansing’s Downtown
could support up to 125,000 square feet of additional retail over the
next five years. It broke the additional retail into the following
categories—40,000 square feet of general merchandise, 11,000
square feet of apparel-related, 36,500 of food-related, and 37,500
of miscellaneous retail. These retail tenants would need
appropriate-sized spaces and co-tenants, as well as favorable
lease terms.
Competition
Extensive commercial development beyond the City’s
borders poses a serious challenge to the Downtown’s ability to
maintain and strengthen its market position within the City and the
region.
Eastwood Towne Center, a “lifestyle” center, has attracted a
large number of retailers, including national chains, a multi-plex
theater and restaurants new to this regional market. Overall high
sales may attract additional retailers to this market.
Both Frandor and Meridian Mall have expanded and
improved their facilities and upgraded their retail base.
The market study referenced above considered this competition
saying, “Although the greater East Lansing region has an
abundance of shopping centers and retailers, many opportunities
remain to attract new tenants to the downtown area.”
New Student Apartment Development
Housing for over 3,250 students has been developed north
of the City. The degree to which this alters student spending is
_____________________________________________
Planning Area 7
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The original Beaner’s café

Proposed Expansion in Retail and
Food Categories
Junior Department Store: 40,000 SF
Food-Related: 36,500 SF
Apparel-Related: 11,000 SF
Appliance/Electronics: 6,500 SF
Convenience Stores: 2,500 SF
Dollar/Variety: 5,000 SF
Furniture: 8,500 SF
Drug Stores: 7,000 SF
Health/Beauty: 2,000 SF
Sporting Goods: 7,500 SF

Taken from recommendations of:
Retail Market Analysis dated March 22, 2004
Prepared by the Gibbs Planning Group, Inc.

uncertain. Commercial development near these complexes could
shift student spending away from Downtown businesses if efforts
are not made to attract students to the Downtown.

The alle’ entrance to Melting Moments

Future Redevelopment Projects
A “live and work” neighborhood called West Village proposes
residential and commercial space around Valley Court Park. Such
development could strengthen the west end of Downtown and help
link it to the rest of Downtown activity.
Zoning changes are being considered to encourage
businesses along Grand River Avenue to redevelop in a more
compact urban setting like the rest of the Downtown. More public
parking would be required to accomplish this.
Additional retail on the north side of the 400 and 500 blocks
of Albert Avenue would extend the Downtown northwards.
Redevelopment projects, as well as the renovation and
expansion of existing facilities, will likely increase the number of
Downtown residents, business opportunities and services. Growth
will increase demands on the Area’s infrastructure.

Area 7 Total Population
8,000
7,000

7,735

CLOSE-UPS OF NEIGHBORHOOD LIFE
6,330

How We Live: The Housing Scene

6,000
5,000
4,000
3,000
2,000
1,000
0
Population
1990 Total
Census
2000 Census

The majority of this Area's housing is rental. A handful of homes are
owner-occupied, as are the 38 new condominiums in the City
Center. Many of the Area’s rental houses are old and in poor
condition, but are kept up to Code. Because of their rental income,
these properties have a high value and may require incentives for
redevelopment.
The Downtown setting is very desirable as a residential location for
a variety of people, including students, seniors and young
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professionals. Diversifying housing options would help balance the
mix of students and permanent residents.

Behind the Scenes: Basic Services
Basic services are adequate for the most part. Police protection is
good, with a new sector office in the City Center parking structure.
Downtown maintenance is improving. Caring for streets, walks,
parking areas, sculptures and fountains deserves high priority.
Storm and sanitary sewers are still combined here and may need to
be separated in the future. Many utilities have been converted from
overhead to underground, and this should be part of future
improvements west of Abbott. Upgrading the communication
infrastructure would support high-tech development.
Trash facilities Downtown present ongoing challenges. The existing
alleys are heavily used as major pedestrian and bike routes from
parking facilities to businesses, as well as an alternative pedestrian
route to Grand River Avenue.

Taking Care of Business:
The Office, Service and Shopping Scene

Existing Uses in
Downtown East Lansing

Downtown businesses serve the entire City. The Downtown’s
unique restaurants and “walkability” can appeal to a larger regional
market. High quality businesses that meet the needs of both
students and permanent residents will create success here. The
current business profile includes: 31% retail, 26% food and drink,
18% service, and 25% office uses. Previously, under “Retail
Market,” there is an outlined proposed expansion of the retail and
food and drink categories.
Businesses west of Abbott Road feel somewhat separated from the
rest of the Downtown. Most have their own parking lots, which
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Service
18%

Office
25%

Retail
31%

Food &
Drink
26%

Community and MSU events
bring lots of people
downtown throughout the
year. Two of the largest
events, the Art Festival
(attendance 70,000) and the
Great Lakes Folk Festival
(attendance 100,000) draw
residents and visitors from
around the State.

creates a significantly different environment than the street scene
further east.

How We Play: The Arts, Parks and Recreation Scene
Area 7 offers the most diverse selection of parks, recreation,
cultural and leisure activities in the City. Residents and visitors
enjoy cafés, bookstores, taverns with live entertainment, ethnic
restaurants, community events and outdoor festivals, all in a
compact and walkable area.
Valley Court is the Area’s largest park. Its location, size and shape
make it a natural performance venue. The Great Lakes Folk
Festival’s main stage entertains thousands of people from around
the state here. The Moonlight Film Festival and Plays in the Park
provide popular summertime community gatherings. The
Community Parks and Recreation Plan, as yet unfunded, calls for a
new playground and performance space. This area might provide a
good location for a farmer’s market.
Fountain Square Park delights young and old alike with the new
interactive fountain. Free community events and concerts are held
here and on the Ann Street Plaza amid outdoor dining and retail
surroundings. The annual Art Festival brings residents and visitors
from across the state to art exhibits and performances in these
spaces and adjacent closed streets. East Lansing’s new SCENE
Metrospace is the newest of several art galleries.
MSU’s large green space near the carillon is known as the Sacred
Space. Ancient trees and historic college buildings create a
beautiful and peaceful space in the heart of campus and across
from the Downtown. Other campus attractions include Beal
Botanical Gardens, the MSU Museum, the MSU Library and trails
along the Red Cedar River.

Musician entertaining a crowd at
Fountain Square
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Our Natural Resources: The Environmental Scene
Street trees help make urban areas more inviting. The National
Forest Service suggests 15% canopy coverage. Judging by aerial
photos, existing trees provide about 20% sidewalk coverage.
Additional trees should be grouped, irrigated and well maintained in
locations where they do not block signs.

Area 7 Popluation by Age
7,000
6,000
5,000
4,000
3,000

A central recycling center should replace the temporary one at
Valley Court Park to serve residents in multi-family buildings where
curbside recycling is not available.

2,000
1,000
0

On campus, the Red Cedar River is a key natural resource, but
feels separated from the Downtown and residential areas.

Under
5

5-17

18-24 25-39 40-54 55-64

1990 Census

2000 Census

65
and
o ver

Getting from Here to There: The Transportation Scene
CATA serves the Area well with east-west routes to
Meridian Mall and Lansing and north-south routes from campus to
new development at the City’s borders.
The street network works quite well, with a few exceptions. The
lack of outbound left turns at Grand River Avenue causes confusion
to drivers trying to exit the Downtown. It’s also difficult for drivers
along Albert Avenue to figure out where Grand River Avenue
businesses are located so they can park conveniently. Public
parking is ample for current demand.
The Downtown’s size makes it very walkable. Albert Avenue, with
its reasonable traffic volume, community events and street level
commercial activity, is beginning to act as a “main street.”
Pedestrian and bicycle connections should be strengthened eastwest, as well as outwards in every direction. Pedestrian crossings
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Late in the 19th century,
electric streetcar service
connected downtown Lansing
to East Lansing and Michigan
State University via
Michigan Avenue to Grand
River Avenue. The streetcar
line entered the campus at
its former main entrance
west of Abbott Road.

along Abbott Road are a challenge, with increasingly heavy traffic
there.

AREA 7 HOUSEHOLDS
Household
Married Couple Family
Male Head of Household
Female Head of Household
Non-family Household
Total Households

Area
Change*

City
Change*

-35%

-18%

0%

56%

-27%

-7%

9%

23%

5%

7%

SETTING THE SCENE FOR OUR FUTURE:
PLANNING CHALLENGES AND OPPORTUNITIES
1.

Greater diversity in Downtown housing options is very
desirable, and the City will continue to provide incentives
for developments that meet this demand. In addition to
student housing, market studies show a strong demand
among professionals, empty nesters and seniors for
owner-occupied housing in the Downtown.

*Based on 1990 and 2000 Census

2.

Ann Street Plaza
and Fountain Square

Housing

a.

Housing designed and priced for young
professionals may need to be developed to attract
this market segment.

b.

A downtown housing plan could address concerns
of combining rental and owner-occupied units in a
small area.

Land Use
The Downtown is and will remain a mixed-use area. The
Comprehensive Plan Team has developed a “Downtown
Mixed-Use District Plan” which divides the Downtown
into eight districts. Each includes a mix of uses designed
to strengthen retailer sustainability and increase appeal
to office users, visitors and residents. An image has
been developed for each district. Using these images as
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overall goals, specialized uses can be placed in
appropriate locations, and redevelopment or new
development can support the architectural
characteristics of that district. The full Plan can be found
at the end of this section.
a.

The Mixed-Use District Diagrams, found at the end
of this report, support the existing goal that all new
buildings have retail or cultural uses on the first
floor. It also suggests that upper floors of new and
existing buildings be filled with residential and office
uses that fuel the downtown, both economically and
with human activity. The proposed plan encourages
taller buildings in the center of the Downtown to
accommodate more density and promote more
vibrancy. Any new development adjacent to
primarily single-family residential areas should be
context sensitive and benefit both the mixed-use
district and the adjacent neighborhood.

b.

Pedestrian friendly redevelopment of the
Downtown’s west end (between Delta Street and
People’s Church) would be encouraged by rezoning
that area. This would expand the retail district while
creating a streetscape more consistent with the rest
of the downtown.

c.

As a means to provide more redevelopment
incentive and promote smart growth around the
existing Downtown, expansion of the Downtown
Development Authority boundaries should be
considered.
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City Hall

Retail on Grand River Avenue

d.

3.

Business and Commercial
a.

As new or existing retail space becomes available, a
retail plan would help the City determine the
appropriate retailer mix. A recent market study
provides ideas for the types of retail that can be
supported here and specific businesses that could
be approached. One strategy is to place a priority on
recruiting and supporting “destination” businesses
that will bring customers Downtown.

b.

Highlighting the college-town character of
Downtown East Lansing will keep it unique. In
addition to current community events that bring
families here, special events could be created to
celebrate our University students and faculty,
making the Downtown a place of pride for them.

CATA bus at Abbott Road and
Albert Avenue bus stop

AREA 7
OWNER AND RENTER OCCUPANCY
Household Occupancy
Area 7 in 1990

Owner
Occupied*

Renter
Occupied*

10%

90%

Area 7 in 2000

7%

93%

City-wide in 1990

33%

67%

City-wide in 2000

32%

68%

*Based on 1990 and 2000 Census

4.

Redevelopment potential exists along the north side
of Albert Avenue between Charles Street and
Collingwood Drive. A past proposal for adaptive
reuse of existing structures into mixed-use buildings
faced conversion and Code compliance problems.
An alternative approach would be to redevelop
these blocks with new buildings designed to fit a
downtown image. Residential townhouses could
back up to them, creating a buffer to the
neighborhood to the north.

Transportation and Traffic
Clear and logical patterns of circulation are necessary
to make the downtown environment safe and user
friendly.

_____________________________________________
Planning Area 7

Page 92

a.

Consider alternative routes into and out of the
downtown. Any formal changes in traffic routes
would require extensive study by the East Lansing
Transportation Commission and input from affected
property owners and the neighborhood.

b.

More options for access to eastbound Grand River
Avenue would reduce driver confusion when leaving
the Downtown and alleviate some of the congestion
at Abbott Road. One solution would be to allow left
turns from M.A.C. Avenue and Collingwood Drive
onto eastbound Grand River Avenue.

c.

A third approach to making the Downtown function
better for all modes of transportation would be the
addition of a consistent signage system with clear
directional information for drivers, bicyclists and
pedestrians.

Envision East Lansing Planters

DOWNTOWN EAST LANSING
MIXED-USE DISTRICT DIAGRAMS
The following mixed-use district diagram is intended to guide and
encourage development and has five primary goals:
1. Support growth in the entire Downtown area and reinforce
the image of East Lansing being a vibrant and friendly
college town.
2. Encourage the development of diverse housing options
Downtown to strengthen the urban neighborhood.
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Outdoor Seating at Cosi

3. Encourage investment that attracts a diverse population to
increase the trade area and be identified as a regional
shopping destination.
4. Support improved circulation routes, signage and parking so
that all visitors are pleased with their experience.
5. Support continued beautification efforts by encouraging
quality architectural character in all developments and
planning of vibrant open spaces that will be a legacy to
future generations.
Public Art and Company

Downtown Businesses

Each district shown will have a mix of uses which will strengthen
the sustainability of Downtown businesses and increase the area’s
appeal to office users, visitors and residents. The districts present
an image that will help the City to determine where specialized
uses are appropriate, as well as what architectural and site
characteristics best support the image of each district. All new
buildings in the Central Business District should have first floor
retail or uses that provide cultural interest at the sidewalk level.
Nationally recognized retailers and local merchants should line the
Grand River Avenue corridor and entice passing traffic with a
plethora of shopping options. Adding more recognized name brand
stores along this high traffic corridor will cause the Downtown to be
recognized as a retail center with products for every segment of the
market. Upper levels of new and existing buildings should be filled
with office or residential components to help fuel the downtown
both economically and with human activity. These uses provide
built-in customers to the retail businesses and cultural venues while
ensuring that the Downtown is always in use.
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The following pages give more detail on the suggestions for each
district. Pictures are included as examples of the type of
development and activity that is expected in each district.
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The Park District is ideally situated around Valley Court Park and
is also near Campus, a beautiful historic neighborhood and the
Cultural District of the downtown. This area should be used for
housing, learning environments and a mix of commercial space that
supports the neighborhood. Development here should capitalize on
the location and be a lovely icon of the East Lansing lifestyle.

Example of Mixed-use Structure

Example of Urban Park Activity
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The Cultural District is located near the entrance to Campus and
is the location for uses such as museums, dance studios, art
galleries, offices and learning centers. This area will be a connector
between The Avenue and the Park District. It will also be on Abbott
Road, which connects the University to our civic buildings, including
City Hall, 54-B District Court, the East Lansing Hannah Community
Center and the Library. The Cultural District will see very heavy
pedestrian and vehicular traffic. It is likely to support tall buildings,
up to ten floors at the southeast edge and lower residential
structures to the north.
Example of Mixed-Use Structure

Example of Cultural Building
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Old Downtown is a collection of the Downtown’s historic
structures. They house retail, restaurants, offices and residences.
This is an example of mixed-use traditional Midwest architecture
with excellent exposure to Grand River Avenue and views of
Campus.

Retail Space Downtown

Example of Retail and Residential Mix
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The Avenue will be a district with a pleasing mix of retail,
restaurants and possibly a hotel. It will be characterized by wide
sidewalks and tree-lined streets, with parking meters and heavy
pedestrian use. There will also be parking in structures above the
retail space.

Example of Outdoor Dining

Downtown Clock Tower
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The City Center District is the heart of the City, and its character
is derived from the combination of new and old architecture that
envelopes the space, streetscape amenities, landscaping and
human activity. It is the center for community events, and there is a
wide variety of uses represented here including residential, retail,
hotel, office and several great restaurants. The open space in the
center of this district supports the development of higher buildings,
up to ten floors surrounding that space. The City Squares, Ann
Street Plaza and Fountain Square, should be flexible in their use so
that they can support outdoor dining and numerous community
events while also providing a green oasis that is a destination in
and of itself.

Dancing in the Fountains

Fountain Square & City Center
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Smart City is an area where high-tech and low-tech come together.
The predominant uses in this area are office and retail. There are
three bookstores currently located in this small district, and there is
office space that is ideal for high-tech companies that wish to be
near Michigan State University and the vitality of our Downtown
environment.

Barnes & Noble Booksellers

Curious Book Shop
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Collegeville will be a transition zone between the Downtown and
the Bailey Neighborhood. Housing will be the main component of
this district; however, commercial space will be incorporated along
Albert Avenue. The building heights will decrease on the north side
of this area, and along Ann Street there will be a buffer of quality
townhomes.

Example of Housing on
Commercial Street

Example of Townhomes
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The Stonehouse Village District will be an eclectic mix of retail
and residential uses. The retail in this area will support the
residents of the neighborhood and Campus. There may be a
natural food store, coffee shops, delicatessens, a video store and
even a small hardware store.

Example of a Mixed-Use Building
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Example of a Sidewalk in Front of
Townhomes
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LEGEND
Consider allowing more turning
movements
Potential route into and out of
downtown
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City of East Lansing

Planning Area 7

Census Data for 1990 and 2000

Area 7

1990
City Wide

7,735
23
80
6,899
495
128
32
78

50,677
1,660
3,701
28,891
8,624
4,203
1,360
2,238

9,295,297
700,560
1,761,163
990,932
2,331,153
1,610,757
793,714
1,107,018

6,330
43
49
5,700
301
120
29
88

46,687
1,153
3,137
27,122
6,279
4,477
1,671
2,848

9,938,444
669,662
1,922,933
929,908
2,155,663
2,179,317
861,729
1,219,232

-18%
87%
-39%
-17%
-39%
-6%
-9%
13%

-8%
-31%
-15%
-6%
-27%
7%
23%
27%

7%
-4%
9%
-6%
-8%
35%
9%
10%

$31,410
$15,848
$5,308

$43,125
$24,716
$11,212

$36,652
$31,020
$14,154

$33,494
$14,101
$6,951

$61,985
$28,217
$16,330

$53,457
$44,667
$22,168

7%
-11%
31%

44%
14%
46%

46%
44%
57%

Total Number of Households
Total Family Households
Total Non-family Household

1,156
127
1,029

13,500
5,961
7,539

3,419,331
2,439,171
980,160

1,218
92
1,126

14,390
5,090
9,300

3,758,661
2,575,699
1,209,962

5%
-28%
9%

7%
-15%
23%

10%
6%
23%

Total Occupied Housing Units
Owner-Occupied
Renter-Occupied

1,156
113
1,043

13,500
4,476
9,024

3,419,331
2,427,643
991,688

1,218
88
1,130

14,390
4,605
9,785

3,785,661
2,793,124
992,537

5%
-22%
8%

7%
3%
8%

11%
15%
0%

2.68
2.54
2.38
2.71

2.43
2.91
2.64
2.33

2.66
3.16
2.80
2.31

2.64
2.63
2.43
2.66

2.22
2.82
2.41
2.13

2.56
3.10
2.67
2.24

-1%
4%
2%
-2%

-9%
-3%
-9%
-9%

-4%
-2%
-5%
-3%

$74,820

$95,700

$60,600

$114,970

$144,100

$110,300

54%

51%

82%

Total Population
Under 5 (Pre-School)
5-17 years (School Age)
18-24 years (College Age)
25-39 years (Young Family)
40-54 (Baby Boomers)
55-64 (Early/Pre-Retirement)
65 and over (Retirement)
Income
Median Family Income
Median Household Income
Per Capita Income

Household Sizes
Average Household
Average Family
Average Owner-Occupied Household
Average Renter-Occupied Household
Median House Value

State

Area 7

2000
City Wide

State

Percent Change Since 1990
Area 7
City Wide State

APPENDIX D
DOWNTOWN DEVELOPMENT AREA #2
LEGAL DESCRIPTION
The boundaries of the Downtown District of the Downtown Development Authority of
the City of East Lansing as originally established by Ordinance No. 635 adopted
June 17, 1986; and
That portion of the Northeast 1/4 of Section 13, T4N, R2W, City of East Lansing,
Ingham County, Michigan, described as commencing at the southeast corner of Lot
12, Plat of Oakwood; thence northwesterly along the north right-of-way line of Grand
River Avenue, to the southwest corner of Lot 1, Plat of Oakwood, thence north, to
the southwest corner of Lot 100, of the Subdivision of Lot 83, Plat of Oakwood;
thence continuing north along the east right-of-way line of Hillside Court to the
southwest corner of Lot 85 of the Subdivision of Lot 83, Plat of Oakwood; thence
northeasterly along the south property lines of Lots 85 through 94 of said subdivision
to the southeast corner of Lot 94, of said subdivision; thence south along the west
lot line of Lot 97 of the Subdivision of Lot 83, Plat of Oakwood, to the southwest
corner of said lot; thence east along the south line of Lot 97 of the aforesaid
subdivision to the west right-of-way line of Evergreen Avenue; thence continuing
south along the west right-of-way line of Evergreen Avenue to its intersection with
the north lot line, extended, of Lot 32, Plat of Oakwood; thence east, to the
northwest corner of Lot 32, Plat of Oakwood; thence continuing east to the northeast
corner of Lot 32; thence south along the east lot line of Lots 32 and 30, to the
northeast corner of Lot 28; thence west along the north lot line of Lot 28, 65 feet;
thence south along the west lot line of Lot 28, 45 feet; thence east 5 feet, thence
south to the west right-of-way line of Evergreen Avenue; thence continuing in a
southeasterly direction along the west right-of-way line Evergreen Avenue to the
northeast corner of Lot 14; thence westerly 63 feet +/- to a point on the north lot line
of Lot 13, Plat of Oakwood, thence southwesterly 165 feet, parallel with the east lot
line of Lot 12 to the north right-of-way line of Grand River Avenue; thence
northwesterly along the north right-of-way line of Grand River Avenue to the point of
beginning, said point also being the southeast corner of Lot 12, Plat of Oakwood,
(excluding Lots 18 and 19, part of Lot 17, Lots 34, and 36 of Plat of Oakwood); and
Lots 35, 37, 39, 41, 46, 48, 50, and 52 of the Plat of College Grove; and
Lots 43, 45, 47, and 49 of Angell’s Subdivision of Lot 80 and Portions of Lots 78 and
79, Plat of College Grove.

