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The City of Royal Oak, as with many established and mature communities, has experienced 
cyclical development influenced by the economy, changes to the market, physical developments, 
policies and other external factors. Downtown Royal Oak was once a center of retail and office 
activity that provided products and services to support the greater Royal Oak area. However, 
population and development trends through the 1970’s resulted in the erosion of much of its 
vitality. Significant changes in the retail and office market led to a movement from the 
downtown to regional shopping centers and office parks which assumed much of the commercial 
and social functions formally provided by the downtown Royal Oak. 

While this phenomena was largely beyond the ability of the City to control, state legislation has 
given the City an opportunity to restore and revitalize its downtown. The City responded to these 
changes with the development of a Downtown Development Authority. The Downtown 
Development Authority has, for nearly 25 years, assisted in guiding and funding projects to 
ensure the downtown’s ongoing viability. 

The legal basis for creation of the Royal Oak Downtown Development Authority is Michigan 
Public Act 197 of 1975, the Downtown Development Act, as amended. This legislation provides 
Michigan cities, townships and villages with a means to achieve substantial and meaningful 
revitalization of downtown business districts. A copy of Act 197 is found in the Appendix. Act 
197 was entitled as follows: 

Pursuant to the provisions of Act 197, the Royal Oak City Commission adopted Ordinance No. 
76-26 on November 1, 1976. This ordinance provided for the creation of the Royal Oak 
Downtown Development Authority, hereinafter referred to as the “DDA.” The DDA was given 
all the powers and duties prescribed for a downtown development authority pursuant to Act 197. 
A copy of Ordinance No. 76-26 is found in the Appendix. In adopting this ordinance, the City 
Commission found the following: 



Pursuant to Ordinance No. 76-26, the by-laws of the DDA were adopted on March 16, 1977 and 
forwarded to the City Commission. The by-laws, which have since been amended, were 
approved by resolution of the City Commission on March 21, 1977. 

In Ordinance No. 76-26, the City Commission also established the Downtown District within 
which the DDA could exercise its legislated powers. The established boundaries under the 
ordinance included the area between West Street and Troy Street, north of Lincoln Avenue and 
south of Eleven Mile Road. In accordance with the definitions contained in Act 197, this area 
designated by the City Commission as the Downtown District has been zoned Central Business 
District (CBD) since 1967. 

The City Commission enlarged these initial boundaries of the Downtown District on December 
12, 1977, by adopting Ordinance No. 77-22. This ordinance provided for the addition of two (2) 
blocks of property to the initial Downtown District between Main and Troy Streets, north of 
Eleven Mile Road and south of Pingree Boulevard. A copy of Ordinance No. 77-22 is found in 
the Appendix. 

The boundaries of the Downtown District were further amended on June 6, 1988 by Ordinance 
No. 88-07. This ordinance provided for an addition to the Downtown District of an area 
containing prime access to Woodward Avenue, Main Street and Washington Avenue. A copy of 
Ordinance No. 88-07 is found in the Appendix. 

The boundaries of the Development Areas were combined by ordinance on March 9, 1992. This 
ordinance, No. 92-06, provides for the boundaries of the Barton/Lafayette Development Area to 
be expanded to include the Woodward/I-696 Development Area and likewise that the 
Woodward/I-696 Development Area be expanded to include the Barton/Lafayette Development 
Area. A copy of Ordinance No. 92-06 is found in the Appendix. 

The boundaries of the Downtown District were further amended on December 5, 1994 by 
Ordinance 94-19. This ordinance provided for an addition to the Downtown District of the Civic 
Center area between Eleven Mile Road and Fourth Street, Troy Street and Knowles Street. A 
copy of Ordinance No. 94-14 is found in the Appendix. 

The boundaries of the Downtown District are shown in Map 1, Downtown District, and as 
legally described in Ordinance No. 76-26, and as subsequently amended by Ordinance Nos. 77-
22, 88-07, 92-06 and 94-19. 





The Board of the Royal Oak Downtown Development Authority is responsible for furthering the 
intent and purpose of Act 197. In doing so, the Board may complete the following activities: 

•

•

•

•

•

•

•

•

•

•

•

•

As noted above, Act 197 is intended to provide local officials with a means of addressing the 
need for revitalization in their downtown districts. Two sections of Act 197 provide the legal 
basis for this Development and Tax Increment Financing Plan. 



Section 14 of Act 197 authorizes the DDA, upon a determination that it is necessary for the 
achievement of the purposes of the Act, to prepare and submit a tax increment financing plan to 
the City Commission. Tax increment financing results from the “capturing” of tax revenues by 
the DDA which are derived from the increase in assessed valuations in a development area over 
the valuations of the area at the time the development area was established. Tax increment 
revenues accrue to the DDA from the application of the tax rates of all political subdivisions 
levying taxes in a development area, including those of local school districts for eligible 
obligations pursuant to state statute. The tax increment revenues may be used by the DDA to 
make public improvements within a development area as provided for by Section 7 of Act 197. 

The Tax Increment Financing Plan includes a detailed explanation of the tax increment 
procedure, the amount of bonded indebtedness to be incurred, the duration of the tax increment 
program, a statement of the estimated impact of the program on all taxing jurisdictions in the 
Development Area, and a statement of that portion of the tax increment revenue to be used by the 
DDA.

Section 17 of Act 197 requires that whenever a downtown development authority decides to 
finance a project within a development area through the use of tax increment revenues or 
revenue bonds, it must prepare a development plan. The development plan must contain, among 
others, the designation of the development area (i.e., the area within which tax increment 
revenues are to be captured and expended for public improvements); the projects to be 
undertaken; the estimated costs of the projects; an estimate of the stages of construction and time 
of completion; the proposed methods of financing the projects; and the impact upon the existing 
character of development in the area. 

Section 18 of Act 197 provides for the adoption of a tax increment financing plan and 
development plan by adoption of an ordinance by the City Commission after a public hearing. 
Pursuant to these provisions, the City Commission held a public hearing on the Barton/Lafayette 
Development and Tax Increment Financing Plan on October 27, 1980. The City Commission, 
after the public hearing, determined that the Barton/Lafayette Development and Tax Increment 
Financing Plan constituted a public purpose and was necessary for the achievement of the 
purposes of Act 197, and adopted the Plan on November 3, 1980, by Ordinance No. 80-07. A 
copy of this ordinance can be found in the Appendix. The Barton/Lafayette Development and 
Tax Increment Financing Plan was then subsequently amended by Ordinance Nos. 83-02, 83-03, 
83-10, 84-06, 89-14 and 90-18. 

Further pursuant to the provisions of Section 18 of Act 197, the City Commission held a public 
hearing on the Woodward/I-696 Development and Tax Increment Financing Plan on March 31, 
1989. The City Commission, after the public hearing, determined that the Woodward/I-696 
Development and Tax Increment Financing Plan constituted a public purpose and was necessary 
for the achievement of the purposes of Act 197, and adopted the Plan on March 31, 1989, by 
Ordinance No. 89-07.  

Again, further pursuant to the provisions of Section 18 of Act 197, the City Commission held a 
public hearing on the Barton/Lafayette and Woodward/I-696 Development and Tax Increment 
Financing Plans on March 9, 1992. The City Commission, after the public hearing, determined 
that combining the Barton/Lafayette and Woodward/I-696 Development and Tax Increment 



Financing Plans into a single development and tax increment financing plan constituted a public 
purpose and was necessary for the achievement of the purposes of Act 197. The City 
Commission then adopted Ordinance No. 92-06, which amended both plans to combine them 
into a single development and tax increment financing plan. A copy of this ordinance can be 
found in the Appendix. The combined Barton/Lafayette and Woodward/I-696 Development and 
Tax Increment Financing Plan was then amended by Ordinance Nos. 94-20, 02-02, and 04-11. A 
copy of these ordinances can be found in the Appendix. 

The DDA has determined that the establishment of the Development Area and the activities 
proposed therein, as stated in the Development Plan, are necessary and appropriate to correct and 
prevent deterioration, promote economic growth and increase property tax valuation in the 
Downtown District. It is to these public purposes that the Development and Tax Increment 
Financing Plan has been prepared, which addresses the following areas: 

•

•

•

•

•

•

•

•

•

•



•

•

•

•

•

The specific purpose of the Development Plan is to define the improvements proposed for the 
Development Area, estimate improvement costs and stages of construction, document the impact 
these activities are expected to have on the existing structure of the Downtown District, indicate 
for whom the proposed activities are being undertaken and the methods proposed for financing 
the proposed activities. The specific purpose of the Tax Increment Financing Plan is to provide 
the legal authority and procedure necessary to permit the DDA to finance improvements deemed 
necessary to achieve the public purpose of this Plan through the use of financing powers granted 
in Act 197. 

The Development Area is divided into two sections: the Downtown Section, formerly the 
Burton/Lafayette Development Area; and the Gateway Section, formerly the Woodward/I-696 
Development Area. Both of these sections are designated on Map 3, Downtown District and 
Development Area Sections. 

Improvements proposed for the Development Area will be financed with tax increment revenues 
as provided for in Act 197. The Tax Increment Financing Plan in this document will show how 
tax increment revenues captured by the DDA from within the Development Area will be used to 
finance the cost of the proposed improvements. 





This section will present an overview of the DDA’s purpose in creating the Development Area, 
the improvements proposed for it, the objectives and strategies inherent in the selection of these 
improvements, and the methods proposed to finance these improvements. The basis upon which 
the DDA determined the necessity for the Development Area and the rationale for its boundaries 
are also examined. The Development Area historically has consisted of two separate sections, the 
Downtown section (formerly known as the Barton/Lafayette area) and the Gateway section 
(formerly known as the Woodward/I-696 area). The boundaries of the Development Area are 
shown in Map 3, Downtown District and Development Area. A legal description of these 
boundaries is found in the Appendix and also in Ordinance Nos. 76-26, 77-22, 88-07, 92-06, 94-
14, 02-02, and 04-11. 

The City of Royal Oak is located in the southeast corner of Oakland County. Ten distinct 
communities border its 11.90 square miles. These communities are linked through a network of 
collector streets, arterial roads and highways. Major interstates, such as I-696 and I-75, provide 
easy access to the Royal Oak, making it a prime destination to live, work and recreate. 

Woodward Avenue (Michigan State 
Highway M-1) serves as a primary north-
south connector. It intersects five 
adjoining communities and serves as 
frontage for several commercial and 
office establishments. Office complexes, 
small to medium retail stores, hotels and 
motels, restaurants, personal services, 
and automobile service shops are some 
of the businesses that share frontage 
along Woodward Avenue. 

Businesses along Woodward Avenue 
serve much of the City’s retail and office 
needs. The east-west connectors, such as 
Eleven Mile Road and Thirteen Mile 
Road, are also being developed with 
higher intensity uses, such as multiple-
family residential developments, 
commercial establishments and office 
complexes. 



The downtown provides one of the highest densities of commercial establishments. Its 
boundaries are Lincoln Avenue, West Street, Troy Street and Eleven Mile Road with most of the 
commercial development occurring on or between Main Street and Washington Avenue. The 
boundaries of the Downtown Development Authority have expanded in past years to include 
additional service areas, which provide a regional appeal and attraction to the downtown center. 

Royal Oak has a long history of providing quality community services as a traditional downtown 
center, offering all of the necessary conveniences and amenities of a traditional downtown to its 
citizens and surrounding communities. Single and multiple family housing developed along a 
grid pattern surrounding the downtown. Walking to shopping areas was common and the mix of 
retail experiences brought residents and visitors alike. The construction of architecturally 
significant buildings, presence of public and private institutions and the encouragement of an 
entrepreneurial spirit are evidence of the long term commitments made by community leaders 
and business owners have made to the downtown. 

Southeast Michigan is home to many major 
regional shopping and office centers, many 
which are located within 10 to 20 miles of Royal 
Oak. Recent developments have created 
increased competition for retail, office and 
entertainment space and dollars. Other suburban 
destinations are also within a short drive and 
contribute to the draw of activity out of Royal 
Oak. In response, the City and its business 
community developed and implemented a 
revitalization plan to maintain and foster new 
development in the downtown area. 

The City has shown a strong commitment to 
the Downtown as evidenced by the following 
projects:

•

•



•

•

•

•

This long range vision and commitment to action has paid off. Vacancy rates are low and 
downtown real estate is in high demand. Historic architecture is being restored throughout the 
downtown, while new developments and renovations are also occurring. Royal Oak has received 
a reputation of being a friendly City with a unique variety of shops, restaurants and 
entertainment. 

The Downtown Development Authority recognizes these past accomplishments and through the 
Development Plan will continue to foster the downtown’s growth and development. The issues 
facing the downtown area are not unlike other urbanized centers, with the development of 
regional retail centers drawing customers out of the downtown. It is important that the DDA 
continue to enhance and maintain the viability of the downtown through the use of economic 
development tools and techniques. 

Downtown Royal Oak will continue to build upon the exciting combination of the traditional and 
unique. A strong sense of its past creates the foundation for its future. The downtown area 
entices a mix of shopping experiences, from small boutiques and specialty stores to restaurants 
and a thriving entertainment district. The combination of these experiences creates the 
framework that encourages development of both traditional as well as unique entrepreneurial 
ventures.

The City of Royal Oak contracted with Harley Ellington Pierce Yee Associates (HEPY) to 
develop a Downtown Master Plan. The study was completed in early 1994. HEPY assisted the 
community in developing a strategic plan through visioning sessions and surveys. During this 
planning process the community envisioned the downtown would offer: 



The pattern of development has created an 
urban streetscape that is woven with pathways, 
open spaces, parks and civic spaces all 
intertwined into the downtown business 
community. Royal Oak will continue to 
develop this urban streetscape by encouraging 
open spaces, which create both a series of 
inviting places to stroll, meet, sit and enjoy the 
urban activity. In addition, large civic spaces 
will be encouraged to provide areas within the 
downtown for organized events. 

The basis upon which the DDA determined that establishment of the Downtown and Gateway 
Sections of the Development Area was necessary and appropriate to correct and prevent property 
value deterioration, promote economic growth, and increase property tax valuation was an 
analysis of past and existing economic conditions, property valuations, and economic 
development potential in the Downtown District. Much of this information was obtained by the 
Plan Commission during its analysis and planning for the study area of the Gateway Section. The 
information gathered by the DDA and an analysis of this information is found on the following 
pages.

1. Analysis of Downtown District Property Valuations. The following table of Downtown 
District real property valuations illustrates that from 1972 to 1980, property valuations 
remained relatively unchanged. However, as a percent of total city real property 
valuations, the Downtown Section of the Development Area has been decreasing at a 
slow but persistent rate. The increase noticed between 1972 and 1973 is attributable to 
the construction of a 247-unit senior citizen’s housing facility. 



The increase in property valuations between 1972 and 1980 totals $4,653,280. This 
translates into an average annual increase of approximately 7.0%. However, if the 1980 
valuation for the 247-unit senior citizen’s housing facility of $2,276,000 is excluded from 
the valuation of the Downtown Section, the increase between 1972 and 1980 is 
$2,377,280. This represents an average annual increase of only 4.0%. When adjusted for 
inflation, it becomes evident that there has been no real growth in downtown property 
values.

It can also be seen that most increases in property valuations occurred between 1972 and 
1975. Since 1975, property valuations have increased by only $1,226.300 or 12.0%. On 
an annual basis, this represents increases of only 2.5%. It is also important to note that 
property valuation increases in the Downtown Section have not kept pace with those city-
wide. The relationship between property valuations and downtown and for the entire city 
have steadily declined from 2.67% in 1973 to 2.10% in 1980. While these property 
valuations do not reveal any sudden and dramatic decrease, they are indicative of a slow 
process of property value stagnation and erosion. 

2. Retail Activity. In a study of the Royal Oak Downtown District conducted in 1977 by the 
consulting firm of Vilican-Lehman and Associates, Inc., it was found that the Downtown 
Section of the Development Area contained only 290,000 square feet of comparison 
commercial floor area. The market area for downtown comparison commercial uses of 
approximately three (3) miles had a spending potential of $198,000,000 and could 
support approximately 3.5 million square feet of comparison commercial floor area. The 
Royal Oak Downtown District, therefore, contained only 8.2% of the buildable area 
which its market area could support. Within the three-mile market area, however, are 
located only six shopping centers of any significant size. These centers contained a total 
floor area of 1.6 million square feet or less than half the floor area which the market area 
could support. Additionally, none of these centers are located within two (2) miles of the 
Downtown Section. 



Based upon this data, it was the conclusion of the consultant that “a large percent of 
dollars is tapped by shopping facilities outside of the three mile market area.” With the 
physical improvement of the Downtown Section of the Development Area and 
implementation of modern marketing concepts, the Downtown Section could support 
additional shopping activity; particularly if a major retailer, in combination with other 
shops, could be established to serve as an anchor for the Downtown District. 

3. Market Opinion Research Survey. As a part of the Vilican-Lehman and Associates’ 
study, the Market Opinion Research Corporation conducted a survey of Royal Oak 
residents, downtown shoppers, and downtown merchants. The survey of shoppers and 
residents revealed the following features disliked most about downtown: 

♦
♦
♦

The views of residents and shoppers toward downtown parking facilities can best be 
summarized by the following excerpts from the planning consultant’s study: 

The survey further revealed that most people patronize the downtown not to shop but to 
make a trip to the Post Office, bank, City Hall, library, and utility company offices. When 
shopping in the downtown, the three purchases most often made were for hardware 
goods, pharmaceuticals, or personal services (i.e., cleaning, beauty and barber shop, shoe 
repair, etc.). 

Market Opinion Research interviews with merchants revealed that customer loyalty is the 
major factor creating downtown shopping trips. Most merchants have built up an 
effective good will over their years of operation. Correspondingly, the age of downtown 
shoppers was generally middle age to elderly. Little shopping activity occurred among 
those 30 years of age and younger. 

As to what might be done to attract more shoppers, merchants generally felt that a major 
department store and other stores offering product lines comparable to those found in 
major shopping centers would be a very positive influence. It was felt that the spin-off 
effect could only benefit existing businesses. In correlation, many merchants recalled that 
their level of activity declined noticeably when the Montgomery Ward’s department store 
closed. In addition, merchants felt that more convenient long-term parking was necessary 
to facilitate comparison shopping. 



The planning consultant concluded, based upon the Market Opinion Research 
Corporation findings, that “parking – free and convenient and a wider selections of goods 
– provided through a department store, seem to be the keys to attracting shoppers to the 
Royal Oak CBD.” 

4. Parking. A significant portion of Downtown Section land is devoted to parking facilities. 
The City currently provides 2,169 off-street parking spaces and approximately 650 on-
street spaces. Privately provided off-street customer parking in the Downtown Section of 
the Development Area totals only approximately 300 spaces. 

This ratio of publicly provided or privately provided off-street parking facilities has 
resulted principally from three factors. They are: 

The purpose of the CBD zoning classification was to promote economic growth of the 
CBD by having the City assume the difficult and costly responsibility of furnishing 
necessary parking facilities. In addition, assumption of parking responsibilities by the 
City provides an opportunity to achieve the more compact private development necessary 
to generate the intensive pedestrian activity desired in the downtown. 

1. Existing Property Conditions. Information obtained during the analysis of the Woodward 
Avenue / I-696 study area revealed that as a progression is made from city-wide data to 
Development Area (Gateway Section) data, the percentage of rental housing increased, 
the age of the housing stock increased dramatically, housing value declined, and 
household income declined. The following table depicts these findings: 



In addition to the above statistical information, the land use survey conducted for the 
study area indicated that the Gateway Section of the Development Area, as well as the 
“extended development area,” was characterized by numerous land-use problems as 
indicated below: 

In addition to the land use problems enumerated above, a survey of exterior building 
conditions indicated that numerous structures within the Gateway Section of the 
Development Area were in need of considerable maintenance, such as painting, broken 
glass repair, roof repair, foundation repair, etc. 

2. Property Valuations. It has also been ascertained that the Gateway Section of the 
Development Area, as well as the “extended development area,” have experienced a 
decline in assessed valuations. A history of the real property assessments in these areas in 
comparison to that of the city as a whole is shown in the following table [all numbers are 
expressed in terms of millions (000)]: 



As can be seen in the above information, assessed values in the Gateway Section of the 
Development Area, as well as in the “extended development area” have declined both in 
real terms and as a percentage of its contribution to the city’s total valuation. 

3. Economic Development Potential. There are numerous factors that have created 
significant economic development potential for the Gateway Section of the Development 
Area. Among the most important of these are the following: 

With the above factors in mind, the conceptual plans described previously in this report were 
prepared. The project envisions by these plans may be conservatively estimated to have a real 
property assessed value upon completion of approximately $50 million. Given this valuation and 
the 1988 tax rate of 69.95 mills, it may be conservatively estimated that upon completion, annual 
ad-valorem tax revenue would be approximately $3.5 million. This compares with 1988 real 
property ad-valorem tax revenue of approximately $132,000. Clearly then, the project will have 
an immediate and substantial impact upon increasing property tax revenue for all taxing 
jurisdictions within the City of Royal Oak. 

Or perhaps less immediate, but no less significant benefit, are the increases in economic activity 
and property values which can be expected to occur on immediately adjacent properties, 
properties within the Central Business District, and on property within the City of Royal Oak as 



a whole. Projects of the nature proposed offer mature, residential communities such as Royal 
Oak an opportunity to stimulate and revitalize its commercial sectors. Such commercial 
revitalization also has positive economic benefits within a city’s residential community, as the 
City becomes a more desirable location to work, shop and consequently, live. In general, then, 
the project has the ability to present a new image for the city, stimulating and revitalizing all 
sectors of its economy. 

The boundaries of the Development Area have been established to provide the greatest 
opportunity for the DDA to achieve its purpose – to correct and prevent deterioration, promote 
economic growth and increase property tax valuation in the Downtown District. 

The boundaries were established in an effort to coordinate future development efforts in a 
cohesive manner. The boundary delineation permits the DDA to capture all increases in assessed 
valuations resulting directly from development projects or improvements, determined to do the 
following: 

♦

♦

♦

♦

It should be noted that the DDA initially created two separate Development Areas to allow 
improvements to each area to proceed independently of each other. The intent was to allow 
surplus revenues from either Development Area to be distributed to all taxing jurisdictions as 
soon as possible. The two Development Areas were combined in 1992. This document will 
consolidate both Plans into a comprehensive Development and Tax Increment Financing Plan. 
This will provide for consistency within the Development Area and provide enhanced 
coordination of projects. The amended document shall be referred to as the Royal Oak 
Downtown Development Authority Development and Tax Increment Finance Plan. 

The areas covered by the Development Plan serve distinct yet interrelated functions. The 
Barton/Lafayette or Downtown section has traditionally generated considerable pedestrian traffic 
and has served as the meeting place and commerce center for residents and visitors alike. The 
Woodward/I-696 or Gateway section to the south of the CBD is frequently described as the 
entryway to the Downtown. It is bounded by Woodward Avenue and Main Street and serves as 
the point of ingress and egress to I-696. 



The Downtown Section has a sense of place which encourages visitors to seek the retail and 
entertainment facilities located in the downtown area. The downtown environment has changed 
over the years with Main Street becoming a cluster of restaurants and small specialty stores and 
Washington Avenue maintaining some large retail stores and a few small restaurants. The 
vacancy rate in the downtown area continues to decrease due in large part to the efforts of the 
Downtown Development Authority, Chamber of Commerce and a strong regional economy. 

In the past several years the region has seen an influx of retail malls. These regional malls draw 
downtown shoppers because of their convenience, indoor facilities and accessibility. The 
downtown business district faces the dilemma of retaining the retail staples while providing a 
mix of restaurant and entertainment facilities to create and heighten the desirability of the 
downtown shopping experience. The balance of land uses within the downtown assists in 
preventing deterioration of the businesses by providing a varied market 

The flow of pedestrian traffic and physical and visual linkages between Main Street and 
Washington Avenue is also an issue. The DDA has been exploring and developing ways to avoid 
segmentation and develop the character of the downtown area so that it presents as a unified 
district or experience. 

Two senior citizen housing facilities with 210 and 196 units each were the only properties within 
the Downtown District that were projected in the near future to increase significantly in assessed 
value in 1980. These areas were included in the Development Area, as they together comprise 
the site of a major commercial redevelopment project which the DDA seeks to have developed 
and upon which some tax increment revenues are to be expended. 

The remainder of the properties in the Downtown Section of the Development Area have been 
included for one or more of the following reasons: 1) it is property planned for major 
redevelopment in the future which may require DDA financial involvement; 2) it is property 
upon which the DDA proposes to make public improvements; and 3) it is property which will 
permit maximum flexibility in the selection of any future public improvements to be financed by 
the DDA. 

What some refer to as the “gateway” to the community, I-696 and Woodward Avenue, has 
received considerable attention in the past several years. The area is planned for a mixed-use 
development, including; residential condominiums, a multiple-story hotel, convention and 
meeting space, an office complex, and eating and retail establishments. The “draw” that this type 
of development could generate for the City of Royal Oak would ultimately benefit the entire 
Downtown District. It was also important to control development of this highly visible corner to 
ensure it did not develop with uses that would complete with the downtown. 

In July 1997, construction began on the residential component of the mixed-use development. 
The project includes the following components: 



Several of the design characteristics utilized in the downtown are proposed for inclusion in this 
project as well. In an effort to create a unified approach, streetscapes have been designed to 
provide continuity. One of the most significant unifying elements is the introduction of a similar 
streetscape design. City staff anticipates that the project will be completed within three years, 
depending on current market conditions. 

In addition to the proposed area east of Washington Avenue, the DDA has acquired 5 blighted 
properties between Woodward Avenue and Washington Avenue as a redevelopment site. Three 
private land holders remain in the approximately 3.5 acre triangular shaped property. These may 
be acquired by the DDA or by a private developer as part of a redevelopment project.

The boundaries of the Gateway Section were established to be coterminous with the boundaries 
of this project as conceptually defined by the Plan Commission. This delineation permits the 
Authority to capture all increases in assessed valuations resulting directly from the project, 
thereby generating maximum tax increment revenues within a minimum timeframe. This permits 
the Authority to accomplish the purposes of the Plan as expeditiously as possible and at least 
cost, thus minimizing the need for and use of tax increment revenues. 

Also, as mentioned previously herein, there is an area delineated as an “extended development 
area.” This designation results from the Plan Commission study, which recommended this area 
for possible future redevelopment. If such redevelopment is to occur, it is altogether likely that 
an extension of the Gateway Section of the Development Area will be necessary. 

Inclusion of this area into the Downtown District, and subsequently in the Gateway Section of 
the Development Area, was deemed unnecessary and inappropriate at this time. Such an 
inclusion would have resulted in the imposition of an additional 2-mill tax levy upon these 
properties, for which they would have received no significant benefit. Consequently, at the 
present time they have been omitted from the Downtown District and the Gateway Section of the 
Development Area. 
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Over the past decade efforts have been made by the DDA and the City of Royal Oak to create a 
Development Area which prevents deterioration, promotes economic growth and increases 
property tax valuations in the Downtown District. Several guiding documents have been utilized 
to provide insight and identify development projects for the city. This amended Royal Oak 
Downtown Development Authority Development and Tax Increment Financing Plan is a 
compilation and enhancement of the previous two separate plans, the Barton/Lafayette and 
Woodward/I-696 Development and Tax Increment Financing Plans. 

Upon formation of the DDA, a city planning consultant was retained by the city to assess the 
current condition of the Downtown District, define goals and objectives and make development 
recommendations. Its report, which was published in August 1977, proposed several of the 
objectives being sought by the DDA in this Plan. These goals and objectives are: 

•

•

•

•

•

•

To achieve these objectives, the Development Plan has as its strategy the provision of public 
improvements which will act to further stimulate private and public investments in the 
Downtown District. 

Improvements proposed for the Gateway Section of the Development Area were determined 
after an analysis of the area. Initiation of this study was prompted by the start of construction on 
the I-696 freeway. The realization that the long-delayed freeway would become a reality required 
that a study be undertaken to asses its impact on the area and the opportunities it might present. 
At the request of the Royal Oak City Commission, the study was undertaken by the Plan 
Commission with the assistance of the Oakland County Planning Division. The study was 
initiated in July 1984, and completed in January 1988, when a presentation of its findings and 
recommendations was made to the Royal Oak City Commission. 



The study provided the city with a “Framework Plan” to guide overall development and 
redevelopment within the study area. In addition to the Framework Plan, the study further 
recommended that the area bounded by the I-696 freeway, Woodward Avenue, Kenilworth 
Avenue and, in general, the alley east of Main Street, be redeveloped in a mixed-use project of 
regional significance. Different conceptual plans varied in the magnitude of its uses and in its 
physical appearance, though all were based upon and incorporate the same general goals or 
“design elements.” These elements are the essential ingredients in improvements proposed for 
the Gateway Section. They are listed follows: 



Over the past several years studies have been completed that provide research and analysis on 
various components of the downtown. These included: the HEPY Downtown Royal Oak Master 
Plan; the Downtown Parking Study and Master Plan by Rich & Associates, with updates by 
Tetra Tech; and the City of Royal Oak Master Plan by Carlile/Wortman Associates. 

The Downtown Royal Oak Master Plan, as previously noted, was developed through a 
community-based planning process under the guidance of Harley, Ellington, Pierce and Yee 
(HEPY). The Plan focuses on the Central Business District from Lincoln Avenue to Eleven Mile 
Road and West Street to Knowles Street. It examines the goals and objectives through the 
creation of development areas. Following is a list of those “Urban Development Objectives.” 

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•



The Royal Oak Downtown Development Plan, where applicable, will incorporate the 
aforementioned goals and objectives and design elements into future projects. These concepts 
have been utilized by the DDA in evaluating and assessing current development projects and 
identifying areas of focus for the development plan. 

The City of Royal Oak in 1995, with the assistance of Rich and Associates, developed a Parking 
Study for the Central Business District. The Parking Study evaluated the need for parking spaces, 
fee structures, enforcement procedures, signage and the revenues generated. An update to the 
occupancy and turnover study was conducted in 1996 by Tetra Tech. The Parking Study shared 
some common element with the Downtown Royal Oak Master Plan compiled by HEPY. These 
included plans for a trolley that connected various spaces within the downtown and I-696 areas, 
general parking, streetscape improvements at the Farmer’s Market, and the need for signage and 
kiosks to help direct pedestrian traffic. 

The city completed a revision to its Master Plan in August of 1999 with the assistance of 
Carlile/Worman Associates. The prior General Development Plan was adopted in 1968, which 
had subsequent amendments made to it throughout since its adoption. 

The General Development Plan broke the Central Business District into “rings” and proposed 
concepts that would encourage continued growth in the downtown. One of the proposals was for 
a Central Business District Mall. It was intended to provide a central commercial nucleus within 
the City which would separate pedestrian and vehicular traffic, enhance ease of shopping and 
provide an attractive commercial environment for the pedestrian. 

The newly adopted Master Plan instead calls to “maintain and improve a healthy and vibrant 
mixed-use downtown center as a desirable business address that integrates expanded 
commercial, entertainment, office, residential, retail and service uses.” The DDA will 
incorporate the goals, objectives and strategies of the city’s Master Plan into the Development 
Plan. The following is a list of objectives and strategies from the City of Royal Oak Master Plan 
as it pertains to the downtown area. 



♦

♦

♦

♦

♦

♦

♦

♦



♦

♦





While all of the studies and plans provide guidance for the development of the community, the 
City of Royal Oak Zoning Ordinance provides the regulatory tool to ensure the community’s 
future growth and development as planned. It acts as a legally binding, enforcement document to 
the Master Plan. 

As previously indicated, the City recently amended the city-wide Master Plan. The Zoning 
Ordinance has also been amended in keeping with the changes to the Master Plan. The revised 
Zoning Ordinance was adopted in November of 2001 with thirteen zoning districts. 

The Development Area is comprised of the following districts (see Map 5 – Zoning Map): 

The Central Business District zoning is designed to serve the central business district’s 
retail market function of the city, and to provide for professional and office activities, 
government and cultural activities and high-density residential dwellings. A prime 
characteristic of this district is its intense pedestrian activity. Most persons entering the 
district will come by automobile and typically park once to carry out several activities. 
Developments in this district do not have parking requirements, with the exception of 
residential or lodging uses. This allows a higher density of commercial operations with 
the municipality providing parking lots and decks. Permitted uses under this zoning 
district encompass a mix of office, commercial, service industries and residential land 
uses.

The Regional Business District is intended to provide for a combination of large-scale 
office complexes, high-density multiple-family dwellings, and hotels in a planned 
development with the combination of ancillary retail and service. It is intended that this 
district will enhance and be compatible with the Central Business District rather than 
compete with it. 

The General Commercial District provides a wider range of commercial opportunities 
than the Central Business District and the Regional Business District. The uses permitted 
under this include, but are not limited to, office complexes, filling stations, retail 
establishments, drive-through restaurants and banks, public garages and similar 
establishments. 







Section 17 of Act 197 provides that when a downtown development authority decides to finance a 
project in a downtown district through the use of either revenue bonds or tax increment financing, it 
must prepare a development plan. This Development Plan is, therefore, being prepared as a result of 
the Royal Oak Downtown Development Authority’s desire to use the above referenced financing 
methods to fund public projects as outlined herein. Section 17 of Act 197 also specifies the required 
contents of a Development Plan, and these contents follow as designated in that section. 

The boundaries of the Development Area, including both the Downtown and Gateway Sections, are 
illustrated on Map 3, Downtown District and Development Area. A legal description of these 
boundaries is found in the Appendix. 

Royal Oak is well served by arterial roads and highways. Eleven Mile Road, I-696 and Woodward 
Avenue feed both Washington Avenue and Main Street as connectors into the downtown. Main 
Street is the only major north/south regional connector through downtown, and therefore, carries 
substantial through-traffic – traffic that is not using the downtown as a destination. 

The streets are set in a grid pattern with numeric streets running east and west and main connectors 
having a north and south orientation. The grid pattern is interrupted at several locations by the 
Canadian National Railroad tracks. The railroad intersects Washington Avenue and Main Street, as 
well as the major east-and-west connectors of Fourth Street and Sixth Street. 

All street rights-of-way located within the Downtown District are dedicated to the public (City of 
Royal Oak, Oakland County, or State of Michigan), with the exception of private roads and drives in 
the Gateway Section of the Development Area. These rights-of-way revert to the ownership of 
abutting property owners upon vacation. Development Area right-of-way widths and street 
classifications are indicated in Table 4, Streets Within Development Area. In addition, there are alley 
rights-of-way within the Development Area of varying widths. 



Existing public facilities and land uses within the Downtown Section of the Development Area 
include the Royal Oak City Hall, Police Department, 44th District Court, Headquarters and Station 
No. 1 for the Fire Department, Farmer’s Market, Royal Oak Public Library, Oakland Community 
College, and U.S. Postal Service. Municipal parking lots in the Downtown Section of the 
Development Area include the following: 

• •
• •
• •
• •
• •

Royal Oak has a clustering of municipal facilities at Troy Street, between Eleven Mile Road and 
Third Street. These include City Hall, the District Court, Library, Police Department and Farmers’ 
Market. Other locations for civic activity are the Post Office on Second Street and Oakland County 
Community College located on Washington Avenue between Lincoln Avenue and Seventh Street. 
These areas are destination points and serve as anchors for the downtown. 



The following table depicts land uses that existed at the adoption of the Downtown and Gateway 
Sections of the Development Area: 

•
•
•
•

The total square footage for all buildings is approximately 836,300 square feet. The residential land 
use has decreased significantly in the Downtown Section and increased in the Gateway Section. 
Vacant land remains scarce, as do vacant buildings. 

The DDA has evaluated the Downtown and Gateway Sections of the Development Area, Downtown 
Master Plan, Downtown Parking Study, and the Royal Oak Master Plan to identify strategies which 
will stimulate private and public investments in the Development Area. By assessing the current 
needs, identifying goals and objectives as outlined in planning documents and studies and examining 
the overall vision for the growth and development of the area, the following potential projects and 
activities were identified: 

•
•
•
•
•



•
•
•
•
•
•
•

•
•
•
•
•

♦
♦
♦
♦
♦
♦

•

The focus of the DDA since its inception has been toward “brick and mortar” projects as opposed to 
special events or program activities. Over the past decades, the DDA has been involved in soliciting 
and creating plans and studies which address the need for development or redevelopment in certain 
areas. They have also been involved in planning for the infrastructure that helps support these 
developments, such as municipal parking lots and decks, and streetscapes. 



To date, several projects have occurred and although opportunities remain there is an on-going need 
for the creation of tools and techniques to guide the economic growth and/or stabilization of the 
downtown. These tools and techniques may include a detailed market analysis, a retention/attraction 
program, community outreach and heightened marketing activities. On-going partnerships with other 
community organizations will result in coordinated events and activities. 

In the past, the DDA has not been directly involved in a “marketing program.” It has on occasion 
contributed funds to specific activities sponsored by the Chamber of Commerce. These included 
development of promotional materials, advertising and special events. The DDA, in cooperation with 
the Chamber of Commerce, has created a joint committee to explore and develop programs and 
activities that enhance awareness of downtown businesses. This coordinated effort is intended to 
maximize limited resources and reduce duplication of services and programs. 

To effectively implement a marketing program of the downtown the DDA jointly explored with the 
city the creation of a Downtown Manager’s position, which was established in 1999. The Downtown 
Manager’s responsibilities include: coordinating downtown marketing programs; serving as a liaison 
between organizations and committees involved in downtown marketing plans, business retention 
and attraction activities; and overseeing Royal Oak’s “Main Street” program. 

Over the past five years there has been an influx of new and expanded retail centers in surrounding 
communities, for example, the Somerset Collection and Great Lakes Crossing. A detailed market 
analysis has provided the DDA with information on the impact of new retail centers on the existing 
businesses and current consumer trends. The market analysis will assist the city in developing an 
action plan that incorporates marketing and business attraction and retention, and should be routinely 
updated to remain current. 

The market analysis, an analysis of current regulations and policies, and their impact on economic 
development will be reviewed to determine the impact on the growth, development, preservation and 
aesthetics of the downtown. 

The DDA, through its past and future planning efforts, have established themselves as the leaders in 
the development and on-going economic viability of the downtown. In order to become an 
identifiable entity in the downtown the DDA developed a custom logo. In addition, marketing tools 
that reach a broad audience through the internet and in electronic and video formats are being 
researched for development. 

Parking studies and focus groups have identified parking as a critical component to the marketability 
of the downtown. The DDA, in cooperation with the City of Royal Oak, will continue to evaluate 
parking issues in the downtown. A parking advertising program identifying municipal parking 
facilities will be implemented as part of the comprehensive marketing strategy. 

The balance of retail, entertainment, residential and office uses in the downtown has an impact on 
future redevelopment. The number of retail businesses in the downtown continues to decline. This 
may be due to higher rents and the ability for national restaurant and coffeehouse chains to pay the 
higher costs associated with renovating a building. Washington Avenue has experienced some new 



development of retail space and the DDA is interested in providing tools to assist in maintaining a 
strong retail presence. 

The downtown contains many restaurant and entertainment land uses. Attracting patrons to these 
activities and then retaining them as consumers for the retail uses is critical to the vitality of the retail 
market. Information about businesses and locations of parking facilities should be made easily 
accessible for pedestrians and vehicular traffic. 

The DDA has considered expanding its Development Area boundaries in the past. As previously 
noted, the most recent additions were the Civic Center area in 1994 and the Regional Business 
District in 1988. The DDA is proposing expanding the tax increment financing boundaries to 
incorporate the area between Main Street and Troy Street and Lincoln Avenue and Fifth Street. 

Through the following programs and projects the DDA will assist in enhancing the marketability of 
downtown Royal Oak and encourage continued planning for a sustainable downtown business mix. 

The City of Royal Oak hired a Downtown Manager whose duties include: 

♦

♦

♦

♦

♦

♦

The Downtown Manager’s responsibilities also include the following programs and projects 
as identified in the Downtown Royal Oak Master Plan: 

♦




















