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The legal basis of the plan  

 of 57  
125 et seq   

  to  
–  of the   
 
A. BOUNDARIES  
 
The d boundaries of the development area in r to highways, streets, streams or 
otherwise. MCL 125.4217(2)(a). 

  
Development -97” . 

of -
  

lot 
the   

 the 
  



7
 

  
B. EXISTING LAND USES  
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C. PRIVATE IMPROVEMENTS TO BE DEMOLISHED, REPAIRED OR ALTERED 
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Reach Six (Between Park Street and the Murchie Bridge) 
w

new 
. 

Reach Five (Between Union Street and Park Street) 
Phase One. Highest Priority 

for th
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.
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Reach Three (Between the West Front Street Bridge and Pine Street)

Reach Five – Phase One.
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2. State Street, Pine Street, Boardman Avenue Two-
   Conversion 

-
two-

Strategic Plan Alignment: 

3. 

will

Strategic Plan Alignment: 

5. State Street Mid-Block Pedestrian Crosswalks 

-

Strategic Plan Alignment:

6. 
without

-

Strategic Plan Alignment: 
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15

7. 

- -

Strategic Plan Alignment: 

8. Bayfront Trail 

Strategic Plan Alignment:

9. 

Avenue

-
-

Strategic Plan Alignment:

10. Garland Street Green Infrastructure

Strategic Plan Alignment:

11. District-Wide Snowmelt System 

-

.
Strategic Plan Alignment:



 

improvement  
 

 
 e  improvement 

. 
 

Project 
# Priority Capital Infrastructure Projects - Name and Description  

Total 
Estimated 

Cost

1 High 

Boardman/Ottaway River Restoration and Infrastructure 
A. Reach Five - Phase One . e  
      i i new p  
B. Reach Six. (Between Park Street and Murchie Bridge) 
       
             

the mouth of the river   
Remaining Components of Reach Five. (The 100 Block) 

       
      -  
       
D. Remaining Components of Reach Five. (The 200 Block) 
      
     -  

Reach Four. (Between West Front and Union) 
      

 
Reach Three. (Between West Front and Pine) 

      
      

 

 
 

 
 

 
 
 

 
 
 
 

 
 
 

 
 

 

2 High 
State Street, Pine Street Two-Way Traffic Conversion 

t p i   

3 High 
Front Street Alley & Utility Improvements and Relocation 

u l r i reen i   

4 High 
  

 

5 Medium 
State Street Mid-Block Pedestrian Crosswalks 

five m -    

6 Medium  
East Front Street Reconstruction, Streetscaping and Gateway 

f   

7 Medium 
Front Street Reconstruction and Streetscaping  

 
 

8 Medium  Bayfront Trail  
 

 

9 Low 
State Street Reconstruction and Streetscaping  
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10 Low
Garland Street Green Infrastructure

t l reen i

11 Low
District-Wide Snowmelt System 

i future 

Total $114,440,000 

Annual City-Led Public Infrastructure Repairs and Maintenance and Stormwater 
Infrastructure 

-
-

-
the -

the 
-

- the over the 
-   

Strategic 
  

Annual Contribution to City Infrastructure Repairs and 
Maintenance and Stormwater Infrastructure 

Estimated Investment 
Year One

Estimated Investment 
Over 20 Years

2% contribution to city-led infrastructure repairs and maintenance $72,578 $1,783,020.50 

2% contribution to city-led stormwater infrastructure $72,578 $1,783,020.50 

Total $145,156 $3,566,041 

This table represents -led infrastructure repairs and maintenance and stormwater infrastructure
the Plan and over the course of the Plan, the revenue sharing model. Actual investments will 

based on the actual tax revenue. That is, the actual if the actual tax 
revenue is higher than     

Annual DDA-Led Public Infrastructure Repairs and Maintenance, the Farmers Market 
and Rotary Square 

DDA- i
over the -
of - -

-

-
-



 

-

 
 

Annual Contribution to DDA-Led Public Infrastructure Repairs and Maintenance, the 
Farmers Market and Rotary Square 

Current Costs 
Total 

Estimated 
Investment

Contribution to repairs, maintenance and enhancements to DDA led public infrastructure    

Contribution to repairs, maintenance and enhancements to the Farmers Market space and 
pavilion

  

Contribution to repairs, maintenance and enhancements to Rotary Square

Total $185,000 $4,495,013 

Annual Programs and Services  
-to-

 

power-
 

 
 for 

  
Service Agreement 

. 
A   over the 

-  

 
 

  

. 
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Annual Contribution to Core Programs and Services 
Total  

Estimated Cost 

Clean and Green Services 
w l r power-w e

m .  

Public Restroom Program 
  

Wayfinding Signage Program
 

Annual Holiday Lights 
h  

Annual Sara Hardy Farmers Market Administration   

Annual City Service Agreement

 
 

Annual Trash and Recycling Removal  

Annual Marketing and Promotions   

Downtown Composting Initiative   

Total $978,600 

E. TIME OF COMPLETION  
 
A statement of the c stages of c planned, and the e me of 
c MCL 125.4217(2)(e). 

 
 
F. OPEN SPACE 
 

contemplated for 
the space. MCL 125.4217(2)(f).  

 
-of- evelopment 

 
 

 
G. PROPERTY DISPOSITION  
 

rea which the authority desires to sell, donate, 
exchange or lease to or from the municipality and the proposed terms. MCL 125.4217(2)(g). 

 



 

H. ZONING OR STREET CHANGES  
 

esired oning changes and changes in streets, street levels, i u .  
MCL 125.4217(2)(h). 

 
- - - -

to -

 
 
I. COST ESTIMATE  
 
An e cost of the development, proposed method of nancing and ability of the authority 
to arrange the nancing. MCL 125.4217(2)(i). 

 

  

 
 
J. BENEFICIARIES OF PROPERTY CONVEYANCE 
 

person or persons, natural or c development is 
to be leased, sold, or c project is being undertaken if 

authority. MCL 125.4217(2)(j). 

 
 
K. CONVEYANCE PROCEDURES 
 
The procedures for bidding, for the leasing, purchasing, or conve
d agreement between the 
authority and persons, natural or c development will be Leased, 
sold, or conveyed to those persons. MCL 125.4217(2)(k). 

p  
 

 
L. POPULATION  
 

number of persons residing in the development area and the number of families and 
individuals to be displaced
authority, a development plan shall include a survey of the families and individuals to be displaced, 
including their income and racial 
community, including the number of private and public units in existence 

-occupied and renter-occupied units, the 
annual rate of turnover of the various types of housing and the range of rents and sale proves, an 
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public housing available to displaced families and individuals. MCL 125.4217(2)(l). 
  

r 
 

 
 

 
A plan for establishing priority for the r persons displaced by the development in and new 
housing in the development area. MCL 125.4217(2)(m). 

or 
 

 
N. COST OF RELOCATION 
 

and Reimbursement 
Title in accordance istance and 

, Public Law 91-646, 42 USC 4601. MCL 125.4217(2)(n). 

or 
et seq

 
 
O. COMPLIANCE  
 
A plan for compliance with Act 227 of the Public Acts of 1972, MCL 213.321 to 213.332. MCL 
125.4217(2)(0). 

 
 

  

  et seq. .  
nor the  
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MAP ONE.  
THE DESIGNATION OF BOUNDARIES OF THE DEVELOPMENT AREA IN RELATION TO HIGHWAYS, 
STREETS, STREAMS AND OTHERWISE.  
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MAP TWO. LOCATION, CHARACTER, AND EXTENT OF EXISTING STREETS AND OTHER PUBLIC UTILITIES  
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MAP THREE. LOCATION, CHARACTER AND EXTENT OF PUBLIC AND PRIVATE LAND USES 
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MAP FOUR. LOCATION, CHARACTER, AND EXTENT OF PUBLIC LAND USE PROPOSED TO BE PRIVATE 
LAND USES IN THE FUTURE  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

MAP FIVE. PRIVATE INVESTMENTS IN THE DEVELOPMENT AREA WHICH INCLUDE DEMOLITION, REPAIR 
OR ALTERATION  
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MAP SIX. PLAN FOR FUTURE PUBLIC IMPROVEMENTS  
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Tax Increment Revenue Sharing  
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C. TAX CAPTURE EXEMPTIONS 
 

.  
  

 
D. MAXIMUM AMOUNT OF BONDED INDEBTEDNESS 
 

Development 
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E. IMPACT ON ASSESSED & TAXABLE VALUES AND TAX REVENUES  
 

 
in  will in turn the 

 will 
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F. DURATION OF THE PROGRAM  
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EXHIBIT A. FISCAL YEAR 2024 -2025 TAX INCREMENT REVENUE CAPTURE FOR EACH TAXING ENTITY   
 

Traverse City Downtown Development Authority  

Fiscal Year 2024 -2025 Tax Increment Revenue Capture Summary 

Taxing Entities  Mills  Tax Increment Revenue Capture 

City of Traverse City   

City Operating  11.6322 $1,908,218.56 

City Act 345 2.32 $380,587.25 

EMS/Ambulance 0.9884 $162,143.29

Total $2,450,949.10 

Grand Traverse County   

Operating 4.671 $766,259.94 

Commission on Aging (COA) 0.4683 $76,438.21 

COA Sr. Center 0.0933 $15,225.80 

Veterans Affairs 0.1121 $18,294.96 

Animal Control 0.0365 $5,954.94 

Conservation District 0.0946 $15,438.61 

Road Commission  1.00 $163,227.74 

Total $1,060,840.20 

Bay Area Transportation Authority    

Operating  0.4726 $77,528.25 

Northwestern Michigan College    

Operating  1.0165 $166,752.99 

Operating  1.0166 $165,937.60 

Total $332,690.59 

Joint Recreation Authority   

Operating  0.2909 $47,480.90 

Downtown Development Authority   

Operating  1.5879 $260,489.01 

Total Tax Increment 
Revenues Capture 

25.8009 $4,229,978.05 

This table represents the tax increment revenues captured for under the most recent 
  ending June 30, 2025. 
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EXHIBIT B. PROJECTED TAX INCREMENT REVENUE  
 

Traverse City DDA

Tax Increment Revenue (TIR) Projections  

Plan 
Year 

Tax 
Year

Fiscal Year  Estimated Captured 
Taxable Value

Estimated TIR
TIR Share TIR DDA

30% 70% 

1 2028 2028 - 2029  $                 211,800,023   $                5,184,154   $                1,555,246   $                   3,628,908  

2 2029 2029 - 2030  $                 216,808,236   $                5,295,685   $                1,588,706   $                   3,706,980  

3 2030 2030 - 2031  $                 221,918,895   $                5,409,228   $                1,622,769   $                   3,786,460  

4 2031 2031 - 2032  $                 227,134,093   $                5,524,821   $                1,657,446   $                   3,867,375  

5 2032 2032 - 2033  $                 232,455,966   $                5,642,501   $                1,692,750   $                   3,949,751  

6 2033 2033 - 2034  $                 237,886,696   $                5,762,307   $                1,728,692   $                   4,033,615  

7 2034 2034 - 2035  $                 243,428,505   $                5,884,277   $                1,765,283   $                   4,118,994  

8 2035 2035 - 2036  $                 249,083,665   $                6,008,452   $                1,802,536   $                   4,205,916  

9 2036 2036 - 2037  $                 254,854,492   $                6,134,872   $                1,840,461   $                   4,294,410  

10 2037 2037 - 2038  $                 260,743,349   $                6,263,578   $                1,879,073   $                   4,384,505  

11 2038 2038 - 2039  $                 266,752,649   $                6,394,613   $                1,918,384   $                   4,476,229  

12 2039 2039 - 2040  $                 272,884,853   $                6,528,019   $                1,958,406   $                   4,569,613  

13 2040 2040 - 2041  $                 279,142,472   $                6,663,840   $                1,999,152   $                   4,664,688  

14 2041 2041 - 2042  $                 285,528,070   $                6,802,120   $                2,040,636   $                   4,761,484  

15 2042 2042 - 2043  $                 292,044,260  $                6,942,905   $                2,082,872   $                   4,860,034  

16 2043 2043 - 2044  $                 298,693,712  $                7,086,241   $                2,125,872   $                   4,960,369  

17 2044 2044 - 2045  $                 305,479,148  $                7,232,174   $                2,169,652   $                   5,062,522  

18 2045 2045 - 2046  $                 312,403,348  $                7,380,753   $                2,214,226   $                   5,166,527  

19 2046 2046 - 2047  $                 319,469,145  $                7,532,026   $                2,259,608   $                   5,272,418  

20 2047 2047 - 2048  $                 326,679,434  $                7,686,042   $                2,305,813   $                   5,380,229  

Totals  $              5,315,191,011   $           127,358,608   $              38,207,582   $                 89,151,026 

model. The tax increment revenues are calculated using the Tax Year 2026 millage rates t  Tax Year 2028 millage rates and does not 
tax rate   in compliance 

is TIF Plan, the EMS/Ambulance millage is not included in the  revenues.  
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EXHIBIT C. ESTIMATED YEAR ONE TAX INCREMENT REVENUE   
 

Traverse City Downtown Development Authority  

Estimated First Year of Tax Increment Revenue Capture (2028 Tax Year)  All Taxing Entities

Estimated Tax Increment Revenues (TIR) 
Estimated 

Taxable 
Value 

All 
Estimated  

TIR

  

TIR Share TIR Share 

30% 70%

Taxing Entities   Mills  $211,800,023 $5,184,154 $1,555,246 $3,628,908 

City of Traverse City  
City Operating 11.4978    $        2,435,234   $                      730,570  $                 1,704,664 

City Act 345 2.32 $             491,376 $                      147,413 $                      343,963 

Total    $        2,926,610  $                      877,983   $                 2,048,627 

Grand Traverse County          

Operating  4.5748    $             968,943  $                      290,683  $                      678,260 

COA 0.4586    $                 97,131  $                          29,139   $                          67,992 

COA Sr. Center  0.0914    $                 19,359  $                             5,808  $                          13,551 

Veterans  0.1097    $                 23,234  $                             6,970  $                          16,264 

Animal Control  0.0357    $                    7,561   $                             2,268  $                             5,293 

Conservation District  0.0926    $                 19,613  $                             5,884  $                          13,729 

Road Commission  0.9794    $             207,437   $                          62,231   $                      145,206  

Total    $        1,343,278  $                      402,983   $                      940,295 

Bay Area Transportation Authority         
Operating  0.4623    $                 97,915   $                          29,375   $                          68,541  

Northwestern Michigan College         
Operating  0.9955    $             210,847  $                          63,254   $                      147,593 

Operating  0.9957    $             210,889  $                          63,267   $                      147,622 

Total    $             421,736  $                      126,521   $                      295,215 

Joint Recreation Authority

Operating  0.2863    $                 60,638  $                          18,192   $                          42,447 

Downtown Development Authority        
Operating  1.577    $             334,009  $                      100,203  $                      233,806 

Estimated Tax Increment 
Revenues (TIR) 

24.4768 

 

$        5,184,187  $                 1,555,256   $                 3,628,931  

This table represents a captured under the Amended Plan. The tax increment revenues are 
calculated using the Tax Year 2026 millage rates tax rate 

. Actual rates 
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EXHIBIT D. PROJECTED REVENUE IMPACTS ON TAXING ENTITIES  
 

Traverse City Downtown Development Authority 

Estimated Tax Increment Revenue Gains To Taxing Entities   

Plan 
Year  

Fiscal Year 
City 

Operating
City 

Act 345
GT County 
Operating 

COA
COA 
Sr. 

Center 
Veterans

Animal 
Control

Millage 
Rate

11.4978 2.32 4.5748 0.4586 0.0914 0.1097 0.0357 

1 2028 - 2029 $730,570 $147,413 $290,683 $29,139 $5,808 $6,970 $2,268 

2 2029 - 2030 $747,845 $150,899 $297,556 $29,828 $5,945 $7,135 $2,322 

3 2030 - 2031 $765,474 $154,456 $304,570 $30,532 $6,085 $7,303 $2,377 

4 2031 - 2032 $783,463 $158,085 $311,728 $31,249 $6,228 $7,475 $2,433 

5 2032 - 2033 $801,820 $161,789 $319,032 $31,981 $6,374 $7,650 $2,490 

6 2033 - 2034 $820,552 $165,569 $326,485 $32,728 $6,523 $7,829 $2,548 

7 2034 - 2035 $839,668 $169,426 $334,091 $33,491 $6,675 $8,011 $2,607 

8 2035 - 2036 $859,174 $173,362 $341,852 $34,269 $6,830 $8,197 $2,668 

9 2036 - 2037 $879,080 $177,379 $349,772 $35,063 $6,988 $8,387 $2,729 

10 2037 - 2038 $899,392 $181,477 $357,855 $35,873 $7,150 $8,581 $2,793 

11 2038 - 2039 $920,121 $185,660 $366,102 $36,700 $7,314 $8,779 $2,857 

12 2039 - 2040 $941,273 $189,928 $374,518 $37,543 $7,483 $8,981 $2,923 

13 2040 - 2041 $962,857 $194,283 $383,106 $38,404 $7,654 $9,187 $2,990 

14 2041 - 2042 $984,883 $198,728 $391,870 $39,283 $7,829 $9,397 $3,058 

15 2042 - 2043 $1,007,360 $203,263 $400,813 $40,179 $8,008 $9,611 $3,128 

16 2043 - 2044 $1,030,296 $207,891 $409,939 $41,094 $8,190 $9,830 $3,199 

17 2044 - 2045 $1,053,701 $212,613 $419,252 $42,028 $8,376 $10,053 $3,272 

18 2045 - 2046 $1,077,585 $217,433 $428,755 $42,980 $8,566 $10,281 $3,346 

19 2046 - 2047 $1,101,958 $222,351 $438,452 $43,953 $8,760 $10,514 $3,422 

20 2047 - 2048 $1,126,828 $227,369 $448,348 $44,945 $8,958 $10,751 $3,499 

Total $18,333,901 $3,699,373 $7,294,781 $731,264 $145,743 $174,923 $56,926 

the revenue share 
model. oes not 

2028. 
 



 

 
 

Traverse City Downtown Development Authority 

Estimated Tax Increment Revenue Gains To Taxing Entities   

Plan 
Year  

Fiscal Year  Conservation 
District

Road 
Commission 

BATA NMC NMC Joint Rec. 
Authority

DDA 

Millage Rate 0.0926 0.9794 0.4623 0.9955 0.9957 0.2863 1.577 

1 2028 - 2029 $5,884 $62,231 $29,375 $63,254 $63,267 $18,192 $100,203 

2 2029 - 2030 $6,023 $63,703 $30,069 $64,750 $64,763 $18,622 $102,572 

3 2030 - 2031 $6,165 $65,204 $30,778 $66,276 $66,289 $19,061 $104,990 

4 2031 - 2032 $6,310 $66,737 $31,501 $67,834 $67,847 $19,509 $107,457 

5 2032 - 2033 $6,458 $68,300 $32,239 $69,423 $69,437 $19,966 $109,975 

6 2033 - 2034 $6,608 $69,896 $32,993 $71,045 $71,059 $20,432 $112,544 

7 2034 - 2035 $6,762 $71,524 $33,761 $72,700 $72,715 $20,908 $115,166 

8 2035 - 2036 $6,920 $73,186 $34,545 $74,389 $74,404 $21,394 $117,841 

9 2036 - 2037 $7,080 $74,881 $35,346 $76,112 $76,128 $21,889 $120,572 

10 2037 - 2038 $7,243 $76,612 $36,162 $77,871 $77,887 $22,395 $123,358 

11 2038 - 2039 $7,410 $78,377 $36,996 $79,666 $79,682 $22,911 $126,201 

12 2039 - 2040 $7,581 $80,179 $37,846 $81,497 $81,513 $23,438 $129,102 

13 2040 - 2041 $7,755 $82,018 $38,714 $83,366 $83,383 $23,976 $132,062 

14 2041 - 2042 $7,932 $83,894 $39,600 $85,273 $85,290 $24,524 $135,083 

15 2042 - 2043 $8,113 $85,808 $40,504 $87,219 $87,237 $25,084 $138,166 

16 2043 - 2044 $8,298 $87,762 $41,426 $89,205 $89,223 $25,655 $141,312 

17 2044 - 2045 $8,486 $89,756 $42,367 $91,231 $91,250 $26,238 $144,522 

18 2045 - 2046 $8,679 $91,790 $43,327 $93,299 $93,318 $26,832 $147,798 

19 2046 - 2047 $8,875 $93,866 $44,307 $95,409 $95,429 $27,439 $151,141 

20 2047 - 2048 $9,075 $95,985 $45,307 $97,563 $97,582 $28,058 $154,552 

Total  $147,656 $1,561,709 $737,164 $1,587,382 $1,587,701 $456,522 $2,514,617 

the revenue share 
model. oes not 

Tax Year 2028. 
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APPENDIX A. TRAVERSE CITY IMPLEMENTATION POLICY FOR CHARTER 28 TIF AMENDMENTS 
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Key Elements in the Plan

  

Commitment to Maintenance and Services:

from DDA revenue

from DDA revenue

Length of Plan: -

New Revenue Sharing Model:

  

APPENDIX B. TIF TOOL AND PLAN SUMMARY SHEET

Previous TIF Funds Projects 

-

Infrastructure First TIF Plan

on-

Traverse City - Downtown Development Authority (DDA)

Infrastructure First - Tax Increment Financing (TIF) Plan
Preserve · Maintain · Improve    

Summary Sheet  

Ongoing Services Funded by TIF

-to-

.

of 
DDA 

What is the Infrastructure First TIF Plan
-

Infrastructure First TIF Plan

–
help


