
ELIGIBLE USES OF TIF REVENUE
TAX INCREMENT FINANCING (TIF) 

REGIONAL COST-SHARING FOR REGIONAL BENEFIT 

TIF-97 current revenue is $4.5 million dollars. For every dollar of TIF revenue, 53% comes
from the City and 47% comes from the other taxing entities. While Traverse City's
population hovers around 16,000 people, roughly 30,000 to 50,000 people from
throughout the region come into or pass through the city each day, including millions of
tourists each year. This influx of people places tremendous stress on the city’s
infrastructure. TIF is the only regional revenue-sharing tool that uses funds from regional
taxing entities to pay for and maintain critical public infrastructure and services in the city.

WHAT HAPPENS IF TIF EXPIRES?
The City would lose $1.9 million annually in
regional funding. As a result, future
infrastructure projects, as well as needed
maintenance and upgrades to existing
infrastructure and day-to-day services,
would come directly from the city’s
General Fund. City taxpayers would
assume the full cost of public
infrastructure projects and services in the
downtown, rather than sharing the costs
with the regional taxing entities as they do
today. This could mean that choices would
need to be made about which day-to-day
services, critical public infrastructure, and
ongoing maintenance throughout the
downtown are funded and which are
eliminated or deferred.

CURRENT REVENUE
SHARING STRUCTURE

FUNDS FROM THE CITY FUNDS FROM TAXING
JURISDICTION PARTNERS

FACTS ABOUT TIF 
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2.6 MILLION

TIF is not a tax- it is a
tool that harnesses the
incremental growth of
existing tax revenue.

TIF only harnesses property
tax revenue from downtown
properties. Property owners
outside of Downtown do not

contribute to TIF.

TIF does not impact taxes paid
by neighborhood residents.

There is no indication
residential taxes will go down if

TIF is eliminated. 

TIF cannot be
used to directly

fund private
development. 

TIF is the only regional
revenue sharing tool that
allows the city to capture

taxes that would otherwise
leave Traverse City.

TIF funding is used to help support
and execute special events (e.g., light

parade, Friday Night Live), the
promotion of downtown and the

downtown gift- certificate program,
in partnership with the DTCA

(Downtown Merchants Association) 

PAYMENTS FOR PUBLIC
IMPROVEMENTS,

INCLUDING PARKING
AND LAND

ACQUISITION

INFRASTRUCTURE EXPENSES
THAT ADDRESS ENERGY, ENERGY

EFFICIENCY, CLIMATE CHANGE,
RESILIENCE, AND STORMWATER

MANAGEMENT

THE NECESSARY AND APPROPRIATE
DEMOLITION EXPENSES AS DEFINED
BY THE AUTHORITY

DEVELOPMENT
AND MAINTENANCE
OF PUBLIC ART

MAINTENANCE
AND THE

DEVELOPMENT OF
PARKING AREAS

CONTRIBUTIONS WITH QUALIFIED
NON-PROFITS, PUBLIC AGENCIES, OR
THIRD-PARTY ADMINISTRATORS FOR

THE PURPOSE OF CONSTRUCTING
WORKFORCE HOUSING

THE REASONABLE, NECESSARY, AND
APPROPRIATE LEGAL, PROFESSIONAL,
AND PERSONAL EXPENSES OF THE
AUTHORITY RELATED SPECIFICALLY TO
THE DEVELOPMENT AREA

MOBILITY
INFRASTRUCTURE AND

SERVICES SUCH AS
ENHANCED TRANSIT,

SHUTTLES, CAR-SHARING,
AND BIKE-SHARING

UTILITY
IMPROVEMENTS

BROWNFIELD-ELIGIBLE EXPENSES
REIMBURSED BY THE GRAND TRAVERSE

COUNTY BROWNFIELD REDEVELOPMENT
AUTHORITY

CAPITAL EXPENSES
RELATED TO THE

CITY OPERA HOUSE

BRIDGE & STREET
REPAIR AND

REPLACEMENT
ON-GOING MAINTENANCE

OF PUBLIC RESTROOMS

MARKETING
AND BUSINESS
DEVELOPMENT

INITIATIVES

CONTRIBUTIONS
TOWARD CITY-
OWNED PARKS

AND PUBLIC
SPACES

ON-GOING
MAINTENANCE AND

OTHER SERVICES AND
PROGRAMS THAT

ADDRESS
CLEANLINESS IN THE
DEVELOPMENT AREA

EXPENSES
DIRECTED

FOR PUBLIC
SAFETY

PUBLIC IMPROVEMENTS AS
SHOWN IN THE
DEVELOPMENT PLAN

OTHER ELIGIBLE ACTIVITIES ALLOWED
UNDER ACT 197 PUBLIC ACT OF MICHIGAN
1975 AS RECODIFIED INTO ACT 57, PUBLIC

ACT OF MICHIGAN 2028, AS AMENDED

SNOW-MELT INFRASTRUCTURE,
INCLUDING INFRASTRUCTURE

ASSOCIATED WITH OTHER
IMPROVEMENTS ALLOWED IN THE

DEVELOPMENT PLAN

BUSINESS STABILIZATION INITIATIVES INTENDED
TO SUPPORT THE RETENTION, RESILIENCY,
CONTINUITY, AND LONG-TERM VIABILITY OF
EXISTING/LOCAL/INDEPENDENT/SMALL
BUSINESSES



PROJECTS FUNDED 
BY TIF 97

LARRY C. HARDY
PARKING GARAGE

LARRY C. HARDY
PARKING GARAGE

PEDESTRIAN
DIRECTORIES &
WAYFINDING

PEDESTRIAN
DIRECTORIES &
WAYFINDING

CITY OPERA HOUSE
IMPROVEMENTS

CITY OPERA HOUSE
IMPROVEMENTS

PINE STREET
PEDESTRIAN

BRIDGE

PINE STREET
PEDESTRIAN

BRIDGE

BOARDMAN RIVER
BOARDWALK 

BOARDMAN RIVER
BOARDWALK 

FARMERS MARKET
PAVILLION 
FARMERS MARKET
PAVILLION 

Downtown Police Officer Trash Removal Planters and Landscaping Maintenance and Cleaning Holiday Lights

ONGOING TIF 97 PROJECTS AND SERVICES 

SARA HARDY
FARMERS MARKET
SARA HARDY
FARMERS MARKET

BAYFRONT TRAIL
ENHANCEMENT

BAYFRONT TRAIL
ENHANCEMENT

SMALL
INFRASTRUCTURE
REPAIRS AND
IMPROVEMENTS

SMALL
INFRASTRUCTURE
REPAIRS AND
IMPROVEMENTS

Completed 2007Completed 2007

Completed 2019Completed 2019

Completed 2016Completed 2016

Completed 2023Completed 2023

OngoingOngoing

OngoingOngoing

Completed 2025Completed 2025

OngoingOngoing

Completed 2003Completed 2003



PROJECTS FUNDED 
BY TIF 97

STREETSCAPINGSTREETSCAPING

J. SMITH WALKWAYJ. SMITH WALKWAY

CLINCH PARK
IMPROVEMENTS

CLINCH PARK
IMPROVEMENTS

Downtown Police Officer Trash Removal Planters and Landscaping Maintenance and Cleaning Holiday Lights

ONGOING TIF 97 PROJECTS AND SERVICES 

GARLAND
STREET
GARLAND
STREET

PUBLIC
 RESTROOM

PROGRAM

PUBLIC
 RESTROOM

PROGRAM

BRIDGE
REPAIRS
BRIDGE

REPAIRS

CASS STREET 
MID-BLOCK CROSSWALK 
CASS STREET 
MID-BLOCK CROSSWALK 

STREET, ALLEY AND
INTERSECTION
RECONSTRUCTION

STREET, ALLEY AND
INTERSECTION
RECONSTRUCTION

HANNAH PARK
OVERLOOK

HANNAH PARK
OVERLOOK

Completed 2017Completed 2017

Completed 2006Completed 2006

Completed 2013Completed 2013

Completed 2016Completed 2016

Initiated 2018

Completed 2023Completed 2023

Completed 2023Completed 2023

Completed 2023Completed 2023

Completed 2025Completed 2025



Taxable Value:
Value of a property used to
determine each property’s taxes.
Set by the City Assessor using a
formula determined by the State
of Michigan. Different from a
property’s market value and
assessed value.

Taxing
Jurisdictions:
The entities
that receive
your tax dollars

BREAKING DOWN A TIF
DISTRICT PROPERTY BILL &

HOW TIF IS CALCULATED
HERE IS AN EXAMPLE OF AN ACTUAL 2026/2027 SUMMER
AND WINTER PROPERTY TAX BILL CALCULATION FOR A

PROPERTY IN THE TIF-97 DISTRICT

Millage Rates:
Multiplier
used to
calculate each
property’s
taxes. Set by
the entity or
voted on by
voters. 
1 mill= $1 of tax
for every
$1,000 of
Taxable Value

Amount
Owed to
Each Entity:
Calculated
using
Taxable
Value x
Millage Rate
/ 1000=
amount
owed

Total Tax Bill: 
Amount owed to all entities +
any fees. Paid directly to the
City Treasurer’s office

Once the bill is paid, for properties outside the
TIF district, the City Treasurer distributes the
Amount Owed to Each Entity listed on your
bill to each entity. But for properties in the TIF
district, there is one more step…

How TIF is Calculated

For properties in the TIF district, the property's taxable value from 1997
(the year the TIF district was created) is compared to its taxable value in
2026. Any increase in value since 1997 is called the captured value.

 TIF receives a portion of the property taxes generated from the
captured value. To calculate this amount, the applicable tax rates*
(millages) are applied to the captured value. The total of these taxes is
the amount of money that goes to the TIF. 

The taxes generated from the property's original 1997 taxable value
continue to go to the regular taxing authorities

*Not all millages are captured by TIF. TADL and TCAPS are exempt from TIF capture. 



ONE DOLLAR OF ​
TIF FUNDING​

CITY 
CAPTURE​
53-CENTS​

REGIONAL 
CAPTURE
47-CENTS

$4.5 MILLION $2.6 MILLION $1.9 MILLION

ONE DOLLAR OF ​
TIF FUNDING​

CITY 
CAPTURE​
53-CENTS​

REGIONAL 
CAPTURE
47-CENTS

$4.5 MILLION $2.6 MILLION $1.9 MILLION

DOWNTOWN
(TIF-97) REVENUE​

$4.5 MILLION​
CITY GENERAL

FUND REVENUE​
$26.9 MILLION​

WITH TAXES ONLY FROM
TIF DISTRICT PROPERTY

OWNERS​

WITH TAXES FROM ALL
CITY PROPERTY

OWNERS, INCLUDING TIF
DISTRICT​

DOWNTOWN
(TIF-97) REVENUE​

$0​
CITY GENERAL

FUND REVENUE​
$29.5 MILLION​

NO PORTION OF TIF
DISTRICT PROPERTY
TAXES SPECIFICALLY
FUND DOWNTOWN​

NO REGIONAL
CONTRIBUTION AND CITY

TAKES ON ALL
DOWNTOWN COSTS​

HOW DOES TIF
WORK?​

RESPECTIVE BUDGETS
WITH TIF​

RESPECTIVE BUDGETS
WITHOUT TIF​



TRAVERSE CITY
MILLAGE RATE HISTORY

Tax Year
Total City

Mills

1997 13.7575

1998 13.7575

1999 13.7575

2000 13.6199

2001 13.5447

2002 13.3943

2003 13.2295

2004 13.2295

2005 13.2295

2006 13.1765

2007 13.1765

2008 13.1765

2009 13.1765

2010 13.5567

2011 13.0567

Tax Year
Total City

Mills
Tax Year

Total City
Mills

2012 13.0567

2013 13.4367

2014 13.4367

2015 13.4367

2016 13.4367

2017 13.4367

2018 14.4367

2019 14.4367

2020 14.4154

2021 14.0888

2022 14.0888

2023 14.9406

2024 14.8812

2025 14.8359



EXHIBIT A. FISCAL YEAR 2024 -2025 TAX
INCREMENT REVENUE CAPTURE FOR
EACH TAXING ENTITY   

This table represents the tax increment revenues
captured for each taxing entity under the most
recent audit for fiscal year ending June 30, 2025. 

EXHIBIT B. PROJECTED TAX INCREMENT REVENUE

This table represents the estimated tax increment revenues over the course of the Plan, detailed by their distribution
under the revenue share model. The tax increment revenues are calculated using the Tax Year 2026 millage rates to
estimate Tax Year 2028 millage rates and does not consider potential future Headlee tax rate rollbacks beyond Tax Year
2028. Actual rates will vary from year to year. In compliance with Section C of this TIF Plan, the EMS/Ambulance
millage is not included in the estimated  revenues.  



EXHIBIT E. PROJECTED REVENUE CAPTURE BY
TAXING ENTITY

This table represents the estimated tax increment
revenues over the course of the Plan, detailed by their

distribution under the revenue share model. The tax
increment revenues are calculated using the Tax Year

2026 millage rates to estimate Tax Year 2028 millage rates
and does not consider potential future Headlee tax rate

rollbacks beyond Tax Year 2028. Actual rates will vary from
year to year. In compliance with Section C of this TIF Plan,

the EMS/Ambulance millage is not included in the
estimated revenues.



EXHIBIT C. ESTIMATED YEAR ONE
TAX INCREMENT REVENUE  

This table represents the estimated tax increment revenues over the course of the Plan,
detailed by their distribution under the revenue share model. The tax increment revenues
are calculated using the Tax Year 2026 millage rates to estimate Tax Year 2028 millage
rates and does not consider potential future Headlee tax rate rollbacks beyond Tax Year
2028. Actual rates will vary from year to year. In compliance with Section C of this TIF
Plan, the EMS/Ambulance millage is not included in the estimated revenues. 

EXHIBIT D. PROJECTED REVENUE
IMPACTS ON TAXING ENTITIES  

This table represents the estimated tax increment
revenues over the course of the Plan, detailed by their
distribution under the revenue share model. The tax
increment revenues are calculated using the Tax Year
2026 millage rates to estimate Tax Year 2028 millage rates
and does not consider potential future Headlee tax rate
rollbacks beyond Tax Year 2028. Actual rates will vary from
year to year. In compliance with Section C of this TIF Plan,
the EMS/Ambulance millage is not included in the
estimated revenues. 
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