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bridge.  Bridges in the TIF 97 development area will be improved and/or replaced as part of the 
plan.  Utility relocation will also be necessary in the plan where public/private partnership 
developments occur.  

DEVELOPMENT PLAN
Section 17 of Public Act 197 requires that when tax increment financing is used to finance a 
development, a development plan must be prepared containing all of the information required by 
Section 17(2).  This development plan follows the requirements mandated by Section 17 by 
providing the required information in a format corresponding to the lettered paragraphs of 
Section 17(2) of the Public Act.

(A)  DESIGNATION OF THE BOUNDARIES OF THE DEVELOPMENT AREA IN RELATION TO 
HIGHWAYS, STREETS, STREAMS OR OTHERWISE.

The Development Plan Map, (ATTACHMENT #1) shows the boundaries of the Tax Increment 
Financing Plan #97 Development Area in relation to highways, streets and streams.

(b)  LOCATION AND EXTENT OF EXISTING STREETS AND OTHER PUBLIC FACILITIES 
WITHIN THE DEVELOPMENT AREA; THE LOCATION, CHARACTER, AND EXTENT OF THE 
CATEGORIES OF PUBLIC AND PRIVATE LAND USES EXISTING AND PROPOSED FOR 
THE DEVELOPMENT AREA; LEGAL DESCRIPTIONS OF THE DEVELOPMENT AREA.

ATTACHMENT #2 depicts the location and extent of existing streets and other public facilities 
within the development area.  The location, character and extent of public and private land uses 
existing and proposed for the development area are shown in ATTACHMENT 3&4.  The land is 
zoned for commercial and residential uses.  ATTACHMENT #5 provides a map depicting the 
boundaries of the Development Area and the legal description of the area, which is wholly 
contained within the Downtown Development Authority District as shown on the map.

(c) DESCRIPTION OF EXISTING IMPROVEMENTS IN THE DEVELOPMENT AREA TO BE 
DEMOLISHED REPAIRED, OR ALTERED, A DESCRIPTION OF ANY REPAIRS AND 
ALTERATIONS AND ESTIMATE OF THE TIME REQUIRED FOR COMPLETION.

Private improvements in the development area which include demolition, repair or alteration and 
as estimate of the completion date are:

Project Address Property ID # Improvements Project Value Estimated 
Completion

#1
326 - 346 E. State,
214 Boardman

798-162-00
798-163-00
798-164-00
798-165-00

demolition & new 
construction, office 
development

$5,800,000 2000

#2
302-314 E. Front,
230 Park,
301-311 E. State

794-122-00
794-123-00
794-124-00
794-135-00

demolition & new 
construction, mixed 
development

$14,000,000 1999
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Project Address Property ID # Improvements Project Value Estimated 
Completion

#3
241-243 E. State

794-080-00 demolition & new 
construction, mixed 
development

$2,000,000 2001

#4
244-250 E. Front

794-077-00 new construction, mixed 
development

$1,500,000 2008

#5
251 E. Front

698-012-00 demolition & new 
construction, mixed 
development

$6,000,000 1998

#6
203-229 E. Front

798-187-00
798-188-00
798-200-00
698-001-00
698-002-00
698-003-00
698-004-00
698-005-10
698-005-00

new construction above 
existing story 2-3 
additional floors, mixed 
development

$3,000,000 2002

#7
156-158 E. Front
116 Cass

794-051-00
794-050-00

new construction, mixed 
development

$4,050,000 2001

#8
159 E. State

794-056-00 new construction, mixed 
development

$1,500,000 2008

#9
135-153 E. Front

694-007-00
694-006-00
694-005-00
694-004-00
694-003-00
694-002-00

new construction above 
existing story 2-3 
additional floors, mixed 
development

$3,000,000 2008

#10
119-145 W. Front

794-002-50
794-002-00
794-004-00

demolition & new 
construction, mixed 
development

$3,500,000 2002

#11
124-310 W. Front

706-004-00
706-006-00
706-009-00
706-008-00

demolition & new 
construction, mixed 
development

$3,500,000 2002

#12
133-143 W. State

794-023-00
794-001-50

new construction, office 
development

$2,500,000 2002

#13
301 W. Front

794-001-00 new construction, mixed 
development

$10,000,000 2002
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Project Address Property ID # Improvements Project Value Estimated 
Completion

#27
118-120 W. State

794-012-00 new construction, mixed 
development

$3,000,000 2018

TOTAL $132,850,000

REVIEW OF PROJECTS BY COMPLETION DATE

1998 - 15.00  M
1999 - 14.00  M
2000 -   5.80  M
2001 -   6.05  M
2002 - 19.00  M
2007 -  40.00 M
2008 -    6.00 M
2012 -  12.00 M
2023 -   1.50  M
2014 -     .75  M
2015 -   1.00  M
2016 -     .75  M
2017 -     .75  M
2018 -    3.00 M
2019 -    1.50 M
2020 -    2.75 M
2023 -    2.00 M

TOTAL- 132.85M

(d) LOCATION, EXTENT, CHARACTER AND ESTIMATED COST OF IMPROVEMENTS 
CONTEMPLATED FOR THE DEVELOPMENT AREA AND AN ESTIMATE OF THE TIME 
REQUIRED FOR COMPLETION; and 

(e) CONSTRUCTION STAGES AND COMPLETION TIME.

The location, extent and character and estimated costs of the public improvements 
contemplated in the development area and the estimated date of completion are listed below.  
Costs do not include up to 10% contingency for all projects.

Year of 
Initial Cost

Initial Cost Estimated 
Year 

Completed

Estimates 
Adjusted for 
Inflation (5% 

annually)

Park Street parking Structure:

Four levels - approximately 529 spaces 1999 $8,300,000 2000 $8,715,000

Utilities relocation 1999 $167,000 2000 $175,350

Land Cost 1999 $160,000 2000 $168,000
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Year of 
Initial Cost

Initial Cost Estimated 
Year 

Completed

Estimates 
Adjusted for 
Inflation (5% 

annually)

Street, Alley and Sidewalk Improvements
Improvements to public streets, alleys, 
sidewalks and other public ways within the 
District (includes resurfacing, reconstruction 
and utility relocation)

2008 $2,221,740 2009-
2027

$3,446,648

Broadband and Wireless Technology 
Services
Improvements to public streets, alleys, and 
other public ways within the District for 
broadband and wireless technology services 
within  the District (Includes utility re-location 
and location)

2011 $405,250 2011-2011 $406,250

Public Restrooms Acquisition, 
Construction, or Improvements
Acquisition of, construction, or improvements 
to, facilities for public restrooms in various 
locations throughout the District as 
determined by the Board

2011 $750,000 2012-
2027

$826,875

Parking Lot Renovations-Famers Market 
Improvements and Multi-Purpose Public 
Plaza Construction
Lot B and Lot T between Union and Cass, 
and Grandview Parkway and The Boardman 
River

2011 $500,000 2012-
2012

$525,000

Public Art Construction
Construction of public art in conjunction with 
public improvements identified in the Plan

2011 $1% of Cost 
of Public 

Improvement

2011-
2027

$1% of Cost of 
Public 

Improvement

Park Improvements
Triangle Park

2011 $500,000 2015-
2015

$578,813

! ! ! ! ! ! ! ! !

Funding for these projects may be provided by combinations of Tax Increment Financing funds, 
Auto Parking System funds, Special Improvement Districts, State & Federal grants, private 
contributions, and, to the extent available, earned revenue from facilities.

The Site Plan for public and private improvements is shown in ATTACHMENT #1.

(f) USE OF OPEN SPACE

ATTACHMENT #1 depicts the area to be left as open space and the use contemplated for the 
space, in conformity with the Master Plan of the City of Traverse City.

(g) SALE, DONATION, EXCHANGE OR LEASE OF PROPERTY.
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The private developments #2 (Park Street),  #10 (Pine Street). And #ʼs 17 & 22 include the 
construction of public parking structures as part of the re-development.  The sale, donation, 
exchange and/or lease of property is envisioned as necessary to allow for public ownership of 
the parking structures as shown in ATTACHMENT #1.  The sale, donation, exchange and/or 
lease of property may be necessary in the extension of Garland Street avenue as shown in 
Attachment #1.

(h) ZONING CHANGES; CHANGES IN STREETS, STREET LEVELS, INTERSECTIONS AND 
UTILITIES.

Zoning changes, in order to conform to the City Master Plan are shown in ATTACHMENT #6.  
Changes in streets, street levels, intersections and utilities are shown in ATTACHMENTS #7.
 
(i) PORTION OF THE DEVELOPMENT TO BE LEASED, SOLD OR CONVEYED.

As shown in ATTACHMENT #1, the City of Traverse City may acquire property necessary for 
the parking structure shown in the conjunction with private developments #2 (Park Street), #10 
(Pine Street) and #17 & #21 (Cass & State).  The City of Traverse City may sell properties #8 
(Cass & State) #23 (State Street) for private redevelopment once parking structures are in 
place.

(k) PROCEDURES FOR BIDDING.

The private portions of the development plan will be handled on a negotiated bid basis.  The 
public portions shall be competitive bid using the procedures of the City of Traverse City.

(l) ESTIMATE OF NUMBERS OF PERSON RESIDING IN THE DEVELOPMENT AREA/
NUMBERS OF PERSONS TO BE DISPLACED.

An estimated 65 persons reside in the development area.  No residents shall be displaced.

(m) PLAN FOR RELOCATION OF PERSONS DISPLACED.

Not applicable.

(n) PROVISION FOR COSTS OF RELOCATING PERSONS DISPLACED.

Not applicable.

(o) PLAN FOR COMPLIANCE WITH ACT 227.

Not applicable.

TAX INCREMENT FINANCING PROCEDURE.
The tax increment financing procedure as outlined in the Act requires the adoption by the City, 
by Ordinance, of a development and tax increment financing plan.  Following adoption of that 
adoption of that ordinance, the municipal and county treasurers are required by law to transmit 
to the Downtown Development Authority the tax increment revenues as defined in Act 197.  The 
“captured assessed value” is defined as the amount in any year by which by which the current 
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TRAVERSE CITY DOWNTOWN DEVELOPMENT AUTHORITY
TAX INCREMENT FINANCING PLAN #97

SCHEDULE OF ATTACHMENTS

#1 Tax Increment Financing Plan #97 Development Plan Map
#2 Location, character and extent of existing streets and other public facilities
#3 Location, character and extent of existing public and private land uses
#4 Location, character and extent of proposed public and private land uses
#5 Map & Legal description of Tax Increment Financing Plan#97 Development Area
#6 Zoning changes proposed in order to conform to the City of Traverse City Master Plan 
#7 Map detailing changes in streets, street levels intersections and utilities
#8 Schedule of current and assessed values of all real and personal property
#9 Calculation of estimated assessed value of all improvement completed by December 31, 

2027.
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