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Public Improvements
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PINE STREET PEDESTRIAN WAY: A pedestrian bridge was 
constructed over the Boardman River and serves as a direct 
connection between the Front Street District and the 
Warehouse District. Funds from TIF 97 supported the project.

RIVERWALK CONNECTION: The Uptown development at 
State and Pine has a public walkway to the Boardman River. A 
public riverwalk will be constructed in Fiscal Year 19’-20’ at 
the location. Funds from TIF 97 supported the project. 

GARLAND STREET: The reconstruction project came to 
fruition in 2016 after years of planning. The street was 
designed as a Woonerf style roadway that has a pedestrian 
feel, while still allowing vehicular traffic. Funds from TIF 97 
supported the project.

BOND PAID OFF:  The final payment for the Old Town Parking 
Garage was made in April 2016 with funds provided by TIF 2. 
The garage has served as an economic driver and provided 
needed parking to Old Town businesses and downtown’s 
largest employer, Hagerty. The over $11,000,000 bond was 
successfully paid off in seven years. 

PUBLIC RESTROOMS: Construction began on the dedicated 
pedestrian entrance to the Hardy Parking Garage along Park 
Street. The entrance will also include the much anticipated 
public restrooms! Funds for the project are provided by TIF 97. 

PLATFORM CAFES: Staff at the Downtown Office took the 
lead in amending the City’s Outdoor Cafe Ordinance to include 
Platform Cafes. Platform dining is a constructed platform in 
one or more parking spaces. The intent of the ordinance is to 
increase pedestrian activity in less active areas of Downtown 
and expand outdoor dining options. 

REIMAGINED CROSSWALK:  The bump out on the 200 
block of East Front Street was given a makeover to better serve  
as a people space. Improvements included street bars, 
benches, stools, and planters. Funds from TIF 97 and an online 
crowdfunding campaign through MSHDA supported the 
project.

Completion of parking garage bond 
payments and construction on public 

restrooms are items that have public benefit 
and are supported through TIF.  

Utilizing our public spaces for people!  
These public improvement projects improve 

walkability and bring vibrancy to 
Downtown’s streetscape.

A new story for the West Side.  Significant 
investment on the West End took place in 

2015 and the momentum continued in 2016 
in the Warehouse District and the West side 

of Downtown Traverse City 



Ironworks Property: Before and After

TIF 2 Success
The tax increment financing plan, TIF 2, was approved in August of 1985 for a 30 year term.  

The plan’s focus was on the redevelopment of the TC Ironworks site and its environs with mixed 
used development, street and streetscape improvements, utility upgrades, and public parking.

2016 Downtown Annual Report 8



2016 Downtown Annual Report 9

TIF 2 Success

City $610,354 Library $49,376

Recreational 
Authority

$19,505 GTC Road $45,411

NMC $128,060 DDA $81,937

GT County $226,318 BATA $15,658

GT 
Commission 

on Aging

$27,241 Veterans $5,451

Union Street Streetscape Project in 1993/4 

Repaving of Eighth Street in 1996/7 

Cass Street streetscape/West public riverwalk in 
1999/00 

Lake Street streetscape in 2001/2 

East (Midtown) public riverwalk in 2003/4 

Additional Cass Street streetscapes in 2008/9 

Old Town Garage in 2009 

Wayfinding/8th Street Trail in 2009/10 

Eighth Street bridge repair in 2011/12 

Tree replacement in 2011/12 

Public Wifi in 2014/15

The TIF 2 District contributes to the stability 
of the region by generating over five times 
as much tax revenue per acre than the City 
as a whole, and about 50 times that of the 
whole of Grand Traverse County. 

Private and public investment increased the 
value of the TIF 2 district nearly 13 times over the 

life of the plan and the value serves as a great 
benefit to the region. 

$16,649,727 in Revenues Collected 
for TIF 2 Projects 1986 - 2015

Grants/Donations 
10%

2016 TAXES COLLECTED FOR THE TIF 
2 DISTRICT:  $1,209,311

CONTRIBUTING NEIGHBORHOOD

TIF
 2 

PR
OJ

EC
TS
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New Plan For Old Town
A tax increment financing plan was introduced and approved by the City Commission in 2016. The 

development area carries over the boundaries used in the previous TIF 2 plan.  It includes the Old Town 
business district, River’s Edge, Midtown, Riverine Apartments, as well as Hannah and Lay Parks and 

will focus on the continued improvements for the Old Town District.

THE FUTURE OF THE DISTRICT 

Though the district has been substantially developed, there remains great potential for further 
private investment.  Within the district’s 52.45 acres, there are 4.5 acres of surface parking, 2 
vacant parcels, and a number of underutilized developed parcels.  Beyond this, there are 11.7 
acres of streets, alleys and sidewalks, and 4 acres of parkland.  The balance of acreage in the 
development area is comprised of the Old Town Parking Garage and private land uses including 
retail stores, restaurants, offices and housing.  To learn more about the plan go to 
downtowntc.com.

GO
AL

S4 IMPROVE ACCESSIBILITY

PARK IMPROVEMENTS

UNION ST. DAM IMPROVEMENTS

HOUSING CHOICES

http://downtowntc.com
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New Plan For Old Town
A number of projects  that include public improvements and critical infrastructure upgrades are planned 

for the Old Town District through the new tax increment financing plan.  

Project Project Name and Description Year Future Cost

1 Lay Park improvements 2017 $102,239

2 Eighth Street street and streetscape improvements 2018 $1,428,757

3 Rivers Edge riverwalk decking and replacement 2019 $106,869

4 Union Street Dam, park improvements and riverbank 
stabilization

2019 $14,747,912

5 Boardman Lake Avenue street, streetscape and plaza 
improvements

2020 $5,717,127

6 Union Street and streetscape reconstruction - Ninth 
Street to bridge

2021 $996,059

7 South Union Street Bridge 2022 $2,289,904

8 Hannah Park improvements 2022 $799,468

10 Midtown riverwalk decking replacement 2024 $656,598

11 Cass Street street and streetscape reconstruction - 
Eight Street to bridge

2029 $646,045

12 Riverine Riverwalk 2031 $696,991

13 Snowmelt on Eighth, Boardman, Lake, Union, Cass 
and Streets

2032 $1,607,064

14 Lake Street street and streetscape reconstruction - 
Locust Street to Eighth Street

2036 $1,620,759

TOTAL $31,415,792

HOW TO PAY FOR $31.4 MILLION  
OF PUBLIC IMPROVEMENTS

$25.3 
 + $12.7 

$38.0

• Captured TIF equals $25.3 million over  25 years 

• This is roughly twice what the City would realize 
if all projected development still happened and 
there is no TIF Plan 

• Grants and other sources should add about half again 
as much, or $12.7 million
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Ratio Difference of 44 City Sample Set, in 17 States (+ a Province)

3Urban
Joseph Minicozzi, AICPCounty Property Taxes/Acre 

The Value of a Healthy Downtown

Smart land use has an exponential benefit to the prosperity of a region. According to Urban 3, a national expert who analyzes the relationship between 
building design and tax production, the City of Traverse City accounts for 18% of the Grand Traverse County’s value although the land only accounts 
for 1% of total property in the County.  And furthermore, Downtown Traverse City represents 2.9% of the County’s value, but is only .04% of the land 
area, therefore, Downtown Traverse City on a per acre basis is worth 83 times the County as a whole. This data shows that density with mixed use 
development has a much higher taxable value than commercial developments that are stand alone with large parking lots. 
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Taxable Value Per Acre  
Traverse City, MI

A thriving downtown creates healthy neighborhoods, attracts a talented 
workforce, and benefits the region as a whole. 
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1
Work with property owners to convert 
underutilized space to lofts through a 
Michigan Economic Development 
Corporation program with the State Of 
Michigan.

2

Housing Strategy
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The DDA’s primary interest in housing stems from a 
shortage of certain housing types at an affordable 
price and how these scarcities hurt downtown 
businesses. A 2014 Networks Northwest study 
concluded that the City of Traverse City should 
conservatively be adding 640 housing units per 
year to keep up with demand. Given the 
characteristics of people looking for housing, 82% 
(524) of these units need to be rentals. The 
aggressive scenario portrayed in this report put the 
total number of units needed at 1,542, with 1,302 of 
those to be rentals. In 2015, 141 housing units were 
permitted in the City, most of which were single 
family units. 

The DDA’s 2016 downtown market analysis 
identified workforce housing as a key concern and 
suggested a specific strategy to address this 
shortage.  Anecdotally, we know that the housing 
shortage has impacted many of our downtown 
businesses, who more and more compete for highly 
mobile workers looking beyond just Traverse City as 
a place to call home. The increasingly vibrant 
downstate cities of Grand Rapids, Ann Arbor and 
Detroit, who offer a greater breadth of housing 
choices, prove tough competition for “a view of the 
Bay and half the pay.”

CAPITAL  
FUNDING

LOFT  
PROGRAM

DEVELOPER  
PARTICIPATION

STRONGER 
ZONING

IDENTIFY 
NEEDS

Allocate capital funding to a local non-
profit with proven capacity for use in 
developing workforce housing in, and 
near, downtown.

In return for the public improvements 
associated with private projects,  
include workforce housing on our list of 
asks to developers we work with on 
projects downtown.

Pursue stronger zoning incentives for 
housing and specifically workforce 
housing. 

Meet with downtown employers to 
identify need and discuss opportunities 
to work with developers and property 
managers toward meeting that need.

FIVE POINT PLAN

HOUSING REPORT















Walkable Downtown
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STARTING POINT:  HARDY PARKING GARAGE 

State Theatre: 3 minutes 
Clinch Park Beach: 3 minutes 

The Little Fleet: 5 minutes 
Governmental Center: 6 minutes 

Farmers Market: 6 minutes 
Bijou Theatre: 6 minutes 
Splash Pad: 6 minutes 

City Opera House : 7 minutes 
U.S. Post Office: 8 minutes 
Visitor Center: 9 minutes 

Old Town Playhouse: 10 minutes 
Open Space: 10 minutes 

Warehouse District: 10 minutes 
Old Town Parking Garage: 11 minutes  

BATA Station: 12 minutes 
Mary’s Kitchen Port: 15 minutes 

Ever wonder how long it takes to get from here to there in Downtown TC? Let’s take a 
walk, and see how Downtown TC measures up when it pertains to walkability.

STARTING POINT:  OLD TOWN GARAGE 

Old Town Playhouse: 1 minute 
U.S. Post Office: 6 minutes 

Governmental Center: 8 minutes 
Farmers Market: 9 minutes 

City Opera House : 9 minutes 
State Theatre: 10 minutes 
Bijou Theatre: 11 minutes 
Splash Pad: 11 minutes 

Hardy Parking Garage:  11 minutes 
Visitor Center: 11 minutes 
Open Space: 12 minutes 

Warehouse District: 13 minutes 
Clinch Park Beach: 13 minutes 

BATA Station: 14 minutes 
Mary’s Kitchen Port: 16 minutes 

The Little Fleet: 16 minutes

82 WA
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90-100 
Walker’s Paradise 

70-89 
Very Walkable: Most errands accomplished on foot 

50-69 
Somewhat Walkable: Some errands can be accomplished on foot 

25-49 
Car-Dependent: Most errands require car 

0-24 
Car-Dependent: Almost all errands require a car

VERY WALKABLE = 



Transportation Management Study
In an effort to evaluate current processes and quantity of parking for future developments, Parking Services issued a 

Request for Proposal in 2016 to begin a Transportation Management Plan for recommended improvements to 
optimize the downtown’s parking facilities and leverage other modes of transportation to relieve pressure on current 

inventory.  Completion of the plan would focus on a proactive rather than reactive approach to future growth. The 
primary objective of this endeavor is to reduce traffic by increasing walking, cycling, and transit use. Ultimately, 
making these alternative modes of transportation easy and inviting.  The study is slated for completion in 2017. 
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SARA HARDY 
DOWNTOWN 

FARMERS MARKET

INVESTING IN OUR COMMUNITY
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Market Benefits
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The Sara Hardy Downtown Farmers Market has an exponential benefit on our community.  
The DDA continues to host this community event that has a positive impact on our region. 

KNOW YOUR FARMERS SUPPORT FAMILY FARMS LAND PRESERVATION CONNECT WITH COMMUNITY

GOOD FOR YOUR HEALTH ENJOY THE SEASON STIMULATES LOCAL ECONOMY ACCESS TO  
FRESH & NUTRITIOUS FOOD 



DOWNTOWN 
TRAVERSE CITY 
ASSOCIATION

MERCHANTS            
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Thank You Partners & Volunteers
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ABC 29&8 • Aerie @ GT Resort • Allison Beers • Alyssa Bright • Anna Beers • Anne Drake  • Anne Varga • Apache Trout Grill • Ashley 
Brown • Bay Area Contracting • Bay Area Recycling for Charities • Bayside Beverage • Betty’s Hot Dish • Bike-In TC • Bill Carmen 
• Bill Stott • Blue Cross Blue Shield • Blue Heron 2 • Brenda Majestic • Brandee Southwell + Family • C.H. Robinson Worldwide Inc. • 
Cherry Republic • Christie Dompierre • Chuck Judson • City Centre Plaza • City of Traverse City • Colleen Lewis • Connor Miller • 
Crooked Tree Arts Center • Cynthia Glines • Dan Zassick • Danielle Steep • Dave Leonhard • Dayclub @ West Bay Beach Resort • Day 
Signs • Don Livingstom • Donna Harris • Downtown Development Authority • Debbie May • Edany B.L.T. • Elmer’s • Emily Arbut • Erin 
Roeck• The Franklin • Gary Harris • GJ’s Rentals • Grand Traverse Pie Company • Great Lakes Wine & Spirits • Green Lake Garden 
Goods • Groundwork Center for Resilient Communities • Harry Burkholder • Harvest • Holly Tegal • Jaime Callahan • Jake Kaberle • 
Jamie Callahan • Jan Warren • Jared Bowen • Jason Allen • Jean Sarasin • Jeff Guntzviller • Jeff Joubran • Jeffrey Libman • Jenny 
Burcoff• Joe Paye • John McGee • John Rockwell • John Wells • Juliana Lisuk • Karen Brown • Karen Wells • Kat Paye • Kathy 
Tuckerman • Kim Bazemore • Lauren Tkach • Leah Bagdon-McCallum • Leland Lodge • Little Bird School of Song • Lisa Pointe • Mark 
Eckhoff • Marty Colburn • Mary Anne Krzywoskinski • Mary Venturino • McMillen’s Custom Framing • Miranda Coleman • Midwestern 
Broadcasting • Minervas •Morgan Burnson • Morsels Espresso + Edibles • Munson Medical Center • MyNorth Media • MyNorth 
Wedding • Natalie Martin • National Cherry Festival • NMC-Phi Theta Kappa • Noah Kachadurian • Norte! Youth Cycling • Oryana-Lake 
St. Cafe • Park Place Hotel • Pat Ransom • Pavlova European Salon & Day Spa • Pepsi•  Red Mesa Grill • Richard Lewis • Robin Stott 
• Ross Biederman • Rose Carmen • Scalawags Whitefish & Chips • Schelde’s Grill & Spirits • Scott Ripmaster • Sheri Constantin • 
Sleeping Bear Dunes & National Lakeshore Park Rangers • State Theatre • Steve Constantin • Suzanne Hendry • TART • Todd 
McMillen • Traverse City Arts Commission • Traverse City Chamber of Commerce • Traverse City Film Festival • Traverse City Kid • 
Traverse City Light & Power • Traverse City State Bank • Traverse City Tourism • Traverse City Winter Comedy Arts Festival • Trevor 
Tkach • TV 7&4 • Tyler Bevier • United Way • Val Handy • Wesley Miller • Wayne Schmidt • Whitney Finch







A healthy retail mix results in a vibrant downtown.
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Retail Report
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Vacancy Rate by District
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Public Art
DDA and DTCA continue to have a strong commitment to the arts. Since drafting the Public Art Ordinance for 
the City of Traverse City, the DDA has committed to fund the Public Art Trust for projects associated with the 

Traverse City Arts Commission. In Fiscal Year 15’-16’, the DDA contributed over $13,000 to the fund. 

#DOWNTOWNTC 
The DTCA commissioned this work of art to be created at Friday Night 
Live. Spectators were able to watch artists, John Jarosz and Chase Hunt, 
bring the artwork to life during the evening. Installation occurred in 
September at the Front Street entrance of the Hardy Parking Garage on 
the side of the WTCM building. The back drop provides a perfect selfie 
opportunity, and we strongly suggest #downtowntc.

BRYAN CROUGH MEMORIAL   
A $25,000 grant from Rotary Charities in honor of Bryan Crough and 
matching funds raised through the DDA provided the Traverse City Arts 
Commission the opportunity to commission their first piece of public art. 
An example of the Bryan Crough Memorial is featured here. The artwork 
will be created by artist, DeWitt Godfrey, and installed in Lay Park. The 
artwork  will be unveiled in June 2017.



Public Art DIA InsideOut
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The DTCA applied to be a location for the Detroit Institute of Art’s InsideOut program in 2016. The outdoor exhibition 
featured twelve replicas of masterpieces owned by the DIA  and were on display May 2016 through October 2016.







Fun Facts
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We thought we would share with you!

Each year the DDA installs 
over 60 flower baskets and 

maintains planters along the 
streetscape.

DDA staff hosted educational 
bus tours at Groundwork’s 
Get Local Party at The Little 

Fleet in the spring.  

Clean winter sidewalks are a 
priority in Downtown TC! The 
DTCA honored Shea O’Brien 

with the Golden Shovel Award 
in 2016.

The DDA, DTCA, and TCPS 
partnered with TBAISD on their 

summer work program where 
students maintained 
Downtown facilities. 

The DDA added coffee to the 
Farmers Market in Fall 2016, 

provided by BLK MRKT.

The DDA brought the Michigan 
Downtown Association 

Conference to TC in 2016 and 
presented at various sessions. 

Each year, the DTCA awards 
an extraordinary individual 

with the Lyle DeYoung Award. 
James C. Smith was the 

honoree in 2016

In addition to LEED 
Certification at the Old Town 

Parking Garage, TCPS 
converted lighting to LED’s at 
at the Hardy Parking Garage.

DOWNTOWN 
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Downtown Results
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Due to the hard work and commitment by the many talented individuals that make Downtown Traverse City the truly 
unique place that we all love to call home, accolades continue to rate our region amongst the very best!
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