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City of Boyne City, Charlevoix County, Michigan

BACKGROUND AND PURPOSE

Boyne City Main Street/DDA

The City of Boyne City Main Street is a grassroots volunteer-
driven program dedicated to the historic preservation and
economic development of Boyne City’s downtown. Boyne Main
Street is organized as a Downtown Development Authority (DDA)
under Public Act 57 of 2018 and certified in 2003 under the
National Main Street Center, a subsidiary of the National Trust for
Historic Preservation. The Boyne City Main Street Program follows
the national “Main Street Four-Point Approach” to revitalization,
historic preservation, and economic development. The four points
focus on Organization, Promotion, Economic Vitality, and Design.

1. Organization: The organization committee is focused on building a broad-based support system for
downtown revitalization by recruiting volunteers, raising funds, and promoting the program.

2. Promotions: The promotions committee is responsible for marketing the downtown’s assets,
enhancing the City’s image, and creating special events to build a fun and exciting atmosphere for
residents, visitors, customers, and investors.

3. Economic Restructuring: This committee is a network of community leaders and residents working
together to make Boyne City a friendly environment for businesses and an encouraging community for
entrepreneurs. Working together as a team, this committee works to strengthen the downtown’s
economic base, support existing small businesses and recruit new businesses. The networking arm of
this committee is known as Team Boyne.

4. Design: The design committee reviews building construction and capital projects in the district and is in
charge of enhancing the physical appearance of the downtown by focusing on historic preservation,
public improvements, lighting, signage, storefronts, and landscaping.

Boyne City Main Street has been recognized by the state as Michigan’s “Premier Main Street.” In both 2011 &
2019, Boyne City Main Street was a semi-finalist for the Great American Main Street Award, placing in the top
10 for main street programs nationally.

In 2020, Boyne City Main Street in Boyne City, Michigan is one of three
winners of the Great American Main Street Award (GAMSA), which
recognizes communities for their excellence in comprehensive
preservation-based commercial district revitalization. Selected by a
national jury of community development professionals and leaders in the
fields of economic development and historic preservation, Boyne City is
being recognized for preserving their historic downtown and turning their
previously industrial waterfront into a thriving destination to live, work,
and play.
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Located along Lake Charlevoix and the Boyne River in Northern Michigan, Boyne City has harnessed its
picturesque waterfront location to become a hub for year-round outdoor recreation. The Main Street program
has both enhanced access to natural resources and improved the sense of place downtown, thanks to a
streetscape redevelopment project, developing a boardwalk and marina, adding public art, and implementing
a façade grant program. A strong roster of events, from outdoor music to food festivals, along with a dedicated
volunteer base, has also brought vitality back to downtown.

The Boyne City Main Street program has been a catalyst for economic
development. Since the Main Street program got its start, the
downtown has seen 91 net new businesses and has a vacancy rate of
just 1 percent, down from 5 percent in 2003. The program supports a
diverse mix of year-round small businesses, regularly convenes
business owners to find new ways to support them and has
championed data-based recruitment and retention efforts.

The COVID-19 global pandemic challenged every facet of life in 2020. Throughout the pandemic, Boyne City
Main Street has ramped up their small business support, completing multiple rounds of calls to every
downtown business owner to check on their needs. The Main Street program has focused on connecting
business owners to funding opportunities, helping them get online, and connecting merchants with resources
to safely reopen.

While Boyne City has become a popular tourist destination, the Main Street program has deeply invested in its
residents. As its downtown grew, Boyne City Main Street has helped tackle an issue facing developing
commercial districts across the country: workforce housing. In partnership with the Boyne Area Chamber of
Commerce and the City of Boyne City, several workforce housing initiatives are underway downtown. These
multi-use projects will provide income-adjusted housing units, commercial space for shops and restaurants,
and market-rate units, which will add substantial revenue to the Main Street budget, provide much-needed
housing for the workforce, and add to the vibrancy of downtown.

Boyne City Main Street has developed strong partnerships to move their initiatives forward, raising
$16,412,766 in public reinvestment and $29,132,799 in private reinvestment from 2003 to 2020. When Boyne
City needed to move their farmers market inside for the winter, they worked with a range of partners to rehab
the Veteran’s Park Pavilion. After seven years of fundraising, Boyne City completed the pavilion, which now
hosts the farmers market and other events.

History of Boyne City

The first inhabitants of Boyne City were members of the
Odawa Tribe, with a settlement at the mouth of what is now
known as the Boyne River.  In 1856, John and Harriet Miller
were the first white settlers, who named the Boyne River
after a river in their home country of Ireland.  After
becoming a village in 1885, the name was changed to Boyne
City in 1904 and incorporated in 1907.  The industrial
revolution arrived in Boyne City in the early 20th century.
One of the community's industrialists was W.H. White,
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owner of White Lumber Company. Knowing that bark from hemlock lumber could be used in tanning leather,
White convinced Canadian tanner W.S. Shaw to open a tannery. By 1907, Shaw's tannery produced 6 million
pounds of shoe sole leather annually. Shaw also helped found Boyne City Clay Products, which made bricks
used in several buildings still standing in Boyne City including the Wolverine-Dilworth Inn. Railroads were
instrumental in the growth of the area's lumber industry. Products were shipped to customers throughout the
Midwest. At its peak, there were 90 miles of track into the logging camps, 13 locomotives, and several hundred
logging cars. Boyne City's heritage also lives on in its historic buildings. Huff's Pharmacy, opened in 1896, has a
coved, pressed tin ceiling which was typical of that era. In 2012, downtown Boyne City was listed on the
National Register of Historic Places. 1

The Boyne City Main Street Program has created a self-guided audio walking tour of the buildings on the
national register, plus additional sites.

Purpose of the Downtown Development Authority Act

Governing bodies of a municipality can establish a Downtown Development Authority to support designated
downtown districts primarily through the use of tax increment financing (TIF) to make improvements and
implement programs. Tax Increment Financing is the capture of increased incremental taxes generated by
additional private investment and used to make additional investment in infrastructure and programs which
encourages additional private investment.

The original enabling legislation for downtown development authorities was adopted by the State legislature
under Act 197 of 1975. More recently, all of the disparate but related Acts for tax increment financing
authorities was consolidated under Act 57 of 2018, the Recodified Tax Increment Financing Act. The other
entities include including tax increment financing authorities, local development financing authorities,
nonprofit street railways, corridor improvement authorities, water resource improvement authorities,
neighborhood improvement authorities. Brownfield redevelopment authorities remained under the separate
enabling legislation, Act 381 of 1996, as amended.

Downtown is a key indicator of a community’s economic vitality. Prior to the establishment of the original
Downtown Development Act (Public Act 179 of 1975), municipalities had very few financial tools to assist with
downtown revitalization. As a result, capital projects were deferred, or municipalities used general fund
monies and special assessment districts to defray the cost of these expenditures. The broader approach to
downtown revitalization involving both the public and private sectors was absent and elected officials and
administrators could not afford the time to focus personnel or the fiscal resources needed to address the real
estate, market, and capital projects required to create a viable business district.

The following is the preamble for the Recodified Tax Increment Financing Act:

AN ACT to provide for the recodification and establishment of certain tax increment finance
authorities; to prescribe the powers and duties of the authorities; to correct and prevent
deterioration in residential, commercial, and industrial areas and certain other areas; to
authorize the acquisition and disposal of interests in real and personal property; to authorize the
creation and implementation of development plans and development areas; to promote
residential and economic growth; to create certain boards; to prescribe the powers and duties of

1 Petoskeyarea.com
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certain boards; to authorize the issuance of bonds and other evidences of indebtedness; to levy
certain taxes; to authorize the use of tax increment financing; to prescribe powers and duties of
certain state officials; to provide for rule promulgation; to provide for enforcement of this act; and
to repeal acts and parts of acts

Downtown development authorities work to
strengthen existing businesses and encourage new
private developments in the downtown districts of
Michigan communities. Act 57 provides communities
with the necessary legal, monetary, and
organizational tools to revitalize downtown districts
either through public-initiated projects or in concert
with private development projects. The way
downtown development authorities chose to make
use of these tools does, of course, depend on the
problems and opportunities facing each particular
downtown district and the development priorities
sought by the community in the revitalization of its
business area.

This Development Plan and Tax Increment Financing Plan outlines the proposed improvements, programs,
services and events to support downtown Boyne City.

Creation of the Boyne City Downtown Development Authority

On January 11, 1994, the Boyne City Commission adopted Ordinance A-71, which create the Boyne City
Downtown Development Authority. A copy of this Ordinance is included as Exhibit 1. The Authority was given
all of the powers and duties prescribed for a downtown development authority pursuant to the Act.

Basis for the Development Plan and Tax Increment Financing Plan

Act 57 of Public Acts of 2018, the Recodified Tax Increment Authority Act, provides the legal mechanism for
local officials to address the need for economic development in the central business district, as codified in the
Development Plan and Tax Increment Financing.

The initial Development Plan and Tax Increment Financing Plan was adopted on May 2, 1995, focused on the
implementation of its strategic plan which included establishing a distinctive image for the downtown and
providing an attractive retail and service mix for the community. The Development Plan and Tax Increment
Financing was amended and recodified in March 2010 and this current Development Plan and TIF Plan is
amended and recodified in June 2021.

For purposes of designating a development plan district and for establishing a tax increment financing plan,
the Act refers to a "downtown district" as being in a business district which is specifically designated by
ordinance of the governing body of the municipality and a "business district" as being an area in the
downtown of a municipality zoned and used principally for business. Tax increment financing can be used to
provide the necessary funds for project implementation. By definition, a tax increment financing plan seeks to
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capitalize on and make use of the increased tax base created by economic development within the
boundaries of a downtown district.

The need for establishing the Boyne City Development District (referred to as "Development Area") is founded
on the basis that the future success of Boyne City's current effort to revitalize its commercial area will depend,
in large measure, on the readiness and ability of the DDA and the City to initiate public improvements that
strengthen the commercial area, and encourage and participate where feasible in the development of new
private uses that clearly demonstrate the creation of new jobs, the attraction of new business, and the
generation of additional tax revenues.

Past Projects: Since 1995, the Boyne City Downtown Development Authority has utilized tax increment
financing and other funds to implement a variety of capital improvement and other projects. The map on the
following page illustrates the location of projects completed or pending by the DDA in conjunction with other
partners and funding sources.

1. Lake Street along Veterans Park
2. City Hall North Parking Lot
3. Water Street Alley
4. Library Parking Lot
5. Ray Street 100 Block
6. Downtown Parking Lots
7. Main Street 100 & 200 Blocks
8. Boyne River Boardwalk
9. Property Acquisition Sale
10. Front Streetscape/Water Main
11. Water and Lake Streetscape
12. Old City Park
13. Park and River Streets
14. Vogel Street
15. Former Fochtman Property
16. Chamber Visitor Center

Relocation
17. Shoppers Dock
18. Water Street/East Street

Intersection
19. Restore City Clock
20. Banner Poles
21. North Lake Street Resurfacing
22. Expansion F. Grant Marina
23. North Lake Street Corridor

Enhancements
24. Pedestrian Lighting

Improvements
25. Property Acquisition North Lake

Street Area
26. Ray Street Collective Parking Lot
27. Boardwalk Extension
28. Relocation Assistance
29. Veterans Park Improvements
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District-Wide Projects: Along with these specific projects, Main Street/DDA also implemented the following
critical District-Wide improvements and arrangements:

 Fiber/Wireless Infrastructure  Shared Parking Arrangements
 Dilworth Hotel Collaboration  SoBo Lake Street Collaboration
 District Wayfinding  Established Designated Fund Balance
 Façade Improvement Grants

Events and Programs: Boyne City Main Street/DDA has facilitated a number of events and programs for the
downtown that have community-wide impact and benefit, including:

 Team Boyne  Farmers Market
 Boyne Thunder  Boyne Appetit
 Chocolate Covered Boyne  Buff Up Boyne
 Food Truck Rally  Harvest Festival
 Santa Parade and Holiday Open House
 Stroll the Streets

 Walkabout Sculpture Show
 Earlier than the Bird

A detailed description can be found on the Boyne City Main Street website under Events.

Veterans Park Pavilion
Old City Clock

Old City Park
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Boyne River Riverwalk

DEVELOPMENT PLAN

Designation of Boundaries of the Development Plan MCL 125.4217(2)(a):

The Development Area boundary is located within the jurisdictional limits of the City of Boyne City and the
City of Boyne City Downtown Development Authority and mirrors the Downtown District. The Development
Area/Downtown District is approximately 81 acres and incorporates 279 parcels of private and public
property along Lake Street from Lake View Drive to the alley between Main Street and East Pine Street and
east-west between Lake Charlevoix on the west and North East Street and Water Street on the east, including
public rights-of-way and alleys. The Development Area/Downtown District boundary is shown below.

Development Area/Downtown District
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Boyne City Main Street/DDA

Location and Extent of Existing Streets and Public Facilities MCL 125.4217(2)(b):

The City of Boyne Downtown District is served by an extensive street grid, pedestrian walkways, park system
and quality infrastructure services that provide effective mobility and utilities service to serve existing
businesses, residents and visitors and provides for future growth within the Downtown District. The downtown
and historic core is the focal point of Boyne City providing a mix of retail, office, residential, and public uses,
supported by a transportation system that creates a pedestrian friendly atmosphere. This area provides easy
access to local businesses with an enhanced streetscape environment.2

Public land uses include the street rights of way (listed below) alleys or easements, and public facilities
including City Hall and Fire Station and an extensive park system.

Boyne City Downtown Development District Streets
Front Street Vogel Street Water Street
Lake Street North Street Ray Street
Park Street State Street Pearl Street
East Street River Street Boyne Avenue

Spring Street

Boyne City Downtown Development District Public Facilities and Public Parks
City Hall Sunset Park Old City Park
City Fire Station Veterans Park Boyne Municipal Boat Ramp
Boyne District Library Open Space

Land Uses MCL 125.4217(2)(b):

Land uses in the Downtown Development District are mixed-use commercial and residential, with a focus on
small scale retail and convenience shopping, commercial offices, entertainment, restaurants, and personal and
business service uses. Residential uses are located and encouraged on upper floors of commercial buildings.
There are single family homes in certain location with the Downtown District.

The compactness, central location, and diversity of shops, services and restaurants in the downtown have
helped guarantee the area's long-term viability and is the strength of this core area. Convenience, comparison,
and specialty shopping goods may be purchased here. High quality and unique restaurants in the Downtown
Core have proven to be important economic drivers for the community serving residents and tourists as well as
being regional destination for neighboring communities.

The Development District is comprised of 81 acres and includes 11 City blocks.  The current mix of uses
includes 21 restaurants, 20 retail stores, 114 residential units, and 1,171 parking spaces.

2 Master Plan 2015 – City of Boyne City
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The Downtown Development District includes the following zoning classifications:

CBD
CSD
GCD
MFRD
TCD
WMD

Central Business District
Community Service District
General Commercial District
Multi-Family Residential District
Traditional Commercial District
Waterfront Marina District

Public Uses: - Public uses within the DDA District and DDA Development Plan and TIF Plan Boundary include
Sunset Park, Water Street Road End, Municipal Boat Launch, Veterans Park, F. Grant Moore Municipal
Marina, Old City Park, Boyne City City Hall, Boyne City Department of Public Works, Historical Museum,
Boyne City Fire Department, Boyne District Library. Other public uses include street and alley rights-of-
way located within the Development Area. Street rights-of-way account for 18,914 lineal feet or 3.58
miles of public owned property. There are 25 public (tax-exempt) parcels in the Development Area
comprising approximately 36 acres of land or 34% of the total land area of the Development Area
district.

Private Uses: There are three primary categories of private land uses in the Development Area – Residential,
Commercial, and Warehouse/Industrial.

1. Residential: There are owner-occupied and seasonal
residential properties consisting of single-family homes and
attached townhouses within the Downtown Development
Authority district and the Development Area district. Much
of the residential property is seasonal and/or vacation
rentals. Residential properties are located around the
periphery of the Development Area along Boyne Avenue, N.
Park Street, E. Main, and Front Street.
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2. Commercial: Most of the property within the Downtown
Development Authority district and Development Area
consists of commercial property. These commercial uses
include professional, governmental, retail, restaurants,
banking, and service businesses.

3. Warehousing and Industrial: There are several
warehousing and light industrial uses within the Downtown
Development Authority district or Development Area
including Honeywell, Barden & Son Home Improvement
Center, and Mathers Body Shop.

Recreational Uses: Recreational uses within the development
area consist of Municipal Boat Launch, Veterans Park, F. Grant
Moore Municipal Marina, Water Street Road End, and Old City
Park. In addition to these municipal recreation facilities there is
the riverwalk along the Boyne River behind E. Water Street
between S. Lake Street and N. Park Street.

Educational Uses: The Boyne District Library is the only public educational facility within the Development
Area district.

Other Uses: Other uses within the Development Area district including the Boyne City Chamber of Commerce
located at the northeast corner of South Lake and Ray Streets, and the Episcopal Church of the Nativity on
East Main Street.

Proposed Uses for the Development Area MCL 125.4217(2)(b):

Proposed uses for the Development Area are reflected throughout the City of Boyne Master Plan (2015) as a
key element of the community’s economic, social, and recreational vitality. Selected goals and objectives for
the downtown with the Master Plan include:

 Maintain and build on the vitality of the Historic Downtown and lake front
 Continue to focus efforts to refine distinctive events and activities that connect the lakefront with

downtown.
 Create a vibrant downtown which attracts and retains young talent and supports diversity.
 Continue Stroll the Streets and other events to enhance Boyne City’s vibrant downtown to attract

visitors and provide recreation, retail and dining opportunities for all.
 Recognize the changing demographics, and explore options to address the shifting housing demands,

such as downtown housing opportunities, accessory dwelling units, townhouses, apartments, etc.
 Encourage affordable and workforce housing in mixed use developments downtown, such as explore

the conversion of underutilized properties to affordable housing.

The City Master Plan also identified selected potential redevelopment sites that include properties needed to
be in or close to the downtown, needed to be currently vacant or underutilized land and/or buildings, and the
properties had attributes that set the site apart such as historic designation, blight, location, architecture or
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other unique characteristics that would make it an important and significant property. One of the sites has
been redeveloped, another is in the process of redevelopment and third site, the Boyne Theater was acquired
by Boyne Main Street, in collaboration with the City which acquired an adjacent parking lot. Boyne City Main
Street anticipates an extensive process to solicit public and private grants and donations to restore the Boyne
Theater as a community gathering place and entertainment center.

This redevelopment site evaluation process is anticipated to conducted periodically to provide the most up to
date information for potential redevelopment.

Proposed uses in the Development Area are anticipated to be consistent with current use and the goals and
objectives of the City Master Plan.

Legal Description MCL 125.4217(2)(b):

The Boyne City Downtown District shall consist of the following territory in the city subject to such changes as
may hereinafter be made pursuant to this article and Public Act No. 57 of 2018 (MCL 125.4201 et seq.):

Beginning on the shore of Lake Charlevoix where the south line of Main Street, according to the Plat of South Boyne, intersects
said shore line; thence east along the south line of said Main Street to its intersection with the northwestern most corner of Lot 12,
Block D, Plat of South Boyne; thence southeasterly, along the southerly line of said Lot 12 to the southernmost corner of said Lot
12; thence easterly across Front Street to the southwest corner of Lot 23, Block E, South Boyne Addition; thence east along the
northerly line of an alley running east and west thru Blocks E and F (being the south line of Lots 23, 25, 26, 27, 33, 34, 35, 36, and
37, South Boyne Addition) to the southeast corner of Lot 37, Block F, South Boyne Addition; thence east 82.5' to the easterly side
of South Park Street; thence north along the east line of South Park Street to its intersection with the south line of Main Street;
thence east along the south line of Main Street to its intersection with the northeasterly line of Boyne Avenue, said point being the
westernmost point of Block B, North Morgan's Addition to Boyne City; thence northwesterly, crossing Main Street, to a point on
the north line of Main Street which is 43' west of the southeast corner of Lot 4, Block A, North Morgan's Addition to Boyne City;
thence northeasterly 160' to a point which is 33' east of the northwest corner of Lot 4, Block A, North Morgan's Addition to Boyne
City; thence westerly along the north line of Lots 4, 3, and 2 of block A, North Morgan's Addition to Boyne City (said line also
being the east and west 1/4 line of Section 35 Town 33 North Range 6 West) north 89°11'56" west (also described as north 89°25'
west) to a point 25' east of the center 1/4 corner Section 35 T33N R6W; thence north 49°13'45" east 64.09' (also described as north
48°45' east 64.5'); thence north 83°21'18" west 73.4' (also described as north 84° west 73.4') to the north and south 1/4 line of said
Section 35, said point being the northeast corner of the south 50' of Lot 36, Beardsley's 2nd Addition to the Village of Boyne;
thence along the north line of the south 50' of said Lot 36, south 87°52'22" west to its intersection with the northeasterly line of
Boyne Avenue; thence northwesterly along the northeasterly line of Boyne Avenue to its intersection with the north line of "R"
Street in Wm. H. White & Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne; thence easterly along the north
line of "R" Street to its intersection with Stewart Street; thence north along the west line of Stewart Street 50', said point being the
northeast corner of Lot 6 of Wm. H. White & Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne; thence west
along north line of said Lot 6 to the northwest corner of said Lot 6; thence northeasterly along the westerly line of Lot 7 of Wm. H.
White & Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne, 51.89' to the southeasterly most corner of Lot 9
of Wm. H. White & Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne; thence northwesterly along the
southerly line of Lots 9, 10, and 11 of Wm. H. White & Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne,
154.12' to the southwesterly corner of said lot 11; thence northeasterly along the westerly line of said Lot 11, 67.81' to the south
line of Pearl Street; thence continuing along the westerly line of Lot 11, if extended, to the northerly line of Pearl Street; thence
northwesterly along the northerly line of Pearl Street to its intersection with the northeasterly side of Boyne Avenue; thence
northwesterly along the northeasterly line of Boyne Avenue to a point 25' east of the east line of Lot 34 of Beardsley's 2nd
Addition to the Village of Boyne, if extended south; thence northeasterly to the shore of the Boyne River, said point being 30' east
of the east line of said Lot 34; thence north to the north shore of Boyne River; thence easterly along said river shore line to the east
line of Lot 32 of Beardsley's 2nd Addition to the Village of Boyne; thence north along the east line of said Lot 32 to the northeast
corner of said Lot 32; thence northwesterly along the northerly line of said Lot 32 to its intersection with the east line of Lot 26 of
Beardsley's 2nd Addition to the Village of Boyne; thence northerly along the east line of said Lot 26 to a point on the east side of
said Lot 26 where the north line of Lot 29, if extended, intersects the east line of said Lot 26; thence west along the north line of
said Lot 29 and extension thereof, 110'; thence north 132' to the south line of State Street; thence westerly along the south line of
said State Street to the northeast corner of Lot 61, Plat of Boyne Village; thence south along the west line of North East Street to
the southeast corner of Lot 62, Plat of Boyne Village; thence west along the north line of River Street to the southwest corner of
Lot 66, Plat of Boyne Village, said point being on the east line of North Park Street; thence north along the east line of North Park
Street to the southwest corner of Lot 41, Plat of Boyne Village; thence west to the southwest corner of Lot 38, Plat of Boyne
Village; thence north along the west line of Lot 38 to the northwest corner of said Lot 38; thence crossing North Street in a
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northeasterly direction to the southeast corner of Lot 17, Beardsley's 2nd Addition to the Village of Boyne, said point being on the
west 1/8 line of Section 35 T33N R6W; thence north along said west 1/8 line to a point 498.2' north of the south line of Section 26
T33N R6W; thence west 289.22'; thence north 34°08'08" west 257.89'; thence north 37°12'42" west 128.61'; thence north
58°56'25" west 181.98'; thence south 48°00'52" west 149.97' to apoint in the center line of Lake Street; thence northwesterly along
the center line of Lake Street to a point which is north 64°04'20" east from the shore of Lake Charlevoix; thence south 64°04'20"
west 315.23' to said shore; thence southerly, following said shore line, to the point of beginning of this description. Being part of
the following: Section 26 T33N R6W Section 35 T33N R6W Beardsley's 1st Addition to Boyne, as recorded in Liber 1 of Plats
page 73, Charlevoix County Records. Beardsley's 2nd Addition to the Village of Boyne, as recorded in Liber 1 of Plats page 5,
Charlevoix County Records. Plat of Boyne Village as recorded in Liber 1 of Plats page 5, Charlevoix County Records, Wm. H.
White and Co. Subdivision of part of Lot 35 of Beardsley's 2nd Addition to Boyne as recorded in Liber 1 of Plats page 6,
Charlevoix County Records. Plat of South Boyne as recorded in Liber 1 of Plats page 9, Charlevoix County Records, South Boyne
Addition as recorded in Liber 1 of Plats page 76, Charlevoix County Records, North Morgan's Addition to Boyne City as recorded
in Liber 1 of Plats page 8, Charlevoix County Records.

Existing Improvements to be Demolished, Repaired or Altered MCL 125.4217(2)(c):

Existing improvements anticipated to be addressed with this Development Plan will be primarily focused on
maintenance and upgrades of existing infrastructure, upgrades to the Boyne Theater, support for façade
improvements to existing downtown buildings, and selective reimbursement for barrier free access, fire
suppression, and façade improvement when combined with Brownfield TIF reimbursement.

Location, Extent, Character, Estimated Cost of Improvements MCL 125.4217(2)(d):

The Boyne City Main Street/DDA has been an effective
catalyst for downtown and community development since the
first Development Plan and TIF Plan were adopted in 1995 and
has focused efforts in three primary areas:  Improvements,
Programs, and Services.

The Main Street Board engages in a strategic planning process to continually identify and evaluate
opportunities and strategic goals, structured in the Main Street Four-Point Approach of Promotion,
Organization, Design and Economic Vitality.  The Strategic Plan provided the launching point for this
Development Plan/TIF Plan.

In preparation for this update, the Main Street Board initiated a process to review progress from the previous
Plan, identify future improvements, programs, and services, and prioritize initiatives in each of the areas.

In addition, the Main Street Board
desired to reach out to the community
for input on the future of downtown
development.  Because of COVID-19
limitations in holding in person
community input sessions, a digital
survey was prepared and notice of the
survey was distributed to the community
through a variety of outlets.  The survey
was opened on January 13, 2021 and
closed on February 15, 2021 and
received strong response from 271
community members.
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Respondents shared that support of
downtown business, increasing
employment opportunities, supported
waterfront access and expanded
recreation, and supported efforts for
workforce housing.  Responses were
very consistent with the priorities
expressed by the Main Street Board.
The results of the community survey are
included in the Appendix.

This input served as the basis for the Development Plan. The information provided below includes a brief
description and estimated costs.  The list is provided as a framework and over the life of the Development
Plan, other opportunities are anticipated to be identified and may be added to the list or may displace items
superseded by new priorities.

Many of the capital projects will be conducted in conjunction with the City of Boyne City, through the City’s
Capital Improvement Program.  As a general principle, the City provides public infrastructure in the same
manner and approach in the DDA Development Area/Downtown District as in other areas of the City.  DDA TIF
funds are used for enhancements over and above the general standards, such as lighting enhancements,
streetscaping, landscaping, and upgraded materials. In addition, the DDA TIF funds are also used for special
projects, such as the Pavilion, property acquisition, and parking lot improvements.

Improvements
Boyne City Main Street/DDA has made significant capital investments in the Development Area based on the
first Development Plan and TIF Plan adopted in 1995. Capital investments are anticipated to be key
component of future investments.

For this Development Plan, Improvements include five primary categories:  Infrastructure, Waterfront,
Recreation, Environment, and Facilities.

1. Infrastructure: Infrastructure improvements have been a critical part of the Boyne City Main
Street/DDA investment in the past and will continue into the future.

Project Description Estimated Budget

Sidewalk Repair

Develop and implement a sidewalk
maintenance and improvement program
that will ensure safe and effective
pedestrian access

$2,000,000

Wi-Fi
Expand downtown wi-fi access and
encourage wi-fi investment and
competition

$1,500,000

Infrastructure
Maintenance
Program

Develop and implement an infrastructure
maintenance and improvement program. $3,000,000
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Project Description Estimated Budget
Lake Street
Bridge

Upgrade or replace the Lake Street
Bridge $3,000,000

Public Parking
Lot Landscaping

Develop and implement a landscape
design approach for public parking lots in
the downtown district

$500,000

Downtown
Enhancement

Develop and implement a plan for
placemaking features, such a fire pits,
gathering places

$500,000

Veterans Park
Utility Burial Complete utility burial at Veterans Park $300,000

2. Waterfront: Boyne City is blessed with extensive public waterfront that is the focal point and key asset
for the community. Not only are there approximately 3,500 feet of waterfront on Lake Charlevoix, but
the Boyne River also meanders for the mouth at Lake Charlevoix through downtown, with Old City
Park as a significant public park asset along the river.  A key focus of the Development Plan/TIF Plan is
to continue attention and investments to enhance and improve access, use, and protection of the
City’s waterfront.

Project Description Estimated Budget

Boardwalk

Develop and implement a boardwalk improvement
program that will enhance pedestrian access and
connection to public waterfront, including along the
Lake Charlevoix shoreline and the Boyne River

$5,000,000

Boyne River Asset
Assess assets and opportunities to enhance the
Boyne River as a community asset, including
shoreline cleanup, protection, and access.

$2,000,000

Waterfront
Property
Improvement

In conjunction with the boardwalk and Boyne River
assessment, continue to work with the City and
other partners to implement Waterfront
enhancements and improvements.

$3,000,000

Marina /
Shoppers Dock /
Fishing Pier

Continue to work with the City and other partners
on Marina / Shoppers Dock / Fishing Pier
enhancements and improvements.

$5,000,000

3. Recreation: A key focus of Main Street and the City of Boyne City is to continue to provide and
improve recreation opportunities.

Project Description Estimated Budget

Open Space
Completion

Collaborate with the City and other
partners to implement the Open Space
development plan.

$3,000,000

Trail
Connections

Design and implement a trail connection
program that would link the Open Space,
Boyne Valley Trail, and Charlevoix Trail with

$3,000,000
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Project Description Estimated Budget
downtown

Municipal
Boat Launch

Continue to support the City and Parks
Department to improve the Municipal Boat
Launch

$2,000,000

Destination
Parks

Work with the Parks Department to
support an assessment of parks within the
Development Area to serve as community
destinations and gathering places.

$20,000

Veterans
Park

Work with the Parks Department to
support improvements to the gravel drive
and parking area.

$500,000

Old City
Park
Trailhead

In conjunction with the trail connection
project, determine the opportunity and
improvements necessary for Old City Park
to serve as a trailhead for the
interconnected system.

$300,000

4. Environment: Environmental protection is a critical element in the design, development and
implementation of all Main Street and City projects and consideration for all properties to preserve
and protect water quality, natural features, and community health.

Project Description Estimated
Budget

Water Level
Resilience Plan

Develop a plan for addressing varying lake
levels to ensure shoreline and facility
protection

$50,000

Shoreline
Stormwater
Management

Design and implement a stormwater
management plan to minimize runoff and
untreated stormwater discharge into
surfacewater

$200,000

5. Facilities: Most of past Main Street/DDA investments have focused on infrastructure and
programming; however, there have been and are opportunities for facility development.  Main
Street/DDA played a critical role in the development of the Pavilion at Veterans Park and has acquired
the Boyne Theater.  In much the same manner as the Pavilion was developed with outside sources of
funding, the Boyne Theater development is anticipated to be funded through state and federal grants,
private foundation grants, and community fundraising.

Project Description Estimated
Budget

Boyne Theater
Work with community partners for public and
private grants and fundraising for the
redevelopment of the Boyne Theatre

$2,000,000

Sunset Park
Restroom

Work with the City and Parks Department to
revitalize the restroom at Sunset Park $50,000
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Programs
Along with effective and targeted investments in infrastructure improvements, a particular strength of the
Boyne City Main Street/DDA is the development and implementation of popular programs in partnership with
many community organizations and volunteers. These programs bring a sense of community and place that
bonds the citizens and visitors of Boyne City.  The following is a summary of the current programs in which
Main Street/DDA play a key role and are meant as a description of the types of programs that may continue
well on into the future and other programs that may evolve and develop to meet ever changing interests and
needs of the Boyne City community.

Farmers Market: The Boyne City Farmers Market, delivering
local foods for over 30 years, has gained a reputation as the best
farmers market in northern Michigan. The local Market's vendors
all provide locally-grown and made delicacies from within a 30-
mile radius, such as seasonal fruits and vegetables; gourmet
preserves and baked goods; honey & maple syrup; meat, poultry
and eggs; cut flowers; perennials and annuals, trees and shrubs; a
juried hand-crafted section and much more!

Events: A staple of the Boyne City community are the events that bring residents and visitors together to
enjoy the beautiful downtown, parks and waterfront that make Boyne City unique and special.  The following
are examples of the events in which Main Street partners and can be found at the Main Street Events Page. A
key focus for the Boyne City Main Street/DDA in the future will be to continue to evaluate current events and
create new events to ensure that community activities stay fresh, viable and vibrant.

Boyne Thunder: This unique boating event showcases
high performance boats, roaring through the waters of
Lake Charlevoix and Lake Michigan on a breathtaking
150-mile excursion to get the best poker hand. The day
includes 5 card stops in Elk Rapids, Northport, Bay
Harbor, Harbor Springs and Horton Bay, with a stop for
lunch in Charlevoix. The event draws hundreds of
participating boaters and thousands of spectators with
proceeds from the event benefiting Camp
Quality, Challenge Mountain and Boyne City Main
Street.

Boyne Appetit: Small town. Epic Food. Boyne Appétit!
is an initiative of the Boyne City Main Street Program
and the Boyne Area Chamber of Commerce to promote
the wonderful food experiences in this area. It
encompasses the restaurants and food retailers in Boyne
City, Michigan, and its smaller neighbors: Advance,
Boyne Falls, Horton Bay and Walloon Lake.
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Harvest Festival: The last Saturday in September brings
the Harvest Festival, held in Boyne City’s downtown with
music, crafts, children’s activities, fall produce and
more. The event is hosted by Boyne City Main Street.
The entire Boyne City Farmers Market moves to Water
and Lake Streets selling a variety of fall produce
including apples, carrots, broccoli, mums, pumpkins,
squash, apple butter, jam, honey and cider. Portions of
Water Street will be closed to traffic during the festival
to make room for the Farmers Market, music and more
than 30 arts and craft vendors.

Santa Parade and Holiday Open House: The streets
of downtown Boyne City will be filled with the sounds,
sights and smells of the holiday season. Downtown
businesses will be offering great shopping, refreshments
and hospitality during the festivities. The night begins
with a tree lighting ceremony by the Girl Scouts and the
Santa Parade

Downtown Building Improvement TIF Program

In 2015, the Development Plan and TIF Plan were amended to provide for the reimbursement of specific
improvements to downtown buildings.

The DDA may enter into agreements to reimburse private developers for the cost of certain qualified building
projects.  Reimbursement through such agreements will be granted at the discretion of the DDA and be limited
to the extent of the available tax increment revenue generated from the increased taxable value of the subject
property as a result of the developer’s investment.  To be eligible for the program, the developer must:
(i) submit detailed plans for one or more of the qualifying projects described below; and (ii) demonstrate
sufficient planned investment in the subject property such that the cost of the façade improvements will be
fully paid through tax increment revenue within the DDA TIF Plan duration.

a. Façade Project Reimbursement – for the cost of improvements on historic buildings, or the cost of
façade construction on new buildings designed to fit with the historic character of the downtown.
Façade improvements on historic buildings must use methods consistent with the Secretary of Interior’s
Standards for Rehabilitation.  Further, in order to qualify for reimbursement, the City or DDA must be
granted a façade easement in the subject property that lasts for the duration of the reimbursement
period.

b. Barrier-Free Access Improvement Reimbursement – for the cost of barrier-free access improvements to
a public facility, as defined in Public Act No. 197 of 1975.  Qualifying improvements include the
construction of ramps to points of entry or egress, the construction or rehabilitation of elevator facilities,
and the construction of barrier-free bathroom facilities.  All improvements must comply with the barrier-
free design requirements of the Michigan State Construction Code.
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c. Fire Suppression System Reimbursement – for the cost of improvements relating to fire suppression.
Qualifying improvements include installation of fire service lines from the water main into the building,
installation of fire suppression systems in buildings that do not have them, and upgrades to existing
systems in order to comply with applicable codes.

Façade Grant Program
The Boyne City Façade Grant Program provide matching grants to encourage private investment through the
rehabilitation and improvement of facades within the Boyne City Main Street District, to encourage good
design that will serve as quality examples, and to preserve the architectural character that is distinctive to
Boyne City. By improving the appearance of the building facades, the program serves to improve the economic
viability of the downtown.

Services
Along with Improvements and Programs, Boyne City Main Street provides services to assist business in
retention, expansion, and recruitment, as well as services for residents and visitors to experience and enjoy
downtown Boyne City. The following is a description of current services provided by Boyne Main Street.
Future services will be determined based on community needs, capacity, and the business environment, with
the goal of serving downtown businesses, citizens and visitors to support a vibrant and strong downtown
Boyne City.

Team Boyne: The networking arm of the Boyne City Main Street economic development committee is called
TEAM BOYNE. Working together as a team of community leaders, the committee is charged with strengthening
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our downtown’s economic base, supporting existing small businesses and recruiting new businesses. The
committee includes representatives from the City, the Chamber, the Schools, the Library, NLEA (our regional
economic development agency), the County, the private sector, the Airport Authority, and the nonprofit
sectors. Meeting monthly, the group welcomes new entrepreneurs to come and introduce themselves and
their business to the group to increase exposure and offer creative ways to help them succeed.

Design Guidelines: The Boyne City Main Street guidelines were
written and developed by the Design Committee to provide
property owners with the most consistent and appropriate
methods for preserving the historic integrity of their buildings
while continuing to efficiently operate now and in the future.
The Guidelines help business owners, property owners and
developers throughout the Main Street/Downtown Development
Authority District maintain and enhance the historic qualities of
their properties that are so important to the community. A
guiding principle in creating the design guidelines is to embrace
yesterday, celebrate today and look forward to tomorrow. The
goal is to create an environment that integrates retail,
professional, arts and culture, and housing into a dynamic and
vibrant downtown.

Historic Walking Tour: In 2012, downtown Boyne City was listed on the National Register of Historic Place.
To build on this exciting historical momentum, the Boyne City Main Street Program created a self-guided audio
walking tour of the buildings on the national register, as well as other significant historic sites, with funding in
part from the Michigan Preservation Fund of the National Trust for Historic Preservation and the Michigan
Historic Preservation Network .

Bike Share Program: The Boyne Bike Share program (or service) repurposed donated bikes in order to
provide free bike rentals to locals and visitors. The bikes and helmets are placed at the log cabin building in
Sunset Park during warm weather months and can be used at any time. It is just asked that the bikes only be
borrowed during daylight hours and that borrowers record the number of bikes used and their zip code.

Marketing and Promotion: Boyne City Main Street/DDA will continue to work with businesses and the
community to market and promote downtown Boyne City, enhance the downtown’s image, and create special
events to build a fun and exciting atmosphere for residents, visitors and business – giving people a reason to
come downtown to work, shop, live and play.

Wayfinding: A wayfinding system was established downtown under the current TIF plan and is anticipated to
be an important service in the future. Signage helps direct people to areas of interest including parks,
municipal offices, shopping, & dining.

Business Development: Boyne City Main Street collaborates with local, State and Federal governments and
organization to support the downtown and business development. Working with Michigan Main Street, a
Market Snapshot was prepared to provide data, information and direction to lay the groundwork for current
and future revitalization and business development strategies.  Boyne City Main Street also collaborated with
the City of Boyne City for a Downtown Parking Study that assessed the current and future parking conditions
and needs of the downtown, with recommendations for improvements to the parking system.  Boyne City
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Main Street will continue to identify key issues and opportunities for downtown development and collaborate
to bring the necessary information and strategies to the community.

Statement of Construction and Completion MCL 125.4217(2)(e):

The time schedule for construction of the public improvement program for the Development Area is outlined
below based on a prioritization of projects and programs by the DDA / Main Street Board. The completion
timeframe will vary depending on the form of capital funding. If the DDA elects a pay-as-you-go approach,
then the timeframe to complete the projects identified will be spread out over many fiscal years. On the other
hand, if the DDA elects to utilize a limited general obligation bond issued through the City then the timeframe
for several projects will be accelerated. Lastly, depending on opportunities presented to the DDA the
sequencing of projects and programs to channel the funding needed to exercise those opportunities may
vary. The success of the development plan is predicated on the DDA’s ability to change funding sequencing
and prioritization of funding to maximize public and private project opportunities as they materialize.
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Open Space MCL 125.4217(2)(f):

A key goal of the City of Boyne City Master Plan is “An Active Community embracing recreation and water-
based activities.” The Downtown Development Authority is a key partner with the City in supporting recreation
and open space. The Development Area includes significant open space, including Sunset Park, Veterans Park,
Open Space, and Old City Park, comprising approximately 23 acres.

Property Desired to Sell Donate, Exchange or Lease MCL 125.4217(2)(g):

There are no parcels that the Downtown Development Authority plans to sell, donate, exchange, or lease to
the City of Boyne City at this time. The DDA may consider such arrangements in the future if in accordance
with the mission and legislative purpose of the DDA.

Zoning and Infrastructure Changes MCL 125.4217(2)(h):



SECOND DRAFT April 22, 2021

Development Plan / Tax Increment Financing Plan – 2021
Boyne City Downtown Development Authority / Main Street 22

The Development Plan proposes no zoning changes proposed within the Development Area. The current
zoning of commercial and office accommodates existing and future land uses in the subject area. Changes in
streets, street levels, intersections or utilities will primarily be for maintenance, upgrades and/or
improvements to existing infrastructure.

Development Cost and Financing MCL 125.4217(2)(i):

Financing for the public improvement projects outlined in Section 6 would be provided through funds
generated by the Tax Increment Financing Plan induced by annual increases in property valuations within the
Development Area, as well as collaborative projects with the City of Boyne City through General Fund
allocation, State, Federal and/or private grants, donations, fundraising, and contracts. The amount of the
funding will be predicated on the stability of the taxable valuation base of the downtown area and the extent
of new future redevelopment and rehabilitation projects.

Designation for Lease, Sale or Convenance MCL 125.4217(2)(j):

The public improvements undertaken pursuant to this Development Plan will remain in public ownership for
the public benefit.

Bidding Procedures for Lease, Purchase or Conveyance MCL 125.4217(2)(k):

At present, there are no agreements for property conveyance between the City of Boyne City, Boyne City
Downtown Development Authority, or any person(s), natural or corporation. The Development Plan utilizes a
voluntary acquisition strategy to acquire property within the Development Area. Acquisition of such property
would be on a negotiated basis between the Downtown Development Authority and the interested party.

Any such sale, lease or exchange conducted by the Downtown Development Authority pursuant to
requirements specified in Act 197 of Public Acts of 1975, as amended, shall be with the consent of the City
Commission. If needed, more detailed procedures will be developed prior to the transactions, in accordance
with applicable city policy and Michigan state law

Estimate of Number of Persons Residing in Development Area MCL 125.4217(2)(l):

A review of properties within the Downtown Development Authority district and Development Area provided
by the City Assessor in March 2021 showed there are 40 parcels identified as Principal Residence Exemption
(PRE) which is another designation for owner-occupied year-round residence. Based on the Charlevoix County
average of 2.25 persons per household, there are approximately 90 persons that reside in the Development
Area. There are also an additional 153 residential parcels that are non-PRE.

The Development Plan does not require the acquisition and clearance of occupied residential property or the
displacement of individuals and families within the Downtown Development Authority district and
Development Area.
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Plan for Residential Relocation MCL 125.4217(2)(m):

The Development Plan does not require the acquisition and clearance of occupied residential property or the
displacement of individuals and families. As a result, a plan for compliance Federal Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970 is not addressed.

Provision of Costs of Relocation MCL 125.4217(2)(n):

The Development Plan does not require the acquisition and clearance of occupied residential property or the
displacement of individuals and families. As a result, a plan for compliance Federal Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970 is not addressed.

Strategy to Comply with Relocation Assistance Act, 1972 PA 227 MCL 125.4217(2)(o):

Act 227 of Public Acts of 1972 is an Act to provide financial assistance; advisory services and
reimbursement of certain expenses to persons displaced from real property or deprived of certain rights
in real property. This Act requires procedures and policies comparable to the Federal Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970. Because the Development Plan does not
require the acquisition of property and displacement of persons a plan for compliance with Act 227 is not
addressed.

Other Material Required by the Authority or Governing Body MCL 125.4217(2)(p):
None
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TAX INCREMENT FINANCING PLAN MCL 125.4214

Purpose of the Tax Increment Financing Plan

The City of Boyne City Downtown Development Authority District was established to mitigate the negative
social and economic impacts of downtown property value deterioration and to uphold the vibrancy of the
downtown district.

To accomplish a number of goals, such as to increase property tax valuation and facilitate the overall economic
growth of the business district, the Boyne City Commission deemed it beneficial and necessary to create and
provide for the operation of a DDA under the provisions of Public Act 197 of 1975, as amended. At that time,
the DDA also determined that a Tax Increment Financing Plan (“TIF Plan”) was necessary to achieve the
purposes of the Act, and prepared and submitted said plan to the Village Council, which is updated as part of
this amendment.

To utilize tax increment financing, the DDA must prepare a development plan and a tax increment financing
plan. Both plans are submitted to the City Commission, where the Commission must adopt the plans by
ordinance. These plans may be amended in the future to reflect changes desired by the DDA. The City of
Boyne City deems it to be in the best interest of the City and the Downtown Development District to amend
and restate the Development Plan and Tax Increment Financing Plan for the Downtown Development District
area, originally adopted May 2, 1995, with the first amendment adopted March 9, 2010. This second
amendment was prepared in accordance with Public Act 57 of 2018.

The benefit of using tax increment financing as a method to finance
district improvements is that all local units of government levying
taxes within the City of Boyne City contribute to the revitalization of
the business district. Prior to legislative authorization of tax
increment financing only the municipality provided tax revenues for
revitalization activities while the other taxing authorities shared in
the benefits of the revitalization efforts.

Explanation of the Tax Increment Financing Procedure
The theory of tax increment financing holds that investment in necessary capital improvements in a
designated area within a municipality will result in greater private investment and in turn property tax
revenues from that area than would not otherwise occur if the improvements were not undertaken.

With the approval of the Tax Increment Financing (TIF) Plan by the City Commission, the DDA can capture
incremental tax revenues attributable to increases in value of real and personal property located within an
approved development area. The increases in property value may be attributable to new construction,
rehabilitation, remodeling, alterations, additions or any other factors that cause growth in value.

The DDA may capture the taxes allocated for the increased incremental taxable value from the applicable
taxing jurisdictions, the City of Boyne City, Charlevoix County, and the Boyne District Library. Incremental
taxes from other taxing jurisdictions, including the State of Michigan for School Operating and State Education
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Taxes, Charlevoix Emmet Intermediate School District, and Boyne Area Public Schools for the School Bond
Debt, are not captured.

The following chart shows the millage allocation for Non-Homestead Property in the City of Boyne City and
the applicable DDA captured taxes.

For Homestead properties, otherwise known as the Primary Residence Exemption (PRE), the School Operating
tax of 18 mils is not assessed. There are 40 parcels with PRE out of the total 375 parcels in Development
District.

The initial taxable value for the Boyne City Downtown Development District was set based on the taxable
value of all the taxable property, as shown by the most recent assessment roll of the municipality for which
equalization has been completed at the time at the time the ordinance establishing the tax increment
financing plan was approved, which was March 5, 1994.  The initial taxable value was set at $13,911,200,
which was the total taxable value of taxable properties as of December 31, 1993. All taxing jurisdictions
continue to receive taxes based on this initial taxable value.

The following graph shows the initial taxable value and the captured taxable for the Boyne City Main Street
DDA from the initiation of the Development Plan and TIF Plan, beginning in 1994.
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The Treasurer will collect the general property taxes from property owners in the development area district.
After taxes are collected, the Treasurer will deduct that portion of the total tax revenues that is derived from
captured taxable value within the development area and distribute them to the DDA to use for purposes
outlined in the development plan.

Tax increment revenues subject to capture include the City of Boyne City, Charlevoix County, and the Boyne
City District Library.  Other taxes not subject to capture include the Charlevoix Emmet Intermediate School
District, School Operating (for non-homesteads) and State Education Taxes, and Ad valorem property taxes
specifically levied for the payment of principal and interest of obligations approved by the electors or
obligations pledging the unlimited taxing power of the local governmental unit or specific local taxes
attributable to such ad valorem property taxes, which at this time includes the Boyne City Area Public Schools
bond millage.
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A review of the 2021 millage rates for all Taxing Jurisdictions in the development area is provided below:

Taxing Jurisdictions Millage Rates - 2020
Millages Millage

Total
City of Boyne City 15.51000

Allocated 15.51000
Charlevoix County 7.75000

Allocated 4.70000
Transit 0.25000
Recycling 0.15000
Sr Citizen 0.65000
Grandvue Operating 0.75000
County Parks 0.15000
County Veterans 0.10000
Roads 1.00000

Library 0.96960 0.96960
Total DDA Capture 24.22960
Boyne City

School Debt 3.35000
ISD 2.78130
Local Taxes Total 30.36090
State Taxes

School Operating 18.00000
State Educ Tax 6.00000

Total 54.36090
Taxes not captured by the DDA

Taxing Jurisdiction Agreements

Tax increment revenues for the Downtown Development Authority (“DDA”) result from the application of the
general tax rates of the incorporated municipalities and all other political subdivisions, which levy taxes in the
development area to the captured taxable value. Since the Plan may provide for the use of all or part of the
captured tax increment revenue, the DDA may enter into agreements with any of the taxing units to share a
portion of the revenue of the District. The DDA currently has an arrangement with the City of Boyne City for
management services, including accounting, payroll, human resources, and administration.

Property Valuation and Capture Revenue

The property valuation on which tax increment revenues will be captured is the difference between the Initial
Assessed Valuation and the Current Assessed Valuation. The purpose of this section is to set forth the Initial
Assessed Valuation, the projected Captured Assessed Valuation and the anticipated increment revenues to be
received by the Authority from the local taxing jurisdictions including the City of Boyne City, Charlevoix
County, and Boyne District Library and any other authorities or special tax districts that may be eligible to levy
property taxes within the boundaries of the Downtown Development Authority, herein collectively referred to
as the "Local Taxing Jurisdictions."



SECOND DRAFT April 22, 2021

Development Plan / Tax Increment Financing Plan – 2021
Boyne City Downtown Development Authority / Main Street 28

a. The Initial Assessed Valuation is established based on the 1994 state taxable valuations on real
property and on all non-exempt parcels within that portion of the Development Area as of December
31, 1993 from the approval and adoption of the original DDA Development Plan and Tax Increment
Financing Plan on May 2, 1995. The Initial Assessed Valuation of the Authority is $13,911,200.

b. The anticipated Captured Taxable Value (CTV) is equivalent to the annual total taxable value within the
Development Area boundaries less the Initial Taxable value as described above. The tax increment
revenues are then the product of all millages levied by all taxing units in the Development Area on the
CTV. The CTV is projected based on a number of factors including historical growth patterns, recent
construction trends, economic indicators and the impact of certain development projects anticipated
to be undertaken by the Downtown Development Authority. For projection purposes, the annual
growth rate for years 2022 through 2051 is forecasted at 1.00%. A more detailed depiction of the
Captured Taxable Valuations can be found in the Appendix.

c. The Authority will receive that portion of the tax levy of all taxing jurisdictions paid each year on the
Captured Taxable Value of the eligible property included in the Development Area. The Authority may
use the revenues for any legal purpose as is established under the Act including the payment of
principal and interest on bonds.

Maximum Indebtedness

The maximum amount of indebtedness to be incurred by the DDA will be limited to only those projects and
programs identified in the Development Plan and will be limited by the annual revenues available to
Downtown Development Authority for bond interest and principal payments. This amount may vary
depending on the size of the Development Area District, the type and intensity of development and
redevelopment, and the balance of indebtedness owed by the DDA on previous bond issues or loans.
Revenues captured will be used to accomplish projects in the Development Area.

Duration of the Program

The 2021 Amended and Restated Development Plan and Tax Increment Financing Plan shall extend the Tax
Increment Financing Plan until such time that all projects and programs identified in the Development Plan
have been implemented but, in any event, no longer than 30 years (2051) from the effective date of adoption.

Estimated Impact on Local Taxing Jurisdictions

The Authority recognizes that future development and continued enhancements in the DDA business area will
not be likely in the absence of tax increment financing. The Authority also recognizes that enhancement of
the value of nearby property will indirectly benefit all local governmental units included in this plan. The
effected local taxing jurisdictions are anticipated to experience a gain in property tax revenues from
improvement made in the Development Area during the duration of the Development Plan/TIF Plan and
should realize increased property tax revenues thereafter as a result of activities financed by the
Development Plan/TIF Plan.
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Initial Taxable
Value

Projected
Taxable Value

Projected TIF
Taxable Value TIF Revenues

Escalator 1.00% City County Library Total
Millage Rate 15.51 7.75 0.9696

Year 64.01% 31.99% 4%

2019 $13,911,200 $24,968,711 $11,057,511 $171,502 $85,696 $10,721 $267,919
2020 $13,911,200 $25,218,398 $11,307,198 $175,375 $87,631 $10,963 $273,969
2021 $13,911,200 $25,470,582 $11,559,382 $179,286 $89,585 $11,208 $280,079

1 2022 $13,911,200 $25,725,288 $11,814,088 $183,237 $91,559 $11,455 $286,251
2 2023 $13,911,200 $25,982,541 $12,071,341 $187,226 $93,553 $11,704 $292,484
3 2024 $13,911,200 $26,242,366 $12,331,166 $191,256 $95,567 $11,956 $298,779
4 2025 $13,911,200 $26,504,790 $12,593,590 $195,327 $97,600 $12,211 $305,138
5 2026 $13,911,200 $26,769,838 $12,858,638 $199,437 $99,654 $12,468 $311,560
6 2027 $13,911,200 $27,037,536 $13,126,336 $203,589 $101,729 $12,727 $318,046
7 2028 $13,911,200 $27,307,911 $13,396,711 $207,783 $103,825 $12,989 $324,597
8 2029 $13,911,200 $27,580,991 $13,669,791 $212,018 $105,941 $13,254 $331,214
9 2030 $13,911,200 $27,856,801 $13,945,601 $216,296 $108,078 $13,522 $337,896

10 2031 $13,911,200 $28,135,369 $14,224,169 $220,617 $110,237 $13,792 $344,646
11 2032 $13,911,200 $28,416,722 $14,505,522 $224,981 $112,418 $14,065 $351,463
12 2033 $13,911,200 $28,700,889 $14,789,689 $229,388 $114,620 $14,340 $358,348
13 2034 $13,911,200 $28,987,898 $15,076,698 $233,840 $116,844 $14,618 $365,302
14 2035 $13,911,200 $29,277,777 $15,366,577 $238,336 $119,091 $14,899 $372,326
15 2036 $13,911,200 $29,570,555 $15,659,355 $242,877 $121,360 $15,183 $379,420
16 2037 $13,911,200 $29,866,261 $15,955,061 $247,463 $123,652 $15,470 $386,585
17 2038 $13,911,200 $30,164,923 $16,253,723 $252,095 $125,966 $15,760 $393,821
18 2039 $13,911,200 $30,466,572 $16,555,372 $256,774 $128,304 $16,052 $401,130
19 2040 $13,911,200 $30,771,238 $16,860,038 $261,499 $130,665 $16,347 $408,512
20 2041 $13,911,200 $31,078,951 $17,167,751 $266,272 $133,050 $16,646 $415,968
21 2042 $13,911,200 $31,389,740 $17,478,540 $271,092 $135,459 $16,947 $423,498
22 2043 $13,911,200 $31,703,637 $17,792,437 $275,961 $137,891 $17,252 $431,104
23 2044 $13,911,200 $32,020,674 $18,109,474 $280,878 $140,348 $17,559 $438,785
24 2045 $13,911,200 $32,340,881 $18,429,681 $285,844 $142,830 $17,869 $446,544
25 2046 $13,911,200 $32,664,289 $18,753,089 $290,860 $145,336 $18,183 $454,380
26 2047 $13,911,200 $32,990,932 $19,079,732 $295,927 $147,868 $18,500 $462,294
27 2048 $13,911,200 $33,320,842 $19,409,642 $301,044 $150,425 $18,820 $470,288
28 2049 $13,911,200 $33,654,050 $19,742,850 $306,212 $153,007 $19,143 $478,361
29 2050 $13,911,200 $33,990,591 $20,079,391 $311,431 $155,615 $19,469 $486,516
30 2051 $13,911,200 $34,330,496 $20,419,296 $316,703 $158,250 $19,799 $494,751
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Use of Capture Revenues

Revenues captured through this Tax Increment Plan will be used to finance those improvements and projects
outlined in Table 1 and Table 2 of the Development Plan in accordance with procedures specified in this Plan.
Further, captured revenues can be used for the following:

 Finance current financial obligations of DDA;
 Maintenance of streetscape, public parking lots, parks, and pedestrian plazas;
 Pay for costs incurred by the City/DDA in implementing both the Development Plan and the Tax

Increment Financing Plan;
 Funding for the Main Street program;
 Marketing, promotions and events costs;
 Capital projects located outside the Development Area which, if funded by the DDA / Main Street

Board, meet the goals and objectives of the Development Plan, provide greater connectivity and
activity to the business district, and strengthen the downtown development district;

 Special purpose grant and loan programs; and
 Pay for costs associated with the administration and operation of the Development and Tax Increment

Plan and its associated projects and programs.
 Other activities as allowed under Act 57 of 2018
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Agreements Between Downtown Development Authority and other
Development Authorities

The Boyne City Downtown Development Authority may enter into Interlocal Agreements under the Urban
Cooperation Act (Act 7, PA 1957) with the Charlevoix County Brownfield Redevelopment Authority (CCBRA) to
use DDA tax increment revenues for redevelopment projects that utilizes Brownfield Tax Increment Financing
to reimburse certain Brownfield Eligible Activities on Brownfield Eligible Property.  Brownfield Eligible
Activities include environmental due diligence and due care planning and activities, other specific activities,
relocation of public facilities for economic development, lead and asbestos abatement, and demolition.
Brownfield Eligible Properties may be contaminated (Part 201 Facilities), blighted, functionally obsolete or
historically designated.  Properties owned or under the control of the Charlevoix County Land Bank Authority
qualify as blighted and provide additional Eligible Activities, including site preparation, infrastructure, and
property transfer assistance.

The Interlocal Agreement specifies that the DDA will transfer to CCBRA the tax increment revenues generated
by the Brownfield project until the approved Eligible Activities, CCBRA administrative fees and Local
Brownfield Revolving Fund are paid as outlined in the Brownfield Plan and a Brownfield Reimbursement
Agreement.

The primary purpose of the Interlocal Agreement is to provide for the capture of School Operating and State
Education Taxes for reimbursement of Brownfield Eligible Activities.  An Act 381 Work Plan must be prepared
and approved by the Michigan Department of Environment, Great Lakes and Energy (EGLE) for Environmental
Eligible Activities and by the Michigan Strategic Fund (MSF) for Non-Environmental Eligible Activities.

Current policy of the State of Michigan state that unless otherwise explicitly stated by EGLE and/or MSF in the
Work Plan approval, capture of school and local taxes to reimburse the cost of eligible activities must be
proportional to the ratio of school to local taxes being captured at the time such approval is granted.

The Interlocal Agreement is a method to provide for this proportionality.  Other methods include investment
by the DDA that directly benefit the Brownfield Eligible Property.  This can be in the form of infrastructure or
other DDA expenses or the under the Downtown Building Improvement TIF Program, described above.
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