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I. Purpose 

 
The purpose of this amended Tax Increment Financing Plan is to produce revenues 
sufficient to carry out the public improvement and investment detailed in the amended 
Development Plan attached to and incorporated in this document. The Downtown 
Development Authority (DDA) is authorized to prepare and submit the plan to its 
governing body. This TIF Plan amendment includes the amended Development Plan, and 
a detailed explanation of the tax increment procedure, any maximum amount of bonded 
indebtedness to be incurred, the duration of the program, the impact of tax increment 
financing on the assessed values of all applicable taxing jurisdictions in which the 
development area is located, and a statement of the portion of the captured assessed value 
to be used by the DDA. 
 

II. Explanation of the Tax Increment Procedure 
 

As provided in P.A. 197 of 1975, as amended, tax increment financing (TIF) is a 
financing tool for the redevelopment of designated development areas within a DDA 
Development Area. Tax increment financing is the process of expending new property 
tax dollars for improvements that generally benefit the parcels that pay the taxes. Tax 
dollars generated from new private property developments and from improvements to 
existing private property within a designated development area are “captured” and 
utilized by the DDA to finance public improvements within that development area. This 
process supports and encourages continued private investment. 
 
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 Council. The Council 
must adopt the plans by ordinance. As described above, the plans specify the initial 
taxable value; estimate the taxable value, and provide for the expenditure of the funds. 
These plans may be amended in the future to reflect changes desired by the DDA. All 
amendments must follow the procedures of the Act. 
 
Captured value is defined in the Act, as the amount, in any one year, by which the current 
taxable value of the development area exceeds the initial taxable value. Initial taxable 
value is defined as the taxable value, as equalized, of all the taxable property within the 
boundaries of the development area at the time the ordinance establishing the tax 
increment-financing plan is approved, as shown by the most recent assessment roll of the 
municipality. 
 
Such funds transmitted to a DDA are termed “tax increment revenues.” Tax increment 
revenues are the amount of ad valorem and specific local taxes attributable to the 
application of the levy of all taxing jurisdictions other than the state education tax and 
local or intermediate school districts upon the taxable value of real and personal property 
in the development area. 
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Tax Increment Financing earmarks or “captures” tax revenues that result from the growth 
in taxable value, but only those incremental revenues for properties lying within the 
designated TIF district. TIF districts do not increase taxes. 
 
The City of Harbor Springs established its TIF (and DDA) district in 1982 (Appendix 1).  
 
The funds potentially available from tax increment financing are calculated in this 
example by: 
 

1. estimating the potential increase in taxable value of all properties within the 
established Tax Increment District (the DDA District) 

2. calculating the “Captured Taxable Value” from that increase 
3. multiplying that value by the applicable millage rate 
4. arriving at the resulting Tax Increment Revenue captured for the district 

 
For example: 
Current Year Taxable Value                                 $31,000,000 
Initial Year Taxable Value                                                                                 $30,000,000 
= Captured taxable value                                                                               $1,000,000 
x  Millage rate                                                                                                           9 mills 
=  Tax Increment Revenue                                                                                  $9,000 
 
 
In this illustration $9,000 in tax increment funds would be available for the proposed 
DDA improvements given the property value increase and millage rate in this example. 
 
The initial taxable value for this Plan was $31,795,595 (see Table 1) for properties in the 
Central Business District in 2014. The applicable tax levy for tax increment purposes in 
the DDA Development Area will be the total millage levied by the eligible taxing 
jurisdictions that opted in when the Harbor Springs DDA was originally created.  
 

III. Maximum Amount of Bonded Indebtedness to be Incurred 
 
No indebtedness will be incurred. 
 

IV. Duration of the TIF Program 
 
The TIF plan will coincide with the Development Plan, running from 2015 through 2022. 
 
This plan will expire with the collection of taxes due in December 2022 unless it is 
amended to extend or shorten its duration in accordance with the amendment process in 
P.A. 197 of 1975, the Downtown Development Authority Act, as amended. 
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V. Estimated Impact of Tax Increment Financing on Applicable Taxing 

Jurisdictions in Which the Development Area is Located  
 
The taxing units affected by this Tax Increment Financing Plan and their 2018 millage 
rates are illustrated in Table 1. The Authority proposes that all of the eligible taxes levied 
on the taxable value within the Development Area be used by the Authority to the extent 
needed from year to year to accomplish the purposes of this Tax Increment Financing 
Plan. The proposed creation of the Development Area shall in no way diminish the 
existing taxable values of property within the area boundaries. The local taxing 
jurisdictions shall, therefore, suffer no loss of existing tax revenues. 
 
The DDA proposes to continue to improve and strengthen the Development Area. This is 
to be accomplished by using the additional tax revenues generated in the Development 
Area to make public improvements and induce private redevelopment. It is anticipated 
that the public improvement proposed for the Development Area, and the private 
improvements they induce will provide long-term stability and growth in the Downtown 
District. This will greatly benefit all taxing jurisdictions, which to a significant degree are 
dependent upon the well being of the Downtown District for stability and growth. This 
benefit will result from increases in property valuations surrounding the Development 
Area; increases in property valuations in the Development Area at the time this Tax 
Increment Financing Plan is completed; and increases in property valuation throughout 
the entire community. 
 
Pursuant to Act 197, as amended, the Authority shall fully inform the taxing jurisdictions 
connected to the DDA of the fiscal and economic implications of the Plan. 
 
Proposed Improvements for the TIF Program 
 
On an annual basis, the amount of funds available will require the DDA to prioritize and 
determine what projects can be undertaken to accomplish as much as possible of the 
projects shown in  the amended Development Plan. (Appendix 2) 
 
TIF funds are used for projects established during community surveys, focus groups, and 
meetings; and during the public meetings by the DDA Board of Directors. The projects 
and implementation of those projects are also subject to approval of the elected members 
of the Harbor Springs City Council. 
 
100% of the Tax Increment Financing revenues are proposed to be used by the DDA to 
fund downtown enhancement and revitalization programs. 
 
TIF funds are used for economic redevelopment projects that are an investment in the 
future vitality of the downtown district. They can be used for enhancements as outlined in 
the Development Plan including: 
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a. Phase 2 and 3 of the wayfinding system within the DDA boundary will be 

implemented.  
b. A waterfront beautification project will be implemented that addresses waterfront 

aesthetics, public waterfront access, and facilities for recreation.  
c. An existing vacant lot owned by the City of Harbor Springs located near the 

intersection of Third St. and Spring Streets, at the base of the bluff, will be 
developed as a parking lot with 19 spaces for public use and/or employee parking. 
The improvements will include construction, paving, striping, and landscaping.  

d. The Merchants Walkway will be improved. It is currently in disrepair and 
improvements may include, but are not limited to: landscape maintenance, repair or 
replacement of brick pavers, and repair or replacement of the fountain. 

e. Downtown Holiday Lighting will be improved or replaced. The current electrical 
infrastructure is not adequate for the needs of the remainder of the downtown.  

f. Improvement and/or replacement of Downtown Street Lighting will be 
implemented for energy efficiency, dark sky compliance, and aesthetics.  

g. Provide administrative services for the Downtown Development Authority. 
Services will be provided through a contractual agreement.  The DDA 
Administrator will be responsible for activities including, but not limited to: 
updating plans; administrative assistance to the DDA Board, its Committees, and 
the City of Harbor Springs staff. In addition, the DDA Administrator will be 
responsible for working with the Board and City of Harbor Springs to implement 
DDA projects. 

h. A study of the existing parking system and policies and a plan for future parking 
needs in the downtown area will be developed by 2020.  

i. Develop a plan for downtown promotional events and marketing and work with 
relevant entities to implement. 

j. Implement a business recruitment and retention program. This effort will be 
directed by the Economic Restructuring committee and look at developing 
information for present and future businesses including available properties, 
business opportunities, demographics, city permit and application process, CBD 
boundaries, local contacts, and historical information. Assistance may be provided 
by the Harbor Springs Area Chamber of Commerce and other relevant entities.  

k. Develop and implement a Downtown Enhancement Grant Program. This grant 
program will provide assistance to businesses and property owners within the DDA 
boundary that wish to make improvements or enhancements. The program will be 
implemented by the DDA Administrator and the Downtown Enhancement 
Committee; and guidelines will be developed for the program. 

l. Provide additional snow removal and management for the downtown by contracting 
for services as needed to complement snow removal by the City of Harbor Springs. 
 

 
  



1 | P a g e  
 

 

 

 

 

 

 

 

 

Appendix 1 

 

DDA Boundary 

 

 

 

 

 

 



2 | P a g e  
 

 
The Harbor Springs Downtown Development Authority (DDA) encompasses aproximately32 
acres of land and includes residential, commercial, and mixed use properties. The designated 
and legal boundaries are: Beginning at a point on the southerly extension of the westerly line of 
Lot 41 of the J.C. Glenn’s survey as recorded in Liber A on Page 86 of the Emmet County, 
Michigan records 400 feet southerly from the water’s edge of Little Traverse Bay; thence along 
the westerly line of said Lot 41 and its southerly extension northerly to the southerly line of 
Main Street as used; thence easterly along the southerly line of Main Street to the southerly 
extension of the westerly line of Lot 1 Block 5 of Isaac Whicher’s Plat as recorded in Liber 5 of 
Plats on Page 4; thence along the westerly line of said Lot 1 and its southerly and northerly 
extensions to the centerline of Third Street; thence westerly along the centerline of Third Street 
to the southerly extension of a line 40 feet east of and parallel with the westline of Lot 2, Block 
4 of said Whicher’s Plat; thence northerly parallel with the westline of said Lot 2 to a point 78 
feet northerly of the northline of Third Street; thence westerly parallel with the northline of 
Third Street to the westline of said Lot 2; thence along the westline of said lot 2 northerly to 
the northerly line of said Whicher’s Plat; thence easterly along the northerly line of said 
Whicher’s Plat to the centerline of Judd Street; thence southerly along the centerline of Judd 
Street to the northline of Bay Street; thence easterly along the northline of Bay Street to the 
westline of Lot 8, Block 10 of said Whicher’s Plat; thence southerly along the westline of said 
Lot 8 and its southerly extension to a point 400 feet southerly from the water’s edge of Little 
Traverse Bay; thence westerly along a line 400 southerly from the water’s edge of Little 
Traverse Bay to the Place of Beginning.
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Table 1 

DDA Tax Increment Financing Revenue 
Projection 

2018 



DDA District 2018
Estimated Property Tax Property Tax Property Tax Tax Increment

2018 Revenue Revenue Levi Increase Financing
Millage Based on TV of Based on TV of In 2018 Captured Tax
Rate $31,795,595 $33,272,188 $1,476,593 Revenues

Emmet County:
Allocated 4.8500 154,208.64 161,370.11 7,161.47 7,161.47
Senior Citizen 0.4964 15,783.33 16,516.31 732.98 732.98
ECMCF Improvements 0.0000 0.00 0.00 0.00 0.00
Ambulance & EMS 0.2482 7,891.67 8,258.16 366.49 366.49
Totals 177,883.64 186,144.58 8,260.94 8,260.94

City of Harbor Springs:
Operating 5.9888 190,417.46 199,260.48 8,843.02 8,843.02
Street Millage 0.9882 31,420.41 32,879.58 1,459.17 1,459.17
Totals 221,837.87 232,140.06 10,302.19 10,302.19

Cemetery:
Operating 0.1600 5,087.30 5,323.55 236.25 236.25

North Central Community College:
Operating 1.0992 34,949.72 36,572.79 1,623.07 1,623.07
Extra Voted 0.9875 31,398.15 32,856.29 1,458.14 1,458.14
Special Operating 0.0000 0.00 0.00 0.00 0.00
Totals 66,347.87 69,429.08 3,081.21 3,081.21

Total Property Tax Levied 439,736.27 460,157.69 20,421.42 20,421.42

CITY OF HARBOR SPRINGS

DOWNTOWN DEVELOPMENT AUTHORITY
TAX INCREMENT FINANCING REVENUE PROJECTION

12/31/2018

DDA District

Taxing Authority
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