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The Downtown Harbor Springs Vision
Downtown Harbor Springs is what brings together all
aspects of our community. Our streets are conduits for
social interactions; our public spaces are incubators for
the relationship building that spans generations. At the
heart of our community is our Harbor which is our most
important resource and our greatest asset.
We value the historic nature and human scale of our
Downtown and we recognize our need to provide a wide
range of living, dining, recreation and employment opportunities for multiple generations. Our public spaces
will reflect our commitment to the pedestrian, to nonmotorized transportation, to sustainable development and
to public safety. Our waterfront will be more closely
connected, both visually and physically, to the Downtown
to reinforce the importance of the waterfront to the
character of the community.

Our spaces will reflect the

small-town, personal nature of our community and our

Downtown will embody our community spirit.

Programming Recommendations
1. Develop a Business Recruitment and Retention
Program
2. Develop a marketing and promotion strategy
3. Create a “Dining and Entertainment District”
4. Start a business incubator program
5. Create more off-season events
6. Nurture the development of Cottage Food and Craft
businesses
7. Provide professional architectural design assistance
8. Provide downtown wireless internet (Wi-fi)
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Consensus Goals for Downtown Harbor Springs
• Build a more robust year-round economy
• Provide a wider range of goods and services downtown
• More restaurants, wider range of dining choices from
family casual to formal
• Need to build nightlife to attract younger people
• Current zoning and parking requirements are an
impediment
• Improve public access to the waterfront
• Improve the connection between the Bay and Main
Street
• Provide outdoor dining alternatives
• Need lodging downtown
• Downtown needs to have more residents
• Need a wider range of housing choices and price points
within the City and within Downtown
• Need to attract more year-round residents
• Maintain the “authentic” feel and character of Harbor
Springs
• There is too much parking
• Tennis Courts don’t belong on the waterfront and
should be relocated
• Need to support development that will bring jobs - particularly technology and professional service jobs that
do not require foot traffic for success

Administrative and Operational Recommendations
1. Hire a DDA Director
2. Adopt the Four-Point Main Street organization model
for the DDA with four operating committees: Organization, Economic Restructuring, Promotion, and Design
3. Develop a dedicated DDA Website with detailed information about events, available space and properties
and how to go through the development

3

Policy and Regulatory Recommendations
Zoning Changes
• Revise Parking standards to eliminate on-site parking
requirements within the Downtown District and create
a payment in-lieu of parking program.
• Zoning districts within the DDA need to be consolidated into form-based districts.
• As part of the form-based code, two story buildings
should be required within the Downtown District, with
height limits gradually increasing moving north from
the Bay toward Third Street.
• The form-based districts should have detailed architectural standards establishing a baseline for minimum
levels of ground floor transparency, the placement of
entry doors, suitable building materials and architectural features. More stringent architectural standards that
include guidelines for suitable materials and details
should be developed that are applied to those projects
seeking the bonus story.
• Consider adopting a height bonus of one story for adhering to rigourous architectural design standards.
• Allow rooftop decks as a by-right use in the Downtown
District and create standards for such structures.
• Create standards for by-right outdoor restaurant seating.
• Allow upper floor residential uses in the downtown by
right to encourage more downtown residents.
• Increase housing opportunities within the DDA District
by increasing density (i.e. allowing taller buildings).
• Zoning ordinance must be more graphic, using maps
and illustrations to show locations, boundaries and
aspects of the code.
• Eliminate Special Land Use requirements particularly
those pertaining to restaurants, bars, coffee shops and
hotels.
• Streamline the approval process.
• Develop sidewalk occupancy standards.
• Develop illustrative signage standards.
• Develop street typologies and standards.
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Parking Management
• Adopt a policy requiring employees to park in the more
remote lots at City Hall/Deer Park, West Third and State
or Gardner and East Bay between Memorial Day and
Labor Day and during other specified events/times like
during the Christmas season.
• Evaluate the long-term financial impact of building the
parking decks proposed in this plan and allowing the
Downtown District to be exempt from parking requirements.
• Create a payment in lieu of parking program that will
help to fund new parking decks.
• Develop shared parking standards which will maximize
the use of existing parking areas.
• Consider creating a maximum parking allowance of one
space per residential unit with the Downtown District
and create shared-parking provisions.
• Develop a valet/drop-off service for marina users to
begin in the summer of 2013 and limit long-term
(overnight) marina parking to remote lots. This will help
accustom marina users to the drop-off, unloading and
parking procedures that will be necessitated by reducing the number of spaces in the current waterfront
parking lot so that other uses can be developed.
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Development Plan

Funding and Implementation

Waterfront Park/East Bay Street Re-configuration
• Vision Fair participants also came to consensus that the
best use of the waterfront area is not for parking and
tennis courts, the two dominant features at the waterfront currently. While many ideas were floated about
programming and events that could happen at the waterfront, three themes were constant: expand access to
the water at the marina, create a space that can be used
for both year-round events and for informal gathering,
and improve the shore-side amenities for boaters.

The success of any plan is firmly rooted in the implementation strategy. There are a number of different programs,
policies and development projects that will rely on different
elected and appointed boards, public and private sector
funding and regional cooperation to undertake. The economic reality of municipal finance in 2012 is that there is no
one source that will fund any or all of these projects in an
on-going manner. Each project will have to be funded from
a variety of sources, with the sources being defined by each
project.

Spring Street Linear Park
• Based on the input generated during the Vision Fair
workshops, Spring Street becomes the primary northsouth axis of the DDA District. The Spring Street Linear
Park is proposed to be the primary pedestrian connection between Main Street, the waterfront and the
proposed parking structure on the north side of Third
Street. Spring Street is the piece that connects the three
anchor pieces - the waterfront, Main Street and the
Third Street Parking Deck.

Funding and implementation of the programs and strategies
in this plan will come from five primary sources:
1. Tax Increment Financing
2. General Fund (includes project funding from Road and
Water/Sewer fund for infrastructure work)
3. Public-Private Partnerships
4. Grants (MDOT and MDNR most specifically)
5. Foundations and Philanthropic Donations

Third Street and Reservoir Park Parking Decks
• The success of this plan in achieving the Vision crafted
by the citizens of Harbor Springs relies heavily upon a
more holistic approach to parking that looks at parking on a district-wide basis, rather than on a parcel by
parcel basis. This strategy is designed to concentrate
parking in a pair of parking decks (one at the northern
terminus of Spring Street, the other on Reservoir Park)
which will replace the scattered surface parking lots.
Concentrating the parking will allow for the City to sell
these surface lots for infill development (which will in
turn help to generate revenue for the implementation
of many aspects of this study) while replacing dead
spaces in the streetscape with buildings that help improve the vibrancy of the Downtown experience.
East Third Street Improvements
• The community provided a very distinct consensus
opinion about the appearance of the East Third Street
corridor between State and Judd, and that opinion was
that it needs to be improved both aesthetically and
experientially.
• Recommended improvements based on the input generated include the following:
• Placing all utility lines underground
• Improving sidewalks
• Improved lighting
• Improved landscaping (street trees and ornamental
planting)
• Additional street furniture
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SECTION 1:
EXISTING CONDITIONS
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Introduction

Land Use

Harbor Springs has a unique identity due to its location,
people and history.

The land use within the DDA District is more diverse than
in traditional DDA districts. In particular, there is a considerable amount of residential use within the DDA whereas most
DDA boundaries are drawn to exclude single residential
uses. Single use residential use is concentrated on East Third
Street and East Bay Street.

Downtown Harbor is tucked into the north edge of Little Traverse Bay and is framed by the natural bluffs. This fabulous
natural setting is complimented by the outstanding access
to the marinas and waterfront and to nearby amenities like
the Tunnel of Trees along M-119, Nub’s Nob and Boyne Highlands recreation areas.
The scenic and unique nature of the City is what originally
attracted people to town. Through the years, Harbor Springs
became a significant summer destination for people across
the Midwest. Indeed, the historic resort communities of Harbor Point and Wequetonsing are known across the country
and Harbor Springs is the Great Lakes region’s premier resort
community. The combination of scenic natural resources,
downtown businesses and committed community members
has forged a very unique identity and sense of place.
The population in Harbor Springs grows during the summer
and shrinks significantly during the winter. There is also a
wide range of incomes. This income and population disparity
makes it difficult to target retailers and businesses that would
help to create a more sustainable year-round economy.
Harbor Springs has many of the elements in place for a more
dynamic and sustainable year-round economy, but also
needs to develop a clear and concise strategy to help attract
new businesses and investment to help foster that economic
growth. This strategy should leverage the City’s sense of
place and unique social and demographic features to create
this type of sustainable economy.

Physical Conditions
Downtown Development Authority District
The entire Downtown Development Authority is approximately 11 square blocks. The Downtown Development
Authority (DDA) district is bounded on the south by the
Lake, on the north by the bluff, on the east by Judd Street
(extended just east of Judd St. to include Irish Boat Shop
facilities). The West boundary of the DDA district begins on
the west parcel line of the Walstrom Marine facility, extends
north along the east parcel line of Zorn Park before jogging
east where it heads north along through the Holy Childhood Church parking lot. It jogs east again before heading
north to include only those parcels that face State Street. The
western DDA boundary terminates in the bluff. The district is
depicted on the aerial photograph on the following page.

CITY OF HARBOR SPRINGS DOWNTOWN ENHANCEMENT STRATEGY

The primary business district core of Main Street west of
Gardner is a traditional mix of commercial and mixed-use,
multi-story buildings. There are ten dedicated surface parking areas, including the parking lot at Zorn Park, in addition
to several surface parking areas that service particular Main
Street buildings.
Existing Land Use is depicted on the map on page 10.

Building Character
There are 34 single story buildings within the DDA district,
which include six out-buildings/garages. Comparatively,
there are 70 two-story buildings and six buildings over two
stories. The placement of many of the single story buildings, particularly those along Main Street between State
and Gardner, somewhat distracts from this historic character
of the business district. These smaller scale buildings interrupt the flow and scale of the street wall , yet represent an
organic evolution of the downtown.
Building typology is depicted on the Figure Ground Map on
page 11.

Occupancy
In terms of current occupancy status, the Downtown District
is almost completely occupied. There are only four completely vacant commercial buildings with a small scattering
of vacant spaces in addition to these vacant buildings. Similarly, the initial field survey did not indicate a large number
of residential vacancies, however it was often difficult to
determine the occupancy status of second floor residential
spaces in mixed-use buildings.
Occupancy is depicted in the Map on page 12.
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Physical Conditions - Main Street
Main Street is the center of Downtown Harbor Springs.
Through the heart of the district, between State and Gardner
Streets, Main Street is typified by traditional two-story buildings with a few single story structures in the mix.
Sidewalks are 13 feet wide, which is wide enough to ensure
good pedestrian movement and comfort. On-street parking,
street trees, water fountains and benches are amenities that
help to enhance the pedestrian experience. The on-street
parking also helps to slow traffic, improving the walkability
of the district.
Main Street east of Spring Street begins to step down in
intensity. On the south side of Main, this block is dominated
by the newer three story building at the corner of Main and
Spring. The buildings step down to one and two-story buildings before the vacant parcel opens a view to the lake.
The north side of Main Street almost immediately transitions
from an historic downtown building to less intensity in the
building mass with many converted single family houses.
13’ sidewalks assure good pedestrian mobility through this
block, however the amenities like benches and water fountains are a bit more haphazardly located through this block.
The visual cues created by the transition to more traditional
streetlights symbolize an entrance into a traditional downtown to anyone arriving to town from the east.
The easternmost block of Main Street, between Gardner and
Judd Streets, is where the downtown transitions into a single
family neighborhood. Sidewalks are just seven feet wide
through this block, and there are several lots on the south
side where the rear of the building fronts Main Street.
Both sides of the street are characterized by historic buildings - the north side by the Methodist Church at Main and
Gardner and the mid-block Historic Museum in the old City
Hall, the south side by the Shay House at Main and Judd.
Existing Main Street conditions are depicted on the graphics
on pages 14-16.
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13’
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Main Street - North Side

Main Street - South Side

Harbor Springs DDA, Harbor Springs, Michigan
Existing Street Section: Main St. Between State & Spring
07.14.2012

NOTES:

• 2 story typ.
• Grade issue at Woolly Bugger
• Spring fountains are wonderful
• Wayfinding at clock
• No view or “connection” to water

: finding a cure for the common community :
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13’
Sidewalk

33’
Typical Existing R.O.W.

Ex. Curb

Harbor Springs Downtown Plan
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Parking
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Drive Lane
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CL

12’
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Parking

Main Street - North Side

Main Street - South Side

Harbor Springs DDA, Harbor Springs, Michigan
Existing Street Section: Main St. Between Spring & Gardner
07.14.2012

NOTES:

• Street lamps start here
• Many ped. amenities
• Some residential above retail
• Furnishing appears haphazard
• Great harbor views at Spring St.

: finding a cure for the common community :
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13’
Sidewalk

33’
Typical Existing R.O.W.

Ex. Curb

Harbor Springs Downtown Plan

33’
Typical Existing R.O.W.

Ex. Curb
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Street Yard
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Ex. Curb
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Building Setback

CL

CL

10’
Drive Lane
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Sidewalk
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Building Setback

Main Street - North Side

Main Street - South Side

Harbor Springs DDA, Harbor Springs, Michigan
Existing Street Section: Main St. Between Gardner & Judd

07.14.2012

NOTES:

• Many historic structures
• View terminates at church
• Some backs are fronts
• Screening of service areas is good

: finding a cure for the common community :
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East Third Street
Third Street was not designed, at least historically, as part
of the business district. There is a wide range of building
typology along Third with generally substandard pedestrian
conditions.

in nature. There is no on-street parking and, moving east
from Spring Street, the buildings on the north side of East
Bay Street become completely residential in nature.
On the south side of East Bay Street is the Little Traverse Bay.
At the east end of the DDA district is the Irish Boat Shop
Marina, and at the west end is Walstom Marine.

While perhaps not originally intended to be a part of the
central business district, as the City evolved, so too has East
Third Street. Whereas a traditional downtown would have
buildings built to the property lines creating a solid street
wall, East Third Street is typified by buildings that are set
back from both the street and the adjoining property. There
is only one single story building on the north side of East
Third Street between State and Spring, but the setbacks between buildings create the character of a residential district.

The Waterfront is an interesting place. Instead of connecting
the marinas and Bay with downtown, the park divides the
spaces and almost acts as a barrier between them. The tennis courts and surface parking lot deter physical pedestrian
and bicycle links to Main Street and the tennis courts are a
visual barrier as well.

The south side of East Third Street between State and Spring
lacks any defining character. This block is primarily surface
parking lots and service areas for buildings that front Main
Street. In terms of pedestrian accessibility, this portion of
East Third Street is a disaster. There are numerous conflicts
between pedestrian and vehicular spaces. At the intersection
of East Third and State Streets, parking around the post office
often extends over the sidewalk, forcing pedestrians into the
street. The minimal trees, amenities and six foot wide sidewalks do not create a comfortable or welcoming space for
pedestrians.

Spring Street

Moving east along East Third Street, the buildings on the
north side of the street are typical single family residential
buildings. While some have been converted to business use,
many are either mixed-use or residential. At the far east end
of the District, at Judd and East Third, the buildings step up
to attached, three story residential buildings.
The south side of East Third Street between Spring and Judd
Streets continues to be the combination of parking and
service areas interspersed with more traditional commercial
structures. East of Gardner, there is a single story telephone
collocation building with no windows before buildings transition to a typical two-story residential character.
Existing conditions on East Third Street are illustrated in the
graphics on pages 19-21.

East Bay Street
East Bay Street has the best views of Little Traverse Bay waterfront. Perhaps because there is the visual connection to
the water, this street does not feel like part of the downtown
district. There are few street trees or pedestrian amenities,
and there is only limited retail activity. East Bay Street includes under-utilized space that feels much more residential
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Existing conditions on East Bay Street are illustrated in the
graphics on pages 22-24.

Spring Street is the primary pedestrian connection between
the water and the residential neighborhoods on the bluff
and beyond. Nevertheless, the street functions poorly both
as a pedestrian and vehicular corridor.
Visually, the views from the bottom of the bluff to the water
are breathtaking. The building character along Spring Street,
however, does nothing to encourage pedestrian movement
between the bluff and Main Street. Moving south toward the
water, pedestrian conditions get even worse as narrow six
foot sidewalks have no amenities or trees to create a sense of
separation from vehicular traffic. As a vehicular street, these
one way streets only handle a limited volume of traffic and
create only a few on-street parking spaces. The value of this
street as a vehicular street is limited.
Existing conditions on Spring Street are illustrated in the
graphics on pages 25-26.

Gardner Street
Gardner Street also offers spectacular views and is marginally more pedestrian friendly than Spring Street. There is little
in the way of activity fronting Gardner Street, but because
this is a two-way street, it is more functional than Spring.
The street is best characterized by the on-street parking and
adjacent parking lots. The narrow, five foot sidewalks are typical of a residential neighborhood, not a downtown district.
The sidewalk ends mid-block on the west side of Gardner
and does not encourage walkability.
Existing conditions on Gardner Street are illustrated in the
graphics on page 27.
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State Street
The intersection of State and Main Streets is a primary
intersection in Downtown Harbor Springs. However, only
two of the four corners are anchored by traditional two story
commercial buildings. One corner - the northwest corner - is
a converted former gas station. Opposite this building is a
surface parking area for the adjacent two story commercial
building. From a design standpoint, this is a key intersection
in the Downtown and should have the greatest massing of
buildings at the intersection. Instead, the north half of the
intersection is set back from the street. This creates a different feel and a different space. Particularly when approached
from the north on State Street, this sort of space creates a
visual cue that this street has not been designed for pedestrians, but rather for cars.
State Street between Main and East Bay Streets is a traditional, historic commercial street with a range of building
types and sizes. On the west, the streets share a build-to line
and create an excellent street wall with windows and doors.
This design encourages pedestrian foot traffic. On the east
side of the streets, the single story Juillerett’s and Bar Harbor
buildings might not be traditional downtown architecture,
nevertheless, the physical design of Juillerett’s building with
its open windows, enhances the pedestrian experience.
Existing conditions on State Street are illustrated in the
graphics on pages 28-30.
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East 3rd Street - North Side

East 3rd Street - North Side

Existing Street Section: East 3rd St. Between Spring & State

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan

Street Yard

NOTES:

• Post office parking on sidewalk
• Backs are fronts
• Crabapples under powerlines
• Public art is welcome surprise
• Parking lot screening

: finding a cure for the common community :
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NOTES:

• Some backs are fronts
• No pedestrian amenities
• Crabapples under powerlines
• Asymmetrical land use

: finding a cure for the common community :
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East 3rd Street - South Side

Existing Street Section: East 3rd St. Between Gardner & Spring

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan

33’
Typical Existing R.O.W.

Ex. Curb

(varies)
Building Setback

Sidewalk

6’
Street Yard

8’

8’
10’
Drive Lane

CL

L
C

10’
Drive Lane

8’
Street Yard

8’
Sidewalk

6’

33’
Typical Existing R.O.W.

Ex. Curb

07.14.2012

East 3rd Street - North Side

NOTES:

• Some backs are fronts
• No pedestrian amenities
• Crabapples under powerlines

: finding a cure for the common community :
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East 3rd Street - South Side

Existing Street Section: East 3rd St. Between Gardner & Judd

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan
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Harbor Springs DDA, Harbor Springs, Michigan
07.14.2012

Existing Street Section: East Bay St. Between State & Spring

NOTES:

• Only trees at bump-outs
• Feels like a parking lot isle
• A few lights
• Tennis courts limit view
• Interesting ped. courtyard
• Limited retail
• Office on ground floor

: finding a cure for the common community :
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NOTES:

• No trees or lights
• Some springs and art
• Great access and views of harbor
• Residential feel
• Future service side of hotel

: finding a cure for the common community :
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East Bay Street - North Side
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NOTES:

• Alternative street lights
• No on street parking
• MId-block crossing at yacht club
• Residential feel

: finding a cure for the common community :
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Spring Street - East Side

NOTES:

• One way northbound
• No street trees
• No pedestrian amenity
• No street lights
• Connects the hill path to the
the water front

: finding a cure for the common community :
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Spring Street - West Side

Existing Street Section: Spring St. Between 3rd & Main

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan
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Spring Street - West Side

Harbor Springs DDA, Harbor Springs, Michigan
07.14.2012

Existing Street Section: Spring St. Between Main & East Bay

NOTES:

• One way southbound
• Parking on east side
• No pedestrian amenity
• Narrow sidewalks
• 1-2 story
• Limited retail frontage
• Great view to harbor

: finding a cure for the common community :
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NOTES:

• Sidewalk ends on west side
@ mid-block
• Interesting spring
• Views to water
• Limited street frontage activity

: finding a cure for the common community :
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NOTES:

• Limited views to water/pier
• No street trees or lights
• No pedestrian amenities
• Lacks of mid-block crossing
• Needs parking lot screening
• Parking on 3 of 4 corners
• Residential conversions/mixed-use

: finding a cure for the common community :
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State Street - East Side

State Street - West Side

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan
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NOTES:

• Post office parking on sidewalk
• Backs are fronts
• Crabapples under powerlines
• Public art is welcome surprise
• Parking lot screening

: finding a cure for the common community :
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State Street - West Side

Existing Street Section: State St. Between 3rd & Main

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan
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State Street - East Side

NOTES:

• Feels narrow
• No street trees
• Cafe dining
• Lots of restaurants
• Vista terminates at the Pier

: finding a cure for the common community :
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Existing Street Section: State St. Between Main & East Bay

Harbor Springs DDA, Harbor Springs, Michigan

Harbor Springs Downtown Plan
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Regulations and Policies

absolutely critical to illustrate what the City wants to see.

Zoning and land use regulations are the most powerful tool
that communities have to shape the physical environment.
These policies, standards, procedures and ordinances set
up the boundaries within which development can occur.
Prescriptive and proactive zoning and land use policy in
themselves, while not a guarantee of creating an optimal
downtown, help to create a more predictable and orderly
physical environment that meets the vision of the community. Conversely, traditional suburban zoning ordinance
language is perhaps the biggest obstacle to creating a
distinctive, historic and special downtown that is reflective
of the context and history of Harbor Springs.

Zoning and engineering standards are also key elements in
shaping our public spaces. Currently, Harbor Springs does not
have any policies that encourage walking or biking. The City
has no Complete Streets ordinance or adopted policy to support all modes of transportation. Within R-1 and R-2 residential districts, which are where the primary users of downtown
typically live, sidewalks are not even required! It is nearly
impossible to encourage walking downtown when there are
gaps in the sidewalk network in the residential areas.

When evaluating land use regulations there are several factors considered in the process: is the ordinance easy for anyone to follow and understand? Does the ordinance streamline review procedures to help encourage development
activity? Do the standards contained within the ordinance
prescriptively describe what the community wants to see or
is it merely a list of things the community doesn’t want to
happen? Do the permitted uses encourage entrepreneurship or do they restrict creativity and flexibility? Do the
standards for streets and sidewalks encourage walking and
biking or driving? Do the parking and building standards
encourage the best use of land and do they make sure the
most valuable spaces serve as a catalyst for activity?
Unfortunately, the City’s zoning code is a very traditional
zoning ordinance. From the standpoint of being userfriendly, the current format of the ordinance is hardly userfriendly. The format of the ordinance is neither intuitive for
non-professionals nor is it particularly easy to follow. The
ordinance is almost exclusively text, which does nothing to
convey graphically the intent of many aspects of the ordinance. For example, signage standards are described but
not illustrated. A truly user- and business-friendly ordinance
would provide illustrated examples with dimensions. There
are no maps within the ordinance, where such graphics
could be extremely useful. As an example, the Bluffs are
described but the boundaries are not shown on a map that
would clearly delineate these areas. The language describing the requirements of the TR District, for example, provide
additional language and graphics to address the specifics
desired by the ordinance. The text refers specifically to prior
uses, which does not help guide the evaluation, interpretation and enforcement of the provisions of the TR District.
The ordinance also lacks more specific design guidelines
that would prescribe certain physical characteristics for new
(and altered) buildings. Absent such guidance, the City is at
the mercy of the developers’ imagination instead of being
assertive by defining the physical elements necessary to enhance the character of the Downtown. Again, graphics are
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Similarly, parking standards are conventional suburban,
auto-centric parking standards. Within the Central Business
District, the ordinance defaults to create an over-abundance
of parking. Parking is a very sensitive issue, particularly for
downtown businesses and in community like Harbor Springs
with a big spike in seasonal visitors during the summer, close
and convenient parking is often difficult to find during peak
times. Nevertheless, these standards create more parking
than is needed nine months out of the year, resulting in considerable under-utilized space within the downtown.
There are five different zoning districts with the DDA area.
These are:
• B-1 Convenience Business District
• B-2 General Business District
• CBD - Central Business District
• TR - Transitional Residential
• WF - Waterfront District
Each district would benefit from the addition of graphics and
tables to the ordinance that more specifically and prescriptively define development standards.
Within the CBD, which covers the heart of Downtown, the
regulations do not prescribe a physical form to new development and building alterations. The CBD is where having
adopted and prescriptive standards is most important. The
CBD is typically the district that defines a community and is
the space that creates an impression. Put another way, the
CBD (and WF District) are the places around which the City’s
placemaking efforts should focus.
In traditional downtowns, single family detached residential
buildings are prohibited. Given the more organic evolution
of Harbor Springs, the allowance of single family detached
homes is understandable, yet creates the opportunity for
new development that would damage the character of the
Downtown. Similarly, the ordinance is woefully short on design requirements and characteristics that help to shape the
public space. Again, this creates considerable opportunity
for new development to negatively impact the character of
the historic downtown district.
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Another permitted use, albeit a special use, is auto service
station - likely a remnant of days past when there was an
active gas station at Main and State Streets. These uses create numerous pedestrian-vehicle conflicts and damage the
walkability and pedestrian-scale development of traditional
two-story mixed-use and commercial buildings.
CBD standards limit building height to two stories. While
the community must reach a consensus on the allowable
maximum size of a building, there are opportunities for
more varied building heights because of the topography of
the downtown. Again, the elements of the ordinance must
prescriptively describe the necessary elements to ensure a
large building remains pedestrian-scale. Further, within a
traditional downtown, an ordinance designed to maintain
the historic character of the district establishes build-to lines
and does not permit setbacks. The City’s current CBD District
permits zero foot setbacks, but does not require them.
Finally, within the CBD, use regulations and special use
procedures are overly specific and do more to hinder flexibility, entrepreneurship and business development. Just one
example of this is the extremely detailed requirements for
coffee shops. These codes, on the surface, seem designed to
protect an existing business or businesses by making the approval process for potential competitors especially onerous.
Again, using the special use provisions for coffee shops as an
example, the ordinance is more specific about what kind of
prepared food may be sold in a coffee shop than it is in what
a building should look like.
As mentioned, the DDA includes B-1 and B-2 uses (which
specifically allows single family residential). B-1 allows a
range of uses not compatible with a traditional downtown
(shopping center). Uses that are contrary to the goals of creating a walkable downtown should be specifically prohibited
within the DDA District.
The existing zoning ordinance, building, parking, sidewalk
and street standards do not work to create a walkable, sustainable downtown that reflects the history and context of
Downtown Harbor Springs. At the least, many modifications
are necessary to create regulations and guidelines that insure new development and building alterations enhance the
character and sense of place of Downtown Harbor Springs.
There are a number of different ways this can be accomplished, each of which depends upon the input generated
during the community workshops.
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SECTION 2:
Summary of Vision Fair
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Vision Fair Summary
Public participation is the foundation of any good plan and
the strategy for the Harbor Springs Downtown Plan is based
upon the guidance provided by the public. To gather as
much public input as possible, the DDA hosted the Downtown Harbor Springs Vision Fair.
The Harbor Springs Downtown Vision Fair was conducted
over four days, July 11-14, 2012. During the course of the
four-day event, there were a number of formal events. These
events were:
• Focus Group Meetings
• Downtown Business & Property Owners
• Neighborhood Associations and Residential Property
Owners
• Waterfront and Marina Users
• Year-Round Residents
• Young Residents (21-40)
• Design Workshops
• Focus On: Parks & the Waterfront
• Focus On: Streets
• Focus On: Architecture
These sessions were conducted Wednesday July 11 and
Thursday July 12 and held at the Harbor Springs History Museum. Turnout at these sessions far exceeded expectations
with more than 130 people attended the Focus Group meetings on Wednesday and another 75 attended the Thursday
design workshops.
The main public session was the Visioning Workshop held on
Wednesday night, July 11 at the Holy Childhood Church in
the Fellowship Hall. Approximately 75 participants spent two
hours helping to identify the most important physical and
social parts of the downtown which was used to create the
Vision for Downtown Harbor Springs.
In addition to scheduled sessions, the consultant team had
open office hours at the project headquarters at 201 East Bay
Street. A steady stream of participants came to the office to
discuss the Downtown and to provide additional input during the open hours (and during closed hours too) on Thursday, Friday and Saturday.
The input generated over the four days was considerable and
provided the foundation for the Downtown Plan. The consultant team pulled together all of the input they received to
develop a draft Vision Statement, preliminary development
plan and programming recommendations which were presented back to the Harbor Springs Community at the Vision
Celebration on Saturday July 14 at the Harbor Springs High
School Performing Arts Center.
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Key Themes and Consensus
Throughout the course of the four day Vision Fair, a series of
themes and issues were raised over and over and a broad
consensus was reached on a number of different planning
elements. The following list represents those elements that
enjoyed near-universal public support:
• Build a more robust year-round economy
• Provide a wider range of goods and services downtown
• More restaurants, wider range of dining choices from
family casual to formal
• Need to build nightlife to attract younger people
• Current zoning and parking requirements are an impediment
• Improve public access to the waterfront
• Improve the connection between the Bay and Main
Street
• Provide outdoor dining alternatives
• Need lodging downtown
• Downtown needs to have more residents
• Need a wider range of housing choices and price points
within the City and within Downtown
• Need to attract more year-round residents
• Maintain the “authentic” feel and character of Harbor
Springs
• There is too much parking
• Tennis Courts don’t belong on the waterfront and
should be relocated
• Need to support development that will bring jobs - particularly technology and professional service jobs that
do not require foot traffic for success
These themes had a very broad support across a range of demographic groups. We heard these things from year-round
residents, from resorters, from seasonal boaters and from
visitors. Using the consensus developed around these ideas,
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Notes from the Business Owners Focus Group

Section 3 provides a blueprint for building the infrastructure
of the next generation, if you will. The Downtown Vision Plan
describes the programs, policies and improvement projects
that will accomplish the goals that are so well spelled out in
the Downtown Vision Statement.

Focus Groups
There was considerable consensus amongst the focus
groups with many of the same issues being brought up
by multiple participants. Key points that were frequently
mentioned in multiple focus group sessions and individual
meetings:
• Downtown needs to provide a wider spectrum of
services and goods to be an everyday shopping destinations
• Mix of businesses does not attract the local population
to regularly shop downtown
• Unsure when stores will be open, especially during the
off-season
• Limited dining and entertainment options - need to
provide more option at a range of price points
• Downtown closes down early
• Few job opportunities
• High price of real estate and high lease rates stifles
many start up businesses
• Need to build economy to attract young professionals
and families
• Utilize our assets: the water, the schools and our sense
of community
• Improve access to the water to take advantage of the
City’s greatest resource
The following input is the raw data from each of the Focus
Group meetings that is largely un-edited. Each focus group
was conducted differently.

Downtown Business & Property Owners Focus Group
The Downtown Business and Property Owners focus group
started by asking some specific questions. All participants
were asked to share:
• Do you own or lease your space?
• Are you open year-round?
• What are your typical hours?
• Who is your targeted customer/market?
• Do you have demographic information about your
customers?
• Do you have an on-line presence?
• How many employees do you have?
These questions were used to prompt additional conversation about business mix, promotions and event planning,
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the physical environment and regulations.

Notes from the Under 50 Focus Group

Participants were made up of downtown business owners,
DDA members and downtown property owners. Invitations
were e-mailed to those on the DDA and downtown business
owners that had provided an email address to the City.
The following list is the transcription of the notes from the
two groups:
Business Owners Focus Group 1
• Market: local (year-round), Tourist (up to 7 days), Seasonal (4-6 months), Resorter (1-3 months)
• Winter is local; weekends and holidays may have spike
of tourists
• Spring season is weather dependent
• April is non-existent for retail
• Business to Business starts gearing up for summer in
the spring
• Summer lasts from the 3rd week in June – August 15
• Would like to attract more local/regional customers
from around Little Traverse Bay
• Appearance will entice residents to live downtown
• Pier tracks customers at corporate level and the Library
has patron records
• Need public bathrooms
• Hours: Summer close around “9-ish” and winter about
“5-ish”
• Sunday & Monday – closed during winter
• Pier used to be open until 11pm 7 days, now it stays
open until 8:30
• Get skiers into town
• Vacancy is an issue – March – lots of vacancies; summer
no vacancies
• There are a lot of retiring businesses and building
owners
• Staffords has succession plan; need a non-profit that
helps with this
• Businesses are relocating
• Transportation & Parking – not enough
• Geography is important to Business success and draws
• Working waterfront – economic drive
• Too much waterfront parking
• City Hall has parking
• Downtown could benefit from changes in public transit
Group 2:
• Primary market is not local – how do we attract new
(and younger) customers
• Primary challenge is to attract people to move to
Harbor Springs
• Primary customer profile is a resorter, over the age of
40 and typically over the age of 50
• Older affluent 2nd home customer base
• Downtown is not attracting Petoskey customers
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• Change in the resort culture has shifted market
dynamics
• Seize 50-60 year olds for telecommuting
• Get more folks working in town
• Need a community central – information, art and
business hub
• Offer year-round workshops
• How do we expand business beyond resorters?
• Strengthen generational connections
• Only 4 of 18 in group 2 have local customer bases
• Half of the 18 have an internet presence
• Need café seating on Main Street
• Need space for informal gathering
• Most of group 2 owns their own building
• Seek to connect to younger local market
• Brew pub
• No nighttime draw for a younger generation
• This is a special place, we sell special things
• Seniors – primary senior services are not downtown,
adding some into the downtown mix would help yearround traffic
• Need to focus on building a younger customer base
• Take advantage of technology (apps/websites/social
media etc)
• Airport – getting here is fairly easy
• Bring people here – public transportation, cruise ships,
water taxis
• Outreach to other cities – Detroit, Flint
• Get the message out that we’re open
• Be open when people are here and create great destinations and activities
• Market more inclusively
• Share information about activities/businesses/skills
• Night Life – need to extend bay beyond business hours
• Make the space senior friendly with accessible
sidewalks etc
• Younger generation does not seem to be starting businesses
• Real estate costs
• Financing

Marina Users Group
• How do people get here?
• Via the water in boats; support crews via shore
• Lots more personal watercraft (kayaks, paddleboards) on the water
• Increase in Ford Park activity - more boats being
trailered in
• Lots of daily kayak use
• Increase in small boat use (kayaks, lasers, small fishing
boats)
• Big demand for storage - kayak storage in particular
• Concierge service for kayaks
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• Long waiting list for seasonal slips and moorings
• Enhance the experience to bring more people in!
• Users:
• Transients - from outside
• Seasonal - resort and local
• Commercial - there is more commercial use of the
waterfront than there are commercial boats
• Local
• Need balance between the user groups
• Types of use:
• Non-motorized (kayaks, paddleboards)
• Sail
• Power
• Balance is working better - for example expansion of
the day dock - access expanded for the locals
• Need to go outside to attract people
• 2 charter boats this year. 5 charter boats is the cap
• Getting people onto the water to see the City is really
important
• Expanding access to the water will make Harbor
Springs more of a destination
• Lots of boats in the harbor
• Density - the number of big boats is stable; it’s the
smaller watercraft (kayaks, sunfish) that have increased.
Density of boats is less than comparable marinas when
the entire harbor is examined, however in the 200 yards
from shore, Harbor Springs is the densest.
• Boating Habits:
• Use laundromats, gas docks; grocery stores;
• Bigger boats use downtown as a big part of their
boating experience
• Locals put in and make it a weekend or week-long
destination
• Usage has changed due to lifestyle changes
• LT sailors - 9 weeks of camp, 5 days per week. Lots of
traffic
• Expand kayak storage? Rotate mooring so that one
boat can’t site without moving all summer?
• Marina and boaters are an important economic driver
for the City
• Needs:
• Overnight accommodations - hotel
• Evening entertainment
• Bike path between town connecting to all marinas
• The current view of town from the docks is not inviting - Bay Street is a “disaster” and a disincentive to
explore downtown
• The visual of the tennis courts is awkward
• State & Gardner Streets are the two primary pedestrian
passages to Main Street
• Spring Street has the potential to become the key
pedestrian connection to downtown
• Finding parking can be problematic at certain times
• People walk on State because shops are open and
there are things to see
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• Gardner Street is open and welcoming; Spring Street is
not welcoming
• Limited business hours make downtown feel closed
even if it is open
• Need to communicate that later hours will mean more
revenue for merchants
• Small number of transient boaters are interested in galleries
• If it were greener, downtown would be more inviting
• Children playing at Zorn Park is a positive visual image
• Facilities
• Marina does not compete with Charlevoix, Leland,
Boyne City
• From the shoreline out, facilities are as good as any
• Shore-side services and amenities are lacking
• Not a lot of coordinated marketing or planning
• There is the opportunity to improve the coordination of
marketing and event planning
• Waterfront can be more family-oriented. Not a lot going
on for the 6-18 year old set
• Harbor master could be on East Bay Street
• There is a disconnect between the beach and downtown
• No signage
• There are lots more people on the water out on the Point
• Kayak rentals are self governing
• Open a 50 foot stretch of beach to non-motorized boat
access
• There is still a big demand for small, hand launched
sailboats (sunfish, lasers), but they have been displaced
because managing this is too challenging
• Ford Park could expand the launch facility
• Irish recognized the demand for the small hand-launch
and accommodates them
• Need balance - the shore side of the marina is the
choke point of the operation
• Zoll Street Beach is well used, but there’s opportunity
for more uses there
• Need to get non-boaters on the water to experience
the city from the water - need to market these opportunities
• Ford Park is under utilized - launch gets congested;
needs more green space; improve launch
• Lots of swimming in the harbor. Since the pool is closed
in the summer, maybe set up lap swim areas

Neighborhoods & Property Owners Focus Group
•
•
•
•
•
•

Use downtown for kayaking
Shop when stores are open
For shopping and Entertainment
Eat at restaurants and keep boat at marina
Post office and for general needs every day
Bakery is important

CITY OF HARBOR SPRINGS DOWNTOWN ENHANCEMENT STRATEGY

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Living units are in retail
Grass at marina is a great meeting area for 10-15 friends
Events and entertainment
IGA delivers food and the bank cashes checks – important for transient boaters
Don’t shop downtown but use the library and the pool
½ of necessity shopping is outside of town
Grocery and hardware and clothes were available on
Main St.
Movie theater was used
Current business mix does not meet needs
Farmers Market has been a good addition
Less than half of group arrives downtown via walking/
biking
Restaurants need to be able to use sidewalks for outdoor seating
Need something more than tourist oriented businesses
More affordable stores
Need winter educational activities
Intellectual events
Fairview Plaza is the shopping core in the off-season
Bank, post office and Gurneys are the main draws in the
off season
If businesses aren’t open for extended hours during
special events, when will they be open
Some businesses don’t stay open during street musique
“Love the quiet, I leave town during the summer
months”
Store owners don’t take advantage of chamber events
Sunday July 8 – 4 stores were closed – so went to Petoskey instead
Stores cater to vacationers, need more broad services
Zoning code is the problem
Need to completely overhaul or reject the zoning code,
which has caused the problems
Make zoning more community development activity
rather than a regulatory activity
Schools are losing kids and Harbor Springs is becoming
less family-oriented
Harbor Springs is idyllic, like a post card – it explodes I
the summer.
Harbor Springs is how you remember it when you first
saw it
Beach access has been reduced
Downtown stores – many don’t have the close relationship with the community they used to have
Marina is the hub of town
More water access – access to the open water
Public rest rooms are a must
Need public transit systems with parking outside of the
downtown
Need restaurants catering to younger people
Wi-fi downtown is a must
Marina is at its limit
Grocery, service station, movies and hardware were
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here and now gone
• Put an open gathering space where the tennis courts
are now
• Tie “uptown” to downtown
• Downtown living is omnipotent
• Downtown comes to life early for coffee and breakfast
but then loses those people
• Need public places to do things we do other places
• Downtown should remain the focus of commercial and
civic activity
• BBQs, food carts, picnic tables
• Need informal space

Under 50 Focus Group
• What keeps you here?
• It’s beautiful here - an endless year-round playground
• Quality of life is good
• Safe
• Sense of Community; easy to connect
• Decided to live here for the quality of life and be a
part of a community
• Put down roots over time as a vacationer
• Small town atmosphere
• “Harbor is such an easy place to be”
• What are your big issues/concerns?
• Void of other people our age
• Nothing to do - for 19-21 year-olds there is nothing
to do and for the 21+ crowd its too restrained
• Social environment dies off in the off-season
• 4 Bs are the keys: Beds, Bars, Bands, Boys& Babes
• “I’m not going to meet anyone”
• Missing opportunity to take advantage of and draw in
the transient boating crowd
• Very cautious about starting a business; the off-season
is what creates the obstacle
• Harbor is a fake town that gets set up in the summer
and dies in the heart of winter
• How to get people here during the winter?
• Nightlife!!!
• Brewpub or craft beer bar
• Example of a Vermont brew pub that does pizza and
is only open weekends
• Arbor Brewing Co/Corner Brewery model of a community center/pub
• Young folks leave because of jobs
• Good bars, good eats and a good place to sleep is what
makes a cool place
• More off-season foot traffic would help build confidence
• Lease rates are to expensive to start a business
• Need more people year round
• Economics and class often make for an unwelcome
environment
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• If you want to start a business, don’t start one that
requires people passing your storefront
• What is the Harbor Springs Experience?
• Idealized
• Cultural event and dinner with outdoor recreation
the next day and a little shopping
• Sentimental
• Old Harbor Springs experience was more freedom
and more informality
• The rough edges were evident and celebrated
• Whatever goes onto the waterfront has to be authentic
• Waterfront needs to provide a variety of activities
• It needs to be a flexible space
• Enhance connections to the waterfront
• Think more regionally and do a better job of sharing
information about good things going on
• Downtown needs a better mix of daily staple shopping
• It used to be a town and now it’s a resort
• We’re missing balance - it’s swung to being resort dependent
• There’s no seating; no benches and not enough pedestrian amenities
• Hotel/beds creates a more communal space
• Need something that’s between the New Yorker and
Bar Harbor
• Need someplace to stay
• Weddings - there’s no place to stay for weddings;
• Waterfront is not a multi-use space
• Moving the tennis courts will help to make the waterfront more open to informal uses
• Good trade-off

Design Workshops
On Thursday July 12, the consultant team facilitated three
one-hour design workshops. These workshops, FOCUS ON:
Parks & Waterfront, FOCUS ON: Streets, FOCUS ON: Architecture, were hands-on design sessions characterized by
free-wheeling discussion. Ideas developed during these
workshops helped to shape the physical project design that
is described in Section 3.
Collaborative sketches produced during the Design Workshops
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Visioning Workshop

Affirmative Inquiry exercises at the Visioning Workshop

The Visioning Workshop held at the Holy Childhood Church
on Wednesday July 11, attracted 75 individuals who participated in two main exercises. The first exercise, called Appreciative Inquiry, asked each of the small groups to identify
those elements they like best about Harbor Springs. The
results are collated on the following pages.
Group 1
Favorite Places
• Zorn Park Beach
• City docks
• Tom’s Mom’s Cookies
• Dinners on the deck
• Home in town
• The Bluff
• Flower shop
• Gurney’s
• Small businesses
Favorite Activities
• Taking walks
• Window shopping
• Bench sitting
• Beach - bathing and kayaking
• Winter activities
• Dog walking
• Biking
• Ice Cream
Favorite Events
• 4th of July
• Monday night concerts
• Ugotta Regatta
• Thursday night Street Musique
• Football games
• Christmas open house/tree lighting
• School concerts
Favorite Thing
• Being close to town
• Walkable
• Historic nature of downtown
• Walk to work
• Safety/cleanliness
• Schools in town
• Artesian wells/springs
• Spirit/flowers
• Sense of community/ cross-generational
• Center of community
• Summer weather!
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Group 2
Favorite Places
• Waterfront
• Stadium
• Skate Park
• Beaches
• Dog Beach
• Main Street & Docks
Favorite Activities
• Outdoor recreation! kayaking, skiing, paddle boarding,
biking
• P.A.C.
• Full moon in the kayak
• Strolling
• Gurneys picnics
Favorite Events
• Street Musique
• Farmers Market
• Christmas Open House/Tree Lighting
• 4th of July fireworks
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Favorite Thing
• Friendly, open, welcoming community
• Easy to meet people and say “Hi”
• Safety
Group 3
Favorite Places
• Pier/Staffords
• Walking on City docks
• Riding bike on Beach Drive - weque
• View coming into town - view from Bluff
• Public beach
• Dog beach
• Downtown during Christmas
• Current library
• Little party store
Favorite Activities
• Boating
• Biking - outdoor recreation
• Gurney’s picnic on the waterfront
• Ice cream on Main Street
• Church at Holy Childhood
• Farmers Market (Pond Hill especially)
Favorite Events
• 4th of July
• Taste of Harbor Springs
• Wine festival
• Street musique
• Tree lighting/open house
• Regatta
• Sporting events
Favorite Thing
• Tunnel of trees
• Community/social community/friendly; everyone
knows your name
• Humane society
• Restaurants
• Landscaping - trees and flowers
• Variety of activities
• Ice cream
• Architecture
• Christmas (lights)
• Waterfront
• Walkable
• People really care
• Businesses bringing people downtown/ambassadors
• Safety
Group 4
Favorite Places
• Waterfront
• Island Bean
• Turkey’s
• Bay Street
• Bluff
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• Howe’s Fudge
• Tennis courts
• Ford Park
• Shay House
• Dog Beach
• Tree save on the water
Favorite Activities
• Walking Bay Street - Zoll Street to Beach
• Walking bluff
• Walking weque
• Tennis
• Sailing
• Snowmobiling
• Jet-skiing
• Boating
• Biking
• Golfing
Favorite Events
• Farmers Market
• 4th of July and parade
• Christmas tree lighting
• Halloween Parade
• Winter open house
• Triathalon
• Regatta
• Taste of Harbor
• Wine festival
• Chili cook off
• High school musicals, plays and concerts
Favorite Thing
• Walkability
• Few new buildings, mostly old
• Quaint
• Historic Museum
• Blackbird Museum
• Benches
• Drinking fountains
• Sense of Community
• Views - of water and others
• Green Spaces
Group 5
Favorite Places
• Waterfront/marina
• Boardwalk
• Shops
• Library
• Beach
• Little Traverse Sailors
• Waterfront Park
• Farmers Market
Favorite Activities
• Sailing
• Biking
• Walking
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• Swimming
• Shopping
• Eating in & out
• Kayaking
• Paddle Boarding
Favorite Events
• 4th of July
• Farmers Market
• Halloween Parade
• Open house
• Tree lighting
• Regatta
• Triathlon
• Wine festival
Favorite Thing
• Water fountains
• Familiarity with the business owners
• Farmers Market
• Quality shops - independently owned
• Outdoor benches
• Bike racks
• Flowers
• Cleanliness
• Recycle receptacles
• Free parking

Listening to presentations of the Affirmative Inquiry exercise at the
Visioning Workshop

Group 6
Favorite Places
• Waterfront
• Ford Park
• Zoll St.
• The Harbor
• Nature preserve
• Harbor Springs library
• Bluff Drive (east)
• Memorial Garden
Favorite Activities
• Water activities
• Outdoor dining
• Skiing/winter activities
• Frisbee golf
• Shopping
Favorite Events
• Regatta
• Parades
• Open House
• Tree lighting
• Gallery walk
• Taste of Harbor Springs
• Coastal crawl
• Triathlon
• Street musique
• 4th of July
• Farmers market
Favorite Thing

Group 7
Favorite Places
• Ford Park
• Marina docks
• Tennis courts
• Zoll Street Beach
• Hillside
• 4th Street nature preserve
• Zorn Park
• City Beach
• Shay House
• Memorial Garden at the waterfront
• Deer Park
• Library
• Holy Childhood Church
Favorite Activities
• Walking the docks
• Farmers Market
• Friday night high school football games
• Swimming pool
• Paddling/boating on the Bay
• Biking
• Walking
• Harbor Springs History Museum
• Blackbird Museum
• Boardwalk
• Getting ice cream at night
• People watching
• Going to the Post Office (a social event)
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•
•
•
•
•
•
•

Walkable
The new
Sense of community and belonging & familiarity
Waterfront
Safety
Main Street
Drinking fountains
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• Sunrises/sunsets
• Mountain biking
Favorite Events
• Tree lighting/Christmas carols
• Street musique
• Community band concerts
• Parades (all types/times)
• Homecoming
• Wine Festival
• Taste of Harbor
• 4th of July fireworks
Favorite Thing
• Christmas tree in the middle of the street
• No traffic lights
• Safety/walking around town
• Post office downtown
• Flowers everywhere
• Public drinking fountains (for dogs too!)
• Gurney’s sandwiches
• One-of-a-kind businesses
Group 8
Favorite Places
• Zoll Street Beach/Dog Beach
• The water
• Parks
• Ski hills
• Boardwalk
• Library
• Tennis courts
• Golf course
• Main dock in Harbor Springs
• Tunnel of trees
• “Lookout” - Washington Street
Favorite Activities
• Biking
• Hiking
• Boating
• Golf
• Skiing
• Kayaking
• Dog Beach
• Paddleboarding
• Running
• Ice boating
• Fishing
• Walking
• Organized races
• Sailing
• High school sports
Favorite Events
• Tree lighting
• Open House/merchants
• Parades - 4th/Halloween
• Gallery Walk
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• Regatta
• Fireworks
• Art in the Park
• Farmers Market
• Street musique
Favorite Thing
• Yummy’s
• Tom’s Mom’s
• Gurney’s
• Cleanliness of town
• Safety/security
• Sunsets
• Small town feel/closeness
• Philanthropy
• Architecture
• No parking meters

Postcards From Tomorrow
The second exercise, called “Postcards from Tomorrow”,
required each group to write a postcard to themselves from
the year 2030. This requires each group to reach consensus
about what the future looks, smells, tastes and sounds like.
Each group also draws an image of Harbor Springs 2035 on
one side of the postcard.
Photographs on this page and the following page are of the
small groups presenting the post cards they put together to
the larger group.
The postcards and images each group produced are on the
following pages.

Postcards from Tomorrow Presentation
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Postcards from Tomorrow Presentation
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Postcard 1 text:
“We stayed in a Downtown hotel in this beautiful waterfront
community. We walked to great shopping and a variety of
restaurants. The kids had a ball choosing from a variety of
activities. The teenagers went sailing and then to the movies.
We bought the coolest gifts, sat on benches, ate ice cream
& ended the day with drinks at a rooftop bar. The best part:
crystal clear water and the perfect temperature. P.S.. we’re
doing Yoga in the park in the morning!

Postcard 1

Postcard 2 text:
“A lovely day ~ clear blue water. Many way to enjoy being out
on the bay for everyone! Wonderful walkway along the water
from one end of town to the other. The Water Taxi, trolley
and horse carriage make it easy to get around. Lots of small
unique businesses with living spaces above. Lots of people,
buskers everywhere! Everyone is friendly & helpful. This is an
awesome place to visit and how lucky the folks are that live
here! Can’t wait to come back in the winter for bonfires and
skating.”

Postcard 2

Postcard 3 text:
Dear Mom,

Postcard 3

I parachuted into H.S. out of a commuter plane onto the
roof of the Hotel Janelle while enjoying a gorgeous sunset.
You wouldn’t believe how much the place has changed! The
buildings have been beautifully preserved & there are thriving businesses & restaurants on Main Street. Lots to do & the
police will drive you home if you’ve had too much fun in the
pubs. Not many cars in sight, but lots of walking and biking &
a very cool trolley. Best of all Al Dika is still Mayor & still plays
Polka music at the senior resorts. You’d love it! Happy 120th
birthday!
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Postcard 4 text:
Hey! I had the most incredible morning sailing in LTB-the
water was crystal clear! I had a great sandwich down at the
waterfront for lunch & the gardens look better than ever! I
walked through town and did some shopping in the afternoon and I really like the improvements they’ve made in
town. The sidewalks are wider and there’s a ton of outdoor
dining options. In fact, there are so many new places (and
old favorites too) - it was hard to choose a place to eat. I
ended up having the best dinner at a fun place with live
music & I even went out dancing afterward. I’m back upstairs
at the Hotel, looking out over the harbor & taking it all in.
This town seems to have grasped the between progress and
history. Tomorrow I’m going for a ride on the bike path and
Charlie Baker is going to teach me how to Paddleboard. I’m
hoping to try out the new Brewery for dinner & then catch
the feature film at the Harbor Springs library. I’m enjoying my
time here so much - I’m thinking I might just stay forever.

Postcard 4

Postcard 5 text:
Dear Family,
We are having so much fun in this beautiful, quaint waterfront town. There are big open green spaces to enjoy, all
of our outdoor activities like boating, biking, and walking.
Everything is so close by and no worries of finding a place to
park. All the shopping is here and everyone is so friendly. The
wonderful downtown hotel offers so much and has wonderful food and views.

Postcard 5

The kids can splash in the ground level water fountain that
teasingly shoots water intermittently while we can relax
watching live bands play in the street while we wait for our
ferry ride across the bay. Can’t wait to come back and see it in
the winter time and see all the great folks we met here. Hope
you can join us.

Postcard 6 text:
Love Harbor Springs! What a great time our family is having,
even Grandma. Lots to do - yesterday we saw lots of families out enjoying downtown and playing in the water. Such
unique shops and so family-friendly. Great restaurants, music
and live entertainment - even a dog park. Can’t get over how
clean and safe it is! Such a charming historical town and so
welcoming. Can’t imagine what it must be like in summer we’d love to live here year-round!!!
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Postcard 7 text:
Today we had the perfect day. We woke up and had a great
breakfast in the Town Square on the water. After that we
rented bikes and rode through the tunnel of trees & had
lunch at Pond Hill Farm. We returned to our hotel on Main
Street and relaxed on our patio falling asleep to this great local band playing in the courtyard. After our naps we walked
through the downtown and were so impressed with the
huge variety of shops and how many entrepreneurs there
were. We had drinks on a ferry that took us around the bay
giving a great speech on the history of the area. They mentioned a great historic walking tour but there was no time.
We had a hard time choosing from so many fabulous restaurants but settled on a great cafe with locally grown food for
people of all ages and guess what - no commercially chain
stores or restaurants - so quaint! Anyway our restaurant was
so fun - there was a great band from Ann Arbor and fun
games everywhere to play. We ended by taking a stroll down
the gorgeous light-filled streets. It was just like Breidensridge. Such a great time, we are actually thinking of moving
here. P.S. If you ever visit, stay at the Hotel Janelle and eat
at the Pier! There are so many people living downtown you
could even rent a space from them.
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SECTION 3:
Downtown Vision Plan
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Forging the Vision

Placemaking as Economic Development

Over the course of four days -July 11-14, 2012 - Harbor
Springs residents, resorters, tourists, business owners, elected and appointed officials and other stakeholders turned out
en masse to share their thoughts on what the Vision should
be for Downtown Harbor Springs. During the Vision Fair
week, over 500 individuals attended focus group meetings,
workshops or dropped into the Vision Fair Headquarters at
201 East Bay Street to provide input and share ideas with
the consultant team. At the conclusion of the Vision Fair,
the City had developed a Vision Statement for Downtown
Harbor Springs, identified a series of physical improvements
and outlined a range of economic development programs
designed to enhance the Downtown and help the community become a more sustainable, year-round economy. A
summary of the Vision Fair and input generated during the
various sessions is included in the previous section.

The idea of using sense of place as the key economic development tool is not unique to Harbor Springs. Indeed, the
State of Michigan is building the state’s economic development model on the idea of placemaking. Simplified, the idea
of placemaking is to celebrate those elements that define a
community - the spaces, the culture and the quality of life
- to attract a range of new businesses and investments to
whom quality of life issues are how they define where they
will move or invest.

The Downtown Harbor Springs Vision

Historically, the economy of Harbor Springs has been based
on natural resource extraction and tourism. While there was
a period of modest manufacturing and industrial growth,
the water, the land and tourism have been the key elements
of the local economy. In the global age of coordinated
supply chains, precise just-in-time logistics and integrated
manufacturing and shipping operations, Harbor Springs isn’t
likely to attract manufacturing development in a scale that
will support sustainable year-round jobs for the population.

Downtown Harbor Springs is what brings together all
aspects of our community. Our streets are conduits for
social interactions; our public spaces are incubators for
the relationship building that spans generations. At the
heart of our community is our Harbor which is our most
important resource and our greatest asset.
We value the historic nature and human scale of our
Downtown and we recognize our need to provide a wide
range of living, dining, recreation and employment opportunities for multiple generations. Our public spaces
will reflect our commitment to the pedestrian, to nonmotorized transportation, to sustainable development and
to public safety. Our waterfront will be more closely
connected, both visually and physically, to the Downtown
to reinforce the importance of the waterfront to the
character of the community.

Our spaces will reflect the

small-town, personal nature of our community and our

Downtown will embody our community spirit.

The age of providing tax breaks to lure industrial development and even the age of industrial or manufacturing development as the primary pieces of economic development are
over. And while this has hurt Michigan’s economy severely
over the last decade, the shifts in the economy have the
potential to benefit the long term growth of a sustainable
economy in Harbor Springs.

Instead of trying to fight to attract these types of investments, the City should be celebrating the best things about
Harbor Springs and using those to attract different types of
businesses. The quality of life issues that we have to offer in
Harbor Springs are exactly the assets we can use to attract
smaller-scale, entrepreneurial investment. The days of attracting one business to be the City’s primary employer are
over. To compete in the global environment, Harbor Springs
needs to work with entrepreneurs to build as many small
businesses as possible. These businesses can be high-tech
research and design oriented offices, they can be creative
professional services or they may be decidedly low-tech
craft industries. There is no “ideal mix” business types that
will ensure a sustainable economy for Harbor Springs. It’s a
critical mass of businesses and a community that embraces,
nurtures and supports the entrepreneurial spirit that will
build a sustainable year-round economy capable of creating
jobs and customers to expand the City’s economy from a
seasonal one to a year-round economy.
Harbor Springs already has a fairly distinct sense of place.
Physical elements like the distinctive water fountains and
the “authentic” feeling character of the Downtown are elements that begin to distinguish Harbor Springs. The idea of
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Placemaking is to use these elements (and to enhance or
build other elements) that further distinguish Downtown
Harbor Springs and create an experience for people that is
both special and uniquely Harbor Springs.
While the foundation is in place, there is opportunity to
enhance those elements that people love about downtown
and to market these to attract new business investment in
the community.
Moving forward, the City’s economic development strategy
is going to be selling the high quality of life, the access to
world-class recreational and outdoor amenities, the strong
schools and the sense of community in Harbor Springs. The
programs, policies and projects described in this Section
are all what is technically considered “Placemaking” and will
serve to enhance the sense of place downtown while improving the overall quality of life for all stakeholders.

Achieving the Vision
The vision is a reflection of community desires documented
and utilized to develop a downtown development strategy
that is unique to Harbor Springs. The Downtown Development Plan bridges the gap between dreams and reality,
by providing the technical information necessary to guide
policy decisions and implementation.
Building on the foundation established by the public during
the Vision Fair, the Harbor Springs Downtown Plan includes
physical projects, programs and implementation, including financing and funding recommendations. This section
will describe programs, policies and recommended physical
improvements while the funding and implementation will be
covered in Section 4.
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Administrative Recommendations
Hire a DDA Director
The organizational burden of collecting information, working with all business owners, coordinating events with the
Chamber of Commerce and other groups and actively working to recruit and retain businesses requires a DDA Director.
The DDA’s current reliance upon board members to volunteer
to lead these efforts has been effective to restart DDA activity and lead this planning effort, however implementing the
recommendations in this report will require dedicated staff.
DDA Director responsibilities:
• Coordinate all activities of the Harbor Springs DDA
• Establish and maintain direct contact and communication with Downtown property and business owners
• Compile and keep current property/space database
• Establish and maintain a DDA website that includes
both the details of events and programs and outlines
the City’s assets in a way that help attract new business
and investment
• Actively monitor, update and otherwise manage Downtown Harbor Springs Facebook, Twitter and Google+
presence
• Financial management of all DDA programs including
budgeting and reporting
• Primary point of contact for business recruitment and
retention programs
• Coordinate maintenance program with DPW
• Communication with individual businesses and property owners
• Coordinate all special events with partners and businesses
• Provide staff support for the DDA Board and committees including the preparation and distribution of
meeting agendas, packets and minutes
• Monitor DDA committee activities to insure excellent
communication between the DDA Board and committees
• Special project fund-raising
Implementation Responsibility: DDA Board, City Council
Estimated cost: $50-65,000 annually
Schedule for Completion: Hire by December 2013
Funding Source: General Fund with assistance from private
donations to begin, TIF Revenue as it becomes available.
DDA Organization
The DDA should also organize using the Four-Point Main
Street organization model of four committees. These four
committees are:
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•
•
•
•

Organization
Economic Restructuring
Promotion
Design

Organization Committee
This team is responsible for volunteer recruitment and collaboration with community partners. The DDA Board and the
four committees are the skeleton of the DDA and they are
supported by the DDA Director. Key functions of this group
are volunteer recruitment, consensus building and multistakeholder collaboration.
Economic Restructuring Committee
The purpose of this standing committee is to work with the
DDA Director to retain existing businesses and to recruit new
businesses that will expand the economic mix of activities in
the DDA District. This committee will also help existing businesses improve the merchandising skills of business owners
to help them be more competitive in the regional marketplace.
Promotion Committee
This committee is charged with the multi-faceted task of projecting a positive image of Downtown Harbor Springs that
will help to nurture the downtown’s businesses. This includes
working with the DDA Director on marketing and advertising, special events and other promotions.
This committee has the special task of crafting an image
for Harbor Springs that is inclusive yet representative of the
history and character of the community. Many residents,
particularly year-round and younger residents indicated the
perception of Harbor Springs is something the City needs to
change if it is going to create a sustainable year-round community. This committee will be responsible for taking the
lead in promoting Harbor Springs as a shoulder season and
winter destination.
Design Committee
This committee is responsible for the physical space within
the DDA. This means overseeing those aspects which shape
the downtown experience for users and visitors. The Design
Committee will work with the DDA Director and City Hall to
create a walkable, memorable and distinctly Harbor Springs
Downtown District. This includes:
• Working with the Planning Commission and City Council to draft new parking standards, identify locations for
vehicular and bicycle parking and to develop a parking
management program
• Working with Council and the City Manager to develop
aesthetic guidelines for parking lot landscaping
• Work with consultants and experts to develop detailed
designs for the physical improvements recommended
in this study
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• Creating outdoor public spaces that can accommodate
a range of uses including outdoor dining.
• Working with the DPW to overseeing the maintenance
of public spaces in the Downtown
• Working with individual property owners to promote
property maintenance and improvement that is in
keeping with the aesthetics of downtown Harbor
Springs
• Educating property owners on the importance and
value of high-quality materials and workmanship
• Coordinating the placement of public art and pedestrian amenities (benches, signage, lighting)
Implementation Responsibility: DDA Board, City Council
Estimated cost: $0
Schedule for Completion: January 2013
Funding Source: None necessary.
DDA Website
The Harbor Springs DDA website is very basic and does not
provide a sufficient amount of information, either for visitors or potential investors. The DDA needs a website where
anyone has the ability to find out about special events, DDA
programs, City and region demographics, available space
and real estate. Because much of the initial research done by
people starting companies or relocating businesses is now
done using on-line search, the DDA must improve its web
presence and provide as much information as possible.
The website must either be a stand alone site or have a more
announced presence on the main City website. The website
must also be updated regularly so the content remains new
and fresh. In the current information age, the DDA cannot
afford to continue with a substandard web presence.
Implementation Responsibility: DDA Director
Estimated cost: $5,000 to build
Funding Source: General Fund and/or in-kind donations by
local information architect/web expert.

Programming Recommendations
The following detail the recommendations for new or expanded programming. The programs are ranked in terms of
priority.
Business Recruitment and Retention Program
Downtown Harbor Springs needs to be more proactive
in attracting new businesses and in encouraging start-up
businesses within the Downtown. As the global economy
has changed, so too has the marketplace in which the City
competes for business. The days of relying on the reputation of Harbor Springs to attract a diverse array of thriving
businesses are gone and an active recruitment and start-up
program needs to be developed if the City is going to build a
strong year-round economy.
A recruitment and retention program will focus on identifying and maintaining an appropriate mix of businesses
consistent with the vision for downtown. This includes:
• Shaping and carrying out a marketing strategy for the
Downtown district
• Work to create opportunities to make Harbor Springs a
dining destination
• Creating recruitment information packets and folders
for potential new leaseholders and businesses that include available spaces, start-up incentives, demographic and market information and contact information
• Actively recruit non-retail businesses for Downtown
that do not require foot traffic for success.
• Building an accurate and up-to-date database of all landlords, business owners, lease rates, available spaces and
opportunities and contact information for every space.
Implementation Responsibility: Economic Restructuring
Committee; DDA Director
Estimated cost: $5-10,000 for initial recruitment package
development; $5,000 annually thereafter.
Schedule for Completion: On-going. Project start is contingent upon funding. Complete by the end of 2013.
Funding Source: In-kind donation of professional graphic
design and printing services. Partnerships with the Chamber
of Commerce and HARBOR Inc. TIF Revenue as it becomes
available.
Marketing/Promotion Program
Harbor Springs cannot afford to rely on the reputation of
the City as its sole source of marketing. A more aggressive
marketing and promotion campaign is necessary to expand
the economy beyond the summer months.
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A marketing strategy is needed to reengage the broader
community to identify with downtown Harbor Springs as
both a local and regional destination by enhancing hospitality and dining experiences, while providing off-season
promotions for year-round residents.
A regional marketing strategy should also be developed to
pursue reciprocal patron relationships with Petoskey, Boyne
City and Charlevoix to market and promote downtown
Harbor Springs throughout the region. Events, promotions
and hours should be coordinated with business owners to
maintain options for patrons. Each community has different
events that attract a range of visitors to town, working collectively, Harbor Springs can plan for complimentary events
and programs instead of competing directly with other well
established events and can benefit from the groundwork laid
in other communities to attract visitors.
Downtown Harbor Springs and the DDA need to strengthen
relationships with the Chamber of Commerce to coordinate marketing and event planning. Furthermore, there is a
significant opportunity to work with the Chamber, Nubs Nob,
Boyne Highlands and Birchwood to create promotions and
events to attract business during the fall and winter months,
in particular. Working together will yield results that are
much greater than the sum of the individual parts and the
failure to tap into the fall and winter activities at the recreation areas and Birchwood is a significant missed opportunity, that can be easily and simply improved.
Finally, the DDA needs to embrace social media (facebook,
Google+, Twitter etc) as a primary source of promotion and
marketing. The DDA currently has a poor web presence - a
poor website that lacks vital information, no facebook page,
but there is a Twitter “handle” for Harbor Springs (@HSMICH)
with limited updates.
Implementation Responsibility: Promotion Committee; DDA
Director
Estimated cost: $10,000 annually
Schedule for Completion: On-going. Begin no later than Jan.
1, 2014.
Funding Source: Partnerships with the Chamber of Commerce and HARBOR Inc. In-kind donation of professional
graphic design, printing and marketing services from talent
pool within Harbor Springs TIF Revenue as it becomes available to support on-going marketing and promotion efforts.
Create a Dining and Entertainment District
Across Michigan, dining and culinary arts have been the
catalyst in many downtown revitalizations. Communities
as different as Boyne City, Clarkston, Ann Arbor and Fenton
have become regional destinations because of a key anchor
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restaurant or critical mass of dining (and social) alternatives.
Harbor Springs should encourage a variety of local dining
and entertainment options. These options should include
both fine and casual dining, family alternatives, entertainment and outdoor dining. To encourage additional food and
beverage service development within Downtown the DDA
should:
• Work with the Planning Commission and City Council to
modifying City zoning requirements
• Work with the Planning Commission and City Council to
develop new parking standards and a parking management program
To become a more sustainable year-round downtown, Downtown Harbor Spring needs to expand the mix of business
to include a broader array of businesses including a hotel,
coffee shop, bakery, craft industries (i.e. Incubator kitchen,
yogurt or cheese making, charcuterie/smokehouse, specialized manufacturing like bicycles or boats). There is also the
opportunity to expand the available services to enhance onwater and off-water user experiences including kayak rental,
bike rental, first aid clinic, and during the winter months,
skate, cross-country ski and snowshoe rentals.
Implementing this programming recommendation requires
the update of the City’s zoning ordinance (adoption of a
from-based district for downtown) and the development of a
parking management strategy. The additional policy details
regarding these elements begins on page 51.
Implementation Responsibility: Planning Commission; City
Council; Design Committee; DDA Board
Schedule for Completion: Complete by end of 2013
Estimated cost: $20,000 (cost of the zoning ordinance update)
Funding Source: General Fund
Business Incubator Program
This program should provide guidance for new businesses.
The incubator program should, at a minimum include the
following elements:
• Business mentoring program, which provides a mentor
for new business owners to provide technical advice
such as assistance with writing business plans and pursuing financing.
• Lease assistance program, which provides financing in
the form of a forgivable loan that helps to make office/
retail space affordable in Downtown Harbor Springs for
new businesses. A more comprehensive study of occupancy lengths and lease rates is needed to determine
the optimal terms of a lease assistance program.
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Implementation Responsibility: Economic Restructuring
Committee; DDA Director
Schedule for Completion: Develop program by 2015
Estimated cost: $10,000-$15,000 annually
Funding Source: Grants, In-kind donations of lease/rent reductions to begin. TIF Revenue as it becomes available
Additional Off-season Events and Activities
In order to attract people necessary to encourage a more robust year-round retail environment, the DDA should increase
the number of special events programmed for downtown.
Harbor Springs does summer events very well. The DDA,
Chamber of Commerce, the City and various private and
community group have built a strong catalog of annual summer events. The creativity that goes into the summer events
can be extended into “off-season” event planning as well.
Aside from the Home for the Holidays, Halloween Parade and
Taste of Harbor Springs, there is little in the way of organized
and coordinated event planning to attract people downtown
during the fall, winter and spring months. Additional opportunities abound and can be expanded based on current
Chamber events. For example, an expanded waterfront
park with skating rink and warming house could easily host
the Chamber chili cook-off in conjunction with a Nubs Nob
event, pond ice hockey tournament or other similar event.
Workshop participants were very creative in suggesting
potential events for the downtown. While this list is not
comprehensive, it does represent the breadth of potential
non-summer events that were discussed by the participants
during the Vision Fair week:
• Winter Carnival-type event
• Beer festival
• Fall color bicycling weekend rides
• Pond ice hockey tournament
• Fall harvest festival
• Midnight Madness holiday shopping
• First Friday Gallery/Pub crawl
Implementation Responsibility: Promotion Committee; DDA
Director
Schedule for Completion: Contingent upon funding.
Estimated cost: $20,000-$50,000 annually. Budget figures
may vary based on the event(s) and will change annually
depending on the size and success of the event.
Funding Source: Partnerships with other private, public and
non-profit organizations (Chamber of Commerce, HARBOR
Inc., Birchwood, Nub’s Nob, Boyne Highlands, for example),
Private donations; In-kind donations of goods and professional services. TIF Revenue as it becomes available
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Cottage Food and Craft Industry
Small craft “cottage” businesses have begun to emerge as
significant economic engines across Michigan. Entrepreneurs
are tapping into the market demand for locally produced
artisanal goods. There has been an explosion of different
craft industries from beer to jewelry to bicycles to baked
goods. This market has tremendous potential for year-round
growth in the City and Harbor Springs needs to actively work
to eliminate hurdles to establishing a cottage industry or
business in the city and to recruit potential businesses.
Cottage foods have exploded as a result of the Michigan Cottage Food Law (P.A. 113 of 2010), which expanded the ability
for limited production of “certain types of food for direct sale
to customers at farmers markets, farm markets, roadside
stands or other direct markets. The products can’t be sold
to retail stores; restaurants; over the Internet; by mail order;
or to wholesalers, brokers or other food distributors who
resell foods.” This law provides the opportunity for smaller
producers to make certain foods for direct sale in their own
kitchens. While cottage foods are not a billion dollar industry, they are an expanding market segment within many
local communities and should be encourages as successful
cottage food producers graduate to become larger-scale entrepreneurial businesses that sell directly to wholesalers and
restaurants. As the cottage food industry continues to grow,
Harbor Springs can position the City to benefit from one
or more successful expansions of cottage foods into larger
business operations.
Specifically, as many individuals seek to expand their cottage
food business into a larger operation, the cost of building or
using a commercial grade kitchen that meets the guidelines
of the Michigan Food Law is prohibitive to expanding these
businesses. Harbor Springs can become a regional destination for expanding cottage food operations by creating an
Incubator Kitchen, which is a commercial kitchen available
for rent or other use by members of the community. Incubator Kitchens can also become the hub of a burgeoning
regional culinary scene and are designed to encourage
culinary entrepreneurship with reduced risk. In addition the
commercial kitchen space, an incubator kitchen may offer a
range of business development advice and mentoring.
Such a facility and program does not need to be located
within the DDA district, nevertheless the expansion of support for the cottage food industry growth and expansion is an
economic development goal with great potential for the City.
Other craft industries can be encouraged by creating more
flexible uses within appropriate areas that do not require
excessive or cumbersome additional special use reviews.
Implementation Responsibility: Economic Restructuring
Committee; Chamber of Commerce; City Council; Planning
Commission
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Schedule for Completion: Contingent upon private sector
funding. Zoning amendments complete by end of 2013.
Estimated cost: Incubator Kitchen $75,000-$200,000; Zoning
ordinance changes/amendments $2,500-$5,000
Funding Source: Zoning amendments - General Fund
Incubator kitchen facility - private sector investor(s)
Design Assistance Program
Most existing buildings in the district have excellent, character appropriate facades. Some buildings, however, were
built with imposing scale or lack pedestrian level design
amenities. A program should be offered to provide design assistance for pedestrian level improvements by the property
owner, such as awnings, building access, benches and other
amenities.
Implementation Responsibility: Design Committee; DDA
Director
Schedule for Completion: Begin program in 2017
Estimated cost: $7,500 annually
Funding Source: In-kind donation of professional architectural services. TIF Revenue as it becomes available
Downtown Wi-fi Program
Providing free and dependable downtown wi-fi internet
connections is essential to attracting professional service
businesses that are not reliant upon foot traffic for business.
As one participant noted during the Vision Celebration, he
works for a national marketing firm and can work from his
home in Harbor Springs, but cannot work downtown because there isn’t a dependable wi-fi connection.
More and more, the leading communities are approaching
wireless internet coverage as a key piece of infrastructure
within downtowns. Given the size of the City and the location of Harbor Springs, wireless internet is a critical piece of
downtown infrastructure, no less important than street lights
or water mains. Providing wireless connectivity throughout
the downtown will help recruit the type of start-up and
internet-based information businesses that are crucial to a
long-term, year-round and sustainable economy.
Implementation Responsibility: DDA Director; DDA Board
Schedule for Completion: 2013
Estimated cost: $40,000 start up; $20,000 annually
Funding Source: Private donors; In-kind donation of equipment and/or bandwidth; TIF revenue as it becomes available
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Policy Recommendations
Parking Management
A parking management program should consider existing and proposed parking holistically for uses within the
district. During peak season, parking should be managed
with business owners and staff vehicular parking occurring
outside the core area to relieve congestion and allow space
for patrons. Parking time limits should be eliminated in
newly developed peripheral parking areas, while maintaining no fees for patron parking. The more holistic approach to
parking needs to be implemented in phases, with the short
term phase being implemented in the next 12 months and
long- term solutions, such as parking decks, phased in over a
much greater time frame.
Short Term Strategies
• In the short term (12 months), the City should adopt a
policy requiring employees to park in the more remote
lots at City Hall/Deer Park, West Third and State or Gardner and East Bay between Memorial Day and Labor Day
and during other specified events/times like during the
Christmas season. A map of proposed parking improvements is on the following page.
• Revise parking standards in the zoning ordinance.
• Evaluate the long-term financial impact of building
the parking decks proposed in this plan and allowing the Downtown District to be exempt from parking requirements. At the very least, the ordinance
should create a payment in lieu of parking program
that will help to fund new parking decks.
• Develop shared parking standards which will maximize the use of existing parking areas.
• Consider creating a maximum parking allowance of
one space per residential unit with the Downtown
District and create shared-parking provisions
A long-term strategy needs to revise the current parking
standards in the City’s zoning ordinance which are an obstacle to any kind of new development, particularly for bars
and restaurants. Current standards actually discourage these
types of businesses because of onerous parking requirements.
Longer term strategies and solutions include:
• Develop a valet/drop-off service for marina users to
begin in the summer of 2013 and limit long-term
(overnight) marina parking to remote lots. This will help
accustom marina users to the drop-off, unloading and
parking procedures that will be necessitated by reducing the number of spaces in the current waterfront
parking lot so that other uses can be developed.
• Build a parking lot north of East Third Street at Spring.
• Phase in parking at the old Reservoir beginning with
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Proposed Parking Location Map
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Proposed Parking Area
Proposed Parking Count
Parking Reduction
Current Distance from Last
Dock to Corner of Existing Lot

Parking Strategy
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surface parking which should evolve into a single level
parking deck with tennis courts above.
Implementation Responsibility: City Council; DDA Board;
Harbor Commission
Schedule for Completion: Develop parking management
strategy by May 2014.
Estimated cost: Dependent upon the system developed. For
example, estimated cost of 7am-10pm valet service for marina between July 1 and Labor Day is approximately $24,300
for a staff of three and $16,200 for two staff.
Funding Source: Harbor Commission/Marina Fund, General
Fund; TIF revenues as they become available
Zoning and Land Use
As discussed in Section 1, the City’s current zoning is not
suitable for the Downtown that citizens have said they want
in Harbor Springs. Changes to the Zoning Ordinance and
land use policy can help to accomplish many of the goals
and objectives that the community built consensus around
during the Vision Fair events. There was broad community
consensus for more restaurants, bars and entertainment;
outdoor seating and rooftop decks; more living options
downtown(types of housing and price points); concentrating
parking; for respecting and preserving the architectural history of the City; and for preserving the authentic character of
Downtown Harbor Springs.
To accomplish the goals listed in the preceding paragraph,
specific changes needed are:
• Parking standards need to be revised so they encourage instead of hinder business opportunities (as discussed above). At a minimum, on-site parking requirements need to be eliminated within the Downtown
District and replaced (at least in the short term) with a
payment in-lieu of parking program.
• Zoning districts within the DDA need to be consolidated into form-based districts. Form-based code is
appropriate for the Downtown District and will be more
a more effective tool to insure new buildings and renovations preserve and enhance the character of Harbor
Springs
• As part of the Form-based code, two story buildings
should be required within the Downtown District, with
height limits gradually increasing moving north from
the Bay toward Third Street.
• The form-based districts should have detailed architectural standards establishing a baseline for minimum
levels of ground floor transparency, the placement of
entry doors, suitable building materials and architectural features. More stringent architectural standards
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that include guidelines for suitable materials and
details should be developed that are applied to those
projects seeking the bonus story.
Consider adopting a height bonus of one story for
adhering to rigourous architectural design standards
Allow rooftop decks as a by-right use in the Downtown
District and create standards for such structures
Create standards for by-right outdoor restaurant seating
Allow upper floor residential uses in the downtown by
right to encourage more downtown residents
Increase housing opportunities within the DDA District
by increasing density (i.e. allowing taller buildings)
Zoning ordinance must be more graphic, using maps
and illustrations to show locations, boundaries and
aspects of the code
Eliminate cumbersome Special Land Use requirements
particularly those pertaining to restaurants, bars, coffee shops and hotels
Streamline the approval process
Develop sidewalk occupancy standards
Develop illustrative signage standards
Develop street typologies and standards

Implementation Responsibility: City Council; Planning
Commission; Design Committee
Schedule for Completion: Complete by end of 2013
Estimated cost: $20,000
Funding Source: General Fund
Prepare Parks & Recreation Master Plan and Michigan
Natural Resource Trust Fund Grant Application
Waterfront Park and Spring Linear Park are an integral part
of the network of recreation resources throughout the
City. A City-wide Recreation Master Plan should be prepared reflecting the community desires for the waterfront,
as identified in the Visioning Plan, while also considering
the necessary improvements and connectivity between
resources throughout the City. Approval of the Parks and
Recreation Master Plan can then allow the City to make application to the Trust Fund for Park improvements, as well as
other resources.
Implementation Responsibility: City Council; Planning Commission; City Manager
Schedule for Completion: Complete Plan by early 2013.
Estimated Cost: $12,000 for plan, $4,000 for grant application
Funding Source: General Fund.
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Existing elevation of East Third Street between Spring and State Streets

Conceptual elevation of East Third Street depicting infill development between Spring and State Streets

Identify and Encourage Infill Development
Infill development is future development (or redevelopment)
that utilizes undeveloped or under-utilized space within the
DDA District. Encouraging new development, particularly on
lots currently used for surface parking will help to create new
living and business options and, because of a form-based
code, the architecture of the new buildings will enhance
character of downtown while strengthening the sense of
place for the entire district.
Infill development activity is dependent upon both changes
to the zoning ordinance and the health of the regional real
estate marketplace.
Implementation Responsibility: Private sector
Schedule for Completion: on-going
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Development Plan
The Development Plan is the blueprint for physical projects
within the DDA District. These recommendations originated
with the participants during the series of the three design
workshops - Focus On: Waterfront, Focus On: Streets, and
Focus On: Architecture - held July 12, 2012. The concepts
were refined and presented as a part of the Downtown Harbor Springs Vision Celebration on July 14, 2012. The design
concepts presented herein have been further refined based
on the input generated during public meetings and through
further discussion with the DDA.

Connecting the Waterfront and Main Street

project is a complement to the recommended Spring Street
Linear Park and will be most efficiently designed and constructed if done in conjunction with the realignment of East
Bay Street and the construction of the formal elements of
the Spring Street Linear Park.
The design development phase will identify the location
and extent of specific uses (kayak storage/rental, pathways,
amenities etc.). Many ideas were discussed about Waterfront
Park amenities including, but not limited to, a fountain, playground, picnic tables, ice skating rink, concessions.
As discussed previously, this plan depends on the adoption
of a more holistic approach to parking and the adoption of a
new parking management strategy, the key details of which
are described on pages 54-56.

The Little Traverse Bay waterfront is the City’s greatest
resource that most Vision Fair participants cited as the community’s most important asset. As noted in the previous
summary of the Vision Fair, the community spoke often and
passionately about the need to improve access to the waterfront, provide the opportunity for more people to experience
the City from the water and to better connect the waterfront
to Main Street. People are very clear that it is the water and
access to natural resources that drew them here originally
and keeps them coming back. Improving the Waterfront
area will help to strengthen the role the waterfront plays in
Harbor Springs, both economically and socially, and is a critical part of helping the Downtown evolve into a sustainable,
vibrant and year-round place.

Waterfront Park
The Vision Fair events highlighted a clear and near-unanimous belief that the Little Traverse Bay and the waterfront is
the City’s greatest asset and that the experience of being in
Downtown Harbor Springs needs to expand so that the waterfront becomes a more important part of that experience.
Similarly, Vision Fair participants also came to consensus that
the best use of the waterfront area is not for parking and
tennis courts, the two dominant features at the waterfront
currently. While many ideas were floated about programming and events that could happen at the waterfront, three
themes were constant: expand access to the water at the
marina, create a space that can be used for both year-round
events and for informal gathering, and improve the shoreside amenities for boaters.
The concept for a redesigned Waterfront Park, eliminates
the tennis courts, re-configures the parking areas (reducing
the number of surface parking spaces by 74 spaces), and
includes a relocated Harbor Master building with improved
shore-side services that can be used during the non-boating
months as a warming house and concessionary space. This
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Conceptual Waterfront Park Redevelopment
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Proposed cross section of East Bay Street between State Street and Spring Street.

Existing conditions on East Bay Street between Main and Spring Streets (June 2012)

Conceptual elevation showing infill development on East Bay Street between State and Spring Streets

East Bay Street
As a part of the re-configuration of East Bay Street and the
parking lots at the waterfront, the East Bay Street right of
way expands from 48 feet to 60 feet and creates a more pedestrian friendly experience with wide sidewalks appropriate
for cafe seating, on-street parking on the north side of East
Bay Street, an 8’ buffer on the south side of East Bay Street,
trees, improved lighting and pother pedestrian amenities.
The most important aspect of this rethinking of how the
waterfront works is the new emphasis on the pedestrian experience. Currently, the waterfront is designed primarily for
cars with the pedestrian experience being an afterthought to
parking and vehicular circulation. This vision for an improved
East Bay Street and an expanded Waterfront Park encourages
pedestrian movement and serves to make the waterfront
accessible to all.
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There are a number of different opportunities that have the
potential to transform East Bay Street from a lifeless space
characterized by difficult pedestrian conditions into a street
with a vibrancy that encourages movement between Main
Street and the waterfront. There are infill opportunities along
the north side of the street for new buildings and a vertical
addition to the Bar Harbor building, which can accommodate either an enclosed second story or rooftop deck. Further, the reconfigured streetscape allows enough room for
cafe-style outdoor seating. The conceptual elevation shown
above illustrates the potential appearance of a redeveloped
East Bay Street.
Enabling this sort of redevelopment and promoting infill development will require changes to the zoning ordinance as
described on page 50. Ultimately, the public realm (sidewalk
and street) is the responsibility of the City, while the private
sector will be responsible for infill development.
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Phasing of East Bay Street Improvements and Infill
The phasing of the physical improvements to East Bay Street
depends upon the phasing and construction schedule for
the Waterfront Park improvements. The Waterfront Park can
be done incrementally, with Phase 1 being the removal of
the tennis courts and parking lots and the construction of a
drop off/temporary parking facility. However, this will necessarily increase the price for constructing the park.
The infill development is controlled by the real estate market. As we have seen, the redevelopment or repurposing of
these buildings has not occurred in part because the zoning ordinance creates an obstacle for redevelopment. The
parking standards alone make it too cost prohibitive to start
a restaurant or bar and the approvals necessary for a rooftop
deck or second story are a deterrent to those who might
share the vision for downtown
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Artist rendering of a conceptual plan for the Spring Street Linear Park

Proposed cross section for the Spring Street Linear Park

Spring Street Linear Park
Based on the input generated during the Vision Fair workshops, Spring Street becomes the primary north-south axis
of the DDA District. The Spring Street Linear Park is proposed
to be the primary pedestrian connection between Main
Street, the waterfront and the proposed parking structure
on the north side of Third Street. Spring Street is the piece
that connects the three anchor pieces - the waterfront, Main
Street and the Third Street Parking Deck.
As described in Section 1, Spring Street between Main Street
and the waterfront is a rather poor street for pedestrian,
bikes and cars. In fact, while the consultant team was working in the Bay Street office, a young woman on a bicycle
travelling on East Bay Street was struck by a car coming from
Spring Street (luckily she was only shaken up and not seriously injured!). Witnessing this event provided a real-world
illustration of just how poorly Spring Street functions for
vehicular traffic.
While Spring Street does not function well for vehicular
traffic, Spring Street has the potential to be an outstanding
pedestrian-only street/plaza. Spring Street is very narrow,
just 34 feet between the buildings. The Community Bank
Building mass is considerable and works to create a sense
of enclosure. The street currently is dominated by parked
cars and lacks adequate sidewalks and street trees. Closing
Spring Street between Main Street and East Bay to vehicular
traffic will transform this space from an alley into a dynamic
and authentic space that will fill the void of informal out-
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Conceptual elevation showing potential infill development on the west side of Spring Street between East Bay and Main Streets

door gathering space that workshop participants repeatedly
stressed was missing from the downtown. At the same time,
parking should be eliminated in the existing alley off Spring
Street to improve the appearance of the quaint alley and
increase commercial traffic to the existing Main Street businesses
The conceptual design of the Spring Street Linear Park
utilizes the concept of the springs and water flowing toward
Little Traverse Bay. The water may be an actual water feature
or could also be sculptural and artistic depictions on the
springs flowing to the Bay. The space which is now the street
would become an outdoor plaza with seating, public art and
sculpture, street trees and lighting that encourages the yearround use of the space by the community. The space can also
be designed to accommodate special events, the Farmers
Market and other potential programs.
The most important aspect of the Spring Street Linear Park is
that it creates a dedicated pedestrian corridor between Main
Street and the Waterfront that encourages pedestrians to experience both spaces. It will help to encourage more visitors
to stay and explore and it will undoubtedly create a space
that celebrates the history and heritage of Harbor Springs.
Phasing of Spring Street Linear Park Improvements
It is less important to tie the phasing of Spring Street Linear
Park improvements to the reconstruction of East Bay Street
and the Waterfront Park, though there will be some economy
of scale realized by tying the major construction elements
(concrete and utility work) to the larger project to realize
some savings on the unit pricing. Nevertheless, removable bollards can be installed to restrict vehicular traffic in
the short term while the design for the park is developed
and funds raised for construction. This is only a short term
solution. While pedestrians will utilize the closed street and
events such as the Farmers Market may utilize the roadway,
the space will benefit greatly from an enhanced design that
gives the space life. The short term closure of Spring Street
to vehicular traffic can begin as soon as the summer of 2013
and the DDA and City should work with the Farmers Market to discuss the potential of relocating the market to the
Spring Street Linear Park for 2013 to highlight the conversion
of the space from street to linear park.
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Costs and Implementation
This study identifies a very rough and preliminary range of
potential costs for design and construction for planning purposes only. More accurate costs will be generated during the
design development phase, where the community decides
what kind of amenities are appropriate and when additional
site investigation can be completed.
Nevertheless, it is useful to put the project in the context of
other projects of a similar scale to understand what the full
range of costs might be.
In looking at comparable marina improvement projects, the
marina and East Park improvements in Charlevoix totalled
$13.1 million which covered the complete renovation and
rebuilding of 75 boat slips, a new harbor master building,
public plazas on the west side of East Park, new amphitheater and the trout stream feature. Of the $13.1 million cost,
$6.9 million was paid for by the DDA and $6.2 million came
from Michigan Waterways Commission (MWC) grant funds.
The interactive fountain was an additional $565,000 (35%
or $200,000 from the DDA, 14% or $80,000 from the general
fund and 50% or $285,000 in private and foundation contributions.)
As illustrated in the tables in the following Section, 26 years
of TIF revenues will not be sufficient to cover costs equal
to what were incurred in the Charelvoix project. Therefore,
the DDA will need to fully explore the potential of working
with the MWC and Michigan Natural Resources Trust Fund
(MNRTF) for a portion of the funding. The DDA will certainly
need to work with the philanthropic community to find
funding for a large portion of these improvements. Finally,
the City will need to begin budgeting street and utility funds
to cover at least a portion the Waterfront Park, East Bay
Street and Spring Street Linear Park projects.
Implementation of these three inter-connected projects will
be a complicated task. Coordinating all the different elements necessary to make these projects happen: amending
the zoning ordinance, revising parking standards, implementing a marking management strategy, fund-raising,
design development, navigating the site plan and building
permit process, and coordinating the efforts of elected and
appointed officials, the DDA Board, DDA committees, other
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public agencies and private or philanthropic stakeholders really requires a full-time DDA Director to make sure all of the
moving parts move together.

Phase 1 Reservoir Park Parking Improvements

Parking Structures
Third Street Parking Deck
The success of this plan in achieving the Vision crafted by the
citizens of Harbor Springs relies heavily upon a more holistic
approach to parking that looks at parking on a district-wide
basis, rather than on a parcel by parcel basis. This strategy is
designed to concentrate parking in a pair of parking decks
(one at the northern terminus of Spring Street, the other
on Reservoir Park) which will replace the scattered surface
parking lots. Concentrating the parking will allow for the City
to sell these surface lots for infill development (which will
in turn help to generate revenue for the implementation of
many aspects of this study) while replacing dead spaces in
the streetscape with buildings that help improve the vibrancy of the Downtown experience.
As discussed in the Zoning and Land Use recommendations,
amending the City’s parking standards are just the first step
in implementing a new and more effective parking management program. Investing in a parking deck will conservatively provide 150 parking spaces, which relocates 74 spaces
from the waterfront and provide 76 additional spaces.
Reservoir Park Parking Lot/Deck
The subsequent phase of the parking strategy is a phasing
of parking on the site of Reservoir Park. Initially this can be
simply paved as a surface parking lot. As funding becomes
available, a single level deck can be created to provide parking on the ground level, with an at-grade entry from East Bay
Street, with new tennis courts on the upper level, at grade
with Main Street.

Phase 2 Reservoir Park Parking Improvements

Cost and Implementation
The cost to build multi-level parking decks will vary considerably based on site conditions, environmental constraints,
and design consideration. Above ground decks typically
carry a construction cost of between $7,500-$15,000 per
space. For the purpose of this planning document, we have
conservatively used the $15,000 per space cost to develop
the rough estimate of $3.2 million for the Third Street Parking Deck. This figure includes design, construction of the
deck and improvements to the Spring Street streetscape
north of East Third Street but does not include potential land
acquisition costs.
The estimate for the Reservoir Park Parking lot and deck
comes to $1.029 million including all phases (surface parking, one-story deck to support future development, tennis
courts and site amenities). The first phase - the surface parking, is an estimated $150,000 ($3,000 per space). The antici-
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pated cost of the structure is an estimated $9,000 per space
or $450,000. The estimated cost for building new tennis
courts atop the deck is an additional $150,000.

Phase 3 Reservoir Park Redevelopment atop parking lot

Although these are significant costs, these projects are key
to achieving the vision established by the community. TIF
revenues alone will not provide enough short or mid-term
funding to construct these without additional funding. A
payment in lieu of parking program needs to be established
by the City to provide the seed money to begin these projects. As redevelopment occurs, payments into this fund in
lieu of providing on-site parking will become the funding
that ultimately will be critical to making these projects happen.

East Third Street Improvements
Almost universally, Vision Fair participants and visitors to the
temporary project office at 201 East Bay Street had negative
impressions of East Third Street. People cited the overhead
utilities, mishmash of architectural styles and building configuration, and numerous conflicts between cars and pedestrians. Very few people told us they enjoy the experience of
walking on East Third Street.
The community provided a very distinct consensus opinion
about the appearance of the East Third Street corridor between State and Judd, and that opinion was that it needs to
be improved both aesthetically and experientially.

Proposed cross section of East Third Street between State Street and Spring Street.
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Recommended improvements based on the input generated
include the following:
• Placing all utility lines underground
• Improving sidewalks
• Improved lighting
• Improved landscaping (street trees and ornamental
planting)
• Additional street furniture
Cost and Implementation
The greatest portion of the cost of these improvements is in
the replacement of sidewalks and placing overhead utilities underground. The DDA and the City should be jointly
responsible for sidewalk and pedestrian amenities. Special
assessments can be considered as a mechanism to cover a
portion of the cost of moving utility service underground.
Ultimately, the most cost effective method of making these
types of improvements is to construct them in conjunction
with a larger road improvement project on East Third Street.
The total cost of these improvements is estimated to be in
excess of $600,000.

incrementally as funding is identified. Ideally, as with the
other streetscape projects, it is most cost effective to construct improvements along with a road project. Timing improvements to coincide with these road projects also opens
the door for additional potential grant funding through
MDOT enhancement grants.
The responsibility for improvements outside of the street
right of way falls on the DDA, specifically the Design Committee. The DDA Design Committee should also work closely
with the DPW and MDOT to develop unique crosswalks that
strengthen Downtown Harbor Springs’ sense of place.

The City is responsible for projects that fall within the street
right of way and is thus the lead body in working to move
utility lines underground. The proposed DDA Design Committee is responsible for the design aspects of the pedestrian
amenities and improvements.

Connectivity and Pedestrian Improvements
There are many lower-cost improvements that are needed
to improve the overall downtown experience. Downtown
Harbor Springs should build upon the foundation of placemaking elements that are already in place - the fountains,
historic architecture, waterfront - by installing distinctive
energy efficient lighting throughout the district, developing
a palette of appropriate street furnishings (including bicycle
parking racks), public art and developing wayfinding signage
for appropriately scaled for vehicular, non-motorized and
pedestrian users.
Crosswalk improvements will improve the overall pedestrian
experience and can become placemaking elements that help
to strengthen the sense of place downtown. Such treatments
might include colored pavements, raised crosswalks, textured pavements and materials, and illuminated signage at
crosswalks. At the very least, additional signage is needed to
remind motorists to yield to pedestrians in crosswalks. Such
signage is typically installed seasonally and can be easily
installed and removed during peak seasons and events.
Cost and Implementation
Again, the cost of implementation and construction will vary
greatly depending on the fixtures, fit and finishes selected by
the community. Much of these improvements can be done
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SECTION 4:
Implementation

69

Implementation
This study contains a number of programs, policies and
projects that are essential to achieving the Vision for Downtown set by the community during the Vision Fair. Making
these things happen is a two-part equation. The first part
of the equation defines who is responsible for initiating or
undertaking an activity. The second part is the funding for
the project or activity.
Project responsibility is a fairly straightforward endeavor
and was outlined in the previous section. Funding is always
a more complicated part of the equation and the current
economic and political climate has only made the funding
side of the equation more difficult to figure out.

Funding
What was once exclusively the responsibility of the public
sector - funding public improvements and economic development activities - has become an exercise in building
partnerships. This shift, and the shift in municipal funding
in general, forces communities to cobble together project
funding from a broad array of sources. Some of these sources
are conventional - the State Departments of Transportation
and Natural Resources, the Small Business Association and
the US Department of Agriculture - while others are less so.
Private investors, foundations and philanthropic organizations, non-profits and other interest groups have all become
key parts of the funding equation.
Even as the landscape for funding projects has become
more complicated and municipal budgets have shrunk,
there is still a formidable arsenal of economic development
tools that are available to local governments. Tax Increment
Financing through Downtown Development Authorities and
Corridor Improvement Authorities are tools that allow a community to compound the return of new investments. Special
assessments, levies, and bond issues are also conventional
tools available to finance the types of projects described in
Section 3. Finally, communities have become much more
savvy about working with the private sector to create “winwin” projects that allow developers to profit while providing
a broad community benefit.
Funding for the projects described in Chapter 3 will necessarily need to come from many sources. These sources of
funding are outlined below.
• General Fund
• Road Fund
• Water & Sewer Fund
• Grants
• Public-Private Partnerships
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• Donations
• Tax Increment Financing

General Fund
Despite the fact that municipal budgets are strained as never
before, the City needs to bear some fiscal responsibility for
at least a share of the physical improvements needed to
enhance the downtown and to advance the City’s placemaking efforts. Certainly road and utility funds will be needed as
a part of the Waterfront Park, East Bay Street reconstruction,
Spring Street Linear Park projects. Ongoing contributions
from the City’s General Fund have been built into Table 6:
Capital Improvements Schedule.
In the short term, the City may be able to provide seed funding to hire a DDA Director. There is a great deal of flexibility
in how this position is created and funded, and the City will
need to help coordinate the most cost-effective approach.
The General Fund cannot be the primary source of funding
for these projects, however, it can be used as seed funding,
gap financing and as grant matching funds.

Grants
Grant funding can be a significant contributor toward the
cost of physical improvement projects. Communities rely
on a range of grant sources including public agency grants,
non-profit and foundation grants. Historically, Harbor
Springs has been less reliant on grant funding than most
communities.
Moving forward, grant funding must be a part of the funding formula if the DDA is to implement the projects detailed
in this plan. The reality of funding in 2012 is that no single
source of funding is going to be adequate to pay for largescale physical improvement projects; funding will have to be
cobbled together from a multitude of sources. As many grant
funds require a local match, there will be funding from either
the DDA or City’s general fund that will need to be included
in most projects.
Potential sources of public grant funding include:
• Michigan Department of Natural Resources
• Waterways Commission Grants
• Natural Resource Trust Fund
• Michigan Department of Environmental Quality
• Coastal Management Program
• Michigan Department of Transportation
• Enhancement Grant
• U.S. Department of Agriculture
• Rural Development program
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Public-Private Partnerships

Tax Increment Financing

Creativity is the name of the game in developing effective
public-private partnerships. Municipalities are often able to
leverage their assets (land, infrastructure) to work with the
private sector to craft solutions that benefit both the developer and the larger community. In some cases, a municipality may provide free or low-cost land in exchange for a
development that includes open space, affordable housing,
parking or some other public benefit which is paid for by
the developer. In other cases, municipalities can use infrastructure improvements to encourage redevelopment. These
are just two examples of public-private partnerships. Other
examples are cost sharing and revenue agreements.

Tax increment financing is a method of funding public investments in an area slated for redevelopment by capturing,
for a time, all or a portion of the increased tax revenue that
may result if the redevelopment stimulates private investment. The concept of tax increment financing is applied only
to the district for which a Development Plan has been prepared by a Downtown Development Authority and adopted
by the community’s legislative body (the City of Harbor
Springs City Council).

The DDA and the City must build relationships with the private sector to encourage these partnerships. Going forward,
it will be more and more important to look to the private sector for assistance in completing physical projects.

Donations
In Harbor Springs, it is expected that philanthropic and charitable donations will account for a large portion of financing
public sector development projects. These private donations
will continue to be a source of additional funding for many
projects and will likely be the source of funds that determine
the final fit and finish of many projects. The DDA and the
DDA Director will be responsible for continuing to work with
charitable foundations, private donors and nonprofits to
raise funds for physical improvements and programming.
In-kind donations are often overlooked because there is no
dollar value placed on these services. Nevertheless, in-kind
donations of professional services are the lifeblood of many
DDAs, large and small. Harbor Springs is no different from
many communities that rely on the skills and time donated
by volunteers. These in-kind donations of services are particularly important between now and 2015 when TIF revenues are projected to begin significantly contributing to the
on-going operations of the DDA.
The DDA should actively seek out locals with skills in marketing, graphic design, information architecture (web pages),
and business. It’s quite possible that the time frame for many
of the projects outlined in Section 3 including the development of a business recruitment package and the development of a DDA web page may be accelerated by years simply
by finding talent within the community.

CITY OF HARBOR SPRINGS DOWNTOWN ENHANCEMENT STRATEGY

The Downtown Development Authority Act, Public Act 197
of 1975, treats all increases in valuation resulting from the
development plan whether in fact these increases bear any
relation to the development or not. Tax increment revenues
for the DDA result in the application of general tax rates of
the community and all other governmental bodies levying taxes in the downtown district. These include the City,
County, College, etc. The amount to be transmitted to the
DDA is that portion of the tax levy of all of these applicable
taxing bodies paid each year on real and personal property.
Local school taxes are exempt from capture.
“Captured value” means the amount in any one year by
which the current taxable value of the district, including
the value of property for which specific local taxes are paid
in lieu of property taxes, exceeds the initial value. “Initial
value” means the taxable value, of all the property within
the boundaries of the district 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 at the time the ordinance is adopted. Tax dollars accruing
from any incremental increase in taxable value above the
initial value (base year total) may then be used by the DDA.
The Harbor Springs DDA previously captured TIF dollars
to fund several parking improvements and the Shoppers
Walk project. Once these projects were complete, the DDA
stopped capturing TIF funds. Taxing bodies do not have an
additional opportunity to opt out of the capture unless the
DDA boundaries are extended and then they may only opt
out of capture for the new parcels included in the TIF Districts.

TIF Plan
The information in this section is all required to be part of
the Harbor Springs Downtown Development Authority Tax
Increment Financing Plan. Though technical, this information provides considerable detail about what tax increment
financing is, how much it might generate for use within the
DDA and what the capital improvements plan is for the DDA.
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Introduction and Determination of Need
For the City of Harbor Springs Downtown Development Authority, a Tax Increment Financing Plan, prepared under the
authority of Public Act 197 of 1975, is desirable and necessary for the achievement of the goals of the Authority and
the Downtown Development District. This section provides
implementation information relevant to the Development
Plan and Tax Increment Financing Plan, which are designed
to encourage economic development within the District
through the funding of programs and public improvement
projects, which will, in turn, promote additional private sector investment.
The following narrative describes the funding mechanisms.
The narrative follows the informational requirements for Tax
Increment Financing Plans as outlined in Section 14 of the
Downtown Development Authority Act, Public Act 197 of
1975.

Estimate of Captured Assessed Value
To determine the estimate of captured assessed value over
the course of this Development Plan, the DDA must first
establish an initial assessed value or “base year value.” For
the City of Harbor Springs, the base year value is the 2012
taxable value (which is the taxable value for the District as of
April, 2012, as equalized). As certified by the Harbor Springs
Assessor, the 2012 taxable value for the DDA District is
$30,688,845.
The next step is the calculation of the captured assessed
value. To determine the future taxable value growth within
the District, a combination of growth assumptions must
be utilized (see Table 2). These assumptions are explained
below.
We estimate that an increase in taxable value resulting from
new development (new construction, renovations, expansions and demolitions) will occur due to the proposed new
Hotel Janelle development, projected to be constructed
during 2013 and 2014, with an increase in taxable value
beginning in 2014. No other new development is anticipated
to occur from 2012 through 2016, which is reflected in a 0%
growth rate in new development during that period. This
rate is a conservative figure that takes into consideration
the currently stagnant national and local economy, which
is expected to remain sluggish over the next several years.
Beginning in 2017, after short-term needs identified in the
plan have been implemented, new development is projected to occur through infill construction, renovations and
expansions at a rate of 1.5% per year. The 1.5% growth rate
estimate is a conservative rate that assumes a catalyst effect
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from the hotel construction and short-term implementation
recommendations planned to occur within the DDA District
over the next five years.
During the years 2012 through 2016, we estimate a 0%
growth rate as a result of inflation. Although values have declined in recent years, we anticipate that the values will stop
declining in 2012 or 2013, however the values will remain
stagnant (0%) for five years. The TIF Plan approval should
be scheduled to occur in the first quarter 2013, pending
indication from the City Assessor that values are not anticipated to decline further in the district. TIF approval should
be deferred until after the 2013 values are certified in the
second quarter of 2013 if there is indication that the values
will further decline in the district. In 2017, inflation is anticipated to occur resulting in a 1.5% increase in annual taxable
value. This is a conservative inflation rate estimate, which is
lower than the average annual rate of taxable value inflation
between 1995 and 2009 for the State as a whole (2.74% per
year), as recorded and certified by the Michigan Department
of Treasury.
Factoring in the known figures and applying growth assumptions, it is estimated that in the year 2038, the total
taxable value of the DDA District will be $70,834,597, which
represents an increase of $40,145,752 from the 2012 base
year value.
The DDA shall capture all the assessed value (be it greater
than or less than the estimates shown in Table 2) in each year
of the Plan and utilize captured value in accordance with this
Plan.

Estimate of Tax Increment Revenues
Table 3 provides the millage rates being applied to District
properties as of 2012. However, certain millage rates may
not be used for the purposes of calculating TIF revenues.
These include the State education tax, intermediate school
district tax and local school district millages. Thus, the total
millage rate available for capture by the DDA is 14.3796 mills.
Table 4 shows the estimated revenue stream (tax increment
revenues) for the DDA District. In terms of tax increment
revenues received for each disbursement cycle, the DDA can
expect to receive approximately $45,000 starting in 2014
and steadily increasing to $577,000 by 2038.

Maximum Amount of Bonded Indebtedness to be Incurred
The maximum bonded indebtedness to be incurred under
the amended plan to finance the projects set forth therein
shall not exceed $5.9 million, which is the estimated value
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of the TIF receipts for Years 11-25. Bonding is not anticipated
in Years 1-10, however after Year 10, beginning in 2023, the
DDA Board could consider bonding to cover the cost of some
or all of the remaining projects. These bonds would be repaid
from future tax increment revenues. Capital projects may be
financed from tax increment revenues received by the DDA,
grant funding, donations, or from the proceeds of various
types of bond issues either separately or in combination and
either immediately or in phases, depending on the requirements of the DDA.

Duration of the Program
This Tax Increment Financing Plan shall continue until the
City of Harbor Springs deems it unnecessary or undesirable.
Calculations have been presented through 2038 for planning
purposes. Maximum bonded indebtedness is based on years
11-25. This Plan shall not be abolished until the principal and
interest on all bonded debt has been paid or funds sufficient
to make such payment in full have been segregated.
The impact of tax increment financing on the revenues of all
taxing units is included as Table 5.

Implementation and Revenue Assignment
Prior to the flow of captured revenues, we recommend that
the City of Harbor Springs proceed with certain programs
and projects necessary to realize long-term growth and to
accomplish tangible results that stimulate private investment. It is anticipated that City funds, grants and contributions will be primary funding sources in the first five years,
then begin to taper in 2017, with adequate flow of TIF
revenue to cover expenditures anticipated by 2023. The flow
of captured TIF revenues is anticipated to begin after the
summer 2014 taxes. The expenditures, TIF revenue and other
projected funding sources are displayed in Table 6. Data in
the table identify the use of the captured revenue for each
year by program and project.
As can be seen, the short-term need projects should be initiated immediately in 2012 and accomplished within the first
two program years. These planning projects effectively set
the stage for the on-going programs and larger scale capital
improvement projects identified as mid-term need. For the
mid-term projects, the table takes an approach where each
program and project is phased to realize tangible results
annually, while continuing to develop fund-raising programs
and proceeding with design development to determine
quality of materials and amenities, which may affect cost
estimates. This approach has been done for ease of calculation and because the prioritization of the mid-term projects
will not be completed until after the short-term planning
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projects are completed. Large-scale capital improvement
projects are more efficiently designed and constructed over
the course of one to two years, therefore prioritization and
development of anticipated five-year and ten-year capital
improvement projects should be accomplished in the first
two years as well. After Year 10, beginning in 2023, the DDA
Board should consider bonding to cover the cost of some or
all of the remaining projects. These bonds would be repaid
from future tax increment revenues. The phased approach
is described in detail below, including at least one tangible
project each year (italicized) to create visibility and immediate benefit to the district.

2012 Projects and Programs
The City of Harbor Springs should proceed immediately with
Zoning and Land Use Amendments and Five-Year & Ten-Year
Capital Improvement Programming, as well as obtain a professional isometric rendering and fund-raising packet for the
Waterfront Park. Grant funding for wi-fi should be explored
with grant applications made, if appropriate. The DDA organizational structure should be established with committee
assignments.
2012 Results:
• Completed DDA Plan and Strategy
• DDA Organizational Structure and Committees
• Completed Waterfront Park Isometric Rendering and
Fund-raising Packet

2013 Projects and Programs
The TIF Plan approval should be scheduled to occur in the
first quarter 2013, pending indication from the City Assessor
that values are not anticipated to decline further in the district. TIF approval should be deferred until after the 2013 values are certified in the second quarter 2013 if there is indication that the values will further decline in the district in 2013.
Additionally, the City should complete the Capital Improvement Programming and the Zoning and Land Use Amendments, including the Cottage Food and Craft Industries and
Dining and Entertainment District recommendations, as well
as implement wi-fi in the DDA District. Grant applications for
Wayfinding and Signage should be explored with grant applications made, if appropriate. Entrepreneurs and Investors
for the Cottage Food and Craft Industries should be pursued.
A fund-raising plan for the Waterfront Park should be prepared. Part-time or contract staffing should be utilized for
DDA activities and the hiring process for the DDA Director
should be initiated, with employment by the end of 2013.
2013 Results:
• Five-Year and Ten-Year Capital Improvement Programming
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• Zoning and Land Use Amendments, including Cottage
Food & Craft Industries and Dining & Entertainment
District.
• Waterfront Park Fund-raising Program
• Complete DDA Hiring Process, with hiring by the end of
the year
• Wi-fi throughout the DDA District

2014 Projects and Programs
Implement the ongoing program needs, including Business
Recruitment and Retention Packets, Marketing/ Promotions
Program and DDA website, as well as the Cottage Food and
Craft Industries Kitchen. Develop the Wayfinding and Signage Design/Plan and make grant applications, if appropriate. Fund-raising for the Waterfront Park should be initiated.
Part-time or contract staffing should be utilized throughout
the year for DDA activities.
2014 Results:
• Business Recruitment and Retention Packets
• Marketing/Promotions Program Startup
• DDA Website update
• Cottage Food and Craft Industry Kitchen

General Considerations
The schedule of expenditures includes disbursements for
Ongoing Needs, which are projected through 25 years. A
1.5% rate of inflation has been added to the cost of the
Ongoing Needs beginning in 2017. Short-term Needs and
some Mid-term Needs are projected through the first five
years. The remaining Mid-term Needs and Long-term Needs
should be programmed in the overall Five-Year and Ten-Year
City of Harbor Springs Capital Improvement Program.
Several programs have been scheduled to initiate based
on the availability of funds, as described in the proposed
revenue funding sources. In-kind donations from qualified
community members could allow programs to be initiated
earlier than projected.
Beyond five years, forecasting program and public improvement costs and implementation is subject to much conjecture. Inflation, interest rates, changes to building materials
or technologies could alter future costs. Thus, it should be
recognized that TIF funds may need to be supplemented by
City funds or available grant programs to cover shortfalls.
Reassessment should be conducted annually as part of the
yearly budgeting process.

2015 Projects and Programs
All on-going programs should be continued, and it is anticipated that the Business Incubator Program and Parking
Management Program will be implemented. The Wayfinding
and Signage improvements should be implemented. Fundraising should continue and Design Development should be
initiated for the Waterfront Park. Design development will
allow cost estimates to be revised to reflect materials and
degree of public art.
2015 Results:
• Business Incubator Program
• Parking Management Program
• Design Development for Waterfront Park
• Wayfinding and Signage Improvements

2016 Projects and Programs
Continue all existing on-going programs. Prepare to implement off-season events and activities, as well as design assistance, in 2017. If feasible, implement Waterfront Park.
2016 Results:
• Waterfront Park
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TABLE 1
Estimate of Captured Value

Year
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038

Taxable Value1 New Development2
$30,688,845
$0
$30,688,845
$0
$30,688,845
$3,139,600
$33,828,445
$3,139,600
$36,968,045
$0
$36,968,045
$554,521
$38,077,086
$571,156
$39,219,399
$588,291
$40,395,981
$605,940
$41,607,860
$624,118
$42,856,096
$642,841
$44,141,779
$662,127
$45,466,032
$681,990
$46,830,013
$702,450
$48,234,914
$723,524
$49,681,961
$745,229
$51,172,420
$767,586
$52,707,593
$790,614
$54,288,820
$814,332
$55,917,485
$838,762
$57,595,010
$863,925
$59,322,860
$889,843
$916,538
$61,102,546
$62,935,622
$944,034
$64,823,691
$972,355
$66,768,401
$1,001,526
$68,771,453
$1,031,572

Inflation3
$0
$0
$0
$0
$0
$554,521
$571,156
$588,291
$605,940
$624,118
$642,841
$662,127
$681,990
$702,450
$723,524
$745,229
$767,586
$790,614
$814,332
$838,762
$863,925
$889,843
$916,538
$944,034
$972,355
$1,001,526
$1,031,572

Total Taxable
Captured Assessed
Value4
Value5
$30,688,845
$0
$30,688,845
$0
$33,828,445
$3,139,600
$36,968,045
$6,279,200
$36,968,045
$6,279,200
$38,077,086
$7,388,241
$39,219,399
$8,530,554
$40,395,981
$9,707,136
$41,607,860
$10,919,015
$42,856,096
$12,167,251
$44,141,779
$13,452,934
$45,466,032
$14,777,187
$46,830,013
$16,141,168
$48,234,914
$17,546,069
$49,681,961
$18,993,116
$51,172,420
$20,483,575
$52,707,593
$22,018,748
$54,288,820
$23,599,975
$55,917,485
$25,228,640
$57,595,010
$26,906,165
$59,322,860
$28,634,015
$61,102,546
$30,413,701
$62,935,622
$32,246,777
$64,823,691
$34,134,846
$66,768,401
$36,079,556
$68,771,453
$38,082,608
$70,834,597
$40,145,752

Notes:
1
2012 taxable value for the DDA District is the actual value. 2012 is assumed to be the base year.
Taxable value includes all parcels fully or partially within the existing DDA District, excluding Bluff Drive parcels:
51-15-13-102-120, 121, 123, 124, 125, 140, 142 (parcels partially within DDA, but buildings outside of DDA)
and 51-15-13-182-005, which is Lake Michigan bottomlands.
2
Increased taxable value from new construction, renovation and demolition.
2013-4 projected new construction of Hotel Janelle, increase in taxable value in 2014 and 2015.
2016+ projected new construction and renovations at annual rate of 1.5%, increase in annual taxable value beginning 2017.
3
Inflation projected at 0% for 2012-2016, 1.5% for 2017+.
4
Figure represents the sum of Taxable Value, New Development and Inflation.
5
Difference btween the Total Taxable Value and the base year value (assumed to be 2012).
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TABLE 2
Taxing Jurisdiction Millage Rates
Taxing Jurisdiction
County: Allocated
County: Senior Citizen
County: ECMCF Improv.
County: Ambulance & EMS
City of HS
Cemetery
NCMC: Operating
NCMC: Extra Voted
NCMC: Special Operating
State Education Tax
Char-Em ISD
School: Operating
School: 07 Sinking
School: 12 Sinking
School: Debt 91
School: Debt 01

1
2

Winter Millage Rate1 Summer Millage Rate2
0.0000
4.8500
0.4850
0.0000
0.4792
0.0000
0.2500
0.0000
0.0000
5.7884
0.1500
0.0000
1.1110
0.0000
0.9981
0.0000
0.2679
0.0000
0.0000
6.0000
2.7813
0.0000
6.9955
6.9956
0.3300
0.0000
0.0000
0.2700
0.6600
0.7600
0.8900
0.8800
15.3980
25.5440

Excluded from TIF Not Excluded from TIF
0.0000
4.8500
0.0000
0.4850
0.0000
0.4792
0.0000
0.2500
0.0000
5.7884
0.0000
0.1500
0.0000
1.1110
0.0000
0.9981
0.0000
0.2679
6.0000
0.0000
2.7813
0.0000
13.9911
0.0000
0.3300
0.0000
0.2700
0.0000
1.4200
0.0000
1.7700
0.0000
26.5624
14.3796

2011 Winter Millage Rate
2012 Summer Millage Rate

Reference
City of Harbor Springs Schedule of Current Property Tax Rates For Fiscal Year Ending December 31, 2012, retrieved on
August 1, 2012 from http://www.cityofharborsprings.com/property-taxes-34/
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TABLE 3
TABLE 3
Estimated
Estimated Revenue
StreamRevenue Stream
Year
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038

Captured Assessed
Captured Assessed
1
1
Value
Year
TIFValue
Revenue
TIF Revenue
2012 $0
$0$0
$0
2013 $0
$0$0
$0
$3,139,600
$45,146
2014
$3,139,600
$45,146
$6,279,200
2015
$6,279,200
$90,292
$90,292
$6,279,200
2016
$6,279,200
$90,292
$90,292
$7,388,241
2017
$106,240
$7,388,241
$106,240
$8,530,554
2018
$122,666
$8,530,554
$122,666
$9,707,136
$139,585
2019
$9,707,136
$139,585
$10,919,015
2020
$10,919,015
$157,011
$157,011
$12,167,251
2021
$12,167,251
$174,960
$174,960
$13,452,934
2022
$13,452,934
$193,448
$193,448
$14,777,187
2023
$14,777,187
$212,490
$212,490
$16,141,168
2024
$16,141,168
$232,104
$232,104
$17,546,069
2025
$17,546,069
$252,305
$252,305
$18,993,116
2026
$18,993,116
$273,113
$273,113
$20,483,575
2027
$20,483,575
$294,546
$294,546
$22,018,748
2028
$22,018,748
$316,621
$316,621
$23,599,975
2029
$23,599,975
$339,358
$339,358
$25,228,640
2030
$25,228,640
$362,778
$362,778
$26,906,165
2031
$26,906,165
$386,900
$386,900
$28,634,015
2032
$28,634,015
$411,746
$411,746
$30,413,701
2033
$30,413,701
$437,337
$437,337
$32,246,777
2034
$32,246,777
$463,696
$463,696
$34,134,846
2035
$34,134,846
$490,845
$490,845
$36,079,556
2036
$36,079,556
$518,810
$518,810
$38,082,608
2037
$38,082,608
$547,613
$547,613
$40,145,752
2038
$40,145,752
$577,280
$577,280

1

Data from Table1 Data
2, column
from 6.
Table 2, column 6.
2
2
Captured Assessed
Captured
Value multiplied
Assessed Value
by multiplied by
Millage Rate 14.3796
Millage
(Table
Rate3,14.3796
column(Table
5). 3, column 5).
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Captured
Year Assessed Value
2012
$0
2013
$0
2014
$3,139,600
2015
$6,279,200
2016
$6,279,200
2017
$7,388,241
2018
$8,530,554
2019
$9,707,136
2020
$10,919,015
2021
$12,167,251
2022
$13,452,934
2023
$14,777,187
2024
$16,141,168
2025
$17,546,069
2026
$18,993,116
2027
$20,483,575
2028
$22,018,748
2029
$23,599,975
2030
$25,228,640
2031
$26,906,165
2032
$28,634,015
2033
$30,413,701
2034
$32,246,777
2035
$34,134,846
2036
$36,079,556
2037
$38,082,608
2038
$40,145,752

Emmet Co. Emmet Co.
Allocated
Senior
4.8500
0.4850
0
0
0
0
15,227
1,523
30,454
3,045
30,454
3,045
35,833
3,583
41,373
4,137
47,080
4,708
52,957
5,296
59,011
5,901
65,247
6,525
71,669
7,167
78,285
7,828
85,098
8,510
92,117
9,212
99,345
9,935
106,791
10,679
114,460
11,446
122,359
12,236
130,495
13,049
138,875
13,887
147,506
14,751
156,397
15,640
165,554
16,555
174,986
17,499
184,701
18,470
194,707
19,471

NCMC:
City of HS
Cemetery
Operating NCMC: Extra
5.7884
0.1500
1.1110
0.9981
0
0
0
0
0
0
0
0
18,173
471
3,488
3,134
36,347
942
6,976
6,267
36,347
942
6,976
6,267
42,766
1,108
8,208
7,374
49,378
1,280
9,477
8,514
56,189
1,456
10,785
9,689
63,204
1,638
12,131
10,898
70,429
1,825
13,518
12,144
77,871
2,018
14,946
13,427
85,536
2,217
16,417
14,749
93,432
2,421
17,933
16,111
101,564
2,632
19,494
17,513
109,940
2,849
21,101
18,957
118,567
3,073
22,757
20,445
127,453
3,303
24,463
21,977
136,606
3,540
26,220
23,555
146,033
3,784
28,029
25,181
155,744
4,036
29,893
26,855
165,745
4,295
31,812
28,580
176,047
4,562
33,790
30,356
186,657
4,837
35,826
32,186
197,586
5,120
37,924
34,070
208,843
5,412
40,084
36,011
220,437
5,712
42,310
38,010
232,380
6,022
44,602
40,069

TABLE 4
Estimated Revenue Reallocation by Taxing Jurisdiction
Emmet Co.
ECMCF
Emmet Co.
Improv.
Amb & EMS
0.4792
0.2500
0
0
0
0
1,504
785
3,009
1,570
3,009
1,570
3,540
1,847
4,088
2,133
4,652
2,427
5,232
2,730
5,831
3,042
6,447
3,363
7,081
3,694
7,735
4,035
8,408
4,387
9,102
4,748
9,816
5,121
10,551
5,505
11,309
5,900
12,090
6,307
12,893
6,727
13,721
7,159
14,574
7,603
15,453
8,062
16,357
8,534
17,289
9,020
18,249
9,521
19,238
10,036

Note: Based on Winter 2011 and Summer 2012 Millage Rates.

NCMC:
Special
0.2679
0
0
841
1,682
1,682
1,979
2,285
2,601
2,925
3,260
3,604
3,959
4,324
4,701
5,088
5,488
5,899
6,322
6,759
7,208
7,671
8,148
8,639
9,145
9,666
10,202
10,755

Total Millage
14.3796
$0
$0
$45,146
$90,292
$90,292
$106,240
$122,666
$139,585
$157,011
$174,960
$193,448
$212,490
$232,104
$252,305
$273,113
$294,546
$316,621
$339,358
$362,778
$386,900
$411,746
$437,337
$463,696
$490,845
$518,810
$547,613
$577,280
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2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
1

$5,000
$0
$0
$10,000
$5,000
$5,000
$5,075
$5,151
$5,228
$5,307
$5,386
$5,467
$5,549
$5,632
$5,717
$5,803
$5,890
$5,978
$6,068
$6,159
$6,251
$6,345
$6,440
$6,537
$6,635
$6,734
$6,835
$6,938

Business Recruitment
and Retention

$10,000
$0
$0
$10,000
$10,000
$10,000
$10,150
$10,302
$10,457
$10,614
$10,773
$10,934
$11,098
$11,265
$11,434
$11,605
$11,779
$11,956
$12,136
$12,318
$12,502
$12,690
$12,880
$13,073
$13,270
$13,469
$13,671
$13,876

Marketing/Promotion
Program

$35,000
$0
$0
$0
$0
$0
$35,525
$36,058
$36,599
$37,148
$37,705
$38,271
$38,845
$39,427
$40,019
$40,619
$41,228
$41,847
$42,474
$43,111
$43,758
$44,414
$45,081
$45,757
$46,443
$47,140
$47,847
$48,565

Design Assistance

$7,500
$0
$0
$0
$0
$0
$7,613
$7,727
$7,843
$7,960
$8,080
$8,201
$8,324
$8,449
$8,575
$8,704
$8,835
$8,967
$9,102
$9,238
$9,377
$9,517
$9,660
$9,805
$9,952
$10,101
$10,253
$10,407

$20,000

Downtown Wi-Fi

$40,000
$20,000
$20,000
$20,000
$20,300
$20,605
$20,914
$21,227
$21,546
$21,869
$22,197
$22,530
$22,868
$23,211
$23,559
$23,912
$24,271
$24,635
$25,005
$25,380
$25,760
$26,147
$26,539
$26,937
$27,341
$27,751

$24,300
$0
$0
$0
$24,300
$24,300
$24,665
$25,034
$25,410
$25,791
$26,178
$26,571
$26,969
$27,374
$27,784
$28,201
$28,624
$29,054
$29,489
$29,932
$30,381
$30,836
$31,299
$31,768
$32,245
$32,729
$33,220
$33,718

Parking Management

$5,000
$0
$0
$5,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

DDA Website

Dining and
Entertainment District

$20,000
$10,000
$10,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$8,000
$0
$8,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

TIF Approval

Spring Street Park

$484,440
$0
$0
$0
$0
$0

Connectivity and
Pedestrian
Improvements

$278,300
$0
$0
$10,000
$50,000
$0

$3,226,080
$0
$0
$0
$0
$0

Third Street Parking
Deck

$1,029,600
$0
$0
$0
$0
$0

Reservoir Park
Redevelopment

TOTAL EXPENDITURES

$25,000
$118,000
$270,000
$225,300
$1,983,920
$184,527
$187,295
$190,104
$192,956
$195,850
$198,788
$201,770
$204,796
$207,868
$210,986
$214,151
$217,363
$220,624
$223,933
$227,292
$230,702
$234,162
$237,675
$241,240
$244,858
$248,531
$252,259

TIF Revenue

$0
$0
$45,146
$90,292
$90,292
$106,240
$122,666
$139,585
$157,011
$174,960
$193,448
$212,490
$232,104
$252,305
$273,113
$294,546
$316,621
$339,358
$362,778
$386,900
$411,746
$437,337
$463,696
$490,845
$518,810
$547,613
$577,280

$25,000
$85,000
$85,000
$85,000
$85,000
$80,000
$65,000
$50,000
$35,000
$20,000
$5,000

General Fund

Revenue Sources

$0
$40,000
$150,000
$50,000
$1,800,000
$0
$0
$0
$0
$0
$0

Contributions/
Investors/ Grant
Funds

Long Term Need

$668,250
$0
$0
$0
$0
$0

Third Street
Redevelopment

Mid-Term Need

$1,895,620
$15,000
$0
$0
$36,000
$1,844,620

Waterfront Park

TABLE 5
Schedule of Expenditures

$155,000
$0
$5,000
$150,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

Zoning and Land Use

Short-Term Need

$20,000
$0
$20,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

Cottage Food and
Craft Industry

Ongoing Need1

$15,000
$0
$0
$0
$15,000
$15,000
$15,225
$15,453
$15,685
$15,920
$16,159
$16,402
$16,648
$16,897
$17,151
$17,408
$17,669
$17,934
$18,203
$18,476
$18,753
$19,035
$19,320
$19,610
$19,904
$20,203
$20,506
$20,813

Off-season Events &
Activities

Inflation is considered to be 0% for 2012-2016. Beginning in 2017, a 1.5% inflation factor has been added to the cost of Ongoing Needs.

$65,000
$0
$35,000
$65,000
$65,000
$65,000
$65,975
$66,965
$67,969
$68,989
$70,023
$71,074
$72,140
$73,222
$74,320
$75,435
$76,567
$77,715
$78,881
$80,064
$81,265
$82,484
$83,721
$84,977
$86,252
$87,546
$88,859
$90,192

Business Incubator
Program

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

TOTAL PROPOSED
REVENUES

$25,000
$125,000
$280,146
$225,292
$1,975,292
$0
$0
$0
$0
$0
$0
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TABLE 6
Implementation Matrix

Table 6 Implementation Matrix
Responsibility
DDA

P.C.

Priority

Council

City Mgr

Chamber

2

2

2

DPW

Other

Timeframe
1-2 Years 3-5 Years 5-10 Years 10 Years+

Funding

Approvals
DDA

PC

CC

MDOT

Other

Administrative Projects
Hire DDA Director

1

Organize DDA Committees

1

Develop DDA Website

1





Top Priority
Top Priority

2

Top Priority

GF, TIF, D



GF, TIF, D

Programming

TIF = Tax Increment Financing

Business Recruitment & Retention Program

1

3

HINC

Top Priority

Marketing/Promotion Program

1

3

HINC

Top Priority

Dining & Entertainment District

2

Business Incubator Program

1

1
2

1

Cottage Food/Craft Industry Development

2

Design Assistance Program

1

Downtown Wi-Fi

2
1

2

1




Top Priority

3

Top Priority

2

HINC

3

1



Top Priority

1

Off-Season Events/Activites




Top Priority




Low
2

HINC

Top Priority





Chamber

TIF, D, CHAMBER

Chamber

TIF, D, CHAMBER

Chamber

G, D, TIF

LSF = Local Street Fund

Chamber

P, D, G, TIF

WF = Waterfront Fund

Chamber

PS

GF





D, TIF



D, TIF





GF

G=Grant
GF = General Fund
D = Donation

CHAMBER = Chamber of Commerce
PP=Public-Private Partnership

Policies
Develop Parking Management Plan

2

2

1

Revise Parking Standards (Ordinance)

2

1

1

Top Priority

Develop Form-Based Downtown District(s)

2

1

1

Top Priority

Encourage In-fill Development

1

TIF Capture Approval

2

Parks & Recreation Master Plan

2

2

2

2

1

1
2

1

1

2

2

2





Top Priority

HINC

Top Priority

COUNTY

Top Priority

COUNTY

GF
GF

On-going






Top Priority

COUNTY

GF
GF

Development Plan
Waterfront Park
Fundraising

1

Design Development

1

Construction Documents/Engineering

2

Construction

1

2

3

HINC

Top Priority

3

HINC

Top Priority

2

1

2

2

2

2

On-going





Secondary
As $ Available



TIF, D, F, G


MDNR

TIF, D, G, WF

MDNR

TIF, D,G, WF

East Bay Street
Design Development

1

2

2

Construction Documents/Engineering

2

2

3

Construction

3

1

Top Priority

1

1

Secondary

1

1

As $ Available


Contingent Upon Funding





TIF, G, LSF





TIF, GF, G, D





TIF,PP, D

TIF, G, LSF
TIF, G, LSF

Spring Street Linear Park
Design Development

1

Construction Documents/Engineering

1

2

2

Construction

1

2

2

Land Acquisition

2

Contingent Upon Funding





Contingent Upon Funding






Secondary
Secondary
As $ Available



TIF, GF, G, D
TIF, GF, G, D

Third Street Parking Deck
1
2

2

1

Secondary

Design Development

1

Construction Documents/Engineering

1

2
2

3

Secondary

Construction

1

2

3

Design Development

1

2

2

Secondary

Streetscape Improvements

1

2

Secondary

Utility Burial

2

1

Low

As $ Available
As $ Available



TIF,PP, D
TIF,PP, D
TIF,PP, D

East Third Street Improvements
2

2
2

1






















TIF,LSF, D, G
TIF,LSF, D, G
TIF

Pedestrian and Connectivity Improvements
Wayfinding and Signage

1

2

2

2

Lighting Imrovements

1

2

2

1

1

HINC

Secondary

Sidewalk Connections and Crosswalks Improvements
Reservoir Park Parking Lot/Deck

1

2

2

1

1

MDOT

Top Priority

2

2

2

3

Design Development

1

Construction Documents/Engineering

1

2

Construction

1

2

1
2
3
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Primary Responsibility
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