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TAX INCREMENT FINANCE PLAN

INTRODUCTION

The Village of Fife Lake Downtown Development Authority has been established in accordance with
Michigan Act 197, 1975 (see Appendix for Resolution of Intent to Establish DDA, Notice of Public
Hearing, Ordinance to Adopt Resolution and Bylaws). The basic purpose of this Authority is to

A Revitalization Plan for the downtown area was completed in the Spring of 1993. Basic
components of the Plan include parking, streetscape improvements, land acquisitton for parking and
recreation and new commercial development. Implementation for all activities and coordination with
facilitating organizations has been built into this Plan,

Preliminary planning has advanced to the design stage. Funds obtained through this Plan will be used
to develop the area according to the Redevelopment Plan including certain administrative costs for

District not less than 20 days before the hearing,

©
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TAX INCREMENT FINANCE PLAN

The notice of the time and place of hearing on a development plan shall contain: a description of the
proposed development area in relation to highways, streets, streams, or otherwise; a statement that
maps, plats, and a description of the development plan, including the method of relocating families
and individuals who may be displaced from the area, are available for public inspection at a place
designated in the notice, and that all aspects of the development plan will be open for discussion at
the public hearing; and other information that the governing body deems appropriate. At the time set
for hearing, the governing body shall provide an opportunity for interested persons to be heard and
shall receive and consider communications in writing with reference thereto. The hearing shall
provide the fullest opportunity for expression of opinion, for argument on the merits, and for

introduction of documentary evidence pertinent to the Development Plan/Tax Increment Finance
Plan,

Before the public hearing on the Development Plan/Tax Increment Financing Plan, the governing
body provided a reasonable opportunity to the members of the Grand Traverse County Board of
Commissioners, Fife Lake Township Board, Northwest Michigan Community College District, the
Intermediate School District, the Grand Traverse Commission on Aging, the Bay Area Transit
Authority and the Grand Traverse County Library District Board and Grand Traverse Medical Care
District, in which the development area is located to meet with the governing body. The Authority
fully informed members of the County Board of Commissioners and various other authority or district
boards, of the fiscal and economic implications of the proposed development area.

The document contained herein may be amended from time to time in order to reflect expanded
project or financing needs in order to carry out the goals and objectives of the Downtown

Revitalization Plan. Any such amendments will be in accordance with the requirements of Public Act
1970f 1975, as amended.

Only those tax increases within the "Development Area,” not the entire area affected such as the
village, township, county, Junior College District, Library District, Transportation Authority District,
Intermediate School District and Medical Care District, are captured. All projects undertaken by the
Tax Increment Financing Plan will be within the designated development area.

G
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TAX INCREMENT FINANCE PLAN

1.0

2,0

G

DE ATI FB E P A 11
TO HIGHWAYS, STREETS STREAMS, OR QTHERWISE (see Map 1)

The Fife Lake Downtown Development Area is generally bounded by Front Street on the

north, Pierce Street on the west, the Fife Lake shoreline on the south and the Village ballpark
on the east.

The boundaries of this TIF/Development Plan coincide with the boundaries of the Downtown
Development Authority, as shown on Map 1.

ATION D EXTENT OF EXIST TREETS AND R LI
FACILITIES WITHIN THE DEVELOPMENT _AREA AND THE LOCATION,
CHARACTER. AND EXTENT OF THE CATEGORIES OF PUBLIC AND PRIVATE
LAND USES EXISTING AND PROPOSED FOR THE DEVELOPMENT AREA,

LUD RESIDENT RECREAT TAL, INDUSTRIA

EDUCATIONAL. AND OTHER USES AND A LEGAL DESCRIPTION OF THE
DEVELOPMENT ARFA (see Map 2)

2.1 LOCATION AND EXTENT OF EXISTING STREETS WITHIN THE DEVEL.-

OPMENT AREA

Streets within the development area include State Street, Boyd Street, Janet Street,
Clymene Street, Main Street, Oak Street, Clymene Street (closed), Elizabeth Street
(closed), Center Street (closed) and Rebecca Street (closed). Most streets have curb
and gutter and range from 66' right-of-way to 100" right-of-way.

2.2 LOCATION AND EXTENT OF PUBLIC FACILITIES WITHIN THE DEVEL-

OPMENT AREA

All of the development area is served by sanitary sewer, electricity and natural gas.
Storm sewers are located along State Street. The Fife Lake municipal building and Fife
Lake Township Hall and Fire Department as well as the Library and Village Historical
Museum exist within the development area. A Department of Natural Resources
parking lot and boat launch and Village Park are located along the Fife Lake shoreline

Merritt Street in the central business area and a telephone exchange building is also
located on Oak Street near the central business area,

Gove Assocla{es loc. Page 3
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TAX INCREMENT FINANCE PLAN

2.3 LOCATION AND EXTENT OF EXISTING LAND USE

Land uses and activities existing within the Tax Increment Finance District consist of the

following:
Land Uses Number
Commercial 31
nuf; 1ng/In 0
Public/ i-Publi iliti 10
Residential Uses 20
Vacant Parcels / Buildings 5

24 LOCATION CHARACTER AND E

XTENT OF THE CATEGORIES OF PRO-

POSED PUBLIC AND PRIVATE LAND USES IN THE DDA

Computer / Parce] # Proposed Use SEV
41-040-104-00 Residential $23,920
41-040-105-00 Residential $23,040
41-040-103-00 Residentia] $17,240
41-050-020-00 Residential $10,840
41-050-035-00 Residential £5,000
41-050-037-00 Residential 31,090
41-050-038-00 Commercial $5,390
41-050-018-00 Park 0
41-060-001-00 Museum 0
41-060-003-00 Historic Fire Hail $18,360
41-060-004-00 Commercisl $6,650

©
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TAX INCREMENT FINANCE PLAN

Computer / Parcel # Proposed Use SEV
41-060-005-00 Commercial $8,670
41-060-006-00 Conumnercial $2,200
41-060-007-00 Cominercial $23,560
41-060-008-00 Commercial $28,910
41-060-009-00 Commercial $35,320
41-060-010-00 Residential $29,820
41-060-011-00 Residential (Multi-Family) $3,890
41-060-012-00 Residential $1,660
41-060-013-00 Residential $12,240
41-060-014-00 Church 0
41-060-016-00 Commercial $92,070
41-060-019-00 Commercial 317,240
41-060-020-00 Commercial $£10,560
4i-060-021-00 Utility 0
41-040-125.00 Commercial $12,880
41-040-126-00 Commercial $12,500
41-060-024-00 Commercial $41,230
41-060-050-00 Church 0
41-060-051-00 Residential 510,010
41-060-052-00 Residential $16,6%0
41-060-053-00 Residential $23.360
41-060-055-00 Residential $10,010
41-060-056-00 Residential $10,010
41-060-057-00 Residential $11,400
41-060-058-00 Residential $11,710
41-060-059-00 Residential $10,560
41-060-060-00 Residential $1,090
41-070-019-00 Public Parking $52,960
41-070-020-00 Commercial $41,230
41-070-022-00 Commercial $13,500
41-070-025-00 Commercial $14,990
41-070-028-01 Commercial $38.380

Gove Assoctales Inc
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TAX INCREMENT FINANCE PLAN

2.5 LMS—CBEIIQMDEXELQBMENLAKM
Boundaries Q} ,M

The following is a legal description of the revised boundaries of the DDA District of the
Village of Fife Lake (based upon the proposed plat changes).

Part of the Village of Fife Lake commencing at the northwest comer of Lot 6, Block F of
the Fife Lake Lumber Company's Addition to the Village; thence South to the southeast
corner of the intersection of the rights-of-way of Pierce Street and the westerly extension
of Morgan Street; thence East along the south right-of-way of Morgan Street to the west
line of the MDOT Railroad right-of-way; thence Southwest to the southwest corner of Lot
1, Block 12 of the plat of the Village of North Fife Lake; thence East along the north shore
of Fife Lake as defined by the mean high water mark of Fife Lake to the southeast corner of
the west 150' of Lot 3, Block 14 of the plat of the Village of North Fife Lake; thence North
to the northeast corner of the west 150" of Lot 3, Block 14; thence Southeast along the south

intersection of the north right-of-way of Merritt Street and the northerly extension of the
east right-of-way of the platted Clymene Street; thence West along the north right-of-way
of Merritt Street to the east right-of-way of the MDOT Railroad right-of-way; thence
Northeast along the east right-of-way of the MDOT Railroad to the point of intersection of
the east night-of-way of the MDOT Railroad and the easterly extension of the south right-of-
way of Front Street; thence West along the south right-of-way of Front Street to the
northwest corner of Lot 6, Block B of the plat of the Fife Lake Lumber Company's Addition
to the Village of Fife Lake; thence South to the southwest corner of Lot 6, Block B; thence
West to the southeast corner of Lot 11, Block A; thence North along the west right-of-way
of Main Street to the southwest corner of the intersection of the rights-of-way of Main
Street and Front Street; thence West along the south right-of-way of Front Street to the
southeast corner of the intersection of the rights-of-way of Boyd Street and Front Street;
thence South along the east right-of-way of Boyd Street 200" thence West 421", thence
South to the north right-of-way of State Street; thence West to a point coterminous with the
northerly extension of Pierce Street; thence south to the Point of Beginning.

G
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TAX INCREMENT FINANCE PLAN

Computer / Parcel # Proposed Use SEV
41-070-029-00 Commercial $15.300
41-070-031-00 Commercial $31,270
41-070-032-00 Commercial 314,990
41-070-035-00 Township Hall/Fire 0

Department/Library
41-070-036-00 Commercial $11,670
41-070-037-60 Commercial $22 260
41-070-037-10 Commercial £21,410
41-070-038-00 Commercial $13,620
41-070-039-00 Commerciat $8.340
41-070-040-00 Commercial 0
41-070-041-00 Commercial $54,530
41-070-043-00 Commercial 315,570
41-070-044-00 Township 0
41-070-067-00 Park 0
41-070-068-00 Commercial $23,560
41-070-069-00 Commercial $31,270
41-070-069-10 Commercial $9,650
41-070-070-00 Commercial $38,350
41-070-075-00 Commercial $130,010
41-070-076-00 Public Access 0
41-070-077-00 Commercial $71,500
41-070-078-00 Commercial $45,390
41-070-084-00 Residential $540

Gove Associates Ine
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TAX INCREMENT FINANCE PLAN

3.0 DESCRIPTION QF IMP E B D D LOPMENT
ADE F ANY REP, T
E F _THE TIME

REQUIRED FOR COMPLETION OF THE IMPROVEMENTS

3.1 A _DESCRIPTION OF IMPROVEMENT BE H L-

PMENT AREA

Public improvements in the development area include:

2)

b)

Off-Street Parking - A new public parking lot has been designated adjacent to the
building off of Janet Street. The improvements associated with the facility consist
of purchasing or trading property, repaving and landscaping. Several parcels on
the corner of Front and Oak streets are scheduled for purchase and improvement
as a public parking lot.

Streets and Sidewalks - State Street, Merritt Street, Janet Street, Main Street,
Boyd Streets are scheduled for improvements to provide a unifying theme to the
downtown area. While no street realignments are called for, landscaping,
sidewalk and crosswalk improvements, underground utilities, street lighting and
street furniture improvements are scheduled

Private improvements in the development area include:

a)

G

Parking - Existing privately owned off-street parking lots will be improved
through construction of new parking lots and expansion, realignment of parking
spaces, landscaping and paving of existing parking lots. New privately owned or
leased off-street parking facilities will be constructed within the Central Business
District at the rear of the stores on State Street between Main and Boyd streets,
at the rear of the buildings on the south side of State Street east of Janet Street
and between the Fife Lake Hardware and the railroad.

Gove Assaclales Page 10



TAX INCREMENT FINANCE PLAN

b)  Buildings and Structures - New commercial structures and additions are proposed
for the development area. Most are separate, free-standing buildings proposed
as "in-fill" buildings. Landscaping, loading area, walkways and trash receptacles

are proposed for the rear spaces of commercial buildings and a gazebo is
proposed for the Village Green.

3.2 DE F P A
AKE

a)  New store fronts and rear facades will be constructed over the period of this Plan
within the development area. This construction will require some coordination
in design. Materials should be matched with facade improvements of other
buildings as well as streetscape and sidewalk treatments. This will create an
overall theme pulling all the buildings together and establishing strong visual
unification. Rear facade improvements should highlight rear entrances and make

business more accessible from off-street parking design, increasing pedestrian
traffic and separating it from vehicular traffic in these areas.

b)  Curb and gutter repairs will be made on all streets within the development area
to facilitate existing and future street and sidewalk improvements.

) Overhead utility lines located along the streets in the Central Business District
will be relocated underground and existing poles and street lights will be
removed.

d)  Improvements to off-street parking lots may present temporary parking problems
during construction. No more than one parking lot or portion of a lot should be
under reconstruction at one time to minimize the impacts of the expected
decreased parking capacity downtown. The Development Plan proposes
realignment of existing off-street parking to accommodate additional spaces.

3.3 ANESTIMATE OF THE TIME REQUIRED FOR COMPLETION

The Development Plan is estimated to take 30 years to complete. Estimated completion
date is the year 2028,

G
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TAX INCREMENT FINANCE PLAN

4.0

G

THE LOCATION, EXTENT, CHARACTER AND ESTIMATED COST OF THE
IMPROQVEMENTS INCLU DING REHABILITATION CONTEMPLATED FOR THE
DEVELOPMENT AREA AND AN ESTIMATE OF TIME_REQUIRED FOR

PL N LUD T F R

ES_OF TRUCTION P A EE D F
MPLETION OF EACH STAGE

The improvements proposed in this Development Plan/Tax Increment Finance Plan are
recommended improvements. They are, however, susceptible to change over time in
accordance with defined needs and desires of the Downtown Development Authority, Village
Council, merchants and local residents.

4.1 I D
IMPROVEMENTS CONTEMPLATED_FOR THE DEVELOPMENT AREA

Area and Improvement Cost Estimate

Block Between Merritt Street and State Street West of Train Tracks

Public
Street Improvements, Landscaping, Gazebo _ $190,000
Underground Utilities, Pedestrian Street Lighting, Curb and Sidewalk,
Tree Grates, Retaining Walls, Storm Sewer Improvements, Picnic

Tables
Contingency (25%) —48.000
Subtotal $238.000
Private
Of-Street Parking, Landscaping, Sidewalk $32,000
Building Demolition 2,000
Contingency (25%) 8,000
Subtotal $42,000
TOTAL BLOCK $280,000
Block Between Janet Street and State Street to Train Tracks
Puhlic
Street Improvements, Curb and Sidewalk, Retaining Walls, Pedestrian $204,000

Street Lighting, Underground Utilitjes, Landscaping, Tree Grates, Storm
Sewer Improvements

Contingencies (25%) 31.000
Subtotal $255,000

Gove Assoclales luc. Page 12



TAX INCREMENT FINANCE PLAN

PRIVATE IMPROVEMENTS

The following construction schedules and cost estimates for private improvements are speculative,
as it is not possible to accurately predict the type, extent, costs and timing of new construction and
renovation of privately-owned businesses. The annual costs are based upon the description of
proposed private improvements in Section 4.1. The private improvements, for purposes of this

Plan, are programmed to occur within a year after the public improvements are completed within
the same block or street front.

5.0

6.0

Annual Cost
Improvements Year in 1993 Dollars
Off-Street Parking, Landscaping, Building Demolition 1998 - 2002 $45,000
New Construction, Parking, Landscaping 2003 - 2007 $1,144,000
Improvements - Parking, Landscaping 2008 $496,000
Improvements - Parking, Landscaping 2012 $203,000
Improvements, Parking 2015 $47,000

A DESCRIPTION OF ANY PARTS OF THE DEVELOPMENT AREA LEFT AS
PEN SPACE AND THE USE CONTEMPLATED FOR THE SPACE

Although there is no formal Open Space Plan, in the TIF Plan public open space is intended
for selected areas within the Tax Increment Finance District. These open spaces are designated
public parks (the Village Green, Fife Lake Park, the DNR Boat Launch and the Village ball
diamonds and picnic area). Property owned by the Township, immediately east of the
Township Hall and Fire Department will remain undeveloped until a use is determined by the
Township. A small Village owned parcel on the south side of State Road will remain as public
access to the lake. Portions of unimproved Martha Street and Clymene Street between State
Road and the lake will also remain as open space.

DESCRIPTION OF ANY PORTIONS OF THE DEVELOPMENT AREA WHICH THE
AUTHORITY DESIRES TO SELL. DONATE, EXCHANGE, OR LEASE T R
FROM THE MUNICIPALITY AND THE PROPOSED TERM

The Authority does not plan to sell, donate, exchange or lease any land in the development
area to or from the municipality.

Gove Associates lnc. Page 15



TAX INCREMENT FINANCE PLAN

7.0 ROP TOBE A IRE

The Development Plan calls for the DDA to purchase approximately 1/3+ acres to be used as
public parking on the northwest corner of Merritt and Oak streets and to acquire, through
trade, the existing parking lot on the corner of Janet Street and State Street.

8.0

Zoning changes that should be required within the Development Area as a result of this
project are the addition of more complete sign control and parking requirements and
possibly aesthetic procedures for the Central Business District. Existing residential
properties along state Street between Boyd Street and Janet Street would be rezoned

as commercial as would the properties on the north side of Morgan Street east of Janet
Street.

8.2 CHANGESIN STREETS. STREET LEVELS AND INTERSECTIONS

Street changes will consist of the changes in turning radius at the intersections of major
streets.

8.3 CHANGESIN UTILITIES

The Redevelopment Plan calls for either relocating existing utility poles or burying
electrical and telephone lines along State Street between Pierce Street to the Motel on
State Street, along Merritt Street between State Street and the railroad right-of-way,
one-half block north of State Street on Main Street and on Janet Street between State
Street and Morgan Street. Additional relocation or underground burial of utility lines
within the DDA District, although not specifically identified in this Plan, may occur

during the life of the Plan. Some storm sewer line improvement and additional catch
basins will be constructed along State Street.

G
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TAX INCREMENT FINANCE PLAN

9.0 ANESTIMATE QF THE COST OF THE DEVELOPMENT, A STATEMENT OF THF

PROPQSED D OF FINAN DE PMENT THE ABIL I
OF THE AUTHORITY TO ARRANGE THE FINANCING

9.1

9.2

G

ANESTIMATE OF THE_COST OF THE DEVELOPMENT

The public improvements being proposed in the Development Plan have an anticipated
acquisition cost of $7,000 and a development cost of $1,182,000 in 1998 dollars.

A STATEMENT OF THE _PROPOSED METHOD QF FINANCING THE

EVELQPMENT

The activities of the Authority and the development of public improvements shall be
financed from one or more of the following sources. Where receipt of specific funds are
indicated as being anticipated by the Authority, methods of repayment will be
established as necessary. Where repayment is not necessary, funds shall be credited to
the Authority's general fund for the purpose of financing only those activities, or

- subsequent debts as a result of those activities, as indicated in this Plan or otherwise

appropriate as provided in Michigan Act 197, P.A. 1975, as amended.

a) Donations from foundations, corporations, groups, individuals or others, including

donations from financial institutions under the Community Reinvestment Act
(CRA).

b} Money borrowed from a bank, savings and loan, or any other type of approved
lender.

¢} Revenues from any property, building or facility, or a revenue bond secured by
said revenues or the full faith and credit of the Village.

d)  Proceeds of Tax Increments - As captured assessed value exceeds initial assessed
value, tax increment revenues will accrue to provide working capital. It will be
possible to use these annual revenues to help finance subsequent phases of the
scheduled public improvements. The Authority may use tax increment proceeds
on an annual basis, spending or obligating only as much revenues as is generated,
or it may decide that the revenue is substantial enough to warrant the sale of tax

Gove Associales lac. page 17



TAX INCREMENT FINANCE PLAN

<

g)

k)

increment bonds, or it may use that revenue to repay general obligation bonds sold
by the municipality.

Special Assessment - Phases of the scheduled public improvements may be funded
by special assessment bonds to the benefit of property owners within the District.
A special assessment district will be established and property maps will detail
property ownership and the amount of associated individual assessments. The
property owners described therein will be assessed an annual fee. This fee will
apply equally to all properties on the basis of total front footage or square footage.
Specified benefits will be assigned to each property owner for work in place that
is in conformance with the Downtown Redevelopment Plan as approved by the
municipality. These benefits will be subject to change when increases or decreases
in front footage or square footage occur on an individual basis.

Funding Sources - The Village has applied for and received a Transportation
Enhancement Grant from the Michigan Department of Transportation for
$413,600. The funds from this grant can be used for streetscape improvements.

In conjunction with Transportation Enhancement funds for public improvements,

the Village could attract a developer/investor to construct proposed new buildings
in the DDA,

Money provided from any other sources approved by the governing body or the
municipality or received by the Authority in any other way shall be deposited to
the credit of the Authority, subject to disbursement in accordance with this Plan.

The Authority may issue tax increment bonds or request the municipality to issue

general obligation bonds. The proposed issuance of these bonds would be
structured as follows:

1} Purpose: The purpose of this Tax Increment Financing Plan is to produce
revenues sufficient to pay the principal, interest administrative costs, including
agent fees and accounting costs for the bond issue which is proposed to
finance this Downtown Development Plan.

2) Direct Payment: The DDA proposes to use the captured increase in assessed
value for the first years of the Tax Increment Finance program to finance the
improvement projects called for in this Plan. The partial costs of

Gove Associnles Inc
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TAX INCREMENT FINANCE PLAN

improvements of the estimated 30 years of the Tax Increment Finance
program may be paid directly from revenues resulting from captured increases
in assessments. It must be emphasized that the sequence of projects and the
time allocated for completing those projects is only a proposal. Conditions,
events and available financing will certainly affect the ability of the Village

and the Downtown Development Authority to adhere to the proposed project
schedule.

3) Bonded Indebtedness: The DDA may propose the sale of a bond issue in any
year after the first year of the Tax Increment Finance program in the amount
not to exceed $1,529,634 (or 80% of anticipated tax revenues) to be repaid
over 30 years (after 1998). This is approximately 29 percent more than the
total scheduled public improvements. If the Transportation Enhancement
Grant of $413,600 is considered, the projected TIF revenue is 97 percent
more than required. The difference between the estimated cost of public
improvements and Transportation Enhancement Grant revenues is approx-
imately $775,400. This amount could be obtained through TIF revenues by
the year 2010, if the model in this program becomes reality. If bonding were
to occur, the program could conceivably sunset in the year 2011. A capital
recovery schedule is shown in Tables 2 and 3.

4) Initial Assessed Value: It is proposed that the Fife Lake Village Council
adopt this Amended Plan anytime before the Board of Review establishes the
taxable value of property in the Village in May 1999. The "initial assessed
value” (i.e., the base-year SEV from which the “captured assessed value" is
calculated) shall remain the 1998 State Equalized Valuation of the Fife Lake
Downtown Development District, as finally determined by the State Tax
Commission. The properties in the expanded portion of the revised
Downtown Development Authority District shall have an initial assessed
value based upon the 1998 state equalized valuation of the Fife Lake
Downtown Development District.

5) Portion of "Captured Assessed Value" to be Used: The DDA proposes that
all of the taxes levied by all taxing units on the captured assessed value of
real, personal and Commercial Facilities Tax properties within the District be
used by the Authority, to the extent needed from year to year to accomplish
the above-stated purpose.

G
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- TAX INCREMENT FINANCE PLAN

6) Duration of the Program: This Tax Increment Financing Plan shaj be
effective through the year 2028 or until any bonded indebtedness is
completely retired

7}  Projection of Captured Assessed Value and Revenue: A projection of
Captured assessed value js presented in Table 2.

10.0 DESI{ENATIQN QF THE PERSON OR PERSONS, NATURAL OR CORPORATE
TO WHOM ALL QR A PORTION QF THE DEYE,LQEMEN! IS TO BE SOLD,
LEASED OR CONVEYED IN ANY MANNER AND FOR WHOSE BENEFIT THE
PROJECT IS BEING Uy NDERTAKEN IF THAT INFQRMATIQE IS AVAILABLE
IO THE AUTHORITY

Not applicable.

1.0 THE PRQQEDURES FOR BIDDING FOR THE LEASING, PUR(;HAS!EQ OR
NVEY IN_ANY MANNER OF ALL OR A p RTION OF THE
DEYELQPMENT UPON ITS CQMPLET!QN, IF THERE IS NO EXPRESS OR
IMPLIED AQREEMENT BETWEEN THE AUTHORITY AND PERSONS,
NATURAL OR QQRPQRATE, THAT ALL OR_A PORTION OF _THE

@ Gove Assoclules loc pﬂse 20



TAX INCREMENT FINANCE PLAN

12.0

G

E P LB D D D
TO THOSE PER

Not applicable.

EST TES OF THE NUMBER OF PER. IN DEVELQP-
ENT ARE E ND IND BE

DISP D. IF 1E, 1D E DESIGN D FOR
IT RA P T N
HALL INCLUDE A SUR IE IVIDUAIS TO B
ISPLACED

12.1 AN ESTIMATE QF MB F PERSONS RESIDING IN THE

DEVELOPMENT AREA

Approximately 40 people reside in the DDA development area.

122 A TE OF THE ER A IES AND IND AIST
E DISPLACED

Approximately six families, or 15 people, are scheduled to be displaced over time
through implementation of this program through conversion of residential dwelling
units into private commercial development.

12.3 A SURVEY OF THE INCOME AND RACIAL COMPOSITION OF THE
FAMILIES AND INDI LS TO BE DISPLACED

The families and individuals to be displaced are all non-minority, middle income.

12.4 A STATISTICAL DESCRIPTION OF THE HOUSING SUPPLY IN THE
MMUNITY

a) The Number of Private and Public Units in Existence or Under Construction -
There are 225 total housing units within the Village of Fife Lake. Fifty-one
percent are owner-occupied and 82 percent are single-family units. There has
been no recognizable change in the number or overall composition of housing
units since the 1990 Census and there are no public housing units within the
Village.
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TAX INCREMENT FINANCE PLAN

©

b)

d)

The Condition of Existing Housing Units - The general condition of housing in
Fife Lake appears to be average, with over one-fourth of al homes built within
the past 20 years. Sixty-one units (27% of all housing in the Village) are
seasonal units and 4] percent built more than 50 years ago. Only six units haye
more than 1.01 persons per room, which is considered overcrowding.

Thirty-three of the 225 units (15%) are mobile homes, and there are seven 2-4
unit structures and one 5-9 unit complex.

The Annual Rate of Turnover of the Various Types of Housing and the Range
of Rents and Sale Prices - The rate of total housing turnover in Fife Lake

Rents range mostly from less than $200 to $499 plus. The median rent within

the Village is approximately $350, with 70 percent paying between $300-5499
per month,

percent, compare to 1.5 percent for Grand Traverse County. The rental vacancy
rates for the Village (at 9.5%), however, was twice the rate of the County,
indicating a relatively low demand for rental housing. An adequate and full

development. Consequently there appears to be enough housing available to
accommodate those households that will ultimately be displaced.
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TAX INCREMENT FINANCE PLAN

13.0

14.0

15.0

16.0

17.0

APLANFORE BLI RITY FOR N E N

DISPLACED BY THE DEVELOPMENT IN ANY NEW HOUSING IN THE
DEVELOPMENT AREA

There are no new housing projects planned in the development area. Any eligible displaced
persons would not require placement on a priority basis.

R HE T ER DISPLACED
DEVELOPMENT FINANCIAL NCE EMENT OF
EXPE LUDIN IT EXP EN

IDENTAL T TRANSFER OF EIN A RD E
TANDARDS AND PR IONS OF ERAL RM RET.OCATION
. 1970, BEING PUBLIC LAW 91-646, 42 NS 4601, ET. SEQ.

Relocation costs will be administered to eligible families for expenses incurred as the result
of displacement. Provision of money for these expenses is expected to come from revenues
associated with private sector development.

A PLAN FOR COMPLIANCE WITH ACT NO. 227 OF THE PUBLIC ACTS OF
1972, BEING SECTIONS 213.321 TO 213,332 QF TH ICHIGAN MPILED
LAWS

The Village fully intends to comply.

R TERIAL WHICH THE AUTH L L PUBLI ENCY, OR
GOVERNING BODY DEEMS PERTINENT

Not applicable.

ADETAILED EXPLANATION OF THE TAX INCREMENT PROCEDURE

The tax increment finance procedure has been in place under law with the DDA statute, Act
197 of 1975. The procedure may be proposed by a Downtown Development Authority as
a method of financing a downtown development plan. It then may be adopted by the Village
Council, following consultation with the taxing units involved and a public hearing as required
by statute. The essence of the tax increment financing procedure is as follows:
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I}  The public makes an investment in public improvements, and also potentially in facilities
to i

2) Bonds may be issued tq finance the improvements, This is not mandatory, as tax

3)  Taxes g¢nerated from the subsequent growth in the tax base of the Downtown

4)  The taxes which are Pbotentially availabje to the Authority include a] of the taxes
normally levied b

value of the District. Should the Authority find jt necessary to use all of the captured
assessed value, it shaj] be clearly stated in this plan,

5)  When the specified development/ﬁnancing plan is accomplished, the Ccaptured assessed
value is re]

6)  Since only the growth i tax base (the Captured assessed value) in the Downtown

@ Gove Assoclnles Inc. p°9° 24



TAX INCREMENT FINANCE PLAN

The justification of the tax increment financing procedure is based on the expectation
that all or a portion of the "captured assessed value" which is created, following
implementation of a Downtown Development Plan, would not have occurred without
the stimulation of the public investment involved in the plan implementation; and
therefore, the short-term investment made by the taxing units in foregoing part of the

initial growth in tax revenues is repaid by the long-term benefit of substantially greater
taxes realized from a significantly stronger commercial tax base.

18.0 PRIORITY OF USE OF MONIES IN THE PROJECT FUND

The money credited to the project fund and on hand therein from time to time shall annually
be used in the following manner and following order of priority:

1y

2)

3)

4

5)

To pay into the debt retirement fund, or funds, for all outstanding series of bonds, if any,
issued pursuant to this plan, an amount equal to the interest and principal coming due
(in the case of principal whether by maturity or mandatory redemption) prior to the next
collection of taxes, less any credit for sums on hand in the debt retirement fund.

To establish a reserve account for payment of principal and interest on bonds issued
pursuant to this plan, an amount equal to one-fifth of the largest combined annual
principal and interest payment due on bonds issued, until the reserve account is equal

to the largest combined annual interest and principal requirement during the life of the
plan.

To pay the administrative and operating costs of the DDA and the Village for the
development area, including planning and promotion, to the extent provided in the
annual budget of the Downtown Development Authority. The annual administrative and
operating budget, including marketing, advertising, promotion and special events, shall
be determined by the DDA and submitted to Village Council for approval.

To finance, to the extent determined desirable by the Downtown Development
Authority and approved by the Village, the cost of improvements as set forth in the
development plan to the extent those costs are not financed from the proceeds of bonds.

To finance the cost of any additional improvements to the development as determined

necessary by the Downtown Development Authority and approved by the Village
Council.

G
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6)  To reimburse the Village with interest for fiunds advanced to acquire property, clear

20.0 THE DURATIQN OF THE PROGRAM

The development Program is scheduled for completion approximately 30 years following
adoption of the Plan.

21.0 TATEMENT oF TH TIMATED P TAX IN MENT
ASSESSED VAL FALL TAXIN DICTT IN
. WHICH THE DEVELOPMENT AREA ]S LOCATED

@ Gove Assoclales Ine P..ge 26



TAX INCREMENT FINANCE PLAN

(? recegnt ygars, the Village's S.E.V. has increased at an annual rate of approximately
7/percent Assuming this rate applies to the growth in S.E.V. annually between 1999 and
2028, the amount of Village revenues diverted to the tax increment financing plan amounts
to $796,000 or 10.3 percent of the total property tax revenue generated by the Village during
that period; and, since property taxes represent approximately 25 percent of the Village's
general fund and street budget, the Tax Increment Plan would divert about 2.5 percent of the
Village's total operating budget between 1998 and 2028. The Plan would capture 2.5 percent
of the Township's tax revenue over the life of the program. For the Intermediate School
District, the Development Plan/Tax Increment Finance Plan would divert $383,800 or 0.3
percent of projected Intermediate School District tax revenues between 1998 and 2028. Over
the same period the County'’s tax revenue reinvested into Downtown Fife Lake improvements
would be $391,700 which comprises 0.3 percent of the County's total projected tax revenues.
During the period between 1998 and 2028, this TIF program will result in the DDA receiving
$126,342 in TIF revenue from the Northwest Michigan College District, or a capture of 0.3
percent of projected tax revenues for the Downtown Development District. The Library
‘District would reinvest $70,700, or 0.3 percent of that District’s total tax revenue. Likewise,
the Bay Area Transportation Authority would allocate $12,500 to the DDA District, or 0.3
percent of its tax revenues. The County Medical Care District would allocate $51,900 to the
DDA District, which is 0.3 percent of the Medical District’s anticipated tax revenues, Finally,
the Council on Aging would reinvest $12,700 into the Fife Lake DDA District, or 3 percent
of its total property tax revenue between 1998 and 2028. The estimated effects of this Devel-
opment Plan/T1F Plan on the revenues of the different jurisdictions is displayed in Table 2.

TABLE 1
% of Taxing
Taxes Authonity’s Tax
Millage Projected 2028 DDA % of to DDA Revenues to DDA

Taxing Authority Rate 1998 S.E.V. S.E.V. SE.V.*(1998) | 1998-2028 1958-2028
Village of Fife Lake 11.4856 $6,253,280 $51,772,547 203 $769,091 103
Grand Traverse County 5.6508] 2,117.448,190| 17,047,329.419 0.06 391,669 03
Medical Care 0.7482 2,117,448,190| 17,042,329,429 0.06 51,859 03
/UO Intermediate School District | 5.53741 2,117,255,140| 17,045,775,196 0.06 353809 0.3
Northwest Michigan College| 1.8228] 2,117,253,140| 17,045,775,196 0.06 126,342 0.3
Fife Lake Township 0.9575 23,147,980 226,546,021 5.5 66,366 2.5
Traverse Area Library 1.02007 2,117,448,190| 17,047,329,419 0.06 70,698 03
Commission on Aging 0.1837] 2,117,448,190( 17,047,329,419 0.06 12,733 03
BATA 0.1866( 2,117,448,190] 17,047,329,419 0.06 12,476 03

Total $1,912,043
*DDA 1958 S.E.V. is £1,265,720
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