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DDA 101



What is a Downtown 
Development Authority 
(DDA)?

A component-unit of 
the City in which it is 
established

AUTHORIZATION
Local governments may create a DDA 
in an area primarily zoned & used for 
business (only 1 per municipality)*

PURPOSE
To correct and prevent the 
deterioration of a downtown district

*Per MI PA57 of 2018 - the Recodified Tax 
Increment Financing Act

DRAFT



TIF – Regional Funding Tool 
Regional contributions from the County, Library, AAATA, and WCC help fund capital projects and 
maintenance in a regional downtown. Without this tool in place, all future infrastructure projects and 
maintenance costs would be the responsibility of the City alone. 

The majority of A2 DDA TIF (~90%) is spent on downtown capital projects and maintenance



STATE STATUTE
DDA Development and TIF Plan

Economic Development Tools
State-Authorized Financing Tools (sample)

Economic Development Tool Eligible projects/activities Primary Funding Source

DDA 
Downtown Development Authority

Public improvements focused in DDA District and 
within approved DDA/TIF plans TIF

LDFA 
Local Development Financing Authority

Public facility to benefit industrial park and transit TIF

TIFA 
Tax Increment Finance Authority

Within defined TIFA area TIF

BIZ 
Business Improvement Zone

Beautification activities & security Special Assessment

BID 
Business Improvement District

Improvements, maintenance, security, and 
beautification Special Assessment

Other Tools

Area Association Events and promotion Membership dues & sponsorship



Downtown A2 Tools

Area Associations

DDA + LDFA

Main Street Area BIZ

DDA focuses on public 
improvements.

LDFA funds/services are 
contracted to SPARK.

Area Assoc. collect dues and 
sponsorship to fund events 
and advocate on behalf of 
businesses.

BIZ services include snow 
removal, sidewalk 
cleaning, landscaping, and 
graffiti removal.

Main Street 
Area

BIZ

State Street 
Area

Kerrytown 
Area

South U 
Area
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Purpose of Downtown 
Development Area Resident 

Consultancy Council



The role of the DDARCC
is to act as an advisory 
body to the authority and 
the governing body in the 
adoption of the 
development or tax 
increment financing plans.
 Section 125.4222 of PA 57 of 2018

• Authority shall periodically consult with and advise 
the DDARCC regarding the aspects of a Plan.

• Consultation shall begin before plan adoption and 
continue throughout the preparation and 
implementation of a Plan.

• Within 20 days after the public hearing on a Plan, 
the DDARCC shall notify the governing body, in 
writing, of its findings and recommendations 
concerning a proposed Plan. 



Development & TIF Plan
Process & Requirements



Why create a new 
A2 DDA Plan?

Alignment & Stewardship 

The current A2 DDA plan was created in 2003. A 
new plan will:

• Reflect updated City goals and ongoing efforts.

• Address new opportunities and needs in 
pandemic recovery and beyond.

• Ensure the highest level of transparency & 
stewardship.

• Better align with updated State Statute.



DDA PLAN PROCESS

DDA Plan and Circulation Plan12 smithgroup.com 

▪ Peer City DDA Plan Research 

▪ DDA Development Plan
— Establish Plan Goals (DDA Board) and objectives

— Existing conditions assessment

— Development Plan & Recommendations

▪ Informed by State Statute, Comp Plan, Circulation Study, Geothermal Study, and infrastructure and operational needs

▪ TIF Plan Update

▪ Summary Document and Approvals
— Executive Summary

— Statute Review

— Notification and Filing

— Approval (DDA Board and City Council)



DDA Development 
Plan Requirements
Michigan ACT 57 of 2018 
requires all DDA’s to create a 
Development Plan and TIF 
Plan. The Development Plan 
establishes the boundary, and 
identifies the activities and 
projects the DDA will 
participate in. 

The Development Plan shall include:

1. Boundaries of the Downtown Development Area

2. Location, Character, Extent of Existing Streets, Public Facilities, and 
Land uses. 

3. Location, Character, and Extent, and Estimated Cost of Proposed 
Improvements

4. Location, Character, and Extent of Existing Public and Private Land 
Uses

5. Planned Construction and Estimated Construction Timeline

6. Existing and Planned Open Space Areas

7. Description of Existing Zoning and Proposed Changes

8. Street Changes

9. Development Cost Estimates and Financing

10. Identification of Private Development Entities to Which Acquired 
Properties Have Been or Will Be Sold or Leased

11. Land Disposition Terms

12. Estimates of the Number of Persons Residing in the Development 
Area



Grand Rapids Development Plan Sample Pages



Tax Increment 
Finance Plan
The TIF Plan establishes 
procedures, requirements, 
and methods for the collection 
and use of tax increment 
revenues, in order to carry out 
the activities of the DDA. 

The TIF Plan shall include:

1. A detailed explanation of the tax increment procedure

2. Identification of the maximum amount of bonded indebtedness to be 
incurred over the life of the Plan

3. Statement on the duration of the program

4. A statement on the estimated impact of tax increment financing on 
the assessed values of all taxing jurisdictions in which the 
development area is located. 



Grand Rapids TIF Plan Sample Pages



Development Plan Values & 
Goals



DDA BOARD ESTABLISHES PLAN GOALS 

18 

SEPTEMBER 2024
GOALS BASED ON VALUES ESTABLISHED THROUGH THE COMPREHENSIVE PLAN PROCESS

Goals:
• Ensure alignment with City policy priorities
• Inform staff implementation
• Direct project priorities and budgeting
• Guide how we measure outcomes



DDA VALUES AND GOALS FRAMEWORK

19 smithgroup.com 

AFFORDABLE EQUITABLE 
SUSTAINABLE 

VIBRANT** 

All people should have the 
opportunity to call Ann Arbor 
home and thrive through 
every stage of life 

All people should have equal 
access to essential services 
and amenities, with 
additional resources for 
underserved people

All systems - social, built, 
and natural, should be 
integrated to create a 
resilient place to live, work, 
and recreate

**Fourth Value is being 
defined, and not yet adopted. 
Potentially references active, 
thriving, dynamic, identity
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Support a robust 
and diverse 

population & a 
livable downtown 

DDA GOALS

Equitable, just 
access for all 

people

Safe, comfortable 
streets

A resilient & 
sustainable 
downtown

Connected 
community with 

inviting and 
active public 

spaces

Thriving & 
diverse local 

economy

Infrastructure 
Capacity

Affordable Housing

Housing Supply

Access for 
persons with 
disabilities

Investment in 
areas with 

documented racial 
inequity and/or 
disadvantages

Multi-Modal 
Safety Outcomes

Vehicle Miles 
Traveled (VMT)

Energy Use / 
Generation

Stormwater 
Management and 
Reducing Flooding

Climate Change 
Mitigation & Heat 

Island Effect

Enhances 
Placemaking

Scale of Benefit

Economic 
Diversity & 
Opportunity



Development & TIF Plan 
Efforts 



PARALLEL PLANNING EFFORTS

Determine VISION AND 
PRIORITIES for the  future of the 
city

Determine future land use, 
desired policy changes, and 
priorities for public spending 
and capital projects

Identify FUTURE CAPITAL 
IMPROVEMENTS to downtown 
area streets and 
transportation plan updates

Balance the demands on 
limited downtown area street 
space

Identify gaps and inconsistencies 
in downtown SERVICE AND 
MAINTENANCE

COMPREHENSIVE 
PLAN

DOWNTOWN AREA 
CIRCULATION

BASE LEVEL SERVICE 
DISCUSSIONS

DDA Plan and Circulation Plan21 smithgroup.com 



PARALLEL PLANNING EFFORTS

Determine COSTS AND 
BENEFITS involved in the City 
gaining control and 
maintenance responsibility for 
state-owned corridors

Identify FUTURE GEOTHERMAL 
OPPORTUNTIES to support a 
more resilient and sustainable 
energy system

Implement through street and 
parks projects

Identify WATERMAIN AND 
SANITARY NEEDS to improve 
infrastructure resiliency and 
support future public and private 
projects

M-DOT 
JURISDICTIONAL 
TRANSFER STUDY

GEO-THERMAL STUDY UTILITY UPGRADES

DDA Plan and Circulation Plan22 smithgroup.com 



Timeline and Highlights



2024

Development & TIF 
Plan work began in 
coordination with 

downtown planning 
efforts

2025

Preparing draft Plan 
and following statutory 

process

 

August 2025

Final Plan ready for City 
Council adoption



Plan Highlights

• Expand DDA’s role in 
maintenance and service

• Capital investments to support 
more efficient, safe, and 
attractive street closures

• DDA boundary expansion



• Sidewalk & curbside cleaning, weeding, trash & debris 
removal

• Landscape maintenance

• Alley power washing

Downtown Service Team Responsibilities



Downtown Service Team Responsibilities
• Snow removal and ice melt application at sidewalk 

ramps, bus stops, ADA parking spaces, and  benches

• Bikeway delineator maintenance / replacement

• Brick, bench, and bike hoop repairs

• Supplemental pedestrian trash can service when 
visitor volume is high



Downtown Service Team Responsibilities
• Barricade deployment 

• Seasonal light installation

• Provide a consistent presence and service 
connection to 
• Educate and remind business owners of code 

requirements
• Connect directly with A2 fix it to report streetlight 

outages and infrastructure concerns
• Connect those in need with services 



PROVIDING SECURITY AND SUPPORTING DOWNTOWN EVENTS AND ACTIVATION

RETRACTABLE BOLLARD SYSTEM

• Bollards retract into the street
• Protects against a 7,000 lbs vehicle at 30-mph
• Access key allows for a single person to deploy – less than 5 minutes per street section 

to deploy – SERVICE TEAM MEMBER

Northville, MI



DDA Boundary Expansion?



DDA Expansion Comparison

Downtown Grand Rapids 
Inc. 
• 16 TIF Districts; 873 acres

Ann Arbor DDA
• 1 TIF District; 271 acres



DDARCC Meeting Schedule 

Virtual meetings scheduled through the end of DDA FY25 fiscal year:

Tuesday, February 11, noon

Wednesday, March 12, noon 

Wednesday, April 9, noon

Wednesday, May 14, noon

Wednesday, June 11, noon 
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