
Development Plan Update
DDA Work Session 7/25/25



1. Updates
• Boundary
• TIF Estimates
• DDARCC
• Downtown Service Team 

2. Timeline and Next Steps

Agenda



BACKGROUND REVIEW



Potential DDA 
Boundary that has 

the greatest benefit 
to support City land 

use and quality of life 
goals and advance 
complex projects.

Recommended DDA Boundary

Expansion Areas: 
Stepped 

gainshare 

Original District: 
Gainshare 
70%/30%



Potential Projects (2026-2035) Estimated 
Total Cost

DDA 
Contribution

Event Bollards $6,000,000 $6,000,000

Farmers Market* $21,000,000 $13,000,000

E/W Huron Bus Rapid Transit (BRT)* $21,700,000 $14,000,000

Housing Commission Utility Support* $400,000 $400,000

New Downtown Library Utility Support* $580,000 $580,000

Washington Street Reconstruction* $24,640,000 $17,500,000

Packard Streetlighting $4,000,000 $4,000,000

N. Main Streetscape* $6,540,000 $6,540,000

Division Bikeway $1,220,000 $1,220,000

721 N. Main Park & Trail* $17,540,000 $17,540,000

Sustainable Energy Support (e.g., geothermal, solar, etc) $20,000,000 $20,000,000

N/S BRT & Fifth/Div/Beakes * $25,524,250 $17,000,000

Total $145,544,250 $118,000,000

*Projects include storm, sanitary, and/or water utilities

Project Considerations:

$118M available for capital 
construction

1. Include projects outside of DDA 
District and tied to a service team

2. Fund across project categories 
and prioritize projects according 
to strategic value score

3. Fund partner projects to the 
degree possible (millage revenue 
grows more slowly than DDA TIF 
revenue)

Scenario D - Expand DDA Activities



Potential Maintenance Projects (2026-2035) Estimated Total 
Cost

DDA 
Contribution

DDA Annual ROW Maintenance $5,000,000 $5,000,000

Sidewalk Millage pass through $683,425 $683,425

Annual Streetlight Maintenance Contribution $1,500,000 $1,500,000

Elevate Public Art $1,250,000 $1,250,000

Throne Contract Contribution $1,690,000 $1,690,000

Affordable Housing Grant $7,000,000 $7,000,000

New Downtown Service Team $12,000,000 $12,000,000

Total $29,123,425 $29,123,425

Maintenance & Service 
Considerations:

1. Prioritize activities without 
other funding sources or 
code requirements

2. Capacity for new services

3. Fund partner projects to the 
degree possible (millage 
revenue grows more slowly 
than DDA TIF revenue)

Scenario D - Expand DDA Activities
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Scenario D - DDA Funding Priorities

Scenario D – Provide Added Support

*Projects do not fit neatly into millage categories. For example, transit projects also include street and sidewalk elements. Street and sidewalk projects also include public seating and lighting (typically 10-12% of 
total street project cost). Projects are organized by the primary focus that most aligns with the millage. This is a segment of DDA funding - totals do not include DDA staff time, debt on projects already 
implemented, or parking contributions to the City General Fund and AAATA getDowntown Program.  
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UPDATES



Discussed: Revised Proposed Gainshare Model – All Areas

T A X I N G  U N I T S  ( b a s e  v a l u e )

D D A  C A P T U R E

Inflation

The DDA would 
capture 70% of 
revenue growth 

from new 
development

T A X I N G  U N I T S

The Taxing Units 
would capture 

30% of revenue 
growth from new 

development

Gainshare 
starting point



Note: 70/30 gainshare split using original projections (9% growth south and 3% growth north)

Discussed: Gainshare Model – All Areas

10-year Totals - Revenue from City Millages
30/70 Gainshare (2026-2035)

Revenue from City Millages

Expansion Area 70% DDA 30% City Total TIF Capture

1A 4,239,097 1,816,756 6,055,853

1B 1,343,875 575,947 1,919,822

1C 2,743,193 1,175,654 3,918,847

2A 1,130,085 484,322 1,614,407

2B 1,164,030 498,870 1,662,899

Orig Dist 73,078,548 31,319,378 104,397,926

Total 83,698,827 35,870,926 119,569,753



Annual Estimated DDA Capture from City Millages 
70% gainshare (average annual 2026 – 2035)

$424K

$134K

$116K

$113K

$274K

$7.3M



Current Boundary Status



Development Plan Outline
Update as the process evolves



Approval Process & Schedule 
Update as the process evolves

Statute 
Requirement

Action Step

Example 
Timeline September 15, 2025September 15, 2025August 6, 2025 August 18, 2025

Note: If boundary change, then Section 125.4203 applies. We need 60+ days after Public Hearing before Council can adopt ordinance/plan:
https://www.legislature.mi.gov/Laws/MCL?objectName=mcl-125-4203 

N/A

August 19, 2025

DDA Board vote to 
send Plan to City 

Council

City Council sets 
hearing

Notice of the 
hearing posted

Public Hearing 
on the DDA Plan 

DDA Plan Voted 
on by Council

City Council 
sets hearing & 
first reading of 
the ordinance 

change.

Clerk to send 
out notices for 

the public 
hearing on the 
plans and the 

ordinance 
change at least 
20 days before 

the hearing.

Council to 
conduct a public 

hearing on the 
draft plans and 

ordinance 
change (must 
be at least 20 
days following 

the hearing 
notice).

Council shall 
determine whether 
the Development 

Plan or Tax 
Increment 

Financing Plan 
constitutes a 

public purpose.

 Then approve/ 
reject/approve 

with modification 
by ordinance.

All materials for the Council 
packet must be to the City 

Attorney by July 23rd

https://www.legislature.mi.gov/Laws/MCL?objectName=mcl-125-4203


1. Downtown Development Area Resident Consultancy 
Council (DDARCC)

2. Downtown Service Team 
3. Finalize TIF and Development Plan Drafts

• DDA staff review
• Legal review
• Ordinance draft
• City staff review

Updates & Next Steps
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