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INTRODUCTION

In order to prevent actual and potential deterioration of property values and to encourage economic activity and growth in the Downtown Oscoda   DDA district, the Township established the Charter Township of Oscoda Downtown Development Authority (the “Oscoda Township DDA”) pursuant to Act 197 of 1975 (“Act 197”) and an ordinance adopted by the Charter Township of Oscoda Board of Trustees on September 17, 1984.  The Oscoda Township DDA has identified specific sources of funding to finance the implementation of a comprehensive plan for regulatory changes, capital improvements, financial assistance, marketing and promotion efforts, security enhancement and special projects within the Oscoda Township DDA Development Area.

The Board of Trustees of the Charter Township of Oscoda pursuant to the provisions of Act 197 of 1975, Public Acts of Michigan, adopted Ordinance No. 166 to establish a Downtown Development Authority at a regular  meeting held September 17, 1984.  The ordinance became effective on              September 17, 1984.  Following the creation of the Downtown Development Authority and the appointment of the board, the DDA created a Development Plan which was adopted on December 28, 1989.  In addition, the Township Board also adopted Ordinance No. 178 establishing a Tax Increment Financing Plan for the Downtown Development Area that became effective December 28, 1989. The development plan has been amended twice since its creation and those amendments will be found in the Land Use Development Plan and Tax Increment Finance Program Document #2 (1993) and Land Use Development Plan and Tax Increment Finance Program Document #3 (2002).
The purpose of this Development Plan and Tax Increment Financing Plan (hereinafter the “Plan”) is to enhance the quality of life for the residents of the Charter Township of Oscoda through improving the economic viability and revitalization of the downtown district. This revitalization effort includes but is not limited to the following: to provide for the acquisition, construction and financing of capital improvements (including necessary street lighting, sidewalk, streetscaping, parking, beautification and street improvements), to provide additional security, to encourage and finance aesthetic improvements, land acquisition, and marketing and promotional activities, and other facilities and programs for the Development Area to carry out the objectives of the Oscoda Township DDA so as to prevent future deterioration of the Development Area while preserving its unique character and promoting economic growth to benefit all businesses and taxing units located within and benefited by the Development Area. The Downtown Development Authority and Charter Township of Oscoda desire to amend and restate the prior plans by adopting this amended and restated plan.
BOARD OF DIRECTORS

The DDA is governed by a eight(8) to ten (10) member board of directors as appointed by the Charter Township of Oscoda Board of Trustees. The board members represent businesses, property owners, and residents of the community.

The DDA has a part-time Executive Director who can be reached at 989-739-6999.

The DDA Board of Directors meet in the Township Meeting Room. Watch the Oscoda Press for dates, as the meetings are open to the public.
STRATEGIC PLANNING

The DDA’s Board of Directors bi-annually analyzes in detail the downtown priorities and makes recommendations for development, enhancement and improvements for the DDA district. The DDA coordinates and cooperates with various departments of the Charter Township of Oscoda, the Iosco County Economic Development Forum, the Oscoda/AuSable Chamber of Commerce, the Visitors Bureau and the Community Business Association in its efforts to draw more people and development to downtown Oscoda. 

DEVELOPMENT

PLAN
This Development Plan contains the information required by Section 17 (2) of Act 197. 

Section 17(2)(a)

DESIGNATION OF BOUNDARIES OF THE DEVELOPMENT AREA IN RELATION TO HIGHWAYS, STREETS, STREAMS OR OTHERWISE.

The DDA boundaries were established under the original township ordinance in 1989. The boundaries as established shall be the area within which the DDA shall exercise its powers. Attached is a map of the district and current land uses.

The DDA footprint is a long irregular shape that generally runs north and south along US23 and F-41. It begins with the first row of lots on the south side of Division Street and encompasses the first row of lots on the east side of Lake Street north to Bank Street at that point it only encompasses the lots on the west side of Lake Street to Evergreen. From Division Street the DDA boundary continues west to the Ausable river encompassing Pearl Street to the Ausable Bayou and North along US 23 on both the east and west sides to Fullerton and F-41. Continuing west on F-41 the DDA boundary goes to Hughes Street and then North to the shopping plaza East out to US 23 encompassing only the west side of 23 after Fullerton.

Section 17(2)(b)

LOCATION AND EXTENT OF EXISTING STREETS AND OTHER PUBLIC FACILITIES WITHIN THE DEVELOPMENT AREA.

Existing Streets and Public Facilities
Major thoroughfares:

US – 23 




River Road

County Road F - 41
Lake Street
Principal Public Facilities and Landmarks:

Oscoda Township Hall

Furtaw Field 

Oscoda Pocket Park 

Land Uses 

See the Land Use Map attached as Appendix A. 

Section 17 (2)(c)
DESCRIPTION OF EXISTING IMPROVEMENTS TO BE DEMOLISHED, REPAIRED OR ALTERED, INCLUDING DESCRIPTION OF REPAIRS AND ALTERATIONS, AND ESTIMATE OF THE TIME REQUIRED FOR COMPLETION.

The Oscoda Township DDA plans to accomplish some or all of the following capital improvements over the life of the Plan; it is anticipated that all of these improvements, being in the nature of rehabilitation or reuse of existing property and improvements, will involve demolition, repair, alteration or new construction.

1.
Land Acquisition, Combination and Sale to Private Sector throughout the Development Area.  This would include acquisition of property which suffers from environmental contamination; clean up of the contamination, clearing of such property to the extent necessary, combination with adjacent parcels to the extent appropriate, and sale of such property to private interests for new development.  Sale proceeds may be held in a Land Revolving Fund and used for additional property purchases as buildings and parcels become available. This will occur over the life of the Plan on a case by case basis.
2.
Street Lighting This would include continuing the program of removing existing Gooseneck streetlights and poles, replacing them with decorative pedestrian oriented Low Level Streetlights or other similar type lights which already are placed throughout much of the DDA District and this may include additional new street lighting as determined by the Board from time to time.  This could also include placing and maintaining decorative lighting used in trees throughout the DDA District. This will occur as funds become available over the life of the Plan with a major effort anticipated in or near year 2012.

3.
Road, Streetscape and Signage Improvements. Road & Streetscape improvements would include efforts to rebuild, resurface, or similar improvements when deteriorated conditions would require such improvements.  This would also include the addition of directional signs to be placed in areas to assist with directional information for motorists and pedestrians, as needed and as funds become available over the life of the Plan. Initial efforts are anticipated to begin in  2008 with substantiated activity throughout the life of the plan.


4.
Parking Improvements.  This would include assisting the Township in creating new parking as well as upgrading, renovating or otherwise improving existing public parking.  This could also include assisting the Township with installation of parking meters in critical areas of parking as well as include new parking facilities which may include parking lots either on a stand-alone basis or in conjunction with other development activity as determined by the Board.  This will occur over the life of the Plan on a case by case basis.  

5.
Facade, Landscape and Greenbelt Improvements.  This would include adopting programs encouraging the improvement of building facades as well as the placement of additional landscaping by private property owners. This could also include DDA acquisition and planting of additional trees and other landscaping within the district as well as the purchase and placement of tables and benches to enhance areas within the District. This will occur as needed and as funds become available over the life of the Plan and generally in conjunction with streetscape improvements.

6.
Move/Eliminate Electrical Equipment and Transmission Wires.  This could include working with Consumers Energy Company to minimize the unsightly appearance of transformers located in highly visible areas, reduce the number of overhead transmission wires along all Development Area Streets or otherwise minimize the unsightly appearance of such wires. This could also include moving underground cables to facilitate transformer and or wire relocations as it becomes a priority and as funds become available over the life of the Plan.

7.
Addition of Electronic Equipment such as Public Address/Sound System, Clock Upgrades, Video Surveillance System and an Information Sign.  This could include the addition of a public address system in the DDA District to assist with special events, visitor safety and enhance the atmosphere of the area with music when desired.  (Example: Holiday Season)  This could include the upgrading of the Town Clock to keep it functional and in good working order.  This could also include the installation of video surveillance equipment to protect public property from vandalism.  This could also include the addition of an Information Sign used to inform motorists of upcoming events in the Township.  This priority will be pursued as needed or as funds become available over the life of the Plan.
8.
Marina    This could include assisting with the development of a Marina Area and any equipment necessary for a Marina as funds become available over the life of this Plan.  This could become a priority as investors emerge to augment TIF revenues.

9.
Furtaw Field
Regardless of what is located in the Furtaw Field area it is important to ensure that the property is a key element and critical anchor in any downtown revitalization strategy. Maintaining the property for festival type activities until a suitable development concept is implemented is one idea. As funds become available over the life of this Plan. Other development strategies may be pursued also.
10.
Downtown Wi-Fi Access.
This service will allow visitors and locals to have free wireless Internet access in the downtown area for a 24 hour period running south to north between Division and Evergreen and east to west between Lake Street and Pearl Street as funds become available over the life of this Plan should this become a priority or as investor interest warrants. 

11.
Water Spray Park or Full Fledged Water/Toboggan Park 
This could be a selling point to new visitors to the area as well as a fun-filled family gathering for the locals.  This priority will be maintained over the life of this Plan subject to fund availability.
12.
Commercial Mix-Use Building/Community Center 
This could include retail and office space on the first floor, possible housing units on the second floor, and maybe even a performing arts center as funds become available over the life of this Plan and as development opportunities present themselves.
13.
Great Lakes Fishing Museum/Aquarium
This could include aquariums full of live great lakes species as well as information concerning shipwrecks on Lake Huron and other historical information concerning the great lakes and will be considered as funds become available over the life of this Plan.

14.
Public Restrooms/Information Area
This will allow visitors as well as shoppers a place to rest and get information concerning Oscoda and AuSable and will be pursued as funds become available over the life of this Plan with emphasis on implementation in 2008 or 2009.

Section 17(2)(d)
LOCATION, EXTENT, CHARACTER AND ESTIMATED COST OF IMPROVEMENTS, REHABILITATION, AND ESTIMATED TIME FOR COMPLETION.

1. Land and/or Building Acquisitions for Resale and/or Demolition - When parcels throughout the Development Area become available and such acquisitions would meet the objectives of the DDA, the board would consider the purchase of these parcels.  This would also be based on the availability of funds for this purchase. At present, estimates would show that any single acquisition could range up to or exceed $250,000 in order to comply with the objectives of the authority mentioned in the plan including, but not limited to, streetscapes, signage, parking, landscape, street lighting and other improvements.
2. Street Lighting - Presently the streets in the plan are being studied for Low Level Lighting Projects. These projects will be completed as funds and or financing become available.  Estimates at this time are in the range of $102,000. Other areas within the District will be maintained, brightened and receive regular scheduled maintenance as the need arises. Present costs for this upkeep range in the $10,000 area annually.  This will occur as funds become available over the life of the Plan with a major effort anticipated in or near year 2012.

3. Road, Streetscape and Signage Improvements - Roads will be improved as deteriorating conditions demand. Completion of these projects will be dependent on availability of funding.  Street issues presently being evaluated is the repair and or replacement of street curbs, sidewalks and crosswalks. Over the years many of the curbs and pedestrian walkways have deteriorated and become damaged from snow removal and other areas have concrete and paver bricks that settle annually and create a danger to pedestrians.  Estimated costs of the work for this project is approximately $10,000 annually.  Improved traffic control, motorist and pedestrian assistance signage is needed in and around the DDA District.  Estimated costs for appropriate signage is estimated to be in the range of $15,000 for smaller signs to $50,000 for larger signs as needed and as funds become available over the life of the Plan. Initial efforts are anticipated to begin in  2008 with substantiated activity throughout the life of the plan.  

4. Parking Improvements - As downtown parking needs grow, creating new parking through property acquisitions may be necessary.  The DDA will upon request of the Township and as funds are available, assist in the study and addition of new parking spaces within the Development Area. All lots within the Development Area are presently being studied and evaluated for parking improvements. Possible addition of parking meters or equipment to allow for paid public parking in these areas is estimated to be in the range of $45,000 as needed and as funds become available over the life of the Plan.
5. Facade, Greenbelt and Landscaping Improvements - The appearance of individual buildings establishes the visual character of a downtown and plays a major role in the overall appearance of the downtown and the marketing success of the DDA District.  A program to encourage building owners to renovate their buildings in a way that does not limit architectural variety, but rather  encourages designs that will respect existing buildings and strive for visual harmony with the existing character of the street are critical to overall aesthetics of the downtown. Estimated annual program costs could be in the $10,000 range. Maintaining attractive landscaping is another important ingredient in the downtown and as trees become too large for their location as well as die as a result of disease in the DDA District, replacement will become necessary.  Other annual programs could include the purchase, planting and maintenance of flowers in and around the DDA District.  Annual costs for this program could be scheduled in the $3,000 range. This will occur as needed and as funds become available over the life of the Plan and generally in conjunction with streetscape improvements.

6. Move/Eliminate Electrical Equipment and Transmission Wires - There are multiple areas in the downtown with unsightly and aging overhead wires as well as large electrical transformers in high visibility areas.  Present cost estimates to relocate transformers have ranged from $50,000 and higher to date. We will continue to search and work with Consumer’s Energy for affordable solutions to these problems as it becomes a priority and as funds become available over the life of the Plan.
7. Addition of Electronic Equipment such as Downtown Public Address/Sound System, Clock Upgrades, Surveillance Equipment and an Information Sign - For visitor convenience, enjoyment and safety there is consideration of the installation of a downtown sound/PA system.  This system could cover State Street and River Road at the intersection.  This project presently is estimated to be in the range of up to $125,000.  The Town Clock on State Street located in Pocket Park is an important visual landmark and point of civic pride.  From time to time maintenance and upgrades are needed to maintain the good working condition of the clock and to add features that will enhance the functions of the clock for the general public’s enjoyment.  Such repairs, additions and upgrades vary from in the range of $500 for minor improvements and repairs to costs in the range of $75,000 for carillon improvements. It may become necessary to study the feasibility of installing video surveillance equipment in certain areas of the downtown due to extensive vandalism to public property.  The cost range per system is in the area of $5,000 to $10,000 per site.  Because of its effectiveness in passing information regarding Township events we are considering the installation of an Information Sign. This project is estimated to be in the range of $25,000. This priority will be pursued as needed or as funds become available over the life of the Plan.

8. Marina – This addition may  include electrical shore power service and water systems in the harbor as well as installation of a seawall to prevent soil erosion.  Other necessary improvements could include a bathhouse, boardwalk, adding a harbormaster office.  Depending on the scope of the project, cost estimates for these ideas range from $2,000 for minor improvements to $1,500,000 for major additions as funds become available over the life of this Plan.  This could become a priority as investors emerge to augment TIF revenues.

9. Furtaw Field - This piece of land could be used for many ideas ranging from fun to commercial development or a combination of both. It is important to keep Furtaw field as a critical anchor of Oscoda while looking at developing the property. Costs to develop this property are dependent upon the decisions concerning the ultimate use for the property as funds become available over the life of this Plan should this become a priority or as investors warrant.
10. Downtown Wi-Fi Access – Quotes through M-33 access have been requested – Verbal quote under 10K as funds become available over the life of this Plan should this become a priority or as investor interest warrants.

11.  
Water Spray Park or Full Fledged Water/Toboggan Park  - A water spray park including five spray heads and one drinking fountain would cost approximately $20,000. A full fledged water/toboggan park that could be utilized year around will cost $14,000 for the feasibility study alone and approximately $500,000 to build.  This priority will be maintained over the life of this Plan subject to fund availability. 
12.

Commercial Mix-Use Building/Community Center - Commercial use costs will depend upon the type of structure that is built and the use for that structure as well as whether investors are interested in donating toward the structure as funds become available over the life of this Plan and as development opportunities present themselves. 
13.

Great Lakes Fishing Museum/Aquarium - A structure of this type would cost approximately $1,500,000 to build and will be considered as funds become available over the life of this Plan.
14.

Public Restrooms/Information Area
- A structure of this type would cost approximately $150,000 to build, including washroom facilities and an information area with a possible storage area and will be pursued as funds become available over the life of this Plan with emphasis on implementation in 2008 or 2009.
Section 17(2)(e)

STAGES OF CONSTRUCTION AND ESTIMATED TIME OF EACH STAGE.
The Oscoda Township DDA will seek to accomplish the capital improvement goals of the Plan over time.   These projects will be undertaken on a needs and funding availability basis.  Anticipated time frame for noted projects are as follows:

         
Flower and Landscaping Program - Annually over the life of the Plan and as funds are available

         
Street & Sidewalk Improvements - Annually repair or replacement as is warranted over the life

 of the plan 

        
Tree Lighting Program - Annually over the life of the Plan

         
Decorative Street Lighting – This will occur as funds become available over the life of the Plan

with a major effort anticipated in or near year 2012
         
Electronic Equipment Installation - Annually over the life of the Plan and as funds become
available 

         
Street Improvements - As needed and as funds become available over the life of the Plan. Initial

efforts are anticipated to begin in  2008 with substantiated activity throughout the life of 

the plan
Decorative Street Lighting - All Other Areas - As funds become available

        
Tree Replacement Programs - Over the life of the Plan as demanded by tree size & disease
         
Parking Improvements - As needed over the life of the Plan and as funds become available

         
Landscaping of Downtown Entry Points - As funds become available over the life of the Plan

         
Land/Building Acquisition - As buildings and parcels become available over the life of the Plan

        
Transformer Relocation - As needed and funds become available

Overhead Wire Removal - As funds become available over the life of the Plan

        
Signage Improvements - As funds become available over the life of the Plan


Marina –As funds become available over the life of the Plan should this become a priority 

Furtaw Field - As funds become available over the life of the plan for the development of this 


property

Wi-Fi Access - As funds become available over the life of the plan


Water Spray Park/Full Fledged Water-Toboggan Park – As funds become available over the life 



of the plan should this become a priority


Commercial Mix-Use Building/Community Center - As funds become available over the life of 



the plan should this become a priority or as investors become interested

Great Lakes Fishing Museum/Aquarium - As funds become available over the life of the plan 



should this become a priority due to investors wanting to build

Public Restrooms/Information Area - and will be pursued as funds become available over the

life of this Plan with emphasis on implementation in 2008 or 2009 

Section 17(2)(f)

PARTS OF DEVELOPMENT AREA TO BE LEFT AS OPEN SPACE AND USE CONTEMPLATED FOR SUCH SPACE.

Major areas of open space include Furtaw Field and Pocket Park.  It is expected that such areas will remain as open space dedicated to public park use. Furtaw Field will be reevaluated as development options become available.  The Oscoda Township DDA may acquire additional property within the Development Area from time to time and designate this property as open space.

Section 17(2)(g)

PORTIONS OF THE DEVELOPMENT AREA WHICH THE OSCODA TOWNSHIP DDA DESIRES TO SELL, DONATE, EXCHANGE OR LEASE TO OR FROM THE TOWNSHIP AND PROPOSED TERMS.

The Oscoda Township DDA may sell, donate, exchange or lease property to the Township in furtherance of its public purposes set forth herein.  Such conveyances shall be structured so that the Oscoda Township DDA receives value for such conveyance which is proportional to the value which the Oscoda Township DDA has invested in such property.

The Township may sell, donate, exchange or lease property to the Oscoda Township DDA on such terms as the Township shall deem appropriate.

Section 17(2)(h)

ZONING CHANGES AND CHANGES IN STREETS, STREET LEVELS, INTERSECTIONS, AND UTILITIES.

No zoning changes are expected to be required to enable the Oscoda Township DDA to accomplish the programs described in this Plan.

Utility changes will include the moving or replacing of electrical transformers and electric transmission wires to the extent feasible.

Streets, street levels and intersections are not anticipated to be changed at this time however, projects may come forth in the future which may require consideration of any or all of these changes.

Section 17(2)(i)

ESTIMATE OF COST OF DEVELOPMENT, STATEMENT OF PROPOSED METHOD OF FINANCING THE DEVELOPMENT AND THE ABILITY OF THE OSCODA TOWNSHIP DDA TO ARRANGE THE FINANCING.

The total cost of the economic development programs and projects set forth in this Development Plan, the administrative costs associated with design of the development and financing costs is estimated to not exceed the amounts submitted to the Township. Pursuant to Act 197, the costs of development may be financed by donations received by the Oscoda Township DDA, proceeds of a tax imposed pursuant to Section 12 of Act 197, revenue bonds issued pursuant to Act 94 of 1933, as amended, general obligation bonds issued by the Township in amounts limited by the anticipated tax increment revenues and other revenues available for payment of debt service on such bonds, tax increment bonds issued by the Oscoda Township DDA pledging solely the tax increments and other revenues of the Oscoda Township DDA, proceeds of a special assessment district created as provided by law and from money obtained from other sources approved by the governing body.  

Table 1, which follows, indicates the sources of income available to the Oscoda Township DDA to pay the costs of the development and the estimated amounts of each source for the next 15 years, based on taxable value and captured assessed value of real and personal property within the Development Area, assuming annual growth in the Development Area at a rate of 2.00% on real and personal property. The DDA receives roughly $42,000 per year in tax revenues.  As of the close of the 2007 calendar year, the DDA had approximately $367,000 to work with. 
TABLE 1

Revenue Projections  
                                Current
     Captured         Aggregate
         Tax

                                Taxable
      Taxable
       Millage
     Increment

 

   Year
         Value   
        Value   
        Levied   
       Revenue

                           2007
     14,097,140
     4,693,006
     0.0103245
     $48,452.94
                           2008
     14,225,130
     4,820,996
     0.0100664
     $48,530.01
                           2009      14,538,083
     5,133,949
     0.0098147
     $50,388.31
                           2010      14,857,921
     5,453,787
     0.0095694
     $52,189.25

               2011
     15,184,795
     5,780,661
     0.0093301
     $53,934.29
                           2012      15,518,860
     6,114,726
     0.0090969
     $55,624.89
                           2013      15,860,275
     6,456,141
     0.0088695
     $57,262.43
                           2014      16,209,201
     6,805,067
     0.0086477
     $58,848.28


   2015
     16,565,804      7,161,670
     0.0084315
     $60,383.77


   2016
     16,930,252
     7,526,118
     0.0082207
     $61,870.21


   2017      17,302,717      7,898,583        0.0080152       $63,308.84
                           2018      17,683,377      8,279,243        0.0078148       $64,700.91

                           2019      18,072,411      8,668,277        0.0076195       $66,047.62



   2020      18,470,004      9,065,870        0.0074290       $67,350.14



   2021      18,876,344      9,472,210        0.0072433       $68,609.61



   2022      19,291,642      9,887,490        0.0070622       $69,827.15



   2023      19,716,040     10,311,906       0.0068856       $71,003.84



   2024      20,149,792     10,745,658       0.0067137       $72,140.73



   2025      20,593,088     11,188,954       0.0065456       $73,238.86



   2026      21,046,136     11,642,002       0.0063820       $74,299.24



   2027      21,509,151     12,105,017       0.0062224       $75,322.85



   2028      21,982,352     12,578,218       0.0060669       $76,310.64
The non-capital costs of regulatory changes, financial assistance, marketing and promotion, security and other programs may be financed from revenues received by the Oscoda Township DDA.  Capital projects may be financed from revenues received by the Oscoda Township DDA or from the proceeds of various types of bond issues either separately or in combination and either immediately or in phases, depending on the type of financing vehicle used.  Below are described the various available methods of financing the Oscoda Township DDA may seek to use.

Limited Tax General Obligation Bonds of the Township:  Section 16(1) of the Act 197 permits the Township to issue general obligation bonds supported by the estimated tax increment revenues. Section 517 of Act 34, Public Acts of Michigan, 2001 as amended, also permits the township to issue limited tax general obligation bonds not supported by the estimated tax increment revenues.
Special Assessment/General Obligation Bonds of the Township:  The Township may also issue special assessment bonds alone or in combination with general obligation bonds to finance all or part of street and alley improvements, sidewalks, lighting and parking improvements.  The size of such bond issues would depend on and is limited by the projects included within such bond issues and the portion of each such project to be financed from special assessments and the portion, if any, to be financed from general funds.  Payment of such special assessment bonds would be from the proceeds of the special assessment rolls consisting of the lands specially benefited by the project.  Payment of the general obligation bonds would be from general funds of the Township derived from the proceeds of taxes levied upon all property within the Township.

Township Installment Purchase Contracts: 
Act 99, Public Acts of Michigan, 1933, as amended permits the Township to enter into contracts for the purchase of real or personal property for public purposes, to be paid for in installments over a period not to exceed 15 years or the useful life of the property acquired.

Authority Bonds:  Section 16(2) of Act 197 permits the Oscoda Township DDA to issue its bonds supported by the estimated revenues available to the Oscoda Township DDA from the tax increments and any other revenues available to the Oscoda Township DDA, but may not be supported by the full faith and credit pledge of the Township.

Section 17(2)(j)

DESIGNATION OF PERSON OR PERSONS, NATURAL OR CORPORATE, TO WHOM ALL OR A PORTION OF THE DEVELOPMENT IS TO BE LEASED, SOLD OR CONVEYED.

Property within the Development Area may be leased, sold or otherwise conveyed to a person or persons, natural or corporate, from time to time in furtherance of the economic development goals and objectives of this Plan.


Section 17(2)(k)

PROCEDURES FOR BIDDING FOR THE LEASING, PURCHASING OR CONVEYING ALL OR ANY PORTION OF THE DEVELOPMENT.

The Oscoda Township DDA shall abide by the applicable laws, ordinances and rules which regulate the leasing, purchasing or conveying of property and equipment that would otherwise apply to the Township.

Section 17(2)(l)

ESTIMATES OF THE NUMBERS OF PERSONS RESIDING IN THE DEVELOPMENT AREA AND THE NUMBER OF FAMILIES AND INDIVIDUALS TO BE DISPLACED.

More than 100 people reside in the development area.  At this time no families, individuals or businesses will be displaced by any current proposed projects within this plan.   

Section 17(2)(m)

A PLAN FOR ESTABLISHING PRIORITY FOR THE RELOCATION OF PERSONS DISPLACED BY THE DEVELOPMENT IN ANY NEW HOUSING IN THE DEVELOPMENT AREA.

Any families, individuals or businesses that may be displaced as a result of property acquisitions and clearance activities in future projects will be identified and may be relocated in accordance with Township of Oscoda ordinances. A newly created relocation practice policy will be created should this situation arise.  Families, individuals or businesses will be given priorities in any Township owned or operated project.

Section 17(2)(n)

PROVISION FOR THE COSTS OF RELOCATING DISPLACED BY THE DEVELOPMENT AND FINANCIAL ASSISTANCE AND REIMBURSEMENT OF EXPENSES, INCLUDING LITIGATION EXPENSES AND EXPENSES INCIDENT TO THE TRANSFER OF TITLE, IN ACCORDANCE WITH THE STANDARDS AND PROVISIONS OF THE FEDERAL UNIFORM RELOCATION ASSISTANCE AND REAL PROPERTY ACQUISITION POLICIES ACT OF 1970, BEING PUBLIC LAW 91-646, 42 U.S.C. SECTIONS 4601, ET SEQ.

The DDA may provide financial assistance and reimbursement of expenses incurred by those families, individuals or businesses which are displaced by acquisition and clearance activities.  The Township of Oscoda, acting on behalf of the Oscoda Township DDA may provide any technical relocation assistance necessary to insure that all displaced businesses are reasonably and adequately relocated in building facilities and sites located in another section of the downtown district or the Township at least equal to the locational advantages now offered at their present location.  The amounts and types of financial assistance and reimbursement expense payments to be provided to each displacee will be determined in accordance with the standards and provisions of a newly created Township Relocation Policy should this situation arise. 

Section 17(2)(o)

PLAN FOR COMPLIANCE WITH ACT 227 OF 1972, BEING SECTIONS 213.321 - 213.332 OF MICHIGAN COMPILED LAWS.

The relocation of any families, individuals or businesses shall also be carried out in accordance with the statutory requirement and provisions of the State of Michigan Act No. 227 of the Public Acts of 1972. 

The Township of Oscoda Township, acting on behalf of the Downtown Development Authority, may establish and implement a relocation assistance advisory program to assist displacees in obtaining and becoming reestablished in comparable facilities elsewhere in the community, should this situation arise. The specific types of relocation advisory assistance to be provided to each displacee may include, but is not limited to, personal contact and consultation on technical services available, eligible relocation expenses and current information on comparable facilities available elsewhere in the Township.

Section 17 (2)(p)  

OTHER PERTINENT MATERIAL

The DDA may evaluate the levy and ad valorem tax of two (2) mills on the real and tangible personal property not exempt by law and as finally equalized in the downtown district with the approval of the Township Commission in accordance with the provisions of Sec. 12 of Act 197, provided such taxes are only for operations as defined in the DDA Act.  The DDA also intends to finance its activities from all of the sources listed in Sec. 11 of Act 197 to the extent applicable.  The DDA Board shall have the power to accomplish the objectives and purposes of Act 197 and may exercise all of the powers granted under, and enter into contracts as contemplated by, Sec. 7 of Act 197 to accomplish those objectives and purposes.

TAX INCREMENT

 FINANCING PLAN
This Tax Increment Financing Plan contains the information required by Act 197.

TAX INCREMENT PROCEDURE

Tax increment revenue to be transmitted to the Oscoda Township DDA is generated when the current assessed value of all properties within a development area exceeds the initial assessed value of the properties.  The initial assessed value is defined in Act 197 as the assessed value of all taxable property within the boundaries of the development area at the time the ordinance establishing the tax increment finance plan is approved, as shown by the most recent assessment roll of the municipality for which equalization has been completed at the time the ordinance is adopted.  The current assessed value refers to the assessed value of all properties, real and personal, within the development area as established each year subsequent to the adoption of the tax increment finance plan.  The amount in any one year by which the current assessed value exceeds the initial assessed value, including real and personal property, is defined as the “captured assessed value.”  The tax increment revenue transmitted to the Oscoda Township DDA results from applying the total tax levy of all taxing units within the development area to the captured assessed value.

Increases in assessed values within a development area which result in the generation of tax increment revenues, can result from any of the following:

a.
Construction of new developments occurring after the date establishing the “initial assessed value.”

b.
Construction of new rehabilitation, remodeling alterations, or additions accruing after the date establishing the “initial assessed value.”

c.
Expiration of industrial and commercial property tax abatements and return of abated property to the ad valorem roll.

d.
Increases in property values which occur for any other reason.

Tax increment revenues transmitted to the Oscoda Township DDA can be used as they accrue annually, can be held to accumulate amounts necessary to be used in accordance with the items described in the Development Plan, or can be pledged for debt service on general obligation tax increment bonds issued by the municipality or tax increment revenues bonds issued by the Oscoda Township DDA.

If bonds are to be sold, should actual tax increment revenues fall below projections, any previously accumulated revenue would be devoted to retirement of the bonds.  Any tax increment revenues collected in excess of estimates will be used to pay current debt service on any bonds issued under the Plan and to pay or provide for payment by deposit into an improvement fund of development costs described in the Development Plan.  Bonds issued pursuant to Act 197 are subject to the Michigan Municipal Finance Act and may not mature in more than thirty (30) years.  If tax increment revenues are insufficient for any reason, the Michigan Municipal Finance Act provides that if the bond issue has been approved by the electors of the municipality, the municipality must meet debt service requirements from its general fund and, if necessary, levy whatever additional taxes are required, subject to existing constitutional, statutory and charter tax limitations.  If the bond issue has not been approved by the electors, meeting debt service requirements becomes a first budget obligation of the general fund.

USE OF TAX INCREMENTS

The Oscoda Township DDA may expend tax increment revenues only in accordance with the Development Plan.  

One hundred percent (100%) of the tax increment revenues generated by the Development Area pursuant to the development plan, as it now exists or is hereafter amended, shall be used:

First, to pay into the debt retirement fund, or funds, for all outstanding debts established pursuant to this Plan an amount equal to the interest and principal coming due prior to the next collection of taxes.

Second, to reimburse the Township for funds advanced to make preliminary plans and improvements necessary in the Development Area in accordance with this Plan.

Third, to pay the administrative and operating costs of the Authority and Township, including planning, marketing, and promotion to the extent provided in the annual budget of the Authority.

Fourth, to establish a reserve account for payment of one year’s principal and interest on debts encountered pursuant to the development plan.

Fifth, to pay to the extent determined desirable by the Authority and approved by the Township, the cost of improvements as set forth in the development plan to the extent those costs are not financed from the proceeds of bonds.

Sixth, to establish a sinking fund or a set aside account to be used to retire the debt incurred pursuant to the Plan.

The tax increment finance plan may be modified upon approval of the governing body after notification and hearings as required by Act 197.  When the Township Board finds that the purposes for which the plan was established have been accomplished, the Board may abolish the plan.

MAXIMUM INDEBTEDNESS AND DURATION OF PLAN

The maximum amount of bonded indebtedness to be incurred by the Authority or the Township under this Plan and supported by the tax increment revenues is $1,500,000. In addition, bonds and other indebtedness pursuant to other Michigan statutes may be issued in amounts permitted therein. The maximum duration of the Plan is the later of June 30, 2028, or the date on which all Authority and Township debt supported by the tax increment revenues has been fully paid. 
ESTIMATED IMPACT ON ALL TAXING JURISDICTIONS

Adoption of this Tax Increment Financing Plan will initially result in the use of all revenues derived from increases in assessed value of the real and personal property of the Development Area for purposes of the Development Plan. 

The Oscoda Township DDA proposes to strengthen the Development Area and to prevent stagnation and deterioration in property values.  This is to be accomplished by using the tax revenues generated in the Development Area to make public improvements and promote the Area to induce private investment and redevelopment to induce greater consumer activity as well as maintain a strong commercial retail and office building market.

As provided by Act 197, tax revenues generated from within the Development Area prior to the adoption of this tax increment finance plan will continue to be distributed to all taxing jurisdictions during the duration of this plan.  Upon completion of this tax increment finance plan, all additional tax revenues having been captured by the Oscoda Township DDA will be distributed proportionately to the taxing jurisdictions.

It is anticipated that the Plan proposed for the Development Area and the private investment and improvements they induce will provide long-term stability and growth in the Development Area.  This will greatly benefit all taxing jurisdictions which to a significant degree are dependent upon the economic well being of the Development Area for stability and growth.  This benefit will result from increases in property valuations surrounding the Development Area; increases in property valuations in the Development Area at the time the tax increment finance plan is completed; and increases in property valuation throughout the entire community.
Appendix A

Land Use Map
PAGE  
2

-  -


