TAX INCREMENT FINANCING
AND

DEVELOPMENT PLAN

SAULT STE. MARIE
DOWNTOWN DEVELOPMENT AREA
NUMBER ONE

Prepared by
Sault Ste. Marie Downtown Development Authority
Sault Ste. Marie, Michigan
October 1986
1* Amendment October 1988
2™ Amendment February 1991
3" Amendment March 1993
4™ Amendment March 2004
5" Amendment May 2009

Adopted by City Commission: November 17, 1986
1* Amendment: November 25, 1988
2" Amendment: February 4, 1991
3™ Amendment: May 3, 1993
4™ Amendment: April 19, 2004
5" Amendment:



WE HEREBY CERTIFY that the foregoing Ordinance was adopted by the

City Commission of the City of Sault Ste. Marie, Michigan on the day of
, 2009.
ANTHONY G. BOSBOUS ROBIN R. TROYER

Mayor City Clerk



TAX INCREMENT FINANCING
AND
DEVELOPMENT PLAN

Sault Ste. Marie Downtown Development Area Number One

TABLE OF CONTENTS

PREFACE TO THE AMENDMENT

1

INTRODUCTION 2

Downtown Development Authority Membership 3

AREA ONE DEVELOPMENT PLAN . 4

Maps:

Map 1: Development Area Boundaries 10

’ 1a: Boundaries for Additional Area 11

Map 2: Existing Land Uses 12

2a: Existing Land Uses for Additional Area 13

Map 3: Proposed Land Uses 14

3a: Proposed Land Uses for Additional Area 15

Map 4: Completed improvements 16

Map 5: Priority Three Improvements 17

Sa: Priority Three Improvements for Additional Area 18

Map 6: Priority Four improvements 19

6a: Priority Four Improvements for Additional Area 20
Tables:

Table 1: Downtown Development Plan Improvements 21

Table 2: Parcel Data 24

TAX INCREMENT FINANCING PLAN 35
Tables:

Table 1: Tax Increment Projections
Table 2: Parcel Data
Tabie 3: Personal Property Data

Table 4: Projected Impact of Tax increment Financing on Taxing Jurisdictions -

APPENDIX A:
Public Act 197 of 1975, as amended

APPENDIX B:
Ordinance to Amend and Approve Area One Development Pian and Tax increment Financing Plan

APPENDIX C:
Ordinance to Amend Section 18.5-77 and Division 2, Section 18.5-31(a)

S



PREFACE TO THE AMENDMENT

. In 1993, the Sault Ste. Marie City Commission adopted the 3™ Amendment to the original
Development Plan and Tax Increment Financing Plan for Development Area Number One. That
amendment was initialed and adopted to reflect both a greater increment than was originally
anticipated when the plan was adopted in 1986 as well as to reflect more.recent downtown design

work that articulated in greater details and with greater cost precision the improvements anticipated
in the downtown.

In 2004, the Sault Ste. Marie City Commission adopted the 4th amendment to the plan as an effort
to bring the plan up to date, and to reflect the undertaking of developing a badly-needed parking
structure in Development Area Number One. This particular parking deck project had received
significant support with the recent approval of a CDBG grant obtained by the City. There are also
some additional improvements included in the plan that reflected current needs within the plan area.

The original plan was given a 20 year life-span, with the plan set to terminate in 2006. While many of
the original improvements have been accomplished, there still remain several improvements not yet
accomplished, as well as the new parking deck, and additional time in the plan period will be

required to accomplish the goals of the plan. Consequently, the Tax Increment Plan amendment
includes provisions that will extend the plan period by another 20 years. -

The cumrent amendment to the plan is to address two primary issues; the expansion of the Tax
Increment Financing Authority district boundaries and to include within the plan the construction of
medical office buildings with connecting overhead walkways between the medical office buildings,
the Osbormn Boulevard Parking Structure, War Memorial Hospital and other buildings within the

vicinity..
FORMAT NOTES

As this is an amendment to the original plan, most of the language of the original plan is left intact.
The original format is retained, and specific language changes (or tables) are highlighted to identify
the changes that are incorporated by this amendment.




AREA ONE
DEVELOPMENT PLAN AND TAX INCREMENT FINANCING PLAN
CITY OF SAULT STE. MARIE

INTRODUCTION

In 1980, the City Commission of Sault Ste. Marie created a Downtown Development Authority,
pursuant to the provisions of Act 197 of the Public Acts of 1975, as amended. In creating the
Authority, it recognized the dangers posed by a declining downtown area, and took the first steps in
correcting them. This development plan and accompanying tax increment plan is another step.

Property value stagnation and decline is a serious problem in downtown Sault Ste. Marie. For
several years the focus of development in the City has been shifting to the 1-75 Business Spur.
Development of the Business Spur is a positive sign and should be encouraged, but not at the
expense of the downtown. If the downtown decays, any gains made elsewhere in the community
will be cancelled out, and the City will continue to stagnate. This basic problem is magnified by the
importance of the downtown to the City’'s image. Nearly every visitor to Sault Ste. Marie passes
through the downtown, and its condition will play a critical role in his judgment of the City. A healthy
downtown will encourage him to recommend a visit to the City to others and increase the likelihood
of he himself returning. A memory of decaying facilities and a cheerless atmosphere will cause him
to spend his time and money elsewhere.

Any revitalization of the downtown must be a joint public/private venture. Neither entity appears
strong enough to succeed on its own. The City took -the first step by creating the Downtown
Development Authority. The private side began responding in the early 1990s when the City
Assessor completed his reassessment project in 1994, property values in the downtown increased
slightly. To sustain and expand on this small bit of growth, the Downtown Development Authority
outlines a number of public projects in this development plan. These projects will be funded with tax
increment financing. This type of financing uses the extra taxes generated by growth in the
downtown to build projects needed to support that growth. In other words, the downtown will help
revitalize itself. The tax increment procedure is explained later in the plan.

The Area One Development Plan and Tax Increment Financing Plan addresses a specific section of
the downtown. The area from the Easterday Avenue intersection to the Power canal bridge
continuing north tothe intersection of Ashmun with Ridge and Maple is the retail and office center of
the downtown. With the recent and expected growth of the hospital, the downtown and Area
Number One are also on the verge of becoming a major medical center of the community. Its needs
are different from those of the more tourism-oriented Portage Avenue area. . To ensure that both
places receive the attention that they deserve, each has its own independent development plan.

With the development projects set forth in this Area One Development Plan and the method to
finance them detailed in the accompanying Tax Increment Financing Plan, the Downtown
Development Authority believes it has addressed the public's role in the downtown revitalization
process, and hereby recommends the Area One Development Plan and Tax Increment Financing
Plan to the City Commission.
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FIFTH AMENDED
AREA ONE
DEVELOPMENT PLAN
CITY OF SAULT STE. MARIE

This development plan specifies the public improvements that the DDA feels will be instrumental in

revitalizing Development Area One. The supporting information required by Public Act 197 is also
included.

A. Boundaries of the Development Area

The general boundaries of Development Area One may be described as:_One complete area
which is divided by the Edison Sault Power Canal. The area to the north of the canal is bound by
the Edison Sault Power Canal on the south, Bingham Avenue and Court Street on the east,
Maple/Ridge Street on the north and Osborn Boulevard on the west. All properties adjoining or.
abutting Bingham Avenue or Osborn Boulevard are included in Development Area One The
area to the south of the canal is bound by the canal on the north, Court Street from the power
canal to Easterday Avenue, Easterday Avenue from Court Street to Ashmun Street then south
on Ashmun Street to Adam'’s Avenue on the east and the south side of Pine Street on the west.
All properiies adjoining or abutting the west side of Court Street, the north side of Easterday
Avenue or either side of Ashmun Street are included in Development Area One.

B. Existing Public and Private Land Uses

Map 2 shows the existing public and private land uses in Development Area One as they existed at
the original adoption of the plan. Public streets and alleys are left blank except where their extent is
unclear. The owners of the land parcels included in Area One as they existed at the original
adoption of the plan are listed in Table 2. The various public and private uses are typical of a small
town central business district. Commercial and office users are mixed somewhat haphazardly with
residential, religious, and public uses. Development Area One contains no industry. The proposed
land uses for the development area as they existed at the original adoption of the plan are shown on
Map 3 and Map 3a.

C. Description of Improvements and Alterations, Timing and Priorities

The proposed improvements and alterations are set forth below. In general, the plan projects are
intended to encompass and include a range of streetscape and public improvements as may be
necessary, including parking lot and deck development, utility improvements, parking, rear-store
access, street resurfacing, curb replacement, drainage, sidewalks and pedestrian ways, decorative
lights, street trees, landscaping, signing, canopies, street furniture and design detailing such as, but

not limited to, benches, trash container, tree grates, tree lights, indirect lighting, bulletin boards,
locator signs and related improvements.

Power Canal Park (Peck Street)
Provide a more positive first impression of downtown and visual access to the Power Canal
with improvements to make it a functional pedestrian space, including landscaping, a canal

“overlook, and fountain with sluice to the canal, an orientation marker, informational signing,
and visitor parking.



Ashmun Streetscape

Pedestrian improvements to include trees, paving lighting, kiosks, pedestrian signing, street
furniture, utilities and resurfacing trash containers, sidewalks, curbs, drainage, underground
utilities and resurfacing.

Kiosks/Walkway Extensions

Extend pedestrian walkway areas into the street at key points to indicate pedestrian links
between shopping and parking areas and identify them with kiosks, which will re roofed for
shelter, and pedestrian lmprovements including benches, crosswalk buoy markers, lighting,
signing, planters and special paving as part of a unified street scape treatment to facilitate
pedestrian shopping activity and improve pedestrian links to parking areas.

Pedestrian Links to Parking

Improve pedestrian links between shopping and parking areas behind stores with lighting,
signing, paving and landscaping.

Edge Treatment
Organize the traffic circulation to parking lots and improve the appearance of the lots from
the street with consistent landscape treatment and signing to improve overall image.

Parking Lots and Pedestrian Rear Access to Stores
Improve rear access and image with sidewalks, trees, special paving, pedestrian lights,

parking lot lights, under grounding of utilities, adjustments to parking layout, edge planting,
and storm water systems.

Signing

A unified signing program will provide welcoming, informational and directional signs for the
benefit of both vehicular and pedestrian traffic to tourism attractions, shopping areas, and
community facilities in Sault Ste. Marie's downtown areas, and community facilities in Sault
Ste. Marie's downtown area.

Placement of Utilities Underground .
An important part of this development is to place underground most of the overhead utilities
in the development area.

Parking Lot Development

In addition to the physical improvements of existing parking areas, the redevelopment of the
old Kresge corner on Ashmun at Spruce (now the Avery Center) and the major expansion of
War Memorial Hospital dictate the development of additional parking in this area, including a
parking deck on property between Oaka and Osborn Boulevard, and overhead crosswalks
between the hospital, medical office buildings, the parking structure and other buildings in

the vicinity.

As part of rear store access and parking improvements, lease arrangements, partnership
agreements, and/or minor acquisitions of back lots of several businesses may be
undertaken, and developed as part of a comprehensive parking improvement plan in certain
blocks, especially the Oaka block.



Facade Improvements

The building facades along the streets in the development area are integral to the visual
impact and success of the downtown shopping area, and efforts to assist with appropriate
improvements consistent with the plan are considered a public purpose. The planincludes
loan and/or grant programs, as well as design workshops, to assist and encourage proper
improvements and rehabilitation of the facades.

The general character of design improvements has been derived from the strong industrial, iron, and
brick images of the downtown Sault Ste. Marie area, as well as its Great Lakes shipping activity.
Materials to be used include strong, sturdy materials, such as stone from commercial buildings and
churches, steel from bridges and the Soo Locks area, the massiveness of the passing lake
freighters, and lighting reflective of the City's nautical setting.

The palette of design materials begins to suggest a unified design treatments influenced by the
characteristics of the downtown and its seaway setting. A channel marker concept of way finding,
with kiosks, markers and skeleton buoys, indicate pedestrian routes and crossings. Frameworks
and support for the signing has an industrial waterway motif. Pedestrian lighting echoes the design

of lighthouse lanterns. Copper and brass will be used on light fixtures and for the roofs of kiosks
and markers.

As part of the Development Plan, the DDA may provide for DDA administrative costs, financing
charges, engineering, design and related expenses, in connection with implementation of the Tax
Increment Financing and Development Plan. The DDA may also provide for necessary
repair/replacement of Development Plan improvements in Area One during the life of the Plan.

The improvements already constructed and scheduled to be constructed are shown on Maps 4
through 6_and 6a, and are summarized on Table 1. The maps indicate the location and nature of

the improvements in general priority order on the four maps. The table identifies the improvements
and their estimated costs in the same priority sequence.

Every project is assigned to one of four priority levels. Projects assigned a higher priority level
(Level One being higher than Level Two) are generally expected to be undertaken before lower
priority projects are begun. ‘Each priority level also has an estimated construction time frame.
These time frames indicate when the DDA estimates the Projects in the levels can be constructed.

It is recognized that circumstances may alter actual construction dates and affect the order in which
projects may be undertaken. The DDA may undertake any project contained within the Plan at any
time regardless to the priority level when the DDA determines it is in the best interest of the Plan to
do so. However, no project can be added without amending the Plan.

It is also recognized that circumstances may require some variation in the precise location of a
project or improvement. Some variation in the exact location of a project is acceptable if the DDA
determines that variation is still consistent with the intent of the Plan.

The reason for organizing the improvements in this manner is that available financing may vary
widely. While the Downtown Development Authority considers its tax increment revenue projections
for the development area to be reasonable, such figures are projected estimates only, and the
actual amount of tax increment funds generated will vary from the projection. It is recognized that
the total funds generated will vary from the projection. Itis reaognized that the total estimated cost
of the development projects is greater that the projected revenues in the Tax Increment Financing
Plan. This overrun is deliberate and reflects the possibility that the Authority may receive more
funds than it projected and/or actual project costs may be less than anticipated. Inthe reverse case,

6



if sufficient funds do not become available and/or costs are greater than anticipated so that all
projects cannot be completed within the life of the plan, the priority system provides that higher
priority projects will be considered first.

Finally, several of the projects outlined in this plan require the participation and cooperation of
citizens, businesses and property owners. Such cooperation will affect the timetable and details of
the projects. The DDA shall make every effort to complete the plan as outlined, although actual
circumstances may dictate otherwise. In such an event, the Development Plan shall be amended as
necessary. (Grounds for amending the plan include: adding new projects, or substantially altering
the nature or location of a project. All amendments require City Commission approval.)

D.. Open Spaces and Uses

Of the 136 parcels in Development Area One that existed at the original adoption of the plan,
parcels D-16 and D-30 were used as private open space in 1986, and parcels B-1, B-2, B-3, B-8
and D-34 were used as public open space. Of the private parcels, D-16 is a lawn area used by the
adjacent apartment building on parcels D-17 and D-18. D-30 was designated for acquisition in the
1986 original plan, and has been subsequently acquired by the DDA. This parcel is intended to be
split, with part of the parcel designated as a public walkway and the remainder sold for retail
development. Public parcel D-34 is designated for development as a park facility. Public open
spaces B-1, B-2, B-3 and B-8 would be sold for infill retail development under this plan.

E. Transactions between City and Authority

It is the general intent of the Plan that any property acquired and improvements completed as a
result of the Plan will become the property of the City. The City will retain full control of all
improvements unless it chooses to make arrangements with other parties. The DDA, as a public
entity created by the City with its own authority to own land and other property, may elect t6 be the
purchasing or holding party. Subsequent arrangements regarding ownership of such acquired lands

and facilities may be made by the City and the DDA as may be in the best interest of both the City
and the Development Plan.

In the event there is a dispute between the City and the DDA as to ownership of property, the
decision of the City Commission shall prevail and be final.

F. Zoning

In 1986, there was one parcel (F-17) that was incorrectly zoned for the future use. That parcel has
since been rezoned. No further zoning changes are necessary.

G. Changes in Streets, Street Levels, Intersections and Utilities

No significant changes were anticipated in 1986 in streets, street levels or intersections, and none
were included in the Development Plan for Area One. A subsequent change in the alignment of
Governor Osbormn Boulevard and the intersection with Spruce Street was deemed needed and
appropriate for future development and safety, and was accomplished in 2003 using non-TIFA

funds. Utilities will be placed underground and other utilities, including storm drainage, will be
addressed as set forth in Table 1.

H. Cost of Development and Method of Financing the Development
The estimated cost of the development proposed for Development Area One is summarized on
Table 1. The Authority intends to finance the improvements through a combination of periodic Tax

Increment Revenue Bonds, municipal general obligation bonds, direct payments from available
funds and/or any other financing method allowed by law.



l. Residents in Development Area and Number to -be Displaced

There are 98 people living in Development Area One as of the 1980 Census . No displacement of
residents is anticipated under the development plan.

J. Business in Area to be Displaced

In"1986, there were seven business and one religious organization located on properties designated
for acquisition in the Development Plan. Three of those businesses have been relocated and their
properties acquired in the years prior to the 1993 amendments. No additional acquisition is planned.

Any acquisition and resulting relocation will be carried out as outlined in the City's Housing
Relocation and Uniform Relocation Assistance Plan in accordance with all applicable local, state
and federal laws, including Act 227 of the Michigan Compiled Laws and the federal Uniform
Relocation Assistance and Real Property Acquisition Act of 1970. The City of Sault Ste. Marie
Housing Relocation and Uniform Relocation Assistance Plan is by reference made a part of this
document. Provision for relocation expenses has been included in the project cost estimates.

K. All provisions of this Development Plan may be amended by the City Commission, in accordance
with law, upon recommendation of the DDA or otherwise. The DDA shall report each year to the

City Commission on the status of this development and its accompanying Tax Increment Financing
Plan.
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Table 1
DOWNTOWN DEVELOPMENT IMPROVEMENTS
AREA ONE

THE IMPROVEMENTS SET FORTH IN THE ORIGINAL 1986 PLAN (AS AMENDED) ARE SHOWN BELOW.

Estimated Costs
Priority One Projects 1986-1992
Tree Base Treatments - Ashmun (Spruce to Maple)
Elevated Electrical Outlets on yellow lights
Decorative lights - Ashmun (Canal to Maple)
Acquisition of Gustafson Lot -
Acquisition and development of first phase of Court Street parking lot
Hudson Lot Parking Improvements -accomplished-

~poo oD

Priority Two Projects 1993-1996
a. Comprehensive Directional Signing : $ 38,000
b. Ashmun Streetscape Project - Canal to Maple,

encompassing sidewalks, pavers, seat walks, buoy

crossings indicators, planters, trees, lights, signs, curbs,

trash containers and including pedestrian crossings and kiosks

pedestrian walkways to parking areas

- streetscape 651,500
- kiosks/walkways extensions (4) 240,000
- pedestrian links to parking areas (3) 122,800
$1,002,300
Priority Three Projects 1997-2000
a. Parking lot redevelopment and rear
store pedestrian access improvements,
Encompassing, paving curbs lights,
landscaping, planters, signs sidewalks, trees,
benches, trash containers, under grounding
of utilities and drainage
- Hallmark Block 282,000
- Oaka Block 504,000
b. Power Canal Park 188,000
$974,000
Priority Four Projects 2001-2006
a. Parking lot redevelopment and rear
store pedestrian access improvements
- Woolworth Block ) 280,000
b. Side street streetscapes and edge treatments
-Spruce: Osborn to Ashmun 232,500
-Spruce: Ashmun to Bingham 173,950
-Dawson: Ashmun to Bingham ) 123,500
-Arlington: Osborn to Ashmun 171,500
-Peck/Osborn: Ashmun to Ridge 28,000
-Ridge/Maple: South Side 33,000
-Library Drive/Court Street 45,000
c. Court Street lot expansion, including
acquisition and parking development 500,000
d.  Town Center (Ashmun/Arlington, Ridge)
including parking lot/deck, site improvements
mixed use community structure 2,410,000
$3,997,450

*These costs are for planning purposes only. Actual costs will vary depending on the timing of project and the specific construction
drawings.



Atthe time of this 2009 amendment, many of the Priority Two Projects and one of the Priority Three
Projects have been accomplished, including the Ashmun Streetscape Project, kiosks and walkway
extensions, links to parking areas, and the Power Canal Park. The Priority Three Projects are changed
somewhat, with the specific addition of a parking deck as well as overhead walkways in the Oaka lot to

address the needed parking space, along with the addition of streetscape work for South Ashmun. The

Priority Three and Priority Four Projects are amended accordingly in this amendment.

The Amended Development Plan Improvements schedule is set forth below, and addresses these

changes as well as the remaining improvements in the Plan area. This schedule supersedes and updates
the original schedule above.

DOWNTOWN DEVELOPMENT IMPROVEMENTS
AREA ONE (Amended)

Priority Three Projects (2004-201 5)

a. Parking deck in Oaka lot block $6,400,000

b. Overhead Walkways, surface parking improvements
in this block, including rear-store pedestrian access
improvements, encompassing paving, curbs,
lights, landscaping, planters, signs, sidewalks,
trees, benches, trash containers, under grounding
of utilities and drainage 2,000,000

c. Hallmark Block parking improvements,
including rear-store pedestrian access
improvements, encompassing paving, curbs,
lights, landscaping, planters, signs, sidewalks,
trees, benches, trash containers, under grounding

of utilities and drainage 500,000
d. Comprehensive Directional Signing (south Ashmun Area) 50,000

e. South Ashmun Streetscape Project -
Canal to Easterday intersection, encompassing sidewalks,
pavers, seat walks, buoy crossings indicators, planters,
trees, lights, signs, curbs, trash containers and
including pedestrian crossings and kiosks

pedestrian walkways to parking areas

i - streetscape 700,000
- kiosks/walkways extensions (4) 250,000
- pedestrian links to parking areas (3) 125,000

$10,025,000



Priority Four Projects (2016-2027)

a.

b.

-Arlington lot parking improvements $500,000
Parking lot improvements and rear

store pedestrian access improvements

In the Huntington Block 350,000
Court Street parking lot improvements 250,000
Fire Hall structure/site Improvements 500,000
Side street streetscapes and edge freatments

-Spruce: Osborn to Ashmun $300,000
-Spruce: Ashmun to Bingham 300,000
-Dawson: Ashmun to Bingham 250,000
-Arlington: Osborn to Ashmun 280,000
-Peck/Osborn: Ashmun to Ridge 80,000
-Ridge/Maple: South Side 200,000
-Library Drive/Court Street 100,000
-Ann; Ashmun to Court 300,000
-Ann: Ashmun to Brown 300,000
-Leroy Street 250,000

$3,960.000




SECTION

TAx PARCEL

J

17-051-196-014-00

17-051-196-017-00

17-051-196-019-00

17-051-196-019-50

17-051-196-021-00

17-051-196-022-00

17-051-194-008-00

17-051-194-009-00

17-051-194-010-00

17-051-194-014-00

17-051-194-016-00

17-051-194-017-00

17-051-194-018-00

17-051-194-019-00

17-051-091-001-00

17-051-281-001-50

OWNER

St. Mary’s River 10
Real Estate Trust
PO Box 608

St. Mary's River 10
Real Estate Trust
PO Box 608

George U & Pauline G Goetz
LC/Demaray
Brimley, M!

Gregory J Good
Cornell, Ml

Robert E Allen
615 Cedar St.

H&H AutoSound inc
Ben Henderson
712 Ashmun St.

Gregory J Maxon
2878 E. 7 Mile Rd.

Randall B & Lori E Wilding
708 E. Easterday Ave.

David A & Heather J Atkinson
822 Ashmun St.

Northwood's Land Surveying, Inc

816 Ashmun St.

James F & Mary Lee Schmidt
812 Ashmun St.

St. Mary’s River 11
Real Estate Trust
PO Box 608

Passageways Travel Service Inc

808 Ashmun St.

Sue Ann Witks
PO Box 608

Sault Ste. Marie
Tribe of Chippewa Indians
523 Ashmun St.

Scott & Bernadette Parker
809 Ashmun St.

PROPERTIES ADDED WITH 2009 AMENDMENT

2008
TAXABLE VALUE  LAND USE

15,000 Private Parking
64,846 Commercial
39,900 Commercial
29,667 Mixed Use
16,899 Mixed Use
73,000 Commercial
66,800 Mixed Use
45206 - Mixed Use
57,900 Commercial
69,196 Commercial
53,392 Commercial
46,130 Commercial
67,804 Commercial
12,394 Commercial
101,100 Commercial
45,500 Commercial



SECTION _ TAX PARCEL OWNER
L 17-051-286-005-00 Ann Cook Bourque
209 Hudson Dr.
L 17-051-286-005-20 Fitzpatrick Real Estate LLC
713 Ashmun St.
L 17-051-624-001-00 Fitzpatrick Real Estate LLC
713 Ashmun St.
L&M  17-051-281-001-00 Pharmd Family LTD Partnership
Mount Pleasant, Ml
L&M  17-051-281-002-00 Scott & Bernadette Parker
809 Ashmun St.
L&M  17-051-281-004-00 Warren Parker
819 Ashmun St.
L&M  17-051-282-011-00 First Baptist Church
646 Bingham Ave.
L&M  17-051-286-005-50 City of Sault Ste. Marie
L&M  17-051-624-004-00 Pharmd Family LTD Partnership
Burger King ’
Mount Pleasant, Ml
M 17-051-091-003-00 Parkers Hardware & Lumber Co
819 Ashmun St
M 17-051-091-003-50 Parkers Hardware & Lumber Inc
666 Court St
M 17-051-091-004-00 Sault Ste. Marie
Tribe of Chippewa Indians
523 Ashmun St.
M 17-051-281-007-00 Scott & Bernadette Parker
1505 Seymour St.
M 17-051-281-007-50 Scott & Bernadette Parker
1505 Seymour St
M 17-051-281-008-00 Scott & Bernadette Parker
1505 Seymour St
M 17-051-281-008-60 Scott & Bernadette Parker
1505 Seymour St
17-051-286-006-00 Pingatore E & Son
713 Ashmun St
M 17-051-624-019-00 Richard & Susan Fitzpatrick

620 Court St

2008
TAXABLE VALUE
56,015

3,000

111,500

9,800

159,100

94,300

Exempt

Exempt

275,600

2,300

40,100

3,300

1,300

26,900

1,608

20,100

3,224

46,100

LAND USE
Commercial

Commercial
Commercial
Commercial
Comﬁercial
Commercial
Private Parking
Alley
Commercial
Commercial
Commercial

Commercial

Commercial
Residential
Residential
Residential
Private Parking

Commercial



SECTION

TAX PARCEL

OWNER

N

0&pP

17-051-193-017-00

17-051-193-018-00
17-051-193-019-00

17-051-193-020-00

17-051-193-025-00

17-051-193-026-00
17-051-193-029-00
17-051-193-108-00
17-051-193-109-00

17-051-097-001-00

17-051-097-001-50
17-051-097-002-00

17-051-097-005-00

17-051-097-015-00
17-051-097-015-50

17-051-097-016-00

17-051-097-016-50

Julius J Eggert
LC/Benoit James J & Donna J
2279 W. 20th

City of Sault Ste. Marie
City of Sault Ste. Marie

Sault Ste. Marie
Tribe of Chippewa Indians
523 Ashmun St.

Ronald & Marion Edgerly
1483 E. Three Mile Rd.

Banyan Ventures LLC
Paradise, Mi

John G & Jane Guisinger
Petoskey, Mi

Adele M Evans
Traverse City, M!

Adele M Evans
Traverse City, Ml

Adams Family Trust
Life Estate Ray & Sandra
903 Ashmun St.

Dennis L Borrousch
Michigan City, IN

John S Papineau
905 Ashmun St.

Soo Properties LLC
Soo Super Valu
917 Ashmun St.

Maryellen Becks
Cheboygan, M

William A & Caro!l Malette
712 Court St

George F & Stacy Lawrence
LC/Benoit
Saginaw, M!

Steven A Wamer
708 Court St

2008
TAXABLE VALUE
19,100

Exempt
Exempt
121,100

15,151

84,100

82,400

5,000

91,200

33,200

45,114

57,862

287,097

15,000

11,433

12,300

9,997

LAND USE
Residential

Public Parking
Street

Commercia!

Commercial

Commercial

Commercial

Commercia!

Commercial

Mixed Use

Commercial

Commercial

Commercial

Residential

Residential

Residential

Residential



SECTION _ TAX PARCEL

OWNER

P 17-051-097-017-00

P 17-051-097-017-50

Q 17-051-101-001-00

Q 17-051-775-001-00

ADDITIONAL (2009)

Donald S & Twyla M Jones
110 Ann St

Roman Catholic Church
Diocese of Marquette
700 Court St

Ashmun/Easterday Associates
(Rite-Aid)
1025 Ashmun St

Theodore H Haapala
1000 Ashmun St

2008
TAXABLE VALUE
25,064

13,307

641,351

69,087

...$3,297,844

LAND USE

Residential

Commercial

Commercial

Commercial



- asone Dﬂpmﬁ

F-11 17-51-925-103-00 Fenlon, Askwith and Askwith 10,000
537 Court Street

F-12 17-51-925-003-00 Blarney Castle Oil Company 17,800
Box 246
Bear Lake, M! 49614

G-1 17-51-925-259-00 Sherwin Williams Company 3,150
Tax Dept.
PO Box 6027
Cleveland, OH 44101

G-1 17-51-925-323-00 Wylie Loans 550
557 Ashmun Street

G-2 17-51-925-426-00 Spring Insurance Agency 500
559 Ashmun Street

H-6 17-51-925-134-00 Hovie-Lucius Funeral Home, Inc. 22,950
558 Bingham Avenue

Total $608,450

ADDITIONAL PROPERTIES INCLUDED IN AMENDMENT (2004)

2004
SECTION TAX PARCEL OWNER TAXABLE VALUE
-2 17-51-925-514-00 Heritage Enterprises 26,000
601 Osborn Blvd.
1-2 17-51-925-156-00 Sault Community Pharmacy 400
I-5 17-51-925-252-00 Theodore E. Maleport 36,300
Revocable Living Trust
314 Osborn Bivd.
ADDITIONAL.(2004) $61,700
ADDITIONAL PROPERTIES INCLUDED IN AMENDMENT (2009)
2008
SECTION TAX PARCEL OWNER TAXABLE VALUE
J 051-925-441-00 H & H Auto Sound 1,700
712 Ashmun St
J 051-925-124-01 John Underhill, PC Attorney 6,900
718 Ashmun St
J 051-925-286-00 Total Outlook 800
720 Ashmun St
J 051-925-251-00 North Pointe Studio 10,100

724 Ashmun St



SECTION
K

TAX PARCEL

051-925-194-01

051-925-300-00
051-925-385-02
051-925-478-00
051-925-609-00
051-925-040-00
051-925-040-01
051-925-185-00
051-925-552-00
051-925-174-00
051-925-222-00
051-925-024-00
051-925-215-00
051-925-490-00
051-925-452-01
051-925-159-00
051-925-524-00

051-925-576-00

OWNER
Town & Country Pet Salon
800 Ashmun St

Passageways Travel Service Inc
808 Ashmun St

Farm Bureau Insurance
810 Ashmun St

Northwood’s Land Surveying, Inc
816 Ashmun St

Wilcox Professional Services
816 Ashmun St Suite 2

AliStar Graphics
822 Ashmun St

Farmers Insurance Group
822 Ashmun St Suite C

Checker Flag Party Store
824 Ashmun St

U P Engineers & Architects, Inc
707 Ashmun St

Dyke Justin — Law Office
713 Ashmun St

Pingatore Cleaners, inc
713 Ashmun St

Burger King
719 Ashmun St

Parkers Hardware & Lumber Co
819 Ashmun St

Northern Hospitality
827 Ashmun St

Devine Car Care
902 Ashmun St

Hungry Howies
910 Ashmun St

Edgerly’s Sew & Vac
914 Ashmun St

Look! Insurance Agency
936 Ashmun St

2008
TAXABLE VALUE
1,300

2,200

700

15,700

1,500

14,200

2,600

400

11,800

8,300

71,800

36,900

49,500

7,100

5,200

34,500

800

1,000



SECTION Tax PARCEL
N 051-925-699-00
o] 051-925-095-00
0] 051-925-123-00
0] 051-925-575-00
0 051-925-429-00
Q 051-925-118-00
Q 051-925-020-00
Q 051-925-644-00
ADDITIONAL.(2009)

OWNER
Check and Cash
936 Ashmun St

Mark Dobias — Attorney
903 Ashmun St

H & R Block Company
905 Ashmun St

Complete Business Service Inc
905 Ashmun St

SuperValu
917 Ashmun St

Material Handling Source
1000 Ashmun St

Rite Aid Corporation #04579
1025 Ashmun St

CHRLLC .
1025 Ashmun St

2008

TAXABLE VALUE

1,700

3,200

8,500

9,900

113,700

54,100

113,300

200

$589,600
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PREFACE TO THE AMENDMENT

In 1993, the Sault Ste. Marie City Commission adopted the 3® Amendment to the original
Development Plan and Tax Increment Financing Plan for Development Area Number One. That
amendment was initialed and adopted to reflect both a greater increment than was originally
anticipated when the plan was adopted in 1986 as well as to reflect more recent downtown design
work that articulated in greater details and with greater cost precision the improvements anticipated
in the downtown.

The current amendment to the plan is an effort to bring the plan up to date, and to reflect the
current undertaking of developing a badly-needed parking structure in Development Area Number
One. This particular parking deck project has received significant support with the recent approval
of a CDBG grant obtained by the City. There are also some additional improvements included in
the plan that reflect current needs within the plan area.

The original plan was given a 20 year life-span, with the plan set to terminate in 2006. While many
of the original improvements have been accomplished, there still remain several improvements not
yet accomplished, as well as the new parking deck, and additional time in the plan period will be
required to accomplish the goals of the plan. Consequently, the Tax Increment Plan amendment
includes provisions that will extend the plan period by another 20 years.

FORMAT NOTES

As this is an amendment to the original plan, most of the language of the original plan is left intact.
The original format is retained, and specific language changes (or tables) are highlighted to identify
the changes that are incorporated by this amendment.

Specifically, in the Development Plan, changes are made in Section A ( a minor adjustment in the
Development Plan boundaries), Section C (clarification of the improvements to be undertaken in
the plan), Section D clarifying the use of certain Open Space in the plan, Section F (minor
clarifications in the zoning changes proposed), Section J (clarification of language), and updates
and changes to Map 4 “Proposed Land Uses” and Table 1 “Development Plan Improvements.”

In the Tax Increment Plan, changes are made in Section C and Section E (providing for the
extended life of the plan), and on Table 1 “Tax Increment Projections” and Table 4 “Projected
Impact of Tax Increment Financing Upon Taxing Jurisdictions.”



AREA ONE
DEVELOPMENT PLAN AND TAX INCREMENT FINANCING PLAN
CITY OF SAULT STE. MARIE

INTRODUCTION

In 1980, the City Commission of Sault Ste. Marie created a Downtown Development Authority,
pursuant to the provisions of Act 197 of the Public Acts of 1975, as amended. In creating the
Authority, it recognized the dangers posed by a declining downtown area, and took the first steps
in correcting them. This development plan and accompanying tax increment plan is another step.

Property value stagnation and decline is a serious problem in downtown Sault Ste. Marie. For
several years the focus of development in the City has been shifting to the I-75 Business Spur.
Development of the Business Spur is a positive sign and should be encouraged, but not at the
expense of the downtown. If the downtown decays, any gains made elsewhere in the community
will be cancelled out, and the City will continue to stagnate. This basic problem is magnified by the
importance of the downtown to the City’s image. Nearly every visitor to Sault Ste. Marie passes
through the downtown, and its condition will play a critical role in his judgment of the City. A
healthy downtown will encourage him to recommend a visit to the City to others and increase the
likelihood of he himself returning. A memory of decaying facilities and a cheerless atmosphere will
cause him to spend his time and money elsewhere.

Any revitalization of the downtown must be a joint public/private venture. Neither entity appears
strong enough to succeed on its own. The City took the first step by creating the Downtown
Development Authority. The private side began responding in the early 1990s when the City
Assessor completed his reassessment project in 1994, property values in the downtown increased
slightly. To sustain and expand on this small bit of growth, the Downtown Development Authority
outlines a number of public projects in this development plan. These projects will be funded with
tax increment financing. This type of financing uses the extra taxes generated by growth in the
downtown to build projects needed to support that growth. In other words, the downtown will help
revitalize itself. The tax increment procedure is explained later in the plan.

The Area One Development Plan and Tax Increment Financing Plan addresses a specific section
of the downtown. The area from the Power canal bridge to the intersection of Ashmun with Ridge
and Maple is the retail and office center of the downtown. With the recent and expected growth of
the hospital, the downtown and Area Number One are also on the verge of becoming a major
medical center of the community . its needs are different from those of the more tourism-oriented
Portage Avenue area. To ensure that both places receive the attention that they deserve, each has
its own independent development plan.

With the development projects set forth in this Area One Development Plan and the method to
finance them detailed in the accompanying Tax Increment Financing Plan, the Downtown
Development Authority believes it has addressed the public’s role in the downtown revitalization
process, and hereby recommends the Area One Development Plan and Tax Increment Financing
Plan to the City Commission.
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AREA ONE
DEVELOPMENT PLAN
CITY OF SAULT STE. MARIE

This development plan specifies the public improvements that the DDA feels will be instrumental
in revitalizing Development Area One. The supporting information required by Public Act 197 is
also included.

A. Boundaries of the Development Area

The general boundaries of Development Area One may be described as the Edison Sault Power
Canal on the south, Bingham Avenue and Court Street on the east, Maple/Ridge Street on the
north and Osborn Boulevard on the west, as shown on Map 1. All properties adjoining or abutting
Osborn Boulevard are included in Development Area One. The legal description of the area is as
follows:

Beginning at the intersection of the North bank of the Edison Sault Power Canal and the East edge
of the Bingham Avenue Bridge, thence northerly along the East line of Bingham Avenue to the South
line of Carrie Street, thence easterly along said South line to the East boundary line of the West 190
feet of Lot 1, Block 4, Comptroller's Subdivision No. 4 extended, thence northerly along said East
property along to the North line of Spruce Street, thence westerly along said North line to the East line
of Court Street, thence northerly along said east line to the Centerline of Maple Street. Thence
westerly along said centerline of Maple Street to a point where this line becomes the centerline of
Ridge Street, continuing westerly along said Centerline to a point where this line intersects the
westerly property lines of those properties abutting or adjoining Governor Osborn Boulevard; thence
southerly along said westerly property lines of those properties abutting or adjoining Governor Osborn
Boulevard to the South line of Peck Street. Thence easterly along said South line of Peck Street to
the West line of Lot 479, Assessor's Subdivision No 11, thence southerly along said West property
line to the North bank of the Edison Sault Power Canal. Thence easterly in a meandering direction
along said North Canal bank to Point of Beginning.

B. Existing Public and Private Land Uses

Map 2 shows the existing public and private land uses in Development Area One as they existed
at the original adoption of the plan. Public streets and alleys are left blank except where their
extent is unclear. The owners of the land parcels included in Area One as they existed at the
original adoption of the plan are listed in Table 2. The various public and private uses are typical
of a small town central business district. Commercial and office users are mixed somewhat
haphazardly with residential, religious, and public uses. Development Area One contains no
industry. The proposed land uses for the development area as they existed at the original adoption
of the plan are shown on Map 3.

C. Description of Improvements and Alterations, Timing and Priorities

The proposed improvements and alterations are set forth below. In general, the plan projects are
intended to encompass and include a range of streetscape and public improvements as may be
necessary, including parking lot and deck development, utility improvements, parking, rear-store
access, street resurfacing, curb replacement, drainage, sidewalks and pedestrianways, decorative
lights, street trees, landscaping, signing, canopies, street furniture and design detailing such as,

4



but not limited to, benches, trash container, tree grates, tree lights, indirect lighting, bulletin boards,
locator signs and related improvements.

Power Canal Park (Peck Street)
Provide a more positive first impression of downtown and visual access to the Power Canal

with improvements to make it a functional pedestrian space, including landscaping, a canal
overlook, fountain with sluice to the canal, an orientation marker, informational signing, and
visitor parking.

Ashmun Streetscape
Pedestrian improvements to include trees, paving lighting, kiosks, pedestrian signing, street

furniture, utilities and resurfacing trash containers, sidewalks, curbs, drainage, underground
utilities and resurfacing.

Kiosks/Walkway Extensions
Extend pedestrian walkway areas into the street at key points to indicate pedestrian links

between shopping and parking areas and identify them with kiosks, which will re roofed for
shelter, and pedestrian improvements including benches, crosswalk buoy markers, lighting,
signing, planters and special paving as part of a unified street scape treatment to facilitate
pedestrian shopping activity and improve pedestrian links to parking areas.

Pedestrian Links to Parking
Improve pedestrian links between shopping and parking areas behind stores with lighting,

signing, paving and landscaping.

Edge Treatment
Organize the traffic circulation to parking lots and improve the appearance of the lots from

the street with consistent landscape treatment and signing to improve overall image.

Parking Lots and Pedestrian Rear Access to Stores

Impr_ove rear access and image with sidewalks, trees, special paving, pedestrian lights,
parking lot lights, under grounding of utilities, adjustments to parking layout, edge planting,
and storm water systems.

Signing

A unified signing program will provide welcoming, informational and directional signs for the
benefit of both vehicular and pedestrian traffic to tourism attractions, shopping areas, and
community facilities in Sault Ste. Marie’s downtown areas, and community facilities in Sault
Ste. Marie’s downtown area.

Undergrounding of Utilities
An important part of this development is to place underground most of the overhead utilities

in the development area.

Parking Lot Development
In addition to the physical improvements of existing parking areas, the redevelopment of

the old.Kresge corner on Ashmun at Spruce (now the Avery Center) and the major
expansion of War Memorial Hospital dictates the development of additional parking in this



area, including a parking deck on property between Oaka and Osborn Boulevard.

As part of rear store access and parking improvements, lease arrangements, partnership
agreements, and/or minor acquisitions of back lots of several businesses may be
undertaken, and developed as part of a comprehensive parking improvements in certain
blocks, especially the Oaka block.

Facade Improvements

The building facades along the streets in the development area are integral to the visual
impact and success of the downtown shopping area, and efforts to assist with appropriate
improvements consistent with the plan are considered a public purpose. The plan includes
loan and/or grant programs, as well as design workshops, to assist and encourage proper
improvements and rehabilitation of the facades.

The general character of design improvements has been derived from the strong industrial, iron,
and brick images of the downtown Sault Ste. Marie area, as well as its Great Lakes shipping
activity. Materials to be used include strong, sturdy materials, such as stone from commercial
buildings and churches, steel from bridges and the Soo Locks area, the massiveness of the
passing lake freighters, and lighting reflective of the City’s nautical setting.

The palette of design materials begins to suggest a unified design treatments influenced by the
characteristics of the downtown and its seaway setting. A channel marker concept of wayfinding,
with kiosks, markers and skeleton buoys, indicate pedestrian routes and crossings. Frameworks
and support for the signing has an industrial waterway motif. Pedestrian lighting echoes the design
of lighthouse lanterns. Copper and brass will be used on light fixtures and for the roofs of kiosks
and markers.

As part of the Development Plan, the DDA may provide for DDA administrative costs, financing
charges, engineering, design and related expenses, in connection with implementation of the Tax
Increment Financing and Development Plan. The DDA may also provide for necessary
repair/replacement of Development Plan improvements in Area One during the life of the Plan.

The improvements already constructed and scheduled to be constructed are shown on Maps 4
through 6 and are summarized on Table 1. The maps indicate the location and nature of the
improvements in general priority order on the four maps. The table identifies the improvements
and their estimated costs in the same priority sequence.

Every project is assigned to one of four priority levels. Projects -assigned a higher priority level
(Level One being higher than Level Two) are generally expected to be undertaken before lower
priority projects are begun. Each priority level also has an estimated construction time frame.
These time frames indicate when the DDA estimates the Projects in the levels can be constructed.

Itis recognized that circumstances may alter actual construction dates and affect the order in which
projects may be undertaken. The DDA may undertake any project contained within the Plan at any
time regardless to the priority level when the DDA determines it is in the best interest of the Plan
to do so. However, no project can be added without amending the Plan.

It is also recognized that circumstances may require some variation in the precise location of a

project or improvement. Some variation in the exact location of a project is acceptable if the DDA
determines that variation is still consistent with the intent of the Plan.
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The reason for organizing the improvements in this manner is that available financing may vary
widely. While the Downtown Development Authority considers its tax increment revenue
projections for the development area to be reasonable, such figures are projected estimates only,
and the actual amount of tax increment funds generated will vary from the projection. It is
recognized that the total funds generated will vary from the projection. Itis recognized that the total
estimated cost of the development projects is greater that the projected revenues in the Tax
Increment Financing Plan. This overrun is deliberate and reflects the possibility that the Authority
may receive more funds than it projected and/or actual project costs may be less than anticipated.
In the reverse case, if sufficient funds do not become available and/or costs are greater than
anticipated so that all projects cannot be completed within the life of the plan, the priority system
provides that higher priority projects will be considered first.

Finally, several of the projects outlined in this plan require the participation and cooperation of
citizens, businesses and property owners. Such cooperation will affect the timetable and details
of the projects. The DDA shall make every effort to complete the plan as outlined, although actual
circumstances may dictate otherwise. In such an event, the Development Plan shall be amended
as necessary. (Grounds for amending the plan include: adding new projects, or substantially
altering the nature or location of a project. All amendments require City Commission approval.)

D. Open Spaces and Uses

Of the 136 parcels in Development Area One that existed at the original adoption of the plan,
parcels D-16 and D-30 were used as private open space in 1986, and parcels B-1, B-2, B-3, B-8
and D-34 were used as public open space. Of the private parcels, D-16 is a lawn area used by the
adjacent apartment building on parcels D-17 and D-18. D-30 was designated for acquisition in the
1986 original plan, and has been subsequently acquired by the DDA. This parcel is intended to be
split, with part of the parcel designated as a public walkway and the remainder sold for retail
development. Public parcel D-34 is designated for development as a park facility. Public open
spaces B-1, B-2, B-3 and B-8 would be sold for infill retail development under this plan.

E. Transactions between City and Authority

It is the general intent of the Plan that any property acquired and improvements completed as a
result of the Plan will become the property of the City. The City will retain full control of all
improvements unless it chooses to make arrangements with other parties. The DDA, as a public
entity created by the City with its own authority to own land and other property, may elect to be the
purchasing or holding party. Subsequent arrangements regarding ownership of such acquired
lands and facilities may be made by the City and the DDA as may be in the best interest of both
the City and the Development Plan.

In the event thee is a dispute between the City and the DDA as to ownership of property, the
decision of the City Commission shall prevail and be final.

F. Zoning
In 1986, there was one parcel (F-17) that was incorrectly zoned for the future use. That parcel has
since been rezoned. No further zoning changes are necessary.

G. Changes in Streets, Street Levels, Intersections and Utilities

No significant changes were anticipated in 1986 in streets, street levels or intersections, and none
were included in the Development Plan for Area One. A subsequent change in the alignment of
Governor Osborn Boulevard and the intersection with Spruce Street was deemed needed and
appropriate for future development and safety, and was accomplished in 2003 using non-TIFA
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funds. Utilities will be placed underground and other utilities, including storm drainage, will be
addressed as set forth in Table 1.

H. Cost of Development and Method of Financing the Development

The estimated cost of the development proposed for Development Area One is summarized on
Table 1. The Authority intends to finance the improvements through a combination of periodic Tax
Increment Revenue Bonds, municipal general obligation bonds, direct payments from available
funds and/or any other financing method allowed by law.

I. Residents in Development Area and Number to be Displaced
There are 98 people living in Development Area One as of the 1980 Census . No displacement
of residents is anticipated under the development plan.

J. Business in Area to be Displaced

In 1986, there were seven business and one religious organization located on properties
designated for acquisition in the Development Plan. Three of those businesses have been
relocated and their properties acquired in the years prior to the 1993 amendments. No additional
acquisition is planned.

Any acquisition and resulting relocation will be carried out as outlined in the City’'s Housing
Relocation and Uniform Relocation Assistance Plan in accordance with all applicable local, state
and federal laws, including Act 227 of the Michigan Compiled Laws and the federal Uniform
Relocation Assistance and Real Property Acquisition Act of 1970. The City of Sault Ste. Marie
Housing Relocation and Uniform Relocation Assistance Plan is by reference made a part of this
document. Provision for relocation expenses has been included in the project cost estimates.

K. All provisions of this Development Plan may be amended by the City Commission, in
accordance with law, upon recommendation of the DDA or otherwise. The DDA shall report each
year to the City Commission on the status of this development and its accompanying Tax
Increment Financing Plan.
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