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February 3, 2014 
 
 

William J. Geisler, City Manager 
City of New Buffalo 
Downtown Development Authority 
224 W. Buffalo Street 
New Buffalo, Michigan, 49117 

Dear Mr. Geisler: 

We  are  pleased  to  present  the  report  entitled,  CITY  OF  NEW  BUFFALO,  MICHIGAN  DOWNTOWN 
DEVELOPMENT AUTHORITY DEVELOPMENT AND TAX INCREMENT FINANCING PLAN. This report has been 
prepared pursuant to the scope of services dated September 17, 2013. It contains a summary of the 
establishment of Downtown Development Authority (DDA) by the City Council and development of the first 
DDA Development and Tax Increment Financing Plan. 

 

We have completed a review of past activities of the City Business Improvement District (BID), inspected the 
City Master Plan, reviewed applicable City Council minutes, and interviewed staff, and other elected and 
appointed City officials in preparation of the document. The document has been prepared to conform to 
Section 17 of P.A. 197 of 1975, as amended. This section sets forth legislative requirements for the 
Downtown Development Authority Development and Tax Increment Financing Plan and the process of 
amending DDA plans. 

 

You may reproduce this report for general circulation with appropriate reference, conditions and date of the 
report. We will be available to answer any questions you may have. 

 
Sincerely, 

 
 

Wightman & Associates, Inc. 
 

  
 

Oscar R. Loveless, P.E. Charles R. Eckenstahler 
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SECTION ONE 
 

INTRODUCTION 
 

GENERAL OVERVIEW 
The Michigan legislature in 1975 enacted Public Act 197 titled the Downtown Development 
Authority Act. This legislation allows cities to form an authority to: 

 

“correct and prevent deterioration in business districts; to encourage historic 
preservation; to authorize the acquisition and disposal of interests in real and 
personal property; to authorize the creation and implementation of development 
plans in the districts; to promote the economic growth of the districts; ........ to 
authorize the issuance of bonds and other evidences of indebtedness; to authorize the 
use of tax increment financing ....” 

 

Since adoption of this act, many cities including the City of New Buffalo have sought the use of 
a Downtown Development Authority (DDA) as a means to stimulate economic revitalization of 
the downtown business district within their community. 

 

A DDA can establish a district within a city for which a plan is prepared identifying specific 
public and private improvements necessary to prevent, or correct deterioration in the business 
district and encourage new business investment. Funding for improvements identified in the 
plan is provided by tax increment financing through taxes paid on the increased value created 
within the district by new private investment. 

 

For example, if the DDA has a current taxable value of $1,000,000 and new investment, 
because of implementation of the Plan, increases the taxable valuation to $2,000,000, the DDA 
would capture taxes paid on the new investment of $1,000,000. While the DDA would capture 
one-half of the new taxes paid, the taxes paid on the original $1,000,000 tax valuation would 
be distributed to applicable taxing entities; the City and the County. 

 

In application, investments made by the DDA are funded by the increase in taxes paid by 
private investment in the district. The taxes paid on the original value of the district continue 
to be distributed to the applicable taxing entities.  Thus in theory, no taxes are lost by any 
taxing entity because it is assumed that a specific business would not make the investment 
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resulting in the increased tax base in the district if not for the implementation of the DDA 
Development and Tax Increment Financing Plan. 

 

POWERS OF THE AUTHORITY 
Section 7 of the act provides a detailed explanation of the powers of the Board of Directors of 
the DDA, as follows: 

 

(a) Prepare an analysis of economic changes taking place in the downtown district. 
 

(b) Study and analyze the impact of metropolitan growth upon the downtown district. 
 

(c) Plan and propose the construction, renovation, repair, remodeling, rehabilitation, 
restoration, preservation, or reconstruction of a public facility, an existing building, or a 
multiple-family dwelling unit which may be necessary or appropriate to the execution of a plan 
which, in the opinion of the board, aids in the economic growth of the downtown district. 

 

(d) Plan, propose, and implement an improvement to a public facility within the development 
area to comply with the barrier free design requirements of the state construction code 
promulgated under the Stille-DeRossett-Hale single state construction code act, 1972 PA 230, 
MCL 125.1501 to 125.1531. 

 

(e) Develop long-range plans, in cooperation with the agency which is chiefly responsible for 
planning in the municipality, designed to halt the deterioration of property values in the 
downtown district and to promote the economic growth of the downtown district, and take such 
steps as may be necessary to persuade property owners to implement the plans to the fullest 
extent possible. 

 

(f) Implement any plan of development in the downtown district necessary to achieve the 
purposes of this act, in accordance with the powers of the authority as granted by this act. 

 

(g) Make and enter into contracts necessary or incidental to the exercise of its powers and the 
performance of its duties. 

 

(h) Acquire by purchase or otherwise, on terms and conditions and in a manner the authority 
considers proper or own, convey, or otherwise dispose of, or lease as lessor or lessee, land and 
other property, real or personal, or rights or interests in property, which the authority 
determines is reasonably necessary to achieve the purposes of this act, and to grant or acquire 
licenses, easements, and options with respect to that property. 
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(i) Improve land and construct, reconstruct, rehabilitate, restore and preserve, equip, improve, 
maintain, repair, and operate any building, including multiple-family dwellings, and any 
necessary or desirable appurtenances to that property, within the downtown district for the use, 
in whole or in part, of any public or private person or corporation, or a combination of them. 

 

(j) Fix, charge, and collect fees, rents, and charges for the use of any building or property under 
its control or any part thereof, or facility therein, and pledge the fees, rents, and charges for the 
payment of revenue bonds issued by the authority. 

 

(k) Lease any building or property under its control, or any part of a building or property. 
 

(l ) Accept grants and donations of property, labor, or other things of value from a public or 
private source. 

 

(m) Acquire and construct public facilities. 
 

(n) Create, operate, and fund marketing initiatives that benefit only retail and general 
marketing of the downtown district. 

 

(o) Contract for broadband service and wireless technology service in the downtown district. 
 

(p) Operate and perform all duties and exercise all responsibilities described in this section in a 
qualified township if the qualified township has entered into an agreement with the 
municipality. 

 

(q) Create, operate, and fund a loan program to fund improvements for existing buildings 
located in a downtown district to make them marketable for sale or lease. The board may make 
loans with interest at a market rate or may make loans with interest at a below market rate, as 
determined by the board. 

 

(r) Create, operate, and fund retail business incubators in the downtown district. 
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BACKGROUND AND NEED 

Action of the City Council formed the City of New Buffalo Downtown Development Authority 
on January 21, 2014 (Ordinance Number 209) after a formal public hearing on the same date 
held on November 19, 2013. 

 

In establishing the DDA, the City Council determined that the DDA was necessary for the City: 
 

• to halt property value deterioration and increase property tax valuation where possible 
in the business district of the City, and 

 

• to eliminate the causes of that deterioration and to promote economic growth. 
 

Based on conversations with DDA members the specific goals of the DDA have been to: 
 

1. Improve the overall business climate of the district to deter economic decline 
and improve tax base. 

 

2. Encourage the retention and expansion of employment opportunities. 
 

3. Maintain and improve public facilities. 
 

4. Provide guidance for compatible land use development within the district. 
 

5. Improve the general appearance and visual amenities in the district while 
preserving sites with unique features or character. 

 
 

A formal development and tax increment financing plan, as required by the Downtown 
Development Act was prepared by the DDA and submitted to the City Council for public 
hearing and adoption on February 18, 2014 at which time the City Council formally established 
the tax increment financing district. 

 

REASONS FOR PREPARATION OF THE DEVELOPMENT AND TAX INCREMENT FINANCING PLAN 
There are many reasons the DDA Board of Directors and the City Council desire a Development 
and Tax Increment Financing Plan, including: 



Wightman & Associates, Inc. 

City of New Buffalo Downtown Development Authority 

Development and Tax Increment Financing Plan – February 2014 Page 6 

 

 

 

1. The successful completion of a number of projects and programs by the current 
Business Improvement District (BID) and the need to establish a new list of 
desired projects and programs that can be financed by tax increment financing, 
not available to the Business Improvement District management, 

 

2. to provide a Development and Tax Increment Financing Plan that details specific 
projects and programs required to achieve the stated goals of the DDA. 

 
 

SCOPE OF THE ASSIGNMENT 
Wightman & Associates, Inc. was chosen to prepare the Development and Tax Increment 
Financing Plan according to the scope of services dated September 17, 2013. The objectives of 
the Scope of Services are to: 

 

1. Review the history and current activities of the BID merging the BID into the newly 
formed DDA. 

 

2. Work with DDA members and other City officials to identify specific programs and 
projects within the DDA district that have not been completed and should be carried 
forward for implementation via the DDA Development and Tax Increment Financing 
Plan. 

 

3. Help the DDA members and other City official to identify new programs and projects 
that should be added to the Development and Tax Increment Financing Plan, and 

 

4. To project tax increment revenue for the 10-year period and identify other sources of 
potential project funding. 

 

5. To prepare the Development and Tax Increment Financing Plan and assist in the public 
presentation of the document before adoption is considered by the City Council. 



Wightman & Associates, Inc. 

City of New Buffalo Downtown Development Authority 

Development and Tax Increment Financing Plan – February 2014 Page 7 

 

 

 
 
 

LIMITATIONS OF ANALYSIS 
Wightman & Associates, Inc., does not warrant estimated tax increment revenue, other 
program funding or project cost estimates. While cost estimates have been prepared using 
best available information and experience obtained from similar projects completed by the 
consulting team, program and project budgets, in some cases, have been prepared without the 
aid of planning, architectural, engineering, environmental and other professional guidance 
typically used in the preparation of specific project engineering cost estimates for contractor 
bidding purposes. While every effort has been made to use the best information available for 
preparing cost estimates and accompanying program or project budgets, the final budget and 
projected project costs may vary from the stated estimate and the variation may be material. 
However, budgets and recommendations presented herein represent the best judgment of the 
consulting team based on information gathered within the scope of this assignment. 
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SECTION TWO 
 

 

SUMMARY OF CURRENT PLAN 
 

INTRODUCTION 
The current Business Improvement District (which will ceases operation due to the formation 
of the DDA) operations plan has been incorporated into the Downtown Development Project 
list as contained in the following section. 

 

DOWNTOWN DEVELOPMENT PROJECTS 
 

CITY OF NEW BUFFALO DOWNTOWN DEVELOPMENT AUTHORITY 
Project List 2014-2023 – draft #4  02.13.14 

1A. Mechanic Street Utilities – Central Business District 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing the Central Business District. 

Estimated Project Cost …………$350,000 
 

1B. Mechanic Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, bike 
storage facilities, litter/recycle bins, decorative accent features, additional street furniture, irrigation, 
landscaping, decorative lighting and designation of bicycle lanes within the Central Business District. 

Estimated Project Cost …………$575,000 
 

1C. North Whittaker Street Utilities – Central Business District 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing the Central Business District. 

Estimated Project Cost …………$900,000 
 

1D. North Whittaker Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, mid-block 
crossing signals, bike storage facilities, litter/recycle bins, decorative accent features, additional street 
furniture, irrigation, landscaping, decorative lighting and designation of bicycle lanes within the Central 
Business District. 

Estimated Project Cost …………$1,175,000 
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2A. Land Acquisition for Off Street Parking and Public Restrooms – Central Business District 
This project addresses the future acquisition of property for use as off street parking and public 
restrooms critical to the Central Business District 

Estimated Project Cost…………$200,000 
 

2B. Off Street Public Parking and Bicycle Trailhead – Central Business District 
This project addresses installation of sidewalks, paved parking, storm sewer, curb and gutters, ADA 
accessibility, bike storage facilities, litter/recycle bins, decorative accent features, additional street 
furniture, landscaping, and decorative lighting within the Central Business District. 

Estimated Project Cost…………$200,000 
 

2C. Public Restrooms and Utilities – Central Business District 
This project addresses installation of public restroom facilities, water main, sanitary sewers, and buried 
electrical facilities for servicing the Central Business District. 

Estimated Project Cost…………$225,000 
 

3A. Merchant Street Utilities – Central Business District 
This project addresses installation buried electrical facilities for servicing the Central Business District. 

Estimated Project Cost …………$325,000 
 

3B. Merchant Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, 
litter/recycle bins, decorative accent features, additional street furniture, landscaping, and decorative 
lighting within the Central Business District. 

Estimated Project Cost …………$550,000 
 

4A. Thompson Street Utilities – Central Business District 
This project addresses installation of storm sewer, and buried electrical facilities for servicing the Central 
Business District. 

Estimated Project Cost …………$225,000 
 

4B. Thompson Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, 
litter/recycle bins, decorative accent features, additional street furniture, landscaping, and decorative 
lighting within the Central Business District. 

Estimated Project Cost …………$650,000 
 

5A. Barton Street Utilities – Central Business District 
This project addresses installation of storm sewer and buried electrical facilities for servicing the Central 
Business District. 

Estimated Project Cost …………$400,000 
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5B. Barton Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, bike 
storage facilities, litter/recycle bins, decorative accent features, additional street furniture, landscaping, 
decorative lighting and designation of bicycle lanes within the Central Business District. 

Estimated Project Cost …………$675,000 
 

6A. Townsend Street Utilities – Central Business District 
This project addresses installation of storm sewer, and buried electrical facilities for servicing the Central 
Business District. 

Estimated Project Cost …………$500,000 
 

6B. Townsend Street Streetscaping Amenities – Central Business District 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, bike 
storage facilities, litter/recycle bins, decorative accent features, additional street furniture, landscaping, 
decorative lighting and designation of bicycle lanes within the Central Business District. 

Estimated Project Cost …………$675,000 
 

7. Safe Harbor Navigation & Marina / Launch Annual Support 
This project recognizes the DDA share of the cost of maintaining these facilities. Includes a $5,000 
annual contribution to the City’s Emergency Harbor Dredging Fund and a $5,000 annual contribution for 
Maintenance of the Municipal Marina / Launch Facilities. 

Estimated Project Cost …………$200,000 
 

8. Beach, Harbor, Downtown Webcams 
This project addresses installation of Webcams to provide real time views of what is occurring at these 
DDA areas to promote and entice visitors to the DDA areas. 

Estimated Project Cost …………$25,000 
 

9. City Riverfront Park Improvements 
This project addresses installation of erosion protection along the riverfront, scour protection for the 
Whittaker Street Bridge, a riverwalk, a pathway with displays, emergency rescue boat docking area, 
roadway, curb and gutters, bike storage facilities, litter/recycle bins, decorative accent features, 
additional park furniture, landscaping, decorative lighting and utilities in the area along the east bank of 
the river to and including Whittaker Street and from the bridge to the City Beach. 

Estimated Project Cost …………$1,850,000 
 

10. New City Beach House 
This project addresses installation of a building with concessions area, restrooms, changing rooms, 
storage space, upper level picnic and dining area. 

Estimated Project Cost …………$1,000,000 
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11. Whittaker Street Bridge Widening Project 
This project addresses widening of the existing bridge to provide wider sidewalks and separation of 
pedestrian and motorized traffic between the Downtown Area and the City Beach. Installation includes 
retaining walls, relocation of utilities, sidewalks, roadway, curb and gutters, landscaping, and decorative 
lighting. 

Estimated Project Cost …………$750,000 
 

12A. South Whittaker Street from Buffalo to Washington Utilities 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing this area 

Estimated Project Cost …………$1,075,000 
 

12B. South Whittaker Street from Buffalo to Washington Streetscaping Amenities 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, , bike 
storage facilities, litter/recycle bins, decorative accent features, additional street furniture, landscaping, 
decorative lighting and designation of bicycle lanes. 

Estimated Project Cost …………$1,700,000 
 

13A. South Whittaker Street from Washington to South City Limits Utilities 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing this area 

Estimated Project Cost …………$575,000 
 

13B. South Whittaker Street from Washington to South City Limits Streetscaping Amenities 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, , bike 
storage facilities, litter/recycle bins, decorative accent features, additional street furniture, landscaping, 
decorative lighting and designation of bicycle lanes. 

Estimated Project Cost …………$925,000 
 

14A. Buffalo Street from Smith to Kinzie Utilities 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing this area. 

Estimated Project Cost …………$1,575,000 
 

14B. Buffalo Street from Smith to Kinzie Streetscaping Amenities 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, bike 
storage facilities, litter/recycle bins, decorative accent features, landscaping, decorative lighting and 
designation of bicycle lanes. 

Estimated Project Cost …………$2,500,000 
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15A. Buffalo Street from Smith to West City Limit Utilities 
This project addresses installation of sanitary sewer, storm sewer, water main, and buried electrical 
facilities for servicing this area. 

Estimated Project Cost …………$1,325,000 
 

15B. Buffalo Street from Smith to West City Limit Streetscaping Amenities 
This project addresses installation of sidewalks, roadway, curb and gutters, ADA accessibility, bike 
storage facilities, litter/recycle bins, decorative accent features, landscaping, decorative lighting and 
designation of bicycle lanes. 

Estimated Project Cost …………$2,100,000 
 

16. Sidewalk Repair/Expansion Study 
This project addresses performing a DDA district wide study of sidewalks, including installation of 
sidewalks where none currently exist, evaluation of existing sidewalk for needed repairs and adequate 
width, and a recommended implementation schedule. 

Estimated Project Cost …………$10,000 
 

17. Sign Regulations Study 
This project addresses participation with the City Planning Commission with review of the current Zoning 
Ordinance sign regulations and possible revision of regulations to enhance visual appearances of 
informational and private business advertising signage specific to the needs within the DDA district. 

Estimated Project Cost …………$2,500 
 

18. Complete Streets Program and Master Plan 
This project addresses participation with the City Planning Commission in preparation of a Citywide 
Complete Streets master Plan that would designate specific locations for designated bike lanes, 
pedestrian pathways and special vehicle designated routes (if needed) within the DDA district. 

Estimated Project Cost …………$10,000 
 

19. Parking Lot Maintenance and Improvements 
This project addresses a need to provide identification for one, or more central business district parking 
locations by use of parking lot identification features, signage and appropriate landscaping. 

Estimated Project Cost …………$25,000 
 

20. Community and History Promotion and Enhancement 
This project addresses community needs, including documentation and promotion of community history 
via media materials, public accessible displays and public enhancement projects such as transportation 
systems, public art spaces, public markets 

Estimated Project Cost …………$500,000 
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21. Street Lane/Walkway Marking 
This project recognizes the DDA share of periodic routing street marking within the DDA district. 

Estimated Project Cost …………$50,000 
 

22. Signalization Improvement – Central Business District 
This project addresses cost sharing (local match) for a MDOT grant to improve traffic signalization. 

Estimated Project Cost …………$40,000 
 

23. Building Improvement/Acquisition Program 
This program contemplates a future need to acquire one, or more, unknown buildings to prevent blight 
and deterioration from willing sellers, allowing the DDA to improve the buildings for resale. While there 
is no specific building identified, this program is recognized for future use and will be explored in 
combination with available state and federal funding sources. 

Estimated Project Cost …………$200,000 
 

24. New Business Recruitment 
This program recognizes the need for the recruitment of new businesses at an annualized expense 
approximating $2,500. 

Estimated Project Cost …………$50,0000 
 

25. DDA Formation Expense Reimbursement 
This project recognizes the expenses of forming a Downtown Development Authority incurred by the City 

and provides reimbursement of these expenses by the DDA. 
 

Estimated Project Cost …………$25,000 
 

26. Administration/Management 
This project recognizes the current and future administration of the DDA by City support staffing and/or 

a directly employed director, and covers items such as audits, publishing, and miscellaneous operating 

expenses, subject to a 3% annual inflation escalator. 
 

Estimated Project Cost …………$20,000 
 

27. Rural Development RBEG –Revolving Fund Loan Program 
This project addresses the application for and implementation of a business revolving fund loan program 
through the USDA Rural Development Program. The program would request $50k with $10k match to 
fund a direct loan to 1 or 2 businesses. 

Estimated Project Cost …………$12,000 
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SECTION THREE 
 

 

DEVELOPMENT AND TAX INCREMENT PLAN 
 
 

MISSION STATEMENT OF THE DDA 
The Board of Directors of the DDA has established the five goals reading as follows: 

 

1. Improve the overall business climate of the district to deter economic decline 
and improve tax base. 

 

2. Encourage the retention and expansion of employment opportunities. 
 

3. Maintain and improve public facilities. 
 

4. Provide guidance for compatible land use development within the district. 
 

5. Improve the general appearance and visual amenities in the district while 
preserving sites with unique features or character. 

 
 

LEGAL BASIS OF THE PLAN 
This Development and Tax Increment Plan is prepared pursuant to requirements of Section 17 
of the Downtown Development Act of 1975, as amended. It addresses the Downtown 
Development District as defined by City Council action November 19, 2013.  A descriptive map, 
ordinances and legal descriptions are contained in the appendix. 

 

DEVELOPMENT PLAN REQUIREMENTS 
This section of the Plan provides specific information required in Section 17 of the Downtown 
Development Authority Act. It consists of responses to specific information requested in 
subsections 2(a) through 2(p). 
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Section 17. 2(a) The designation of boundaries of the development area in 
relation to highways, streets, streams, or otherwise. 

The current DDA District boundary map is contained in the appendix. 
 

A copy of the Zoning Ordinance map prepared by the City Planning Commission is contained in 
the appendix showing the relationship of the boundary to other relevant land uses and 
transportation routes. 

 

Section 17. 2(b) The location and extent of existing streets and other public 
facilities within the development area and shall designate the location, character, and 
extent of the categories of public and private land uses then existing and proposed for 
the development area, including residential, recreational, commercial, industrial, 
educational, and other uses and shall include a legal description of the development 
area. 

The current DDA boundary map is contained in the appendix. 
 

Section 17. 2(c) A description of improvements to be made in the development 
area to be demolished, repaired, or altered, a description of any repairs and 
alterations, and an estimate of the time required for completion. 

A description of specific improvement projects that are contemplated within the development 
district is contained in the project schedule and budget at the end of this section. 

 

Section 17. 2(d) The location, extent, character, and estimated cost of the 
improvements including rehabilitation contemplated for the development area and 
an estimate of the time required for completion. 

A description, including cost estimate and schedule of implementation, for each improvement 
project that will be completed within the development area is contained in the project 
schedule and budget at the end of this section. 

 

Section 16. 2(e) A statement of the construction or stages of construction 
planned, and the estimated time of completion of each stage. 

A description, including cost estimate and implementation schedule for each specific 
improvement project that will be completed within the development area is contained in the 
project schedule and budget at the end of this section. 

 

Section 16. 2(f) A description of any parts of the development area to be left as 
open space and the use contemplated for the space. 
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A copy of the Zoning Ordinance map, prepared by the City Planning Commission, is contained 
in the appendix showing the relationship of land uses, including open spaces proposed within 
the DDA boundary. 

 

Section 17. 2(g) A description of any portion of the development area which the 
authority desires to sell, donate, exchange, or lease to or from the municipality and 
proposed terms. 

A description, including real estate contemplated for acquisition and/or disposition (including 
cost estimates, terms and schedule for implementation) for each specific improvement 
contemplated within the development area is contained in the project schedule and budget at 
the end of this section. 

 

Section 17. 2(h) A description of desired zoning changes and changes in streets, 
street levels, intersections, and utilities. 

All contemplated alterations to streets and utilities are shown within the context of the Zoning 
Ordinance map prepared by the City Planning Commission. 

 

Section 17. 2(i) An estimate of the cost of the development, a statement of the 
proposed method of financing the development, and the ability of the authority to 
arrange financing. 

A description, including cost estimate for individual projects and method of financing is 
contained in the project schedule and budget at the end of this section. 

 

Section 17. 2(j) Designation of the person or persons, natural or corporate, to 
whom all or a portion of the development is to be leased, sold, or conveyed and for 
whose benefit the project is being undertaken, if that information is available to the 
authority. 

Information concerning the names of persons for whom benefits may accrue is unknown at this 
time as final development plans and projects have not been prepared. Therefore, such 
information is unavailable. 

 

Section 17. 2(k) The procedure for bidding for the leasing, purchasing, or 
conveying of all or a portion of the development upon its completion, if there is no 
express or implied agreement between the authority and persons, natural or 
corporate, that all or a portion of the development will be leased, sold or conveyed to 
these persons. 
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The DDA Board of Directors has no publically announced commitments for the acquisition or 
sale of property under supervisory responsibility of the DDA. 

 

Section 17. 2(l) Estimates of the number of persons residing in the development 
area and the number of families and individual to be displaced. If occupied  
residences are designated for acquisition and clearance by the authority, a 
development plan shall include a survey of the families and individuals to be 
displaced, including their income and racial composition, a statistical description of 
the housing supply in the community, including the number of private and public  
units in existence or under construction, the condition of those in existence, the 
number of owner-occupied and renter-occupied units, the annual rate of turnover of 
the various types of housing and the range of rents and sale prices, an estimate of the 
total demand for housing in the community, and the estimated capacity of private  
and public housing available to displace families and individuals. 

The estimated number of residential properties in the district at the time of formation was less 
than 100 parcels and no citizen’s council is required pursuant to Section 21 of the Act. At the 
date of the adoption of this document, the estimated resident population is less than one 
hundred persons. No relocation of families or individuals is contemplated within the scope of 
this proposed Development and Tax Increment Financing 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. 

No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Plan. Therefore, relocation plans are not required. 

 

Section 17. 2(n) Provision for the costs of relocating persons displaced by the 
development, and financial assistance and reimbursement of expenses, including 
litigation expenses and expenses incidental to the transfer of title, in accordance with 
the standards and provisions of the federal uniform relocation and real property 
acquisitions policies act of 1970, being Public Law 91-646, 42 USC sections 4601 et seq. 

No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Financing Plan. Therefore, relocation plans are not required. 

 

Section 17. 2(o) A plan for compliance with Act No. 227 of the Public Acts of 
1972, being sections 213.321 to 213.332 of the Michigan Compiled Laws. 
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No relocation of families or individuals is contemplated within the scope of this proposed 
Development and Tax Increment Financing Plan. Therefore, relocation plans are not required. 

 

Section 17. 2(p) Other material which the authority, local public agency, or 
governing board considers pertinent. 

Reference is made to the historical documents of the BIA for information deemed appropriate 
for preparation of this first DDA Development and Tax Increment Financing Plan. No added 
information was deemed necessary. 

 

DEVELOPMENT & TAX INCREMENT FINANCING PLAN - SCHEDULE & BUDGET 
On the following page is the Development and Tax Increment Financing Plan. It describes 
specific programs and projects addressing the five DDA goals. Accompanying each program or 
construction project is information concerning the implementation schedule, estimated cost 
and source of funding. The schedule begins in the Year 2014 and ends in the Year 2023. 
Projects have been scheduled based on priority of need and the anticipated ability of the DDA 
to finance individual projects. 

 

In the Year 2023, the DDA will consider action to update the Development and Tax Increment 
Financing Plan or make recommendation for the recession of Ordinance Number 209 adopted 
January 21, 2014. Recession of this ordinance (pursuant to Section 30 of the Act) would 
terminate the existence of the DDA and terminate the tax increment financing district. 

 

The schedule and budget assumes the DDA will complete all projects before 2023, however, 
where projects require continuation beyond this date, the DDA will assign completion 
responsibilities to other City agencies and obligate funds for completion, should a decision to 
cancel operation of the DDA be contemplated. 

 

If DDA revenues exceed the anticipated needs of all projects contained the budget, excess 
revenue shall be remitted to respective taxing units in proportion to applicable tax millage 
rates imposed on property in the DDA District, as required by the Act (Section 15(2)). 
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SECTION FOUR 
 

 

DEVELOPMENT FINANCING PLAN 
 

DESCRIPTION OF CURRENT FINANCIAL POSITION 
Current Assets and Revenue 

According to the projected financial statement of the DDA, the DDA anticipates a zero cash 
balance. The DDA has no other assets but has an obligation to the City Council for repayment 
of approximately $25,000 incurred for the formation of the DDA and preparation of the 
Development Plan and Tax Increment Financing Plan. 

 

Tax increment revenue for the first year capture approximates $50,000. 

The DDA anticipates no other revenue from other sources. 

Tax increment revenue is expected to increase due to gradual appreciation and new 
investment resulting in increased downtown property values. DDA members and City 
administration have identified one, or more, potential business expansions, new business 
locations and other development project that would significantly increase the current taxable 
value of the tax increment financing district in the immediate future. 

 

History of the Tax Increment 
The following table shows district tax value information for 2013. 

 

To estimate the average annual increase in taxable valuation for existing properties, the annual 
rate of growth of TIF revenue was calculated for the period of 2014 to 2023 is based on a 3.0% 
annual compound growth rate.  This rate was chosen as it represents a growth rate consistent 
with a number of DDA Distinct in southern Michigan having similar characteristics. New 
development taxable valuation is added for certain years chosen by City administration based 
on information gathered from project developers. 
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Expenses 
Expenses shown depict the information shown the project list plus DDA operating expenses 
determined from comparison of operating costs for DDA’s of similar size and programmatic 
operations. 

 

DURATION OF THE DDA AND TAX INCREMENT FINANCING DISTRICT 
The ordinance for the formation of the DDA is silent concerning the duration of the DDA. The 
City Council intends the DDA to prepare a Development Tax and Increment Financing Plan and 
determine the duration of the DDA based, in part, on the time needed to complete the 
approved project list and budget. The project list and budget was approved addressing a ten- 
year tax increment financing term ending 2024. 

 

It is presumed that a decision to extend DDA tax increment financing activities for additional 
periods will be considered before 2024 and extended with approval of an update to this 
Development and Tax Increment Financing Plan. 

 

TAX INCREMENT FINANCING PLAN 
The Downtown Development Act requires the DDA to address three legislative requirements in 
the Tax Increment Financing Plan. These provide information about funds anticipated to be 
received by the DDA and its impact upon taxing jurisdictions. These requirements are found in 
Section 14(c) of the Act and states that Awhen the authority determines that it is necessary for 

the achievement of the purposes of this act, the authority shall prepare and submit a tax 
increment financing plan to the governing body of the municipality. The plan shall include a 
development plan as provided in section 17.... 

 

Specifically the Tax Increment Financing Plan must include, pursuant to Section 14(2) of the 
Act: 

1. A detailed explanation of the tax increment process, 
2. The maximum amount of bonded indebtedness to be incurred, and 
3. The duration of the program. 

 

The introductory sections of this Development and Tax Increment Financing Plan included a 
detailed description of the tax increment financing process. 

 

CONTEMPLATED USE OF DEBT 
Historically, the BID, as the predecessor to the DDA, has used a “pay-as-you-go” funding 
philosophy for all projects. Some projects included in this newly prepared DDA Project List and 
Budget may require the DDA to incur a long-term debt obligation, including the possible 
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acquisition and redevelopment of a downtown building, and/or acquisition of privately owned 
land to provide parking areas to service the central business district.. If such opportunity 
arises, the DDA would discuss securing a loan from the Michigan Economic Development 
Corporation for purchase and renovation of downtown land/buildings tor the USDA Rural 
Development (or other source) or acquisition of public infrastructure (parking lot). Should this 
occur, the DDA would pledge all revenue from the lease, or sale, of the building plus current 
and future tax increment revenue for repayment of these debt obligations. 

 

The DDA has determined that tax increment financing is necessary for a 10-year period to 
complete all of the projects contained in the Project List and Budget. Based on current City 
resources, the City Council and DDA members realize that limited budgetary resources and the 
lack of other economic development funding sources prohibit the City of New Buffalo from 
achieving the goals of the DDA without use of tax increment financing. There is no City or  
other sources of funds (other than state or federal resources mentioned) currently available for 
these programs that can replace the use of tax increment financing. 

 

TAX INCREMENT AND DDA REVENUE PROJECTION 
Section 14 (2) further requires the tax increment financing analysis to address “a statement of 
the estimated impact of the tax increment financing on the assessed values of all taxing 
jurisdictions in which the development area is located.” The following table (Table 2) contains 
DDA revenue projections for the period between the years 2014 and 2023. This analysis is 
based on two assumptions concerning the value of the DDA District.  For projection purposes 
the rate of growth of 2.8% was applied to the 2013 total tax value to provide a conservative 
projection. Second, an estimate of possible major investments have been added which can 
materially impact the amount and timing of DDA revenue. The millage capture rate excludes 
education, school operation and school debt, as prescribed by law. 

 

TAX UNIT IMPACT ANALYSIS 
The table (Table 4) on the following page illustrates the probable impact upon various taxing 
jurisdictions. 
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  Table 1 - Historic Taxable Value and Historic Growth Data   
 

 

  Year   Taxable Value   
 

Base 

2012 $22,985,137 

 
Increment 

2013 $689,554 
 
 

 
Future Increase Estimator 3.00% 

 
 
 
 

Prepared 2.13.14 by C. Eckenstahler, subject to qualifications and limitations cited on page 7. 

DDA FINANCIAL ANALYSIS 
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  Table 2 - Projected Increase in DDA Taxable Value 10-Year Period   

 

    Year  Annual Taxable Valuation  TIF Revenue   

  % Growth   Addition   Total   Increment   
 

2024 32,771,309 32,771,309 9,786,172 360,515.74 

2023 31,816,805 31,816,805 8,831,668 325,352.47 

2022 30,890,102 30,890,102 7,904,965 291,213.38 

2021 29,990,390 29,990,390 7,005,253 258,068.63 

2020 29,116,884 29,116,884 6,131,747 225,889.26 

2019 28,268,819 28,268,819 5,283,682 194,647.16 

2018 27,445,456 27,445,456 4,460,319 164,315.02 

2017 26,646,073 26,646,073 3,660,936 134,866.33 

2016 25,869,974 25,869,974 2,884,837 106,275.38 

2015 25,116,480 25,116,480 2,131,343 78,517.18 

2014 24,384,932 24,384,932 1,399,795 51,567.46 

2013 23,674,691 23,674,691 689,554  
2012 22,985,137    

Total TIF Revenue 2014-2024 $2,191,228 
 

 

Annualized Compound Rate of Growth 3.00% 
 

 
Prepared 2.13.2014 by C. Eckenstahler, subject to qualifications and limitations cited on page 7 

DDA FINANCIAL ANALYSIS 
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  Table 3 - Capturable Millages   
 

 

  Tax Captured   

 
City 

    Millage   

 
28.9857 

  Total   

 
28.9857 

County General 4.7230 
 

County Law Enf. 0.3500  
County 911 0.2500  
Sr. Citizens 0.3000  
County Parks 0.1000 5.7230 

LMC 1.7854 1.7854 

Library 0.3452 0.3452 

 
 
 

 

Total 36.8393 
 

Source: December 2012 Tax Spread, Berrien County Equalization Department. 
 

 
Prepared 2.13.2014 by C. Eckenstahler, subject to qualifications and limitations cited on page 7. 

DDA FINANCIAL ANALYSIS 
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DDA FINANCIAL ANALYSIS 

                    
Table 4 - Tax Capture Impact Analysis 

                    
Year  City  County General  Law Enf.  911  Sr Citzens  Lib  LMC  County Parks  Total  

                    
2024  283,659  46,220  3,425  2,447  2,936  3,378  17,472  979  360,516  
2023  255,992  41,712  3,091  2,208  2,650  3,049  15,768  883  325,352  
2022  229,131  37,335  2,767  1,976  2,371  2,729  14,114  790  291,213  
2021  203,052  33,086  2,452  1,751  2,102  2,418  12,507  701  258,069  
2020  177,733  28,960  2,146  1,533  1,840  2,117  10,948  613  225,889  
2019  153,151  24,955  1,849  1,321  1,585  1,824  9,433  528  194,647  
2018  129,285  21,066  1,561  1,115  1,338  1,540  7,963  446  164,315  
2017  106,115  17,291  1,281  915  1,098  1,264  6,536  366  134,866  
2016  83,619  13,625  1,010  721  865  996  5,151  288  106,275  
2015  61,778  10,066  746  533  639  736  3,805  213  78,517  
2014  40,574  6,611  490  350  420  483  2,499  140  51,567  

                    
                    

Total  $1,724,090  $280,927  $20,818  $14,870  $17,844  $20,533  $106,197  $5,948  $2,191,228  
                    
                    
                    
                    
Prepared 2.13.2014 by C. Eckenstahler, subject to qualifications and limitations cited on page 7.            
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DDA FINANCIAL ANALYSIS 

           
Table 5 - PROJECT LIST  AND COST ESTIMATES - 20+ YEAR TERM 

           
           
 PROJECT  Total    PROJECT  Total 

           
1A  Mechanic Street Utilities – Central Business District  $350,000  12A  South Whittaker Street from Buffalo to Washington Utilities  $1,075,000 

1B  Mechanic Street Streetscaping Amenities – Central Business District  $575,000  12B  South Whittaker Street from Buffalo to Washington Streetscaping Amenities  $1,700,000 

1C  North Whittaker Street Utilities – Central Business District  $900,000  13A  South Whittaker Street from Washington to South City Limits Utilities  $575,000 

1D  North Whittaker Street Streetscaping Amenities – Central Business District  $1,175,000  13B  South Whittaker Street from Washington to South City Limits Streetscaping Amenities  $925,000 

2A  Land Acquisition for Off Street Parking and Public Restrooms – Central Business District  $200,000  14A  Buffalo Street from Smith to Kinzie Utilities  $1,575,000 

2B  Off Street Public Parking and Bicycle Trailhead – Central Business District  $200,000  14B  Buffalo Street from Smith to Kinzie Streetscaping Amenities  $2,500,000 

2C  Public Restrooms and Utilities – Central Business District  $225,000  15A  Buffalo Street from Smith to West City Limit Utilities  $1,325,000 

3A  Merchant Street Utilities – Central Business District  $325,000  15B  Buffalo Street from Smith to West City Limit Streetscaping Amenities  $2,100,000 

3B  Merchant Street Streetscaping Amenities – Central Business District  $550,000  16  Sidewalk Repair/Expansion Study  $10,000 

4A  Thompson Street Utilities – Central Business District  $225,000  17  Sign Regulations Study  $2,500 

4B  Thompson Street Streetscaping Amenities – Central Business District  $650,000  18  Complete Streets Program and Master Plan  $10,000 

5A  Barton Street Utilities – Central Business District  $400,000  19  Parking Lot Maintenance and Improvements  $25,000 

5B  Barton Street Streetscaping Amenities – Central Business District  $675,000  20  Community History Promotion & Enhancement  $500,000 

6A  Townsend Street Utilities – Central Business District  $500,000  21  Street Lane/Walkway Marking  $50,000 

6B  Townsend Street Streetscaping Amenities – Central Business District  $675,000  22  Signalization Improvement – Central Business District  $40,000 

7  Safe Harbor Navigation & Marina / Launch Annual Support  $200,000  23  Building Improvement/Acquisition Program  $200,000 

8  Beach, Harbor, Downtown Webcams  $25,000  24  New Business Recruitment  $50,000 

9  CIty Riverfront Park Improvements  $1,850,000  25  DDA Formation Expense Reimbursement  $25,000 

10  New City Beach House  $1,000,000  26  Administration/Management  $20,000 

11  Whittaker Street Bridge Widening Project  $750,000  27  Rural Development RBEG –Revolving Fund Loan Program  $12,000 

           
        Total  $24,169,500 
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DDA FINANCIAL ANALYSIS 

               Table 6 - PROJECT COST AND EXPENDITURE SCHEDULE 

               
             2024  
 PROJECT 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 & beyond Total 

               
1A  Mechanic Street Utilities – Central Business District  $87,500 $262,500         $350,000 

1B  Mechanic Street Streetscaping Amenities – Central Business District  $143,750 $431,250         $575,000 

1C  North Whittaker Street Utilities – Central Business District  $225,000 $675,000         $900,000 

1D  North Whittaker Street Streetscaping Amenities – Central Business District  $293,750 $881,250         $1,175,000 

2A  Land Acquisition for Off Street Parking and Public Restrooms – Central Business District   $200,000         $200,000 

2B  Off Street Public Parking and Bicycle Trailhead – Central Business District   $50,000 $150,000        $200,000 

2C  Public Restrooms and Utilities – Central Business District   $56,250 $168,750        $225,000 

3A  Merchant Street Utilities – Central Business District    $81,250 $243,750       $325,000 

3B  Merchant Street Streetscaping Amenities – Central Business District    $137,500 $412,500       $550,000 

4A  Thompson Street Utilities – Central Business District      $56,250 $168,750     $225,000 

4B  Thompson Street Streetscaping Amenities – Central Business District      $162,500 $487,500     $650,000 

5A  Barton Street Utilities – Central Business District        $100,000 $300,000   $400,000 

5B  Barton Street Streetscaping Amenities – Central Business District        $168,750 $506,250   $675,000 

6A  Townsend Street Utilities – Central Business District         $125,000 $375,000  $500,000 

6B  Townsend Street Streetscaping Amenities – Central Business District         $168,750 $506,250  $675,000 

7  Safe Harbor Navigation & Marina / Launch Annual Support $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $100,000 $200,000 

8  Beach, Harbor, Downtown Webcams  $12,500 $12,500         $25,000 

9  CIty Riverfront Park Improvements           $1,850,000 $1,850,000 

10  New City Beach House           $1,000,000 $1,000,000 

11  Whittaker Street Bridge Widening Project           $750,000 $750,000 

12A  South Whittaker Street from Buffalo to Washington Utilities           $1,075,000 $1,075,000 

12B  South Whittaker Street from Buffalo to Washington Streetscaping Amenities           $1,700,000 $1,700,000 

13A  South Whittaker Street from Washington to South City Limits Utilities           $575,000 $575,000 

13B  South Whittaker Street from Washington to South City Limits Streetscaping Amenities           $925,000 $925,000 

14A  Buffalo Street from Smith to Kinzie Utilities           $1,575,000 $1,575,000 

14B  Buffalo Street from Smith to Kinzie Streetscaping Amenities           $2,500,000 $2,500,000 

15A  Buffalo Street from Smith to West City Limit Utilities           $1,325,000 $1,325,000 

15B  Buffalo Street from Smith to West City Limit Streetscaping Amenities           $2,100,000 $2,100,000 

16  Sidewalk Repair/Expansion Study           $10,000 $10,000 

17  Sign Regulations Study           $2,500 $2,500 

18  Complete Streets Program and Master Plan           $10,000 $10,000 

19  Parking Lot Maintenance and Improvements          $25,000  $25,000 

20  Community History  & Enhancement $500 $500 $500 $500 $500 $500 $500 $500 $500 $500 $495,000 $500,000 

21  Street Lane/Walkway Marking $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $25,000 $50,000 

22  Signalization Improvement – Central Business District           $40,000 $40,000 

23  Building Improvement/Acquisition Program           $200,000 $200,000 

24  New Business Recruitment $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $2,500 $25,000 $50,000 

25  DDA Formation Expense Reimbursement $25,000           $25,000 

26  Administration/Management $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 $10,000 $20,000 

27  Rural Development RBEG –Revolving Fund Loan Program           $12,000 $12,000 

               
  Total $41,500 $779,000 $2,585,250 $554,000 $672,750 $235,250 $672,750 $285,250 $1,116,500 $922,750 $16,304,500 $24,169,500 

               
        Total  period 2014-2023 $7,865,000  
  Prepared 11.14.2013 by C. Eckenstahler, subject to qualifications and limitations cited on page 7.            
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DDA FINANCIAL ANALYSIS 

            Table 7 - 10-Year Cash Flow Projection 

            YEAR 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 Total 

            INCOME 

           
            TIF Revenue 51,567 78,517 106,275 134,866 164,315 194,647 225,889 258,069 291,213 325,352 $1,830,712 

Grants - MDOT 

   
400,000 

      
$400,000 

Grants - MEDC 

  
800,000 

       
$800,000 

Grants Rural Development 

       
500,000 

 
500,000 $1,000,000 

Grants - MDNR 

   
100,000 

      
$100,000 

City  Contribution 

 
600,000 

        
$600,000 

Pokagon Fund 

 
1,000,000 

        
$1,000,000 

Donations 

          
$0 

Total $51,567 $1,678,517 $906,275 $634,866 $164,315 $194,647 $225,889 $758,069 $291,213 $825,352 $5,730,712 

            EXPENSES 

           
            Mechanic Street Utilities – Central Business District 0 87,500 262,500 0 0 0 0 0 0 0 350,000 

Mechanic Street Streetscaping Amenities – Central Business District 0 143,750 431,250 0 0 0 0 0 0 0 575,000 

North Whittaker Street Utilities – Central Business District 0 225,000 675,000 0 0 0 0 0 0 0 900,000 

North Whittaker Street Streetscaping Amenities – Central Business District 0 293,750 881,250 0 0 0 0 0 0 0 1,175,000 

Land Acquisition for Off Street Parking and Public Restrooms – Central Business District 0 0 200,000 0 0 0 0 0 0 0 200,000 

Off Street Public Parking and Bicycle Trailhead – Central Business District 0 0 50,000 150,000 0 0 0 0 0 0 200,000 

Public Restrooms and Utilities – Central Business District 0 0 56,250 168,750 0 0 0 0 0 0 225,000 

Merchant Street Utilities – Central Business District 0 0 0 81,250 243,750 0 0 0 0 0 325,000 

Merchant Street Streetscaping Amenities – Central Business District 0 0 0 137,500 412,500 0 0 0 0 0 550,000 

Thompson Street Utilities – Central Business District 0 0 0 0 0 56,250 168,750 0 0 0 225,000 

Thompson Street Streetscaping Amenities – Central Business District 0 0 0 0 0 162,500 487,500 0 0 0 650,000 

Barton Street Utilities – Central Business District 0 0 0 0 0 0 0 100,000 300,000 0 400,000 

Barton Street Streetscaping Amenities – Central Business District 0 0 0 0 0 0 0 168,750 506,250 0 675,000 

Townsend Street Utilities – Central Business District 0 0 0 0 0 0 0 0 125,000 375,000 500,000 

Townsend Street Streetscaping Amenities – Central Business District 0 0 0 0 0 0 0 0 168,750 506,250 675,000 

Safe Harbor Navigation & Marina / Launch Annual Support 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 100,000 

Beach, Harbor, Downtown Webcams 0 12,500 12,500 0 0 0 0 0 0 0 25,000 

CIty Riverfront Park Improvements 0 0 0 0 0 0 0 0 0 0 0 

New City Beach House 0 0 0 0 0 0 0 0 0 0 0 

Whittaker Street Bridge Widening Project 0 0 0 0 0 0 0 0 0 0 0 

South Whittaker Street from Buffalo to Washington Utilities 0 0 0 0 0 0 0 0 0 0 0 

South Whittaker Street from Buffalo to Washington Streetscaping Amenities 0 0 0 0 0 0 0 0 0 0 0 

South Whittaker Street from Washington to South City Limits Utilities 0 0 0 0 0 0 0 0 0 0 0 

South Whittaker Street from Washington to South City Limits Streetscaping Amenities 0 0 0 0 0 0 0 0 0 0 0 

Buffalo Street from Smith to Kinzie Utilities 0 0 0 0 0 0 0 0 0 0 0 

Buffalo Street from Smith to Kinzie Streetscaping Amenities 0 0 0 0 0 0 0 0 0 0 0 

Buffalo Street from Smith to West City Limit Utilities 0 0 0 0 0 0 0 0 0 0 0 

Buffalo Street from Smith to West City Limit Streetscaping Amenities 0 0 0 0 0 0 0 0 0 0 0 

Sidewalk Repair/Expansion Study 0 0 0 0 0 0 0 0 0 0 0 

Sign Regulations Study 0 0 0 0 0 0 0 0 0 0 0 

Complete Streets Program and Master Plan 0 0 0 0 0 0 0 0 0 0 0 

Parking Lot Maintenance and Improvements 0 0 0 0 0 0 0 0 0 25,000 25,000 

Community History  & Enhancement 500 500 500 500 500 500 500 500 500 500 5,000 

Street Lane/Walkway Marking 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 25,000 

Signalization Improvement – Central Business District 0 0 0 0 0 0 0 0 0 0 0 

Building Improvement/Acquisition Program 0 0 0 0 0 0 0 0 0 0 0 

New Business Recruitment 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 25,000 

DDA Formation Expense Reimbursement 25,000 0 0 0 0 0 0 0 0 0 25,000 

Administration/Management 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 10,000 

Rural Development RBEG –Revolving Fund Loan Program 0 0 0 0 0 0 0 0 0 0 0 

            Total 41,500 779,000 2,585,250 554,000 672,750 235,250 672,750 285,250 1,116,500 922,750 7,865,000 

            REVENUE OVER EXPENSES $10,067 $899,517 -$1,678,975 $80,866 -$508,435 -$40,603 -$446,861 $472,819 -$825,287 -$97,398 -$2,134,288 

            Prepared 11.14.2013 by C. Eckenstahler, subject to qualifications and limitations cited on page 7. 
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CITY OF NEW BUFFALO ODA BOUNDARY 
 

 
BEGINNING AT THE SOUTHWEST CORNER OF BLOCK 307,''VIRGINIA ADDITION TO THE VILLAGE (NOW CITY) OF NEW BUFFALO",BERRIEN COUNTY, MICHIGAN;   

THENCE WEST ON THE SOUTH LINE OF SECTION 10,TOWNSHIP 8 SOUTH, RANGE 21WEST, TO THE EASTERLY RIGHT OF WAY LINE OF BARTON STREET IN SAIO  

"VIRGINIA ADDITION"; THENCE NORTHWESTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF MADISON STREET; THENCE 

SOUTHWESTERLY ON SAIDSOUTHERLY RIGHT OF WAY LINE TO THE NORTHEASTERLY LINE OF THE WESTERLY 150 FEET OF BLOCK 276 IN SAID "VIRGINIA ADDITION"; 

THENCE SOUTHEASTERLY ON SAID NORTHEASTERLY LINE TO THE SOUTH LINE OF SAID BLOCK 276; THENCE WEST ON THE SOUTH LINE OF SAID BLOCK 276 TO THE 

SOUTHWESTERLY LINE OF SAID BLOCK 276; THENCE NORTHWESTERLY ON THE SOUTHWESTERLY LINE OF SAID BLOCK 276 AND THE EXTENTION THEREOF TO THE 

NORTHERLY RIGHT OF WAY LINE OF SAID MADISON STREET; THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO A POINT THAT IS 765 FEET 

SOUTHWESTERLY OF THE SOUTHEASTERLY CORNER OF BLOCK 269 SAID''VIRGINIA ADDITION"; THENCE NORTHWESTERLY PARALLEL WITH THE WESTERLY RIGHT OF 

WAY LINE OF WHITTAKER STREET IN SAID "VIRGINIA ADDITION" TO THE SOUTHERLY RIGHT OF WAY LINE OF THE CHESAPEAKE AND OHIO RAILROAD; THENCE 

NORTHEASTERLY ON SAID SOUTHERLY RIGHT OF WAY LINE TO THE WESTERLY RIGHT OF WAY LINE OF SAID WHITTAKER STREET; THENCE NORTHWESTERLY ON SAID 

WESTERLY RIGHT OF WAY LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF WASHINGTON STREET INSAID "VIRGINIA ADDITION"; THENCE SOUTHWESTERLY ON SAID 

SOUTHERLY RIGHT OF WAY LINE TO THE WESTERLY LINE OF LOTS 12 THROUGH 20,INCLUSIVE, BLOCK 5, "MARQUETTE SUB-DIVISION OF ENTIRE BLOCKS 42-43-54- 215-

217, AND PART OF BLOCKS 53-216, VIRGINIA COMPANY ADDITION TO THE VILLAGE (NOW CITY) OF NEW BUFFALO " AND THE EXTENTION THEREOF; THENCE 

NORTHWESTERLY ON SAIDWESTERLY LINE TO THE NORTHWESTERLY CORNER OF SAID LOT 20; THENCE WESTERLY ON THE SOUTH LINE OF LOT 29, "AMENDED PLAT 

OF LOTS 21THROUGH 26, INCLUSIVE,LOT 3, LOT 4 AND THE VACATED PORTION OF A 16.00 FOOT WIDE ALLEY, ALL IN BLOCK 5, MARQUETTE SUB-DIVISION OF 

ENTIRE BLOCKS 42-43-54-215-217, AND PART OF BLOCKS 53-216, VIRGINIA COMPANY ADDITION TO THE VILLAGE (NOW CITY) OF NEW BUFFALO" TO THE 

SOUTHWESTERLY CORNER OF SAID LOT 29; THENCE NORTHWESTERLY ON THE WESTERLY LINE OF SAID LOT 29 TO THE SOUTHERLY RIGHT OF WAY LINE OF CLAY 

STREET;THENCE SOUTHWESTERLY ON SAID SOUTHERLY RIGHT OF WAY LINE TO THE WESTERLY LINE OF THE NORTHEASTERLY 42 FEET OF THE SOUTHERLY 8 FEET OF 

LOT 1AND THE NORTHEASTERLY 42 FEET OF ENTIRE LOTS 2 THROUGH 4, INCLUSIVE, BLOCK 4,SAID "MARQUETTE SUB-DIVISION'', EXTENDED; THENCE 

NORTHWESTERLY ON SAID WESTERLY LINE AND EXTENTION THEREOF TO THE NORTHERLY LINE OF SAID NORTHEASTERLY 42 FEET; THENCE NORTHEASTERLY ON SAID 

NORTHERLY LINE AND EXTENTION THEREOF TO SAID WESTERLY RIGHT OF WAY LINE OF SAID WHITTAKER STREET; THENCE NORTHWESTERLY ON SAIDWESTERLY  

RIGHT OF WAY LINE TO THE SOUTHERLY LINE OF THE NORTHERLY 150 FEET OF BLOCK 44, SAID''VIRGINIA ADDITION"; THENCE SOUTHWESTERLY PARALLEL WITH THE 

SOUTHERLY RIGHT OF WAY LINE OF INDIANA STREET IN SAID "VIRGINIA ADDITION" 46.66 FEET;THENCE NORTHWESTERLY PARALLEL WITH SAIDWESTERLY RIGHT OF 

WAY LINE OF WHITTAKER STREET 78 FEET;THENCE SOUTHWESTERLY PARALLEL WITH SAID SOUTHERLY RIGHT OF WAY LINE OF INDIANA STREET 127.34 FEET; 

THENCE NORTHWESTERLY PARALLEL WITH SAID WESTERLY RIGHT OF WAY LINE OF WHITTAKER STREET TO THE NORTHERLY RIGHT OF WAY LINE OF SAID INDIANA 

STREET;THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE WESTERLY LINE OF THE EASTERLY HALF OF BLOCK 37, "VILLAGE PLAT OF NEW 

BUFFALO"; THENCE NORTHWESTERLY ON SAID WESTERLY LINE AND SAID WESTERLY LINE EXTENDED THROUGH THE CENTER OF BLOCK 28 SAID''VILLAGE PLAT" TO    

THE NORTHEASTERLY CORNER OF LOT 11,SAID BLOCK 28; THENCE SOUTHWESTERLY ON THE NORTHERLY LINE OF SAID LOT 11AND THE EXTENTION THEREOF TO THE 

NORTHWESTERLY CORNER OF LOT 2, BLOCK 27, SAID "VILLAGE PLAT"; THENCE SOUTHEASTERLY ON THE WESTERLY LINE OF SAID LOT 2 AND THE EXTENTION 

THEREOF TO THE SOUTHERLY LINE OF LOT 10,SAID BLOCK 27; THENCE SOUTHWESTERLY ON SAIDSOUTHERLY LOT LINE AND EXTENTION THEREOF TO THE WESTERLY 

RIGHT OF WAY LINE OF BARKER STREET SAID''VILLAGE PLAT"; THENCE NORTHWESTERLY ON SAIDWESTERLY RIGHT OF WAY LINE 9 FEET; THENCE SOUTHWESTERLY 

PARALLEL WITH THE SOUTH LINE OF LOT 3, BLOCK 26 SAID "VILLAGE PLAT" TO THE WESTERLY LINE OF THE EASTERLY HALF OF SAID BLOCK 26; THENCE 

NORTHWESTERLY ON SAID WESTERLY LINE TO THE SOUTHEASTERLY CORNER OF LOT 11,SAID BLOCK 26; THENCE SOUTHWESTERLY ON THE SOUTHERLY LINE OF SAID 

LOT 11TO THE EASTERLY RIGHT OF WAY LINE OF SMITH STREET IN SAID "VILLAGE PLAT";THENC E SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE 

SOUTHERLY LINE OF LOT 4, BLOCK 25 SAID "VILLAGE PLAT" EXTENDED; THENCE SOUTHWESTERLY ON SAIDSOUTHERLY LOT LINE AND EXTENTION THEREOF TO THE 

WESTERLY RIGHT OF WAY LINE OF MAYHEW STREET AND THE EASTERLY LINE OF BLOCK 377, SAID''VIRGINIA ADDITION"; THENCE NORTHWESTERLY ON SAID    

EASTERLY BLOCK LINE 132 FEET; THENCE SOUTHWESTERLY PARALLEL WITH THE SOUTHERLY LINE OF SAID BLOCK 377 A DISTANCE OF 132 FEET; THENCE 

SOUTHEASTERLY PARALLEL WITH SAID EASTERLY BLOCK LINE 66 FEET; THENCE SOUTHWESTERLY PARALLEL WITH THE SOUTHERLY BLOCK LINE 198 FEET TO THE 

WESTERLY RIGHT OF WAY LINE OF WILLARD STREET AND THE EASTERLY LINE OF BLOCK 376 SAID "VIRGINIA ADDITION"; THENCE NORTHWESTERLY ON SAID  

WESTERLY RIGHT OF WAY LINE 66 FEET; THENCE SOUTHWESTERLY PARALLEL WITH THE NORTHERLY LINE OF SAID BLOCK 376 A DISTANCE OF 132 FEET; THENCE 

SOUTHEASTERLY PARALLEL WITH SAID EASTERLY BLOCK LINE 66 FEET; THENCE SOUTHWESTERLY PARALLEL WITH SAID NORTHERLY BLOCK LINE 132 FEET TO THE 

EASTERLY RIGHT OF WAY LINE OF HARRISON STREET SAID "VIRGINIA ADDITION"; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE 66 FEET; THENCE 

SOUTHWESTERLY PARALLEL WITH THE NORTHERLY LINE OF BLOCK 375, SAID "VIRGINIA ADDITION" 66 FEET MORE OR LESS TO THE WESTERLY LINE OF THE EASTERLY 

HALF OF SAID BLOCK 375; THENCE NORTHWESTERLY ON SAIDWESTERLY BLOCK LINE 132 FEET; THENCE SOUTHWESTERLY PARALLEL WITH THE NORTHERLY LINE OF 

SAID BLOCK 375 A DISTANCE OF 330 FEET TO THE WESTERLY LINE OF THE EASTERLY HALF OF BLOCK 374 SAID "VIRGINIA ADDITION"; THENCE NORTHWESTERLY TO 

THE SOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREET SAID "VIRGINIA ADDITION"; THENCE SOUTHWESTER LY ON SAID SOUTHERLY RIGHT OF WAY LINE TO THE 

WESTERLY RIGHT OF WAY LINE OF CHICAGO STREET SAID "VIRGINIA ADDITION"; THENCE SOUTHEASTERLY ON SAID WESTERLY RIGHT OF WAY LINE 171FEET; THENCE 

SOUTHWESTERLY PARALLEL WITH SAID SOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREET 132 FEET TO THE WESTERLY LINE OF THE NORTHEASTERLY HALF OF 

BLOCK 373 SAID "VIRGINIA ADDITION"; THENCE SOUTHEASTERLY ON SAID WESTERLY LINE 66 FEET; THENCE SOUTHWESTERLY PARALLEL WITH SAID SOUTHERLY     

RIGHT OF WAY LINE OF BUFFALO STREET 198 FEET TO THE WESTERLY RIGHT OF WAY LINE OF EAGLE STREET SAID "VIRGINIA ADDITION"; THENCE NORTHWESTERLY   

ON SAID WESTERLY RIGHT OF WAY LINE TO THE SOUTHEASTERLY CORNER OF LOT 10, "JOSEPH DEBIAK'S SUBDIVISION OF BLOCK 372 VIRGINIA ADDITION TO THE 

VILLAGE OF NEW BUFFALO";THENCE SOUTHWESTERLY TO THE SOUTHWESTERLY CORNER OF SAID LOT 10;THENCE NORTHWESTERLY ON THE WESTERLY LINE OF  

SAID LOT 10 AND EXTENTION THEREOF TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID BUFFALO STREET; THENCE SOUTHWESTERLY ON SAID SOUTHERLY RIGHT OF 

WAY LINE TO THE CITY LIMITS OF SAID CITY OF NEW BUFFALO; THENCE NORTHWESTERLY ON SAID CITY LIMIT LINE TO THE NORTHEASTERLY RIGHT OF WAY LINE OF 

SAID BUFFALO STREET;THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE WESTERLY RIGHT OF WAY LINE OF MONROE STREET SAID   

"VIRGINIA ADDITION"; THENCE NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF LOT 1,"SLECHTA SUBDIVISION OF BLOCK 381 

AND 382, VIRGINIA ADDITION",EXTENDED SOUTHWESTERLY; THENCE NORTHEASTERLY ON SAID NORTHERLY LOT LINE AND EXTENTION THEREO FTO THE 

NORTHEASTERLY CORNER OF LOT 10 SAID "SLECHTA SUBDIVISION" AND THE WESTERLY RIGHT OF WAY LINE OF SAID EAGLE STREET; THENCE NORTHWESTERLY ON 

SAIDWESTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF LOT 11SAID "SLECHTA SUBDIVISION",EXTENDED SOUTHWESTERLY; THENCE NORTHEASTERLY ON 
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SAID NORTHERLY LOT LINE ANO EXTENTION THEREOF TO THE NORTHEASTERLY CORNER OF LOT 22 SAID "SLECHTA SUBOIVISIOW ANO THE WESTERLY RIGHT OF WAY 

LINE OF SAIDCHICAGO STREET;THENCE NORTHWESTERLY ON SAIDWESTERLY RIGHT OF WAY LINE TO THE NORTHERLY RIGHT OF WAY LINE OF MERCHANT STREET 

SAID "VIRGINIA ADDITION"; THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE EASTERLY RIGHT OF WAY LINE OF BERRIEN STREET SAID 

"VIRGINIA ADDITION"; THENCE SOUTHEASTER LY ON SAID EASTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF THE SOUTHERLY 104.7 FEET OF BLOCK 379, SAID 

"VIRGINIA ADDITION"; THENCE NORTHEASTERLY ONSAID SOUTHERLY LINE PARALLEL WITH THE SOUTHERLY LINE OF SAID BLOCK 379 TOTHE WESTERLY RIGHT OF WAY 

LINE OF SAID HARRISON STREET;THENCE NORTHWESTERLY TO THE NORTHERLY RIGHT OF WAY LINE OF SAID MERCHANT STREET;THENCE NORTHEASTERLY ON      

SAID NORTHERLY RIGHT OF WAY LINE TO THE EASTERLY LINE OF LOT 12, BLOCK H,"WEST ADDITION TO NEW BUFFALO",EXTENDED; THENCE SOUTHEASTERLY ON  

SAID EASTERLY LOT LINE AND EXTENTION THEREOF TO THE NORTHWESTERLY CORNER OF LOT 5, SAID BLOCK H; THENCE NORTHEASTERLY ON THE NORTHERLY LINE   

OF SAID LOTS EXTENDED TO THE EASTERLY RIGHT OF WAY LINE OF SAID WILLARD STREET; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE 

NORTHERLY LINE OF LOT 8,BLOCK A, SAID "WEST ADDITION";THEN CE NORTHEASTER LY ON SAID NORTHERLY LOT LINE TO THE NORTHEASTERLY CORNER LOT S, 

SAID BLOCK A AND THE WESTERLY RIGHT OF WAY LINE OF SAID MAYHEW STREET; THENCE NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE 

NORTHERLY LINE OF LOT 9,BLOCK 24, SAID "VILLAGE PLAT", EXTENDED; THENCE NORTHEASTERLY ON SAID NORTHERLY LOT LINE AND EXTENTION THEREOF TO THE 

WESTERLY RIGHT OF WAY LINE OF SAID SMITH STREET; THENCE NORTHWESTER LY ON SAIDWESTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF LOT 10,   

BLOCK 23, SAID "VILLAGE PLAT",EXTENDED;THENCE NORTHEASTERLY ON SAID NORTHERLY LOT LINE AND EXTENTION THEREOF TO THE WESTERLY RIGHT OF WAY 

LINE OF SAID BARKER STREET; THENCE NORTHWESTERLY ON SAIDWESTERLY RIGHT OF WAY LINE TO THE NORTHERLY RIGHT OF WAY LINE OF SAID MERCHANT  

STREET; THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE WESTERLY RIGHT OF WAY LINE OF SAID BARTON STREET;THENCE 

NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE SOUTHEASTER LY CORNER OF LOT 3, BLOCK 11,SAID "VILLAGE PLAT";THENCE SOUTHWESTERLY TO 

THE WESTERLY LINE OF SAID LOT 3;THENCE NORTHWESTERLY ON SAID WESTERLY LOT LINE EXTENDED TO THE NORTHERLY RIGHT OF WAY LINE OF MECHANIC   

STREET IN SAID "VILLAGE PLAT"; THENCE NORTHEASTER LY ON SAID NORTHERLY RIGHT OF WAY LINE TO SAIDWESTERLY RIGHT OF WAY LINE OF BARTONSTREET; 

THENCE NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF THE AMTRAK RAILROAD; THENCE NORTHEASTERLY 

ON SAID SOUTHERLY RIGHT OF WAY LINE TOTHE EASTERLY RIGHT OF WAY LINE OF SAID BARTON STREET; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF 

WAY LINE TO THE NORTHERLY RIGHT OF WAY LINE OF SAID MECHANIC STREET;THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE  

WESTERLY RIGHT OF WAY LINE OF SAIDWHITTAKER STREET; THENCE NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE CENTERLI NE OF SAID 

AMTRAK RAILROAD RIGHT OF WAY; THENCE SOUTHWESTERLY ALONG SAID CENTERLINE 2S6.82 FEET; THENCE NORTHWESTERLY PARALLEL WITH SAID WESTERLY 

RIGHT OF WAY LINE OF WHITTAKER STREET TO THE NORTHERLY RIGHT OF WAY LINE OF SAIDAMTRAK RAILROAD; THENCE SOUTHWESTERLY ON SAID NORTHERLY 

RIGHT OF WAY LINE 465.34 FEET; THENCE NORTHWESTERLY PARALLEL WITH SAID WESTERLY RIGHT OF WAY LINE OF WHITTAKER STREET TO THE SOUTHERLY RIGHT  

OF WAY LINE OF OSELKA DRIVE; THENCE NORTHEASTERLY ON SAIDSOUTHERLY RIGHT OF WAY LINE TO SAID WESTERLY RIGHT OF WAY LINE OF WHITTAKER STREET; 

THENCE NORTHWESTERLY ON SAIDWESTERLY RIGHT OF WAY LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF VACATED WATER STREET; THENCE SOUTHWESTERLY 

ON SAID SOUTHERLY RIGHT OF WAY LINE 256 FEET; THENCE SOUTHEASTERLY PARALLEL WITH SAID WESTERLY RIGHT OF WAY LINE OF WHITTAKER STREET TO THE 

NORTHERLY RIGHT OF WAY LINE OF SAID OSELKA DRIVE; THENCE SOUTHWESTERLY ON SAID NORTHERLY RIGHT OF WAY LINE OF OSELKA DRIVE465.34 FEET; THENCE 

NORTHWESTERLY, NORTHEASTERLY, NORTHWESTERLY, NORTHEASTERLY, NORTHWESTERLY, NORTHEASTERLY, NORTHWESTERLY AND NORTHEASTERLY ALL ALONG 

THE EASTERLY LINE OF "SOUTHCOV E CONDOMINIUM" TO THE EASTERLY RIGHT OF WAY LINE OF LANDINGS ROAD; THENCE NORTHWESTERLY ON SAID EASTERLY 

RIGHT OF WAY LINE 649.52 FEET; THE NCE NORTHEASTERLY ON THE SOUTHERLY LINE OF SAID HSOUTHCOVE CONDOMINIUM" TO THE CENTERLINE OF THE GALIEN 

RIVER; THENCE NORTHWESTERLY ALONG SAID CENTERLINE TO THE ORDINARY HIGH WATER MARK OF LAKE MICHIGAN EXTENDED SOUTHWESTERLY; THENCE 

NORTHEASTERLY ON SAID ORDINARY HIGH WATER MARK AND EXTENTION THEREOF TO THE WESTERLY LINE OF "WOLVERINE BEACH",BEING A SUBIVISION INSAID 

CITY OF NEW BUFFALO; THE NCE SOUTHEA STERLY ALONG SAID WESTERLY PLAT LINE TOTHE CENTERLINE OF SAID GALIEN RIVER;THE NCE SOUTHWESTERLY ALONG 

SAID CENTERLINE TO THE EASTERLY LINE OF "HARBOR POINTE CONDOMINIUMS";THENCE NORTHWESTERLY ANO SOUTHWESTER LY ALONG SAID CONDOMINIUM 

PROPERTY LINES TO THE EASTERLY RIGHT OF WAY LINE OF SAIDWHITTAKER STREET; THENCE SOUTHEASTERLY ALONG SAID EASTERLY RIGHT OF WAY LINE TO THE 

NORTHWESTERLY CORNER OF LOT 12, BLOCK 4, SAID "VILLAGE PLAT";THENCE NORTHEASTERLY ON THE NORTHERLY LINE OF SAID LOT 12, EXTENDED TO THE 

NORTHEASTERLY CORNER OF LOT 1,BLOCK 4, "AMENDED PLAT OF LOTS 3, 4, 9, 10,11AND 12,BLOCK 3 AND LOTS 1,2, 3, 4, 9, 10 AND 11,BLOCK 4, AND VACATED 

THOMPSON STREET,MAP OF NEW BUFFALO";THENCE SOUTHEASTERLY ON THE EASTERLY LINE OF SAID LOT 1TO THE SOUTHEASTERLY CORNER OF SAID LOT 1; 

THENCE SOUTHWESTERLY ON THE SOUTHERLY LINE OF SAID LOT 1A DISTA NCE OF 164 FEET;THENCE SOUTHEASTER LY PARALLEL WITH SAID EASTERLY RIGHT OF 

WAY LINE OF SAIDWHITTAKER STREET 14 FEET; THENCE SOUTHWESTERLY PARALLEL WITH THE SOUTHERLY LINE OF SAID LOT 12, BLOCK 4 TO SAID EASTERLY RIGHT 

OF WAY LINE OF WHITTAKER STREET;THENCE SOUTHEASTERLY ON SAID EASTER LY RIGHT OF WAY LINETO THE SOUTHERLY RIGHT OF WAY LINE OF SAIDAMTRAK 

RAILROAD; THENCE NORTHEASTERLY ON SAID SOUTHERLY RAILROAD RIGHT OF WAY LINE TO THE EASTERLY RIGHT OF WAY LINE OF TOWNSEND STREET,SAID 

"VILLAGE PLAT"; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE SOUTHERLY LINE OF THE EASTERLY HALF OF LOTS 1AND 2,BLOCK 14, SAID 

"VILLAGE PLAT",EXTENDED; THENCE SOUTHWESTERLY ON SAID SOUTHERLY LOT LINE AND EXTENTION THEREOF TO THE WESTERLY LINE OF SAID EASTERLY HALF 

SAID LOTS 1AND 2; THENCE NORTHWESTERLY ON SAID WESTERLY LOT LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID MECHANIC STREET; THENCE 

SOUTHW ESTERLY ON SAID SOUTHE RLY RIGHT OF WAY LINE TO THE EASTERLY RIGHT OF WAY LINE OF SAID THOMPSON STREET;THENCE SOUTHEASTERLY ON SAID 

EASTERLY RIGHT OF WAY LINE TO THE NORTHERLY RIGHT OF WAY LINE OF SAID MERCHANT STREET; THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY 

LINE TO THE EASTERLY RIGHT OF WAY LINE OF TOW NSEND STREET IN SAID "VILLAGE PLAT"; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE 

NORTHERLY LINE OF THE SOUTHERLY 132 FEET OF BLOCK 18, SAID "VILLAGE PLAT"; THENCE NORTHEASTERLY PARALLEL WITH THE NORTHERLY RIGHT OF WAY LINE  

OF SAID BUFFALO STREET 169 FEET; THENCE SOUTHEASTERLY PARALLEL WITH THE SAID EASTERLY RIGHT OF WAY LINE OF TOWNSEND STREET,12 FEET; THENCE 

NORTHEASTERLY PARALLEL WITH SAID NORTHERLY RIGHT OF WAY LINE OF BUFFALO STREET 125 FEET;THENCE NORTHWESTERLY PARALLEL WITH THE WESTERLY   

LINE OF LOT 1,"CENTRAL ADDITION TO THE VILLAGE OF NEW BUFFALO",12 FEET; THENCE NORTHEASTERLY PARALLEL WITH SAID NORTHERLY RIGHT OF WAY LINE    

OF BUFFALO STREET 96 FEET TO THE WESTERLY LINE OF LOT 2 SAID "CENTRAL ADDITION";THENCE NORTHWESTERLY ON THE WESTERLY LINE OF SAID LOT 2 TO THE 

NORTHERLY LINE OF SAID LOT 2; THENCE NORTHEASTERLY ON SAID NORTHERLY LOT LINE EXTENDED TO THE NORTHEAST CORNER OF LOT 9, SAID "CENTRAL 

ADDITION";THENCE SOUTHEASTERLY ON THE EASTERLY LINE SAID LOT 9 A DISTANCE OF 48 FEET; THENCE NORTHEASTERLY PARALLEL WITH SAID NORTHERLY RIGHT  

OF WAY LINE OF BUFFALO STREET 60 FEET; THENCE SOUTHEASTERLY ON THE EASTERLY LINE OF LOT 10 SAID "CENTRAL ADDITION" 50 FEET;THENCE 

NORTHEASTERLY PARALLEL WITH SAID NORTHERLY RIGHT OF WAY LINE OF BUFFALO STRE ETTO THE WESTERLY LINE OF LOT 12 SAID "CENTRAL ADDITION"; THENCE 

NORTHWESTERLY ON SAID WESTER LY LOT LINE TO THE NORTHERLY LINE OF SAID LOT 12; THENCE NORTHEASTERLY ON SAID NORTHERLY LOT LINE TO THE WESTERLY 

LINE OF LOT 34,SAID "CENTRAL ADDITION; THENCE NORTHWESTERLY ON SAIDWESTERLY LOT LINE AND EXTENTION THEREOF TO THE SOUTHERLY RIGHT OF WAY    

LINE OF SAID MERCHANT STREET; THENCE NORTHEASTERLY ON SAID SOUTHERLY RIGHT OF WAY LINE AND EXTENTION THEREOF TO SAID SOUTHERLY RIGHT OF WAY 

LINE OF THE AMTRAK RAILROAD; THENCE NORTHEASTERLY ON SAID SOUTHERLY RAILROAD RIGHT OF WAY LINE TO THE NORTHWESTERLY CORNER OF BLOCK 79 SAID 
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#VIRGINIA ADDITION"; THENCE SOUTHEASTER LY ON THE WESTERLY LINE OF SAID BLOCK 79, EXTENDED TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID BUFFALO 

STREET; THENCE SOUTHWESTERLY ON SAID SOUTHERLY RIGHT OF WAY LINE TO THE EASTERLY RIGHT OF WAY LINE OF BELL AVENUE IN SAID CITY OF NEW BUFFALO; 

THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE SOUTHERLY LINE OF LOT S, #MICHAEL DEBIAK'S SUBDIVISION A SUBDIVISION OF BLOCK 83, 

VIRGINIA ADDITION TO THE CITY OF NEW BUFFALO", EXTENDED;THENCE SOUTHWESTERLY ONSAID SOUTHER LY LOT LINE AND EXTENTION THEREOF TO THE 

WESTERLY RIGHT OF WAY LINE OF FRANKLIN STREET SAID   IRGINIA ADDITION"; THENCE NORTHWESTERLY ONSAID WESTERLY RIGHT OF WAY LINE TO THE 

SOUTHERLY LINE OF THE NORTHERLY 132 FEET OF BLOCK 84,SAID   IRGINIA ADDITION"; THENCE NORTHWESTERLY ON SAID SOUTHERLY LINE PARALLEL WITH SAID 

SOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREET TO THE EASTERLY RIGHT OF WAY LINE OF GRIFFITH STREET SAID   IRGINIA ADDITION"; THENCE  

SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF THE SOUTHERLY 198 FEET OF BLOCK 85 SAID "VIRGINIA ADDITION"; THENCE 

SOUTHWESTERLY ON SAID NORTHERLY LINE TO THE EASTERLY LINE OF BLOCK 4, HROSE ADDITION TO THE VILLAGE OF NEW BUFFALO"; THENCE SOUTH ON SAID 

EASTERLY BLOCK LINE TO THE NORTHERLY LINE OF LOT 8,SAID BLOCK 4; THENCE SOUTHWESTER LY ON SAID NORTHERLY LINE TO THE WESTERLY RIGHT OF WAY LINE 

OF BRONSON STREET SAID "ROSE ADDITION"; THENCE NORTHWESTERLY ON SAID WESTERLY RIGHT OF WAY LINE TO THE SOUTHERLY LI. NE OF LOT S, BLOCK 3, SAID 

"ROSE ADDITION"; THENCE SOUTHWESTERLY ON SAID SOUTHERLY LOT LINE EXTENDED TO THE SOUTHWESTERLY CORNER OF LOT 4,SAID BLOCK 3; THENCE 

NORTHWESTERLY ON THE WESTERLY LINE OF SAID LOT 4 TO SAIDSOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREET; THENCE SOUTHWESTERLY ON SAID 

SOUTHERLY RIGHT OF WAY LINE TO A POINTTHAT IS 132 FEET SOUTHWESTER LY OF THE WESTERLY RIGHT OF WAY LINE OF NORTON STREET IN SAID CITY OF NEW 

BUFFALO; THENCE SOUTHEASTERLY  PARALLELWITH SAID WESTERLY RIGHT OF WAY LINE OF NORTON STREET 167.7S FEET;THENCE SOUTHWESTER LY PARALLEL      

WITH SAIDSOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREET 165 FEET;THENCE NORTHWESTERLY PARALLEL W ITH EASTERLY RIGHT OF WAY LINE OF TAYLOR 

STREET SAID "ROSE ADDITION", 12.75 FEET; THENCE SOUTHWEST ERLY PARALLEL WITHSAID SOUTHERLY RIGHT OF WAY LINE OF BUFFALO STREETTO SAID EASTERLY 

RIGHT OF WAY LINE OF TAYLOR STREET; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE SOUTHERLY LINE OF LOT 8, BLOCK 1,SAID "ROSE 

ADDITION",EXTENDED; THENCE SOUTHWESTERLY ON SAIDSOUTHERLY LOT LINE AND EXTENTION THEREOF TO THE WESTERLY RIGHT OF WAY LINE OF SAID 

TOWNSEND STREET; THENCE NORTHWESTERLY ON SAIDWESTERLY RIGHT OF WAY LINE TO THE NORTHERLY LINE OF THE SOUTHERLY 1FOOT OF LOT 2, BLOCK 30, 

SAID "VILLAGE PLAT"; THENCE SOUTHWESTERLY PARALLEL WITH SAID NORTHERLY LINE TO THE W ESTERLY LINE SAID LOT 2; THENCE SOUTHEAS TERLY ON SAID 

WESTERLY LOT LINE 1FOOT TO THE SOUTHERLY LINE OF LOT 11,SAID BLOCK 30; THENCE SOUTHWESTERLY TO THE CENTERLINE OF VACATED THOMPSON STREET; 

THENCE SOUTHEASTERLY ON SAID CENTERLINE TO THE SOUTHERLY RIGHT OF WAY LINE OF MICHIGAN STREET IN SAID "VILLAGE PLAT";THENCE SOUTHWESTERLY ON 

SAID SOUTHERLY RIGHT OF WAY LINE TO THE EASTERLY LINE OF TH E WESTERLY 162 FEET OF BLOCK 36, SAID "VILLAGE PLAT";THENCE SOUTH EASTERLY ON SAID 

EASTERLY LINE TO THE NORTHERLY LINE OF LOT 5, SAID BLOCK 36; THENCE SOUTHWESTERLY ON SAID NORTHERLY LOT LINE 12 FEET; THENCE SOUTHEASTERLY 

PARALLEL WITH SAID E.ASTERLY RIGHT OF WAY LINE OF WHITIAKER STREET TO THE NORTHERLY LINE OF LOT 6, SAID BLOCK 36;THENCE SOUTHWESTERLY ON SAID 

NORTHERLY LOT LINE 18 FEET TO THE EASTERLY LINE OF LOT 7,SAID BLOCK 36; THENCE SOUTHEASTERLY ON THE EASTERLY LINE OF SAID LOT 7 TO THE NORTHERLY 

RIGHT OF WAY LINE OF INDIANA STREET;THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE EASTERLY LINE OF LOT 11,"DE BIAK 

SUBDIVISION BLOCK 45,VIRGINIA ADDITION ANO FRL BLOCK 13, ROSE ADDITION", EXTENDED; THENCE SOUTHEASTERLY ON SAID EASTERLY LOT LINE AND 

EXTENTION THEREOF TO THE SOUTHEASTERLY CORNER SAID LOT 11;THENCE SOUTHWESTERLY ON THE SOUTHERLY LINE OF SAID LOT 11TO THE EASTERLY LINE OF 

LOT 3, SAID "DE BIAK SUBDIVISION";THENCE SOUTHEASTERLY ON SAID EASTERLY LOT LINE AND EXTENTION THEREOF TO THE NORTHERLY RIGHT OF WAY LINE OF 

DETROIT STREET IN SAID "VIRGINIA ADDITION"; THENCE NORTHEASTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO THE EASTERLY LINE OF THE WESTERLY 164 

FEET OF BLOCK S2, SAID "VIRGINIA ADDITION";THENCE SOUTHEASTERLY ON SAID EASTERLY LINE 66 FEET;THENCE NORTHEASTERLY PARALLEL WITH SAID 

NORTHERLY RIGHT OF WAY LINE OF DETROIT STREET TO THE WESTERLY RIGHT OF WAY LINE OF SAID THOMPSON STREET; THENCE SOUTHEASTERLY ON SAID 

WESTERLY RIGHT OF WAY LINE 66 FEET; THENCE SOUTHWESTER LY PARALLEL WITH SAID DETROIT STREET RIGHT OF WAY LINE 127 FEET; THENCE SOUTHEASTERLY 

PARALLEL WITH SAID EASTERLY RIGHT OF WAY LINE OF WHITTAKER STREET 132 FEET; THENCE NORTHEASTERLY PARALLEL WITH THE NORTHERLY RIGHT OF WAY LINE 

OF SAID CLAY STREET TO THE EASTERLY RIGHT OF WAY LINE OF SAID THOMPSON STREET; THE NCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE 

SOUTHERLY LINE OF LOT 1,BLOCK 7, SAID "MARQUETTE SUBDIVISION"; THENCE NORTHEASTERLY ON SAID SOUTHERLY LOT LINE AND EXTENTION THEREOF TO THE 

EASTERLY RIGHT OF WAY LINE OF TOWNSEND STREET SAID "VIRGINIA ADDITION"; THENCE SOUTHEASTERLY ONSAID EASTERLY RIGHT OF WAY UNE TO THE  

NORTHERLY RIGHT OF WAY LINE OF SAID CHESAPEAKE AND OHIO RAILROAD;THENCE SOUTHWESTERLY ON SAID NORTHERLY RIGHT OF WAY LINE TO SAID EASTERLY 

RIGHT OF WAY LINE OF WHITTAK ER STREET; THENCE SOUTH EASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID 

CHESAPEAKE & OHIO RAILROAD; THENCE NORTHEASTERLY ON SAID SOUTHERLY RIGHT OF WAY LINE TO THE WESTERLY LINE OF BLOCK 239 SAID "VIRGINIA    

ADDITION"; THENCE SOUTHEASTERLY ON SAID EASTERLY BLOCK LINE TO THE SOUTHERLY RIGHT OF WAY LINE OF JEFFERSON STREET; THENCE SOUTHWESTERLY ON 

SAIDSOUTHERLY RIGHT OF WAY LINE TO THE NORTHEASTERLY CORNER OF BLOCK 268, SAID "VIRGINIA ADDITION";THENCE SOUTHEASTERLY ON SAID EASTERLY 

BLOCK LINEAND EXTENTION THEREOF TO THE SOUTHERLY LINE OF THE NORTHERLY 348 FEET OF BLOCK 279, SAID "VIRGINIA ADDITION"; THENCE SOUTHWESTERLY 

PARALLEL WITH THE SOUTHERLY LINE OF SAID BLOCK 279 A DISTANCE OF 132 FEET;THENCE NORTHWESTERLY PARALLEL WITH SAID EASTERLY RIGHT OF WAY LINE 

OF WHITTAKER STREET 100 FEET;THENCE SOUTHWESTERLY PARALLEL WITH SAID SOUTHERLY BLOCK LINE TO SAID EASTERLY RIGHT OF WAY LINE OF WHITTAKER 

STREET; THENCE SOUTHEASTERLY ON SAID EASTERLY RIGHT OF WAY LINE TO THE POINT OF BEGINNNING. 
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Please refer to City Master Plan and Zoning Ordinance 
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January 22, 2014 

 

 

 
Berrien County Board of Commissioner 

Clo William Wolf, Administrator 

Berrien County 

County Administration Center 

701 Main Street 

St. Joseph, Michigan 49085 

 

Dr. Robert Harrison, President 

Dr. David Maysick, Chair 

Lake Michigan College 

2755 E. Napier Avenue 

Benton Harbor, MI 49022 

 

Dan Donnelly, President 

Julie Grynwich, Director 

New Buffalo Twp Library 

219 West Madison St. 

New Buffalo, Ml 49117 

 

 
Gentlemen: 

 

The City of New Buffalo Downtown Development Authority has prepared a DDA Development and Tax Increment 

Financing Plan and has asked the City Council to present the plan for public comment and subsequently consider 

adoption of the development and tax increment financing plan on February 18,2014. The Plan details the work 

program and schedule of actions contemplated for the DOA District and establ ish the tax increment capture period 

through 2024.  A copy of the public notice is attached.  This is your official notice of the meeting. 

 

Under the Michigan Downtown Development Authority Act (P.A. 197 of 1975, as amended), any affected taxing 

unit is required to be infonned of the pending action to approve an update to the plan. The plan provides additional 

information concerning costs and the financial impact to taxing units. A copy of this document may be obtained or 

reviewed in person at the City Hall during normal business hours. · 

 

You are invited to attend the public hearing where the City Council with assistance from the DDA, will present the 

plan and respond to any questions. You may also submit your comments in writing. 

 

 

 
 

 

 
Attachment: Notice of Public Hearing including map of DDA District. 



 

 

 

 
 

 

 

 

 
January 22, 2014 

 

 
 

Berrien County Board of Commissioner 

Clo William Wolf, Administrator 

Berrien County 

County Administrat ion Center 

701 Main Street 

St. Joseph, Michigan 49085 

 

Dr. Robert Harrison, President 

Dr. David Maysick, Chair 

Lake Michigan College 

2755 E. Napier Avenue 

Benton Harbor, MI 49022 

 

Dan Donnelly, President 

Julie Grynwich, Director 

New Buffalo Twp Library 

219 West Madison St. 

New Buffalo, MI 49117 

 

 

Gentlemen: 

 
The City of New Buffalo Downtown Development Authority has prepared a DDA Development and Tax Increment 

Financing Plan and has asked the City Council to present the plan for public comment and subsequently consider 

adoption of the development and tax increment financing plan on February 18,2014. The Plan details the work 

program and schedule of actions contemplated for the ODA District and establish the tax increment capture period 

through 2024.  A copy of the public notice is attached. This is your official notice of the meeting. 

 
Under the Michigan Downtown Development Authority Act (P.A.  197 of 1975, as amended), any affected taxing 

unit is required  to be informed of the pending action to approve an update to the plan. The plan provides additional 

information concerning costs and the financial impact to taxing units.  A copy of this document may be obtained or 

reviewed in person at the City Hall during normal business hours. 

 
You are invited to attend the public hearing where the City Council with assistance from the DOA, will present the 

plan and respond to any questions. You may also submit your comments in writing. 
 

!Je,1,14-"Yl    cNerr/ri 
Allyson Holm, City Clerk 

 

 

 
Attachment: Notice of Public Hearing including map of DDA District. 
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AFFIDAVIT OF MAILING 

 
CITY OF NEW BUFFALO, BERRIEN COUNTY, MICIDGAN 

DOWNTOWN DEVELOPMENT AUTHORITY 

 

DEVELOPMENT  AND TAX INCREMENT  FINANCING 
 
 

I, Allyson  Holm, City Clerk of the City of New Buffalo, on the 22
11

 day of January, 2014, did take action 

to mail a copy by first class postage from the New Buffalo Michigan post office the attached letter and 

public hearing notice to all property owners identified within the proposed Downtown Development 

Authority District addressed their property mailing address listed in property tax records of Berrien 

County. 

 

 

 

  MY\ cile{h 
Allyson HAim, City Clerk 



 

 

 

January  22,  2013 
 
 
 
 

Dear Property Owner: 
 
 
 

The City of New Buffalo Downtown Development Authority (DOA) has recommended to the 

City Council that they hold a public hearing and adopt an updated Development and Tax 

Increment Financing Plan for the DOA District. 

 
 

If you property is located within the ODA District shown on the enclosed map, your 

property will be included.   The updated document will not cause any change to the zoning 

of the property nor the current amount of your tax bill. 

 
 

The public hearing will be held on February  18, 2014 at 6:30 p.m. in the City Hall Council 

Chambers located at 224 W. Buffalo St., New Buffalo, Ml  49117.   A copy of the public 

notice is attached.   You are invited to attend the public hearing where the City Council 

with assistance from the DOA, will present the plan and respond to any questions.   You 

may also submit your comments in writing. 

 
 

This document is available for review at the City Hall during normal business hours. 
 
 

 
 

Allyson Holm, City Clerk 
 
 
 
 

Attachment:  Notice of Public Hearing including a map of the ODA District. 



 

 

AFFIDAVIT OF PUBLIC POSTINGS 

 

CITY OF NE'W BUFFALO, BERIUENCOUNTY, MICHIGAN 
DOWNTOvVN DEVELOPMENT  AUTHORITY 

DEVELOPMENT AND TAX INCREMENT FlNANCINGIN PLAN 

NOTICE OF PUBLIC HEAlR.lNG 

 

 
I, William J. Geisler, City Manager of the City of New Buffalo on this 22nd day of January, 

2014 did take such action to post in twenty (20) public and conspicuous places within the 

boundary of the proposed Downtm,vn Development Authority District located in New Buffalo, 

rvlichigan, a copy of the publ ic hearing notice (representative copy attached) for the above cited 

at the locations. 

 

 

 

 

·william J. Geisler
 1

 

City Manager 

 

 

 
List of over twenty (20) public  and conspicuous places  within the boundary of the proposed 

Downtown Developme nt Author-Uy District located in New Btif/C!lo: 
 

Barney's 

10 N Thompson St 

New Buffalo City Hall 

224 W Buffalo St 

George's Barber 

18 N Whittaker St 

New Buffalo, Ml 49117 New Buffalo, MI 49117 New Buffalo, MI 49117 

11-62-0340-0231-01-5 11··62-0340-0271 -00-9 11-62-0340-0244-02-8 

Bud & Elsie's Customs Imports Horizon Bank 

l02 W Buffalo St 139 N vVhittaker St 500 W Buffalo St 

New Buffalo, MI 49117 

11-62-0340-0256-01-8 
New Buffalo, MI 49117 

11-62-0340-0156-02-1 
New Buffalo, Ml 49117 
11-62-8550-0064-01-5 

Captain Cook's El Rancho Grande Knoll Brothers 

400 S Whittaker St 310 E Buffalo St 127 W Buffalo St 

New Buffalo, MI 49117 New Buffalo, MI ·49117 New Buffalo, MI 49117 
11-62-4905-0029-00-5 11-62- 1150-0002-01-6 11-62-0340-0323-02-5 

City Flowers Fifth Third Bank New Buffalo Library 
307 S Whittaker St 

New Buffalo, l\til 49117 

l W Buffalo St 

New Buffalo, MI 49117 
219 W Madison St 
New Buffalo, MI 49117 

11-62-8200-0052-09-7 l 1-·62-0340-0325-02-8 11-62-0340-0228-00-6 



 

 

New Buffalo Pharmacy 
1N Thompson St 

New Buffalo, Ml 49117 

J  1-62-0340-0233-01-8 

Pokagon Fund 

821 E Buffalo St 

New Buffalo, MI 49117 
11-62--8200-0084-02-9 

Sweetwater 

38 N Whittaker St 

New Buffalo , MI 49117 

11-62-0340-0242-01-7 
 

New Buffalo Wellness 

712 S 'Whittaker St 

New Buffalo, MI 49117 
11-62-8200-0278-06- 1 

Ron's Auto Shop 

10 S Townsend St 

New Buffalo, MI 49117 
11-62-0340-0349-01-6 

Villa Nova 
134 E Buffalo St 

New Buffalo, MI 49117 
11-62-0340-0221-01-0 

 

New Buffalo Savings 

45 N Whittaker St 

New Buffalo, MI 491 17 

11-62-0340-0240-02-2 

Stray Dog 

245 N Whittaker St 

New Buffalo, MI 49117 

11-62-0340-0037-01··4 

Villager 

100 N Whittaker St 

New Buffalo, MI 49117 

11-62-0340-0138-01-5 



 

 

m· 

 

 
 

 

 

 
 

Affidavit of Publication 
 

 

State of Michigan, County of Berrien, ss. 
MaryDeeDahn, beingswoPn, d 
· and says thatshe ispublisher of 

 

TH·E NEW BUFFALO 'TIMES 
A newspaper printed, published and circulating inthe 

County of Berrien,State of Michigan,andthat theattached copy 

isan exact copy of anotice, whichwasprinted inthe newspaper on the following dates: 
 

 

  
 
 

  

 

 

 
 

 

 

 

 

AU..YSOM   HOLM 
N07Afr-l'PU3t.JC,STATE Of:MI 

COUNTY OF BERRIEN 
MYOOMMISS!ON EXPl  S&p 13,2019 

ACTING IN ClOUNTY OF 
i<V'\
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CITY OF NEW BUFFALO, 
BERRIEN COUNTY,MICHIGAN 

CONCERNING ADOPTION OF THE.DOWNTOWN 
DEVELOPMENT AUTHORITY DEVELOPMENT 

AND TAX INCREMENT FINANCING PLAN 
 

NOTICEIS HEREBY GIVENthat the City Council of 
the City of New Buffalo will hold a public hearing on 

18th day of February 2014 at 6:30 p.m. Inthe City Hall, 
224 W. Buffalo Street, New Buffalo, Michigan 49117 to 
receive public comment concerning the approval of a 
ODA Development and Tax Increment Financing Plan 
according to the provisions of Public Act 197 of 1975, 

as amended. 
 

If the plan is approved the Downtown Development 
Authority will use tax increment revenue, in combination 

with other funds, to implement certain Infrastructure 
improvements, provide'assistance to tlusinesses and 
complete other actions for,the benefit of businesses 
and properties located in the_district illustrated on 

the attached map titled DDA.District. No reidentlal 
property is to be.affected nor. acquired under the terms 

of the Deopment Plan.    · - · 
 

At the public  hearing, al  citizens,taxpaye.and 
officials from any taxingjurisdiction whose millage 

may be beco
.
me sub1ectto-capture will be a

.
ffo

. 
rded an 

opportunity to be heard.Written comments may be 
submitted by mail or in person until 4:00:p.m.of the 

/  date of the public hearing at the City Hall. All written 
comments will be read at the public hearing and 

enteredin the official hearing minutes. 
 

Further information may be obtained.from and a copy 
of the proposed·plan may be inspected at the City Hall 

during normal business hours. 
 

ALLYSON HOLM, CITY CLERK 

7. The development plan is in accord withthe master 
plan of the municipality,and 

· 8.Public services,such as fireand police protection 
and.utilities are or willbe adequate to service the 
project area,and · 

9. Changes in zoning, streetlevels, intersections,and 
utilities are reasonably necessary for the project and 

· for the municipality,and 
·10.Theamount of captured assessed value estimated 

to result from adoption of the update Development 
Plan and Tax Increment Financing Plan is 
reason.able,and 

 

·WHEREAS,the Mayor and Councilmembers plus 
members of the Downtown Development Authority shall 
jointly prepare an annual report, which shall Qe certified 
and signed by the Chair of the Downtown Development 
Authority and Mayor and provided to each taxing 
jurisdiction for which taxes arecaptured and used by 
the Downtown Development Authority,containing: 
1..An analysis of programmatic and budgetary 
· activities for the prior year, 

2. An analysis of the progress towards implementation 
of the work program and projects set forth inthe 
approved Development Plan, · 

3. An analysis of the need for and application of future 
tax increment fin&ncingfunding for implementation 
of the work program and projects set forth in the 
approved Development Plan, and 

4. An analysis of programmatic .and budgetary 
·activities for the ensuing year. 

 
NOW THEREFOR BEIT RESOLVED,the City Council 
of the City of New Buffalo, Berrien County, Michigan, 
as recommend by the City of New Buffalo Downtown 
Development Authority Board,does hereby adopt 
the Downtown Development Plan and TaxIncrement 
Financing Plan dat.ed February 2013, thr0ugh herewith 
the adoption of Ordinance.213, as follows: 

Buffalo is hereby amended by repealing Section 7-25 
and the following new Section 7-25 being put in its place: 

 
Section 7-25.Commercial·Rates. . . 
[ORD. 130, 4/17/2001;ORD. 212,2119/2014] 
Commercial rates for launching and/or removal shall be 
established annually by the City Council. 

 
SECTION II. The Code of Ordinances of the City of New 
Buffalo is hereby amended by repealing 

 
ction 7-27 and the following new section 7-27 being 

putin its place: · 
 

Section 7-27•.Hours and Manners of launch. 
[ORD. 167, 3/28/2007; ORD. 212, 2/19/2014] 
A. No vessel shall be launched and/or removed that is 

not legally registered or documented. 
B. No oversized vessel,as defined by state law (8 feet 6 

inch width), shall be launched and/or removed by any 
c9mmerclal operator on Saturday, Sunday or holidays. 

C. Launching and/or removal of oversized vessels 
by any commercial operators are to becompleted 
between 9am andone hour prior to sunset Monday 
through Friday. 

D. Allvessels shall be launched and/or removed only 
at the·places designated for such purpose.The 
docking or mooring of vessels to the launching 
ramps is strictly prohibited. Parking of motor vehicles 
and/or trailers on the launching rarrips is prohibited.· 
Novessels shallbe removed from trailers and staged 
in the parking lot. All vessels using a slip at the 
transient marina must pay the fee for that slip. 

 

SECTION Ill. The Code of Ordinances of the City of 
New Buffalo is hereby amended by repealing 

 

Section 7-28,with the following new Section 7-28 put 
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RESOLUTION OF THE NEW BUFFALO CITY COUNCIL 

TO ADOPT ORDINANCE 213 -ADOPTION OF THE DOWNTOWN DEVELOPMENT PLAN 

AND TAX INCREMENT FINANCING PLAN 

 

WHEREAS, the City Council of the City of New Buffalo established a Downtown Development 

Authority on January 21, 2014 to correct and prevent deterioration  in the downtown, and 

 

WHEREAS, Ordinance 213 authorizes the use of tax increment financing to attract development and 

promote the economic well-being of the downtown , and 

 
WHEREAS, the Downtown Development Authority Board has deemed  it necessary to prepare a 

Development and Tax Increment Financing Plan for the District describing the income and expenditures 

necessary to be made to meet the objectives of the Authority, and 

 

WHEREAS, Public Act 197 of 1975, as amended, requ ires the City Council to give proper public notice 

and hold a public hearing prior to the adoption of the Development Plan and Tax Increment Financing 

Plan, the public hearing which was held February 18, 2014, and 

 

WHEREA S, the Mayor and Council members of the City of New Buffalo do herewith find: 

 
1.  The updated Development Plan and Tax Increment Financing Plan constitutes a public purpose as 

defined  in Section  19, Public Act 197 of 1975, as amended, and 

 

2.  That a citizens advisory council was not required for the preparation of the plan, and 

 
3.  The Development Plan and Tax Increment Financing Plan meets the requirements  of  Section 

17(2) of the Act, and 

 

4.  The proposed method of financing the proposed development projects is feasible and  the 

authority has be ability to arrange financing, and 

 

5.  The Development Plan and Tax Increment Financing Plan is reasonable  and necessary to can-y 

out the purposes of the Act, and 

 
6.  The land included within the development area (if any) to be acquired is reasonab ly necessary to 

carry out the purposes of the plan and of the act in an efficient and economically and satisfactory 

manner , and 

 
7.  The development plan is in accord with the master plan of the municipality, and 

 

8.  Publ ic services, such as fire and police protection and utilities are or will be adequate to service 

the project area, and 

 
9.  Changes in zoning, street levels, intersections, and utilities are reasonably necessary for  the 

project and for the municipality, and 

 

I0. The amount of captured assessed value estimated to result from adoption of the update 

Development Plan and Tax Increment Financing Plan is reasonable, and 

 

WHEREAS, the Mayor and Council members plus members of the Downtown Development Authority 

shall jointly prepare an annual repo1t, which shal l be ce1tified and signed by the Chair of the Downtown 



 

 

I
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1 
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Development Authority and Mayor and provided to each taxing ju risdiction for wh ich taxes are captured 

and used by the Downtown Development Authority , containing: 

 
1. An analysis of programmat ic and budgetary activities for the prior year, 

2. An analysis of the progress towards implementation of the work program and projects set forth in 

the approved Development Plan, 

3. An analysis of the need for and application of future tax increment financing funding for 

implementation of the work program and projects set forth in the approved  Development  Plan, 

and 

4. An analysis of programmatic and budgetary activities for the ensuing year. 

 

NOW THEREFOR BE IT RESOLVED , the City Council of the City of New Buffalo, Berrien County, 

Michigan, as recommend by the City of New Buffalo Downtown Development Authority Board, does 

hereby adopt the Downtown Development Plan and Tax Increment Financing Plan dated February 18, 

2014, through herewith the adoption of Ordinance 213, as follows: 

 

 
ORDINANCE 213 

ADOPTION OF DOWN TOWN DEVELOPMENT PLAN AND 
TAX INCREMENT FINANCING PLAN 

 
AN ORDINANCE TO ADOPT THE DOWNTOWN  DEVELOPMENT PLAN AND TAX 

INCREMENT FINANCING PLAN, AS RECOMMENDED BY THE CITY Of  NEW BUFFALO 

DOWNTOWN  DEVELOPMEN T AUTHORITY  BOARD. 

 

THE CITY OF NEW BU FFALO ORDAINS: 

 
SECTION I. The Code of Ordinances of the City of New Buffalo is hereby appended with the following 

new Section 21-30, "Adoption of Downtown Development Plan and Tax Increment Financing Plan.": 

 

 

Section 21-30.  Adoption of Downtown Development Plan and Tax Increment 
Financing Plan. 

 
The City Council of the City of New Buffalo, Berrien County, M ichigan, as recommend by the City of New Buffalo 
Downtown Development Authority Board, do herewith adopt the Downtown Developm ent Plan and Tax Increment 
Financing Plan dated February 18, 2014. 

 

 

SECTION Il. This ord inance will be adopted on the eighteenth day of February, 20 14, and shall become 

effective on the tenth of March, 2014, which date is 20 days following adoption, which was after 

publication in the New Buffalo Times, a newspaper of general circulation within the City of New Buffalo. 

 
CITY OF NEW BUFFALO, BERRIEN  COUNTY, MICHIGAN 

I - 
 

 



 

 

 

 
 
 
 
 
 

CERTJFICATION 

 
I hereby certify that the foregoing is a true and complete copy of a resolution adopted by the City 

Council of the City of New Buffalo, County of Berrien, State of Michigan, at a regular meeting 

held on February 18, 2014, and that said meeting was conducted and public notice of said 

meeting was given pursuant to and in full compliance with the Open Meetings Act, being Act 

267, Public Acts of Michigan , 1976, as amended, and that the minutes of said meeting will be 

kept and made available as required by said Act. 

 

 

&-/9- d-Oll/- 
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CITY HALL • 224 WEST BUFFALO • NEW BUFFALO, MICHIGAN 49117 • 269/469-1500 

FAX 269/469-7917 


