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Overview and Context
Waterfront Holland Vision and Principles
Mechanisms Used
Value Proposition
Term Sheet and Ballot Question
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Items for Tonight



Waterfront Holland Community Vision (2018-2020)
RFQ/RFP for Developer Proposals (2020-2021)
Exclusive Negotiations with GDK (2022)
Public Referendum Required   (Potential May 2, 2023)
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Overview and Context



Immediate Question:  Ballot Question
Eventual Questions:
“Normal” Planning Reviews
Brownfield, WRIA and Other Approvals 
Detailed Transaction Agreements
 … and more detail
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Overview and Context
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1) Tax Increment Financing (TIF) to pay for 
improvements

2) Water Resource Improvement Authority (WRIA) to 
address dredging operations

3) Term Sheet outlines basic terms
4) Redevelopment Agreement will eventually contain 

specifics to execute deal
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Mechanisms Used
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Tax Increment Financing
TIF
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Potential TIF District Areas
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Overlapping TIF Districts



Tax Incrementing Financing

Brownfield TIF
 Infrastructure on-site or 

necessary to serve the site
Site Preparation
Stormwater Management
Structured parking
Demolition
 Environmental Remediation

WRIA TIF
Shoreline Improvements
Dredging
Dredge site operations
 Infrastructure to serve the 

waterfront or access to the 
water
 Invasive species mitigation
Water quality improvements & 

erosion control
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 TIF collects incremental tax revenues (excluding debt millage) generated within a 
set area

• Proposed Area: Waterfront sites from Kollen Park to JDY
 TIF remains in place until the goals established in the TIF plan are met

• Prepare JDY and Verplank sites for redevelopment
• Support infrastructure and other public improvements to further Waterfront 

Holland Vision
 Brownfield TIF Funds could cover the following based on initial GDK submittal:

• Site preparation for both the development and JDY site
• Certain infrastructure and public roadway improvements for both sites 
• Other public improvements (e.g., Kollen Park improvements)

 Incremental tax revenues can reimburse developer (and City) eligible costs on a 
pay-as-you-go basis

Brownfield TIF 



 Can share revenue with overlapping Brownfield TIF
• Proposed Area: Core industrial waterfront area and dredge site (could include 

development site too)
 TIF remains in place until the goals established in the TIF plan are met
 Different eligible costs from Brownfield TIF, including:

• Shoreline Improvements
• Dredging & dredge site operations
• Sewer & stormwater systems (also eligible under Brownfield TIF)
• Sea wall improvements

 Incremental tax revenues can reimburse developer eligible costs on a pay-as-
you-go basis

WRIA TIF 



 Planning, repair, and construction of public facilities to aid in water 
resource improvements or access to an inland lake.

 Buy, sell and lease land or other property.

 Charge and collect fees.

 Accept grants and donations.

 Make improvements to harbors, including dredging, spoil removal, 
and enhance navigability of a waterway.

WRIA Available Powers



 Grants and donations

 Loans or bonds

 Revenues from the sale of property

 Proceeds from tax increment financing

 Proceeds from a special assessment

Potential Sources of Financing



 A Water Resource Improvement Authority grants the City 
the ability to partner with waterside land-owners to make 
necessary improvements to the water and related 
infrastructure. 

 This may include seawalls, shoreline improvements, 
dredging, transport and storage of spoils, and 
infrastructure which connects the community to the water.

Public Benefit of WRIA



 A District is typically closely tied to improvements to the 
water’s edge or within the navigable portion of a waterway.

 A district may include parcels within one (1) mile of the 
shoreline.

 A district may extend up to five (5) miles upstream from the 
inland body of water.

Establishing a WRIA District



Authority Board Composition

5-9 members appointed by City Council.

Majority of members must have an ownership interest of 
property within the district.

At least one member must reside within the district or withing ½ 
mile.



Waterfront 
Holland

Dredge Site Activities



 Army Corps of Engineers has maintained a navigable waterway for   several 
decades. Existing NPDES is current through the end of 2023 and is very likely to 
be renewed.

 HBPW has historically managed the dredge spoil disposal facility. Purchased in 
1994 for $495,000. Harbor users have contributed some funds to acquisition 
over time.

 With the closure of the JDY site, HBPW can no longer claim a direct relationship 
between power generation and dredge spoil management to justify costs.

 Some other form of revenue will be needed to offset spoil facility maintenance 
and management costs.

History of Dredge Activity



Ongoing dredge site administration burden is relatively low
• Short form contract management to account for spoils removal
• Periodic site visits
• Responding to concerns from Holland Charter Township officials 

regarding “track out” of materials
• Coordination with the USACE prior to the internal harbor dredging
• Review of PUD requirements; interface with HCT
• Renewals of operating agreement with the USACE – 20 years

Overall average of less than 4 staff hours per month

Site Management Activities



 Designation of Inertness from EGLE; material allowed to be placed within the watershed, 
outside the 100-year floodplain

 Half-dozen or so regular contractors that have familiarization with handling the material

 Economic condition supports new development and a steady need for material
• 2020: 11 contracts, 3,315 total cubic yards
• 2021: 4 contracts, 2,300 total cubic yards
• 2022: 1 contract, 30,000 total cubic yards

 Last “sponsored” recycle: Winter 09-10, 124,000 cubic yards, approximately $315,000 
(Hauling only)

 Plan on another $4 per cubic yard for material management in the facility

Spoils Removal Authority



Manage dredging operations for the Holland Harbor project and 
spoils dewatering at the dredge site
Outer harbor – Annual in the late spring

• Transfers shoals between the breakwater onto the beaches
• Typically $7 to $10 per cubic yard (35k to 55k cubic yards)
• Annualized $475,000 estimate

 Inner harbor – Periodic as needed (every 3-5 years)
• Approximately 570k cubic yards to Lakewood over 25 years
• Typically $13 to $14 per cubic yard; however, most recent was $24
• Annualized $350,000 estimate

USACE Activity



High probability
• Dredge site management oversight - $5k to $10k per year

Medium probability
• Add spoils removal - $7 per cubic yard – up to $150k per year

 Low probability
• Add inner harbor dredging – up to another $350k per year

 Total possible burden – approximately $500k per year

Harbor Dredging & Site Burden



1) New seawall estimate: $3,406,000
2) Preparation of base material on offloading area: $4,050,000
3) Onsite service drive

Seawall and Site Improvements



DECEMBER 2022

WATERFRONT HOLLAND
ECONOMIC BENEFITS



WATERFRONT HOLLAND Holland, MI

Consolidating industrial users opens up the waterfront for new uses
CREATING AN “ANCHOR DISTRICT”
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Source: Esri, SB Friedman

Verplank Relocation Plan Geenen DeKock Properties (GDK) proposes a major 
mixed-use development that represents a significant step 
towards making the “Anchor District” a reality. 

 As part of the project, Verplank Dock Co. would relocate 
to the JDY property, concentrating industrial uses north of 
7th Street, and creating a consolidated working waterfront. 

 In turn, GDK would redevelop the current Verplank site 
and three adjacent City of Holland-owned properties, 
including the former Tool Works property.  

WATERFRONT-DOWNTOWN CONNECTION



WATERFRONT HOLLAND Holland, MI

The new development provides significant benefit to the community
SUMMARY OF QUALITATIVE BENEFITS
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NEW PUBLIC SPACE

Project will improve Kollen 
Park as well as add a new 

public square

WATERFRONT AMENITIES

Public waterfront path and 
amenities provide additional 
ways for the public to access 

and enjoy Lake Macatawa

CONNECTIVITY

Relocation of Verplank Dock 
Co. will help connect 

downtown Holland to the 
waterfront via 8th Street

IMPROVED CIRCULATION

Circulation improvements will 
shift truck traffic away from 
downtown, enhancing the 
pedestrian environment

Source: GDK, SB Friedman 

Qualitative Benefits from GDK Project
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WATERFRONT HOLLAND Holland, MI

Project will stimulate economic activity throughout Holland and the region
SOURCES OF ECONOMIC IMPACTS
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PERMANENT JOBS ON-SITE SALESCONSTRUCTION JOBS

NEW VISITOR SPENDING INDIRECT IMPACTSNEW RESIDENT SPENDING

The Project will create jobs 
during the construction period

The commercial uses in the 
Project will create permanent 

jobs on-site

The commercial components on 
site will generate sales

New permanent and part-time 
residents will bring additional 
spending potential to Holland

Visitors that come to Holland as a 
result of the hotel and cruise ship 
infrastructure will spend money in 

the community

All on and off-site spending will 
stimulate additional indirect 

spending and jobs throughout 
the community



WATERFRONT HOLLAND Holland, MI

The new development provides significant benefit to the community
SUMMARY OF ECONOMIC IMPACTS
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PERMANENT IMPACTS

95
permanent jobs supported 

in Ottawa County and
($2.5M in wages)

TOTAL ECONOMIC ACTIVITY

$19.7M
total economic activity 

generated in Ottawa 
County annually

[1] All annual dollar amounts represented in 2022 dollars
[2] Job and economic activity impacts include direct and indirect impacts
Source: Emsi, GDK, SB Friedman 

CONSTRUCTION IMPACTS

161
construction period jobs 

supported annually 
($9.3M in wages)



WATERFRONT HOLLAND Holland, MI

City proposes setting up overlapping TIF districts
FUNDING MECHANISMS

 City proposes to set up overlapping TIF districts (a WRIA 
TIF and a Brownfield TIF) that will encompass the 
development site and JDY site.
 When districts overlap, the Authority which first established a 

district shall take precedence.
 Multiple authorities have the ability to negotiate a revenue 

sharing agreement for the utilization of future tax increment.

 TIF districts will create a funding source that can pay for 
certain upfront and ongoing costs.

 TIF districts do not raise taxes on property owners within 
the districts.
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Brownfield TIF Eligible Costs WRIA TIF Eligible Costs

• Infrastructure on-site or 
necessary to serve the site

• Site Preparation

• Stormwater Management

• Structured parking

• Demolition

• Environmental Remediation

• Shoreline Improvements

• Dredging

• Dredge site operations

• Infrastructure to serve the 
waterfront or access to the 
water

• Invasive species mitigation

• Water quality improvements 
& erosion control



WATERFRONT HOLLAND Holland, MI

SB Friedman projected TIF revenue associated with the GDK development
TIF ASSUMPTIONS

 A new TIF district would be established in 2023 and 
remain in place for 30 years (2024-2053). Taxes are paid 
one year in arrears. 

 Per GDK, construction of the project is expected to take 
five years, reaching completion in 2028. Therefore, 
property tax assessment is expected to stabilize in 2029 
with revenue collection stabilizing a year later in 2030. 

 The residential condominiums are assumed to be taxed at 
the principal residence (PRE) rate, while other uses are 
assumed to pay the non-PRE rate. Applied across the 
project, the composite millage rate is 31.4438.

 TIF revenues would be split between the Brownfield TIF 
and a WRIA TIF, subject to a revenue sharing agreement. 

 The City will need to allocate incremental revenues across 
improvements needed for 1) the JDY site; 2) the 
development site; and 3) the public realm. 
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TIF Assumptions and Projections
TIF Start Year 2023

TIF Period 30 Years

Project Assessed Value Stabilization 2029

2022 Composite Property Tax Rate (TIF Eligible) 31.4438

Annual Property Value Inflation 2.0%

2022 Base Assessed Value of Site $632,643

Stabilized Annual TIF Revenue (2030) $1,008,000

Total TIF Revenue, Undiscounted (2024-2053) $34,325,000

Source: City of Holland, Ottawa County Assessor, SB Friedman



Value Proposition
 Mixed use development advancing Waterfront Holland
 Public Accessibility to, from and along water
 Reduce truck traffic downtown
 Public infrastructure improvements, including Kollen Park
 Consolidates industrial waterfront uses
 Immediate and ongoing economic activity
 Unifying elements to enhance waterfront & complement downtown



Citizen Survey Information
Q: The City and HBPW is working on “Waterfront Holland” to improve 
access to the waterfront and develop additional uses for the 
waterfront. Would you support a “land swap” where the old power plant 
would be used for industrial uses, and the end of 8th Street on Lake 
Macatawa would be changed to mixed use development that includes 
public access and amenities?

Frequency Percent

Yes 189 39.3%

Probably, Yes 107 30.2%

Probably, No 11 3.1%

No 21 5.9%

Don’t Know/Need More Information 76 21.5%



Term Sheet

Waterfront Property 
Redevelopment



City of Holland
Proposition To Authorize The Sale Of 

255 Kollen Park Drive and 64 Pine Ave. located in
The City of Holland, Ottawa County

Shall the City of Holland be authorized under Holland City Charter Sections 4.17 
and 12.19 to sell the real property owned by the City of Holland known as 255 
Kollen Park Drive, consisting of approximately 2.2463 acres, tax parcel 70-16-
30-298-006, and the real property known as 64 Pine Ave. , consisting of 
approximately 17.2619 acres located in the City of Holland, Ottawa County, 
Michigan, tax parcel 70-16-29-100-005, in a manner to be determined by the 
Board for the Holland Board of Public Works and the Holland City Council?

� YES � NO

Ballot Language



Do you have questions or need more information?
Are you ready to consider the recommended ballot language 

at a Council meeting?

Questions
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