
MEETING AGENDA 
In-Person & Electronic   

March 16, 2021 at 7:30 am 
Tax Increment Finance Authority 

City of Hillsdale 
97 N Broad Street 

 
Please join my meeting from your computer, tablet or smartphone.  
https://global.gotomeeting.com/join/133338229  
 
You can also dial in using your phone.  
(For supported devices, tap a one-touch number below to join instantly.)  
United States: +1 (571) 317-3122  
 
One-touch: tel:+15713173122,,133338229#  
 
Access Code: 133-338-229  
 
 

I. Consent Agenda - Action 
A. Minutes from Meeting 1/19/2021 
B. Minutes from joint Targeted Development 

and Dawn Theater Governance Committees 
Meeting 2/17/2021 

C. Minutes from Beautification Committee 
Meeting 3/3/2021 and 3/10/2021 

D. Financial Reports 
 
II. Public Comment  

Agenda items only – 3 min. 
 

III. Committee Reports     
A. Program Committee – Cindy Bieszk, Chair 

1. General Report 
B. Targeted Development Committee – Mary 

Wolfram, Chair. 
1. General Report  

C. Beautification Committee – Margaret 
Braman, Chair  

1. General Report 
D. Dawn Theater Governance Committee – 

Mary Wolfram, Liaison  
1. General Report  

 
IV. Old Business 

A. Dawn Theater Project Update 

 
V. New Business 

A. 2020-21 FY Budget Amendment 
B. 2021-22 FY Proposed Budget 
C. Keefer House Purchase Agreement 

Amendment 
D. Councilman Greg Stuchell Request 

 
VI. Economic Development 

Update/Board Round Table 
 

VII. Adjournment   
 

 
Next Meeting:  May 18, 2021 at 7:30 am. 
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C I T Y  O F  HILLSDALE 
 
T a x  I n c r e m e n t  F i n a n c e  A u t h o r i t y  T I F A  
R e g u l a r  M e e t i n g  
J a n u a r y  1 9 ,  2 0 2 1  
 
M i n u t e s  

I. Call to Order at 7:30 am  
A. Members Present: Chair Andrew Gelzer, Cindy Bieszk, Mary Wolfram, Councilman Greg 

Stuchell, Margaret Braman, Darin Spieth, Mary Spiteri, Matthew McLain, Lance 
Lashaway, Chris Bahash 

B. Others present: David Mackie, Alan Beeker, Penny Swan, Jack McLain 
C. Members Absent: Tim Dixon, Michael Clark, John Spiteri 

 
II. Consent Agenda – Cindy Bieszk made a motion to approve the consent agenda as 

amended.  Chris Bahash seconded, motion passed.   

III. Public Comment  
Jack McLain asked for clarification of the revenue received in 2020.   
 

IV. Membership Update 
A. Committee Appointments 

1. Lance Lashaway requested to be appointed to the Dawn Theater Governance 
Board. 

2. Mary Spiteri requested to be appointed to the Beautification Committee. 
Chris Bahash moved to accept the appointment requests. Greg Stuchell supported, motion 
passed. 

 
V. Committee Reports     

A. Program Committee – Cindy Bieszk, Chair 
1. General Report – The Committee has accepted three Façade Grant applications 

for the maximum $10,000 amounts. The budgeted amount has been allocated but 
any future applications may be reviewed. 

B. Targeted Development Committee – Mary Wolfram, Chair. 
1. General Report – during the January meeting, the Committee reviewed the 

Agreement and requested minor corrections be made. The corrected agreement 
was posted to the website on Monday, January 18.  

2. Installment Purchase Agreement – the Committee moved to authorize the Chair to 
sign the agreement. During discussion, Mr. Lashaway requested clarification to 
the difference between the Purchase Agreement and the BPU Inter-departmental 
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loan and the reasons behind the need for both to complete the Dawn Theater 
project. 

Greg Stuchell seconded the Committee’s motion, motion passed with one objection. 
C. Beautification Committee – No Chair  

1. General Report – No report but the Committee members voted Margaret Braman 
as Committee Chair. 

D. Dawn Theater Governance Board – Mary Wolfram, Liaison  
1. General Report – No report. 

 
VI. Old Business 

A. Dawn Theater Project – Alan Beeker updated the Board on the progress going on at the Dawn 
Theater now that the new roof and structure were completed. 

B. BPU Inter-Departmental Loan – The loan was approved by Council in the Spring of 2020 
with the expectation that the monies would be needed immediately upon start of 
construction. With Covid-19 delays, the construction did not begin until June 2020 and the 
loan funds were not transferred to TIFA until September 2020. As the agreement gave 
TIFA one year to begin making payments after the fund transfer, Mr. Beeker was instructed 
that if TIFA requested an amendment to the repayment schedule, the payments would not 
begin until September 2021 during the FY 2020-2021. Greg Stuchell moved to request the 
amendment to the repayment schedule. Darin Spieth supported, motion passed. 
 

VII. New Business  
No New Business 
 

VIII. Economic Development Update/Board Round Table 
 
 

IX. Adjournment – Greg Stuchell moved to adjourn, Margaret Braman seconded.  Meeting 
adjourned at 8:04 a.m. 
 
Next Regular Meeting:  March 16, 2021 at 7:30 am.  
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C I T Y  O F  HILLSDALE 
 
J O I N T  M E E T I N G  
T a x  I n c r e m e n t  F i n a n c e  A u t h o r i t y  T I F A  
T a r g e t e d  D e v e l o p m e n t  C o m m i t t e e  
A n d  D a w n  T h e a t e r  G o v e r n a n c e  C o m m i t t e e  
F e b r u a r y  1 7 ,  2 0 2 1  
 
Due to Technical issues, electronic participation was unavailable. 

Minutes 

I. Call to Order at 5:40 pm  
Targeted Development Committee: 
 Members Present:  Mary Wolfram (Chair), Andrew Gelzer, Chris Bahash  
 Members Absent: Tim Dixon 
Dawn Theater Governance Committee: 
 Members Present:  Mary Wolfram (Liaison), Greg Stuchell, Lance Lashaway  
 Members Absent: Peggy Youngs, Ron Scholl 
 
 Others present: Alan Beeker, Brant Cohen 

 
II. Consent Agenda 

Mary Wolfram moved to move the Dawn Theater Update to “C” under Old Business. 
Andrew Gelzer seconded, motion passed. 
 

III. Old Business 
A. Keefer House Project Update 

1. Brant Cohen from CL Enterprises updated the Committees on the successful 
completion of project funding including gap funding from MEDC. 

2. Mr. Cohen outlined the finalizing of the contract and design with the Architect 
and General Contractor. 

3. Lance Lashaway asked if Keefer House LLC would be able to meet all of the 
deadlines that exist in the Keefer House Purchase Agreement and Promissory 
Note. 

4. Mr. Cohen stated that Keefer House LLC would be requesting an extension to the 
Promissory Note deadline during the TIFA Board March meeting. 

B. Dawn Theater Liquor License Update 
1. Mary Wolfram asked the Committee if they had any questions re: the Liquor 

License Purchase Agreement with Keefer House LLC. 
2. Chris Bahash asked when the license would become active if the agreement were 

approved. 
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3. Ms. Wolfram stated that the Liquor Control Commission (LCC) would not 
finalize the transfer until the Dawn Theater venue was completed and operational. 
The escrow will continue until that time. 

4. Mary Wolfram moved to approve the purchase agreement and authorize Andrew 
Gelzer as TIFA Board Chairman to sign the agreement. Chris Bahash seconded, 
motion passed. 

C. Dawn Theater Rehabilitation Project Update 
1. Alan Beeker gave the Committee a brief update to the project. The project is 

moving along smoothly. The Contractor believes that it could be finished as soon 
as July 2021. The project grant deadline has been extended through December 31, 
2021.  

 

IV. New Business     
A. Dawn Theater House and Balcony Stencil Painting. 

1. Foulke Construction received a bid for the stenciling that is in excess of $50,000. 
The Committee would like to continue to look for less expensive options. 

2. Mr. Gelzer has approached Stockhouse Printing to provide an estimate to create 
the stencils. 

3. Mr. Bahash suggested contacting John Taipalus who has recently opened a sign 
company. 

4. Ms. Wolfram is going to contact the historic preservation department at Eastern 
Michigan University. 

5. Mr. Stuchell offered to speak to Heather Tritchka and the Hillsdale College Art 
Department. 

B. Future Projects 
1. Mary Wolfram suggested tabling the discussion tor another meeting. 

 

V. Committee Members’ Comments 
Ms. Wolfram informed the Committees that the Friends of Dawn Theater have a Facebook 
page. They are creating banners to kick off fund raising. They recently received a $2500 
grant to use toward a documentary of the Dawn Theater. 

 
VI. Public Comment 

No public comment. 

 
VII. Adjournment - Mr. Gelzer moved to adjourn, Ms. Wolfram seconded.  Meeting 

adjourned at 6:14 pm. 
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C I T Y  O F  HILLSDALE 
 
T a x  I n c r e m e n t  F i n a n c e  A u t h o r i t y  T I F A  
B e a u t i f i c a t i o n  C o m m i t t e e  
M a r c h  3 ,  2 0 2 1  

Minutes 

I. Call to Order at 7:32 am  
Attendance: 
 Members Present:  Margaret Braman (Chair), Mary Spiteri, Greg Stuchell  
 Members Absent: John Spiteri 
 Others present: Alan Beeker 

 
II. New Business     

A. Place making Study. 
 Mr. Beeker familiarized the newer members of what was concluded in the Place 

making Study from 2017.  
 The Committee discussed ways to actively involve property owners to maintain 

and decorate storefronts and sidewalks in the downtown. 
 Discussion included possibly having a judged contest to choose the best 

maintained and decorated storefront. 
B. Flowers: 

 Donated by Hillsdale Garden Club 
 Discussion on the watering 
 Have each business owner take care of flowers in front of their store 
 Have possibly Volunteers from college interns to water 
 Chance of using the watering wagon from College 

C. Miscellaneous: 
 Keeping trash cans emptied on a timely manner 
 Suggested have Beautification contest between stores for June, July and August.  

Giving a plaque to winner each month. 
 Send out Flyers to store owners regarding contest 

D. New Idea: 
 Suggest that the service clubs adopt an area to take care of. 

E. AARP Community Challenge 2021 
 Several options were discussed to include in the grant application. 
 It was decided to hold a meeting on Wednesday, March 10 at 7:30 am to discuss 

further. 
 

III. Public Comment 
No public comment. 
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IV. Adjournment - Ms. Braman moved to adjourn, Mr. Stuchell seconded.  Meeting 
adjourned at 8:15 am. 
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C I T Y  O F  HILLSDALE 
 
T a x  I n c r e m e n t  F i n a n c e  A u t h o r i t y  T I F A  
B e a u t i f i c a t i o n  C o m m i t t e e  
M a r c h  1 0 ,  2 0 2 1  

Minutes 

I. Call to Order at 7:35 am  
Attendance: 
 Members Present:  Margaret Braman (Chair), Mary Spiteri, Greg Stuchell  
 Members Absent: John Spiteri 
 Others present: Alan Beeker 

 
II. Old Business     

A. AARP Community Challenge Grant. 
 Alan Beeker shared information from an AARP Community Challenge webinar. He 

also shared that the AARP.org website had resources for Senior and Walkability 
surveys. 

 

III. New Business     
B. Hanging flowers pots. 

 Mr. Beeker clarified that the Garden Club only donates the hanging pots for that 
are showcased in the district. All other flower pots were supplied and financed by 
TIFA as was the maintenance of the pots.  

 The Committee discussed ways to actively involve property owners to maintain 
and decorate storefronts and sidewalks in the downtown. 

 Discussion included possibly having a judged contest to choose the best 
maintained and decorated storefront. 

C. Miscellaneous: 
 Discussed pros and cons of incentivizing plant care in the contest. Storefront art 

could also be included. 
D. New Idea: 

 Service club participation is strong in the city and they may be willing to help in 
the district with small projects. 

E. AARP Community Challenge 2021 
 Still discussing what type of project to submit. 

F. Flower displays. 
 Committee will contact local flower shops, Garden Club and Raker’s Acres to 

suggest each sponsor and create planting displays at the four primary public 
spaces in the district; City Hall, Courthouse Square, Wedge Plaza and USPS. 

 Committee will contact Student Sign Company to have signs made that advertise 
the sponsorship of those that wish to participate. 
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 Committee will also contact the Chamber of Commerce to see if they would like 
to participate. 

 

IV. Adjournment - Ms. Spiteri moved to adjourn, Mr. Stuchell seconded.  Meeting 
adjourned at 8:00 am. 

 



BALANCE SHEET FOR CITY OF HILLSDALE 1/1Page:03/10/2021 10:43 AM
User: JMANGAN
DB: Hillsdale

Period Ending 02/28/2021

                                     Fund 247 TAX INCREMENT FINANCE ATH.

BalanceDescriptionGL Number

*** Assets ***

591,689.02 CHECKING ACCOUNT - COMMON    247-000.000-001.000
151,094.10 INVESTMENTS - MBIA/CLASS     247-000.000-020.000
265,000.00 DUE FROM OTHERS - BRIDGE LOANS247-000.000-082.001
65,000.00 LAND                         247-000.000-130.000
211,464.55 PLANT AND EQUIPMENT          247-000.000-136.000

(392,784.54)ACCUMULATED DEPRECIATION-EQUI247-000.000-137.000
381,672.00 INFRASTRUCTURE               247-000.000-138.000
142,416.36 CONSTRUCTION WORK IN PROGRESS247-000.000-158.000

1,415,551.49 Total Assets

*** Liabilities ***

425.00 ACCOUNTS PAYABLE             247-000.000-202.000
200,000.00 DUE TO ELECTRIC247-000.000-214.582

200,425.00 Total Liabilities

*** Fund Balance ***

865,221.20 FUND BALANCE                 247-000.000-390.000

865,221.20 Total Fund Balance

865,221.20 Beginning Fund Balance

349,905.29 Net of Revenues VS Expenditures
1,215,126.49 Ending Fund Balance
1,415,551.49 Total Liabilities And Fund Balance



*NOTE: Available Balance / Pct Budget Used does not reflect amounts encumbered.

REVENUE AND EXPENDITURE REPORT FOR CITY OF HILLSDALE 1/1Page: 03/10/2021 02:51 PM
User: abeeker
DB: Hillsdale PERIOD ENDING 02/28/2021

% BDGT
USED

AVAILABLE
BALANCE

NORMAL (ABNORMAL)

ACTIVITY FOR
MONTH 02/28/2021

INCREASE (DECREASE)

YTD BALANCE
02/28/2021

NORMAL (ABNORMAL)
2020-21

AMENDED BUDGETDESCRIPTIONGL NUMBER

Fund 247 - TAX INCREMENT FINANCE ATH.
Revenues
Dept 000.000

75.06 22,940.87 0.00 69,059.13 92,000.00 CURRENT TAXES                247-000.000-402.000
0.00 36,000.00 0.00 0.00 36,000.00 TAXES - PA 86 SEC. 17 PPT REPLACEMENT247-000.000-406.000

54.25 457,477.50 0.00 542,522.50 1,000,000.00 FEDERAL GRANT - CDBG247-000.000-529.000
100.00 (31,208.01)0.00 31,208.01 0.00 LOCAL COMMUNITY STABILIZATION SHARE 247-000.000-573.000
100.00 (272.88)6.96 272.88 0.00 INTEREST                     247-000.000-665.000
100.00 (400,000.00)400,000.00 400,000.00 0.00 OTHER REVENUE                247-000.000-692.000

92.47 84,937.48 400,006.96 1,043,062.52 1,128,000.00 Total Dept 000.000

92.47 84,937.48 400,006.96 1,043,062.52 1,128,000.00 TOTAL REVENUES

Expenditures
Dept 900.000 - CAPITAL OUTLAY

7.12 4,643.86 0.00 356.14 5,000.00 SUPPLIES                     247-900.000-726.000
0.00 2,000.00 0.00 0.00 2,000.00 CONTRACTUAL SERVICES         247-900.000-801.000

100.00 0.00 0.00 3,500.00 3,500.00 CONTRACTUAL SERVICES - DAWN THEATER247-900.000-801.005
66.87 331,329.46 0.00 668,670.54 1,000,000.00 CONTRACTUAL SERVICES - MEDC GRANT247-900.000-801.006

100.00 (10,000.00)0.00 10,000.00 0.00 CONTRACTUAL SERV-FACADE GRANT247-900.000-801.247
108.75 (175.00)1,012.50 2,175.00 2,000.00 LEGAL SERVICES               247-900.000-806.000
100.00 (7,393.00)0.00 7,393.00 0.00 INSURANCE                    247-900.000-850.000
106.26 (62.55)129.90 1,062.55 1,000.00 UTILITIES                    247-900.000-920.000

0.00 264,000.00 0.00 0.00 264,000.00 CAPITAL OUTLAY247-900.000-970.000

54.26 584,342.77 1,142.40 693,157.23 1,277,500.00 Total Dept 900.000 - CAPITAL OUTLAY

54.26 584,342.77 1,142.40 693,157.23 1,277,500.00 TOTAL EXPENDITURES

234.05 (499,405.29)398,864.56 349,905.29 (149,500.00)NET OF REVENUES & EXPENDITURES
54.26 584,342.77 1,142.40 693,157.23 1,277,500.00 TOTAL EXPENDITURES
92.47 84,937.48 400,006.96 1,043,062.52 1,128,000.00 TOTAL REVENUES

Fund 247 - TAX INCREMENT FINANCE ATH.:



    

TO:     
  

 TIFA  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 March 16, 2021 
 

RE:     2020-21 Budget Amendment 
  
Background: Due to the unforeseen need for the additional Theater project funds and the associated legal 
services, there is a need to amend the current fiscal year budget. The legal services have already exceeded 
the original $2000 allocation and the sale of the liquor license is begun but not completed. It is City Staff’s 
recommendation to increase the line item budget to $4000. The first payment of the SMBT Installment 
Purchase Agreement is due on May 1, 2021 for the amount of $20,860. The total amended amount to the 
2020-21 FY budget would be $22,860.  
 
 
 
 
 
 
  



    

TO:     
  

 TIFA  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 March 16, 2021 
 

RE:     2021-22 Proposed Budget 
  
Background: The 2021-22 Proposed Budget includes the remainder of the Dawn project and the first year’s 
installments on the repayment of debt along with legal services are the only items listed for the fiscal year. 
As you can see, the budget is tight but the numbers remain in the black. 
 
 
 
 
 
 
  



03/10/2021                                      BUDGET REPORT FOR CITY OF HILLSDALE                                              

                                                   Calculations as of 02/28/2021                                                 

                                                                                                                                  

2018‐19 2019‐20 2020‐21 2021‐22 2021‐22 2021‐22

ACTIVITY ACTIVITY ACTIVITY REQUESTED RECOMMENDED APPROVED

GL NUMBER DESCRIPTION THRU 2/28/21 BUDGET BUDGET BUDGET

ESTIMATED REVENUES

Dept 000.000

247‐000.000‐402.000 CURRENT TAXES                 73,116 74,578 87,328 94,008

247‐000.000‐406.000 TAXES ‐ PA 86 SEC. 17 PPT REPLACEMENT 31,810 26,741 31,208 30,000

247‐000.000‐529.000 FEDERAL GRANT ‐ CDBG 83,800 53,900 547,023 710,523

247‐000.000‐665.000 INTEREST                      3,231 1,341 102

247‐000.000‐673.001 GAIN ON SALE OF PROPERTY 13,002

247‐000.000‐675.005 CONTR. & DONAT. ‐ DAWN THEATER 12

247‐000.000‐690.247 OTHER REFUNDS ‐ TIFA GRANTS 900 400

247‐000.000‐692.000 OTHER REVENUE                

247‐000.000‐214.582 BPU ELECTRIC LOAN 200,000

247‐000.000‐001.000 SMBT INSTALLMENT PURCHASE AGRMT 400,000

247‐000.000‐692.005 OTHER REVENUES ‐ DAWN THEATER 2,434

END OF YEAR FUNDS 16,035 547,570

  Totals for dept 000.000 ‐  208,305 156,960 1,281,696 1,382,101

APPROPRIATIONS

Dept 900.000 ‐ CAPITAL OUTLAY

247‐900.000‐726.000 SUPPLIES                      4,033 359 356

247‐900.000‐801.000 CONTRACTUAL SERVICES          24,013 1,930

247‐900.000‐801.005 CONTRACTUAL SERVICES ‐ DTGC 3,500

247‐900.000‐801.006 CONTRACTUAL SERVICES ‐ MEDC GRANT 4,800 94,005 668,671 1,271,535

247‐900.000‐801.247 CONTRACTUAL SERV‐FACADE GRANT 28,169 25,687 30,000

247‐900.000‐801.248 CONTRACTUAL SERVICES ‐ BUS ATTRACTION 10,000

247‐900.000‐801.249 CONTRACTUAL SERVICES BUS EXPANSION 10,000

247‐900.000‐801.250 CONTRACTUAL SERVIES ‐ RESTAURANT ATTRACT

247‐900.000‐801.251 CONTRACTUAL SERVICES ‐ HISTORIC PROJEC 10,000

247‐900.000‐806.000 LEGAL SERVICES                2,070 713 2,675 2,000

247‐900.000‐817.000 ECONOMIC DEVELOPMENT GRANT EX 14,511

247‐900.000‐850.000 INSURANCE                     ‐184 7,424 7,393 7,200

247‐900.000‐862.000 LODGING AND MEALS            

247‐900.000‐920.000 UTILITIES                     1,539 807 671 1,000

247‐900.000‐930.000 REPAIRS & MAINTENANCE         1,580

247‐900.000‐968.000 DEPRECIATION                  14,226

247‐000.000‐214.582 BPU ELECTRIC LOAN 42,800

247‐000.000‐001.000 SMBT INSTALLMENT PURCHASE AGRMT 20,860 43,330

247‐900.000‐970.000 CAPITAL OUTLAY

  Totals for dept 900.000  114,757 140,925 734,126 1,367,865

NET OF REVENUES/APPROPRIATIONS ‐ FUND 247 208,305 156,960 1,281,696 1,382,101

NET OF EXPENSES 114,757 140,925 734,126 1,367,865

    ENDING FUND BALANCE 93,548 16,035 547,570 14,236



    

TO:     
  

 TIFA  

FROM:  
  

 Zoning Administrator  

DATE:   
  

 March 16, 2021 
 

RE:     CL Keefer Agreement Amendment 
  
Background: Due to the unforeseen events of COVID-19, the Keefer project did not receive the gap 
funding in their original timeframe. As of January 2021, they now have 100% of the funding needed to 
complete the Keefer House renovation and plan to complete the project before the end of 2022. The original 
agreement was signed in May of 2018 with an amendment in September of 2019 (included). With the 
completion of funding, CL Real Estate is asking for an extension of 18 months to the September 2019 
amendment. 
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