
AGENDA   
March 17, 2020 at 7:30 am 

Tax Increment Finance Authority 
City of Hillsdale 

97 N Broad Street 
 

I. Consent Agenda - Action 
A. Minutes from Regular Meeting 01/28/2020  
B. Minutes from Targeted Development Committee Meeting 02/25/2020 
C. Minutes from Dawn Theater Governance Board 03/05/2020 
D. Financial Reports 

 
II. Correspondence 

Mindi Meyer Thank you note 
 

III. Public Comment  
Agenda items only 
 

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

1. General Report 
2. Program Guideline Amendments 

B. Targeted Development Committee – Andrew Gelzer, Chair. 
1. General Report  

C. Beautification Committee - Kathy Newell, Chair  
1. General Report 

D. Dawn Theater Governance Board – Mary Wolfram, Liaison  
1. General Report  
2. Dawn Theater Governance Board Appointments 

 
V. Old Business 

A. Dawn Theater Project Update 

 
VI. New Business 

A. 2020-21 FY Budget 
 

VII. Economic Development Update/Board Round Table 
 

VIII. Adjournment   
 
Next Meeting:  May 19, 2020 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  
3 r d  F l o o r  C i t y  H a l l  
J a n u a r y  2 8 ,  2 0 2 0  
 
M i n u t e s  

I. Call to Order at 7:34 am  
A. Members Present: Cindy Bieszk, Councilman Greg Stuchell, Andrew Gelzer, Tim Dixon,  

Mary Wolfram, Deb Kamen, Dr. Robert Miller, John Spiteri, Darin Spieth 
B. Others present: Alan Beeker, Jack McLain 
C. Members Absent: Mike Harner, Chris Sumnar, Kathy Newell, Michael Clark  

II. Consent Agenda  
A. Minutes from Meeting 11/19/2019  
B. Minutes from Targeted Development Committee  01/14/2020 
C. 2020 Meeting Dates 
D. Financial Reports 

 
Deb Kamen moved to amend the minutes and agenda as requested Tim Dixon seconded. , motion 
passed. 

III. Public Comment  
Jack McLain asked who the members of the TIFA Board were. He also asked for 
clarification of why Art Works and the Heritage Association were being discussed in 
relation to the Dawn Theater project. He also asked what the Theater use would be once it 
is complete.  
 

IV. Membership 
A. Mike Harner Resignation – The Board moved to accept his resignation. Cindy Bieszk 

moved to accept the resignation, Tim Dixon seconded. Motion approved. 
B. Replacement suggestions – the seat has historically been held by someone from Hillsdale 

College. There have been two names suggested, but no one has submitted the required 
application. 
 

V. Committee Reports     
A. Program Review Committee – Cindy Bieszk, Chair 
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1. General Report – All budgeted funds have been encumbered for the fiscal year. No 
new projects have been submitted.  

B. Targeted Development Committee – Andrew Gelzer, Chair   
1. General Report – reviewed the minutes from the last meeting and highlighted the  
2. Dawn Theater Operation Agreement Renegotiation Authority – the need is due to 

the developing role of the Governance Board. Deb Kamen made the motion, Greg 
Stuchell supported. Motion approved. 

C. Beautification/ Downtown Amenities- Kathy Newell, Chair  
1. General Report – No report. 

D. Dawn Theater Governance Board (GB) – Mary Wolfram, Liaison 
1. General Report – Mary Wolfram’s report is integrated with the TDC discussion. 

There is a need to “firewall” the funds of the GB from the TIFA due to the need 
for fund raising and spending for programming of the Theater. The GB desires to 
“spin off” into a 501c3 organization. For now, GB would function under Art 
Works in order to utilize their EIN in order to focus on fund raising and program 
spending. Mr. Sumnar wanted to suggest designating the ~$2400 that was raised 
during the Nov. 2018 auction. Greg Stuchell clarified that the 501c3 would be 
under the GB and he is asked how the non-profit would operate once it is 
established. The non-profit would be autonomous but there would still need to be 
some TIFA oversight since they will still own the building. 

2. Dawn Theater Governance Board Authority – Mr. Gelzer asked for a motion to 
allocate the auction funds of $2446 to be the GB operating budget for the 
remaining fiscal year. Greg Stuchell moved, Tim Dixon seconded, motion passed. 

3. Mary Wolfram told the Board about the opportunity to invite Jim Malcolm to the 
Theater in October 2020 during their American Tour. They need a signed contract 
in order to finalize their work visa. There is concern that because the Theater is 
not complete, and probably will not be complete in October, there will need to be 
an alternate location. There also needs to be authority given to the Board Chair in 
order to sign the contract. Mr. Dixon suggested that another organization be asked 
to sign the act and designate the funds raised as a fund raiser for the Dawn. Any 
non-profit can raise funds for the Dawn Theater and then donate the funds raised 
back to TIFA for the Dawn Theater. 
 

VI. Old Business 
A. Dawn Theater Project Update – Mr. Beeker updated the Board on the project and gave them a 

brief report on the monies spent so far. 
B. Keefer Hotel Project – project is available for review in the January PC Packet. There is going to 

be a lot of traffic rerouting during the project. DPS is working very closely with the contractors in 
order to make things as painless as possible. 
 

VII. New Business  
A. MLCC – Deb Kamen gave a brief overview of the annual requirement to pay the escrow 

amount.  The Escrow payment is due in April for the existing Dawn Theater liquor licenses. 
Mr. Beeker requested that the Board authorize him to pay the fee to the State. Mary 
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Wolfram moved, Darin Spieth seconded. Motion approved. Ms. Kamen also spoke to the 
value of the two licenses and suggested that TDC research entities that may be interested 
in purchasing them from TIFA. Mary Wolfram moved to give the TDC authority to 
research the possible sale of the liquor licenses. Greg Stuchell seconded. Motion passed. 
 

VIII. Economic Development Update/Board Round Table 
Joint Meeting – January 25, 2020 – Alan Beeker appreciated the input and was thrilled that 
there was such universal agreement of what the City vision should be; a vibrant, historic, 
walkable City. Mary Wolfram reminded everyone that this is the vision that TIFA has been 
working toward for decades. She also informed the Board about the opportunity of a HGTV 
show looking for a small town to focus on for a future season. She asked everyone to 
consider nominating Hillsdale. 
  

IX. Adjournment – Cindy moved to adjourn, John Spiteri seconded.  Meeting adjourned 
at 8:52 a.m. 
 
Next Regular Meeting:  March 17, 2020 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  
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  
2 n d  F l o o r  C i t y  H a l l  
F e b r u a r y  2 5 ,  2 0 2 0  
 

I. Call to Order at 8:01 am  
 Members Present:  Andrew Gelzer (Chair), Chris Sumnar, Mary Wolfram 
 Members Absent: Tim Dixon 
 Others present: Alan Beeker, Jack McLain 

 
II. Consent Agenda 

Drew Gelzer moved to approve the consent agenda as submitted, Chris Sumnar seconded, 
motion passed unanimously. 
 

III. Old Business     
 Dawn Theater Project Update 

 Alan Beeker stated that he had spoken to Matt Taylor and Foulke Construction is 
scheduled to restart construction in April. 
 

 Dawn Theater Governance Board 
 Theater Project Needs 

 Ms. Wolfram spoke to project architect who indicated that soon there 
would be confirmation of speaker and video locations. 

 Keefer House LLC will provide own portable A/V. 
 Gary Wolfram is meeting with Rotary to pitch the Dawn Theater as their 

next major community project. 
 Organ Restoration 

 Architect will need more information regarding organ equipment locations 
and infrastructure requirements. 

 GB requested proposal from organ restoration expert to perform inventory 
and submit preliminary requirements 

 Proposal was much more than GB expected. 
 Ms. Wolfram is proposing shopping around for other restoration 

experts. 
 Mr. Gelzer requested a legal agreement from Dr. Horton regarding 

the organ ownership prior to any monies being spent by TIFA. 
 Organization 

 Should the GB become fully separated from TIFA or remain a TIFA 
committee? 
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 GB is currently going to do fund raising under the Art Works umbrella 
and use their EIN. 

 The GB could apply and receive their own EIN and become an 
independent non-profit. 

 The GB could also remain under TIFA and do fund raising for the Theater 
in a fashion similar to The Stocks Park Committee for the City. 

 How should the GB operate with regard to scheduling Community Events 
in the Dawn Theater? 

 Ms. Wolfram envisions the GB as a program coordinator for the Theater. 
 Mr. Sumnar envisions the GB as a “gatekeeper” that would vet 

organizations or acts that want to rent the space for Community programs. 
 Would the Dawn Theater manager want input of operations beyond 

calendar planning? 
 Mr. Gelzer suggested that the Committee think about the discussion and come 

back in March to discuss further. 
 
 Mr. Sumnar asked if the Keefer Hotel Project was still going to be able to start 

construction in April. Mr. Beeker and Ms. Wolfram both had been told by Keefer House 
LLC that the project was still on schedule. 

 
IV. New Business 

No new business 
 

V. Public Comment 
Jack McLain asked for a list of the members of the Dawn Theater Governance Board. He 
also asked if there were minutes and if the GB was required to follow the Open Meetings 
Act (OMA). 

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

adjourned at 9:20 am. 



 

 

Tax Increment Finance Authority 
TIFA 

Dawn Theater Governance Board 
March 5, 2020 

5:00 pm, Rough Draft, Hillsdale, MI 
Minutes 

 
 

5:06 pm: Meeting Commenced by acting chair, Mary Wolfram 
Members present: Mary Bertakis (acting secretary), Dr. James Brandon, Peggy Youngs and Mary 
Wolfram 
Excused absent members: Chairman Ron Scholl, Kathryn Wales 
Members of the Public: Brant Cohen, C.L. Real Estate 
 
Motion to Amend the order of the Agenda by Wolfram. Seconded by Youngs.  Item #6 will be 
discussed first. All in favor.  
Item #6: Discussion followed regarding the future organization of the Governance Board and the 
possible role for a “Friends of the Dawn Theater.” The advantages and disadvantages of various 
scenarios for organization were presented and discussed. The need for an interim or transitional 
status was  suggested  to  see  how  the whole  organization  develops.  Attorney  John  Lovinger 
believes the Dawn Theater Governance Board is a TIFA committee and therefore must adhere to 
the Open Meetings Act. Questions to be answered: is the Dawn Theater Governance Board under 
the Targeted Development Committee of TIFA or does it report to the full TIFA? Can a “Friends 
of the Dawn Theater” be created for fundraising purposes and to create a group of volunteers 
interested in promoting the Dawn Theater.  
Item #2: Currently, ArtWorks of Hillsdale County will allow the “Friends” to function under them 
until it becomes a formal non‐profit corporation. The “Friends” might function much like the Mrs. 
Stock’s Park committee which raises money and coordinates with the City for purchasing things 
for the park and planning the Concerts in the Park.  TIFA will continue to own the Dawn Theater.  
The business plan and management agreement that MEDC approved in the application for the 
grant states  that  the Dawn Theater will be used as a historic  theater, community center and 
events venue.  
Item #1: Dr. Brandon presented much information that he has accrued about AV equipment that 
will be needed to allow the Dawn Theater to show film to the public. He is in contact with several 
suppliers of projectors, screens, and sound systems. One has been in the theater and another is 
scheduled to be in the Dawn next Tuesday. Most use a four stage approach of planning, design 
development,  installation, and servicing.   Many more decisions will need to be made, but the 
architect and contractor will need this information shortly as the rehabilitation occurs.   
Item # 3.  Rotary will be picking their next project for the club and announcing it at their 100 year 
anniversary in October.  Several Rotary members are trying to convince them to pick the Dawn Theater 
for their next fundraising efforts, especially to help with purchasing film AV equipment and possibly to 
help restore the historic Wurlitzer organ in the future. Several other Rotary Clubs nationwide have 
projects with historic theaters and have joined a partnership. 
No public comment. Meeting adjourned at 6:03 pm. 





BALANCE SHEET FOR CITY OF HILLSDALE 1/1Page:03/11/2020 10:01 AM
User: BTEW
DB: Hillsdale

Period Ending 02/29/2020

                                     Fund 247 TAX INCREMENT FINANCE ATH.

BalanceDescriptionGL Number

*** Assets ***

(33,853.65)CHECKING ACCOUNT - COMMON    247-000.000-001.000
163,508.79 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

(388,555.25)ACCUMULATED DEPRECIATION-EQUI247-000.000-137.000
381,672.00 INFRASTRUCTURE               247-000.000-138.000

664,236.44 Total Assets

*** Liabilities ***

0.00 Total Liabilities

*** Fund Balance ***

715,133.84 FUND BALANCE                 247-000.000-390.000

715,133.84 Total Fund Balance

715,133.84 Beginning Fund Balance

(50,897.40)Net of Revenues VS Expenditures
664,236.44 Ending Fund Balance
664,236.44 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:03/11/2020 05:04 PM
User: BTEW
DB: Hillsdale

PERIOD ENDING 02/29/2020
% Fiscal Year Completed: 66.67

% BDGT
USED

AVAILABLE
BALANCE

NORM (ABNORM)

ACTIVITY FOR
MONTH 02/29/20

INCR (DECR)

YTD BALANCE
02/28/2019

NORM (ABNORM)

YTD BALANCE
02/29/2020

NORM (ABNORM)
2019-20

AMENDED BUDGET

END BALANCE
06/30/2019

NORM (ABNORM)DESCRIPTIONGL NUMBER

Fund 247 - TAX INCREMENT FINANCE ATH.
Dept 000.000
Revenues

0.00 86,500.00 0.00 0.00 0.00 86,500.00 73,115.85 CURRENT TAXES                247-000.000-402.000
83.56 5,259.46 0.00 31,809.67 26,740.54 32,000.00 31,809.67 TAXES - PA 86 SEC. 17 PPT REPLACEMENT247-000.000-406.000
4.15 1,246,100.00 0.00 0.00 53,900.00 1,300,000.00 83,800.00 FEDERAL GRANT - CDBG247-000.000-529.000

52.11 1,436.79 222.37 2,480.62 1,563.21 3,000.00 3,231.01 INTEREST                     247-000.000-665.000
0.00 0.00 0.00 0.00 0.00 0.00 13,001.92 GAIN ON SALE OF PROPERTY247-000.000-673.001
0.00 0.00 0.00 0.00 0.00 0.00 12.00 CONTR. & DONAT. - DAWN THEATER247-000.000-675.005

100.00 (400.00)0.00 600.00 400.00 0.00 900.00 OTHER REFUNDS - TIFA GRANTS247-000.000-690.247
0.00 0.00 1,350.00 2,434.00 0.00 0.00 2,434.00 OTHER REVENUES - DAWN THEATER247-000.000-692.005

5.81 1,338,896.25 1,572.37 37,324.29 82,603.75 1,421,500.00 208,304.45 TOTAL REVENUES

1,338,896.25 1,572.37 37,324.29 82,603.75 1,421,500.00 208,304.45 Net - Dept 000.000

Dept 900.000 - CAPITAL OUTLAY
Expenditures

7.18 4,641.01 0.00 907.22 358.99 5,000.00 4,032.82 SUPPLIES                     247-900.000-726.000
12.87 13,070.00 625.00 94,577.05 1,930.00 15,000.00 24,012.50 CONTRACTUAL SERVICES         247-900.000-801.000
6.66 1,213,418.64 5,100.00 0.00 86,581.36 1,300,000.00 4,800.00 CONTRACTUAL SERVICES - MEDC GRANT247-900.000-801.006

428.12 (19,687.01)10,000.00 8,330.58 25,687.01 6,000.00 28,169.08 CONTRACTUAL SERV-FACADE GRANT247-900.000-801.247
166.67 (4,000.00)0.00 0.00 10,000.00 6,000.00 0.00 CONTRACTUAL SERVICES - BUS ATTRACTION247-900.000-801.248

0.00 6,000.00 0.00 0.00 0.00 6,000.00 10,000.00 CONTRACTUAL SERVICES BUS EXPANSION247-900.000-801.249
0.00 6,000.00 0.00 0.00 0.00 6,000.00 0.00 CONTRACTUAL SERVIES - RESTAURANT ATTRACT247-900.000-801.250
0.00 6,000.00 0.00 10,000.00 0.00 6,000.00 10,000.00 CONTRACTUAL SERVICES - HISTORIC PROJECTS247-900.000-801.251

35.63 1,287.50 0.00 1,957.50 712.50 2,000.00 2,070.00 LEGAL SERVICES               247-900.000-806.000
0.00 0.00 0.00 6,011.00 0.00 0.00 14,511.00 ECONOMIC DEVELOPMENT GRANT EX247-900.000-817.000

100.00 (7,424.00)7,424.00 (184.00)7,424.00 0.00 (184.00)INSURANCE                    247-900.000-850.000
80.73 192.71 0.00 396.54 807.29 1,000.00 1,539.36 UTILITIES                    247-900.000-920.000
0.00 0.00 0.00 1,580.00 0.00 0.00 1,580.00 REPAIRS & MAINTENANCE        247-900.000-930.000
0.00 0.00 0.00 0.00 0.00 0.00 14,225.86 DEPRECIATION                 247-900.000-968.000
0.00 20,000.00 0.00 0.00 0.00 20,000.00 0.00 CAPITAL OUTLAY247-900.000-970.000

9.72 1,239,498.85 23,149.00 123,575.89 133,501.15 1,373,000.00 114,756.62 TOTAL EXPENDITURES

(1,239,498.85)(23,149.00)(123,575.89)(133,501.15)(1,373,000.00)(114,756.62)Net - Dept 900.000 - CAPITAL OUTLAY

104.94 99,397.40 (21,576.63)(86,251.60)(50,897.40)48,500.00 93,547.83 NET OF REVENUES & EXPENDITURES

9.72 1,239,498.85 23,149.00 123,575.89 133,501.15 1,373,000.00 114,756.62 TOTAL EXPENDITURES
5.81 1,338,896.25 1,572.37 37,324.29 82,603.75 1,421,500.00 208,304.45 TOTAL REVENUES

































































3.6.20 
 

VISION 
The Dawn Theater will become a community center and events rental venue to be used for film, 
entertainment, small theater performances, wedding receptions, banquets and business meetings.  It will 
be a hub of activity in downtown Hillsdale, developed as a public/private partnership to ensure 
profitability and thereby viability well into the future. Increased activity at the Dawn Theater will breathe 
life into downtown Hillsdale and lead to expanded economic development there. 
 
A non-profit, volunteer governance Board has been formed to have broad oversight of programming and 
finances at the theater. The Dawn Theater Governance Board was established by the Owner, the Hillsdale 
Tax Increment Finance Authority (TIFA), on September 25, 2017. The Governance Board is made up of 
five volunteer members of the community and a liaison to the larger TIFA Board. The current 
Governance Board Chairman is Mr. Ronald Scholl, a third generation Hillsdale businessman and retired 
co-owner of Vested Risk Strategies Insurance. Other members include Dr. James Brandon, Chair of the 
Hillsdale College theater department; Ms. Peggy Youngs, event planner at Hillsdale College and former 
Chair of the Sauk Theater Board, Jonesville, MI; Ms. Mary Bertakis, co-owner Chef’s Way organic farm, 
and Kathryn Wales, Director of Dramatic Theatre, Hillsdale Academy and drama teacher, Hillsdale 
Classical School, formerly the Program Coordinator at the Notre Dame Center for Ethics and Culture. 
Mary Wolfram is the TIFA liaison.  
 
TIFA and the Dawn Theater Governance Board have negotiated an Operating Agreement with Keefer 
House Hotel LLC to provide Management Services for the Dawn Theater.  Under this Agreement, the 
Management Company will be responsible for managing the day to day operations and calendar in the 
theater.  Revenue from theater rentals will create a positive cash flow from which a reserve fund will be 
established and transferred to TIFA. These funds will be held by TIFA in a Dawn Theater Maintenance 
Fund for the long-term care and support of the Dawn Theater.  
 



DAWN THEATER MANAGEMENT PLAN 

Signed 9.17.19 

Keefer House LLC/TIFA 

 

4. Use 

The Theater will be used for Community Events, such as, without limitation, fundraisers, festivals, movie 
screenings, musical, theatrical, comedic or other artistic shows, and as an Events Rental venue 
associated with the Keefer House Hotel which will be renovated by Manager. 

The Manager shall book and manage the calendar of events/rentals for the Theater. Manager and Owner 
shall agree to a set fee structure for Community Events (the “Community Events Fee”). Community 
events are defined as events organized, sponsored, staffed, and run by the Owner or Board.  The 
Community Events fee will be generally set at a fee approximated to cover incremental costs of use of the 
space, including utilities usage, cleaning, Manager staffing as required, and other costs of the Community 
Event. After such agreed upon fees have been paid following a Community Event, net proceeds from the 
Community Event, if any will be retained by the Owner or Board. The Community Events Fee shall be 
subject to alteration annually, as agreed upon by both parties in advance of each year of the 
Management Term. Owner and Manager shall cooperate for the scheduling of Community Events on 
non-peak times, generally understood to be Sunday morning and Monday through Thursday of each 
week except holiday and college graduation weeks but does not exclude the possibility of peak booking.  

Notwithstanding the forgoing, Manager shall not use the Theater for any other purpose including storing, 
manufacturing or selling any explosives, flammables or other inherently dangerous substance, chemical, 
thing or device. 
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