831 Penniman Ave. Plymouth MI 48170
Ph: 734.455.1453 Fax: 734.459.5792

CITY OF PLYMOUTH DOWNTOWN DEVELOPMENT AUTHORITY
REGULAR MEETING
PLYMOUTH CITY HALL
Thursday, October 12, 2017, 7 p.m.
1. Roll Call –

2. Citizen Comments

Oliver Wolcott, Chairperson
Jason Smith, Vice Chairperson
Dan Dwyer, Mayor
Dan Amos
Jim Frisbie
Dan Johnson
Lindsey Lebovitz
Robert Parent
Kerri Pollard
Michele Potter
Brent Rieli
Frank Yaquinto

3. Board Comments
4. Approval of Agenda
5. Approval of Minutes 7-13-2017 Regular Meeting/8-10-2017 Regular Meeting
6. Old Business
a. 2017 Goals update
7. New Business--None
8. Reports and Correspondence
a. Saxton’s expenditure tab
b. Downtown visitor survey
9. Adjournment

CITY OF PLYMOUTH DDA GOALS
831 Penniman, Plymouth, MI 48170
Ph (734) 455-1453 Fax (734) 459-5792
http://www.downtownplymouth.org

City of Plymouth Downtown Development Authority 2017 Goals:


Reach a decision on parking, including paid parking in the DDA and, if
applicable, develop an implementation plan.



Select a developer for the Saxton’s project and finalize a financing plan
and associated legal documents for development.



Finalize Wilcox Fountain design as well as the construction schedule.



Engage the community and reach a final decision regarding potential
Kellogg Park upgrades.



Finalize upgrades to the DDA website and other social media
communication platforms.



Develop a budget plan for the addition of pedestrian crossing signals at
the following intersections: Main/Church, Harvey/Penniman, Harvey/Wing,
and Main/Wing.

Thursday, July 13, 2017 Meeting Minutes
CITY OF PLYMOUTH
DOWNTOWN DEVELOPMENT AUTHORITY
MEETING MINUTES
831 Penniman, Plymouth, MI 48170
Ph (734) 455-1453
Fax (734) 459-5792
http://www.downtownplymouth.org

CITY OF PLYMOUTH
DOWNTOWN DEVELOPMENT AUTHORITY
Thursday, July 13, 2017
Regular Meeting Minutes
Meeting called to order at 7:00 p.m. by Chairperson Oliver Wolcott.
1. ROLL CALL
MEMBERS PRESENT:
Oliver Wolcott, Chairperson
Jason Smith, Vice Chairperson
Dan Dwyer, Mayor
Dan Amos
Jim Frisbie
Dan Johnson
Lindsey Lebovitz
Kerri Pollard
Michele Potter
Brent Rieli
Frank Yaquinto
MEMBERS ABSENT:
Penny Flury
Robert Parent
OTHERS PRESENT:
Tony Bruscato, DDA Director
Sam Plymale, DDA Coordinator
Jim Mulhern, Planning Commission
Don Capobres, Harmonie Park Development
Debbie Neubecker, resident
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Bill Lincoln, resident
Madison Lincoln, resident
Bob Kohler, resident
Jason Findlan, resident
Walter Janowski, resident
Chairlie Baker, resident
Emily Lincoln, resident
Lucy Kohler, resident
Garret Lincoln, resident
Dave Satterwaite, resident
Deema Lincoln, resident
Jason Konepka, resident
Dan Sabo, Taylor resident
Jerry Norquist, Canton resident
2. CITIZEN COMMENTS: NONE
3. BOARD COMMENTS:
Chairperson Oliver Wolcott said that Director Penny Flury has resigned from the DDA
Board. Wolcott thanked Flury for her service on the DDA Board.
4. APPROVAL OF AGENDA:
Chairperson Wolcott said that an amendment is needed to the agenda to add 8b
Plymouth’s 150th Celebration and Kellogg Park fundraising tab to the Reports and
Correspondence section.
Director Potter made a motion to approve the amended agenda for the July 13
Regular Meeting Agenda seconded by Director Frisbie.
MOTION CARRIED UNANIMOUSLY
5. APPROVAL OF MINUTES:
A motion was made by Vice Chairperson Smith and seconded by Director Frisbie to
approve the June 8 regular meeting minutes.
MOTION CARRIED UNANIMOUSLY
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6. OLD BUSINESS
a. DDA 2017 goals update
Parking – Staff Director Bruscato said that DDA Staff is continuing to look into paid
parking, but has nothing new to report at this time.
Choosing a developer for Saxton’s property –Chairperson Wolcott said that this
standing agenda item will be discussed during 7a.
Wilcox Fountain – Chairperson Wolcott said that the next step in the fountain
project is to go before the Historic District Commission on August 2nd.
Kellogg Park upgrades –DDA Staff Director Tony Bruscato said that this standing
agenda item is on hold until later this fall.
DDA website and social media upgrades – Staff Director Bruscato said that
updates to the new mobile friendly website at www.downtownplymouth.org have
been completed, but staff continues to work to make the site even better.
Budget plan for addition of pedestrian crossing signals – Staff Director
Bruscato said cost estimates have been gathered and more work will be done on this
item in the future.
7. New Business
a. Saxton’s developer recommendation resolution
Chairperson Wolcott said that the decision in front of us tonight is a decision to
choose a development partner to work with toward an eventual end product.
Wolcott said no decision on any details of the project would be decided tonight.
Wolcott said there will be several public meetings in the future where the public
can have input on details of the project.
Staff Director Bruscato gave an explanation of the developer selection process up
to this point.
Resident Debbie Neubecker said she is concerned about where the Saxton’s project
is going to help the Maple Street neighborhood. Neubecker said that exits on
Maple or Deer would cause significant problems to the neighborhood and more
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studies need to be done prior to development.
Resident Bill Lincoln said he is concerned that no one from the neighborhood was
on the Saxton’s Subcommittee. Lincoln said he believes the subcommittee made
the wrong decision and that this project is getting pushed through without proper
public input. Lincoln said that he doesn’t believe the process has been fair and that
Union Street Development had a better design as it related to possible traffic flow.
Resident Madison Lincoln said as a 12-year-old, she loves the downtown, but is
concerned about the increased traffic flow this development could bring.
Resident Bob Kohler said that he hopes there is proper funding for the project.
Kohler said that Maple Street is already too busy.
Resident Jason Findlan said it is not clear to him who the investors are and he
doesn’t see a good track record with Harmonie Park Development. Findlan said
that the neighborhood should be better represented in the decision making
process. Findlan said that he believes that the city is giving away the land for no
benefit.
Resident Walter Janowski said he is on board with the development, but wants to
make sure it is done right. Janowski said the city will have to increase the liquor
licenses and make sure there are no entrances or exits to the development on
Maple or Deer. Janowski said that a member of the Harmonie Park team has
owned the Wilcox property for years and not made any improvements.
Resident Charlie Baker said as a newer resident he has trust in the Fairground Park
Association, but has little trust in the Saxton’s Developer process so far.
Resident Emily Lincoln said she is concerned with such a big development near her
house and more parking won’t make a great city.
Resident Lucy Kohler said the traffic is already terrible on Maple and will only get
worse if the area is developed.
Resident Garret Lincoln said he doesn’t want parking next to his house, he wants
more homes so he can make more friends.
Resident Dave Satterwaite said that he has been a resident on Maple longer than
just about anyone. He said traffic is already an issue as street parking was full
during Art in the Park. Satterwaite said he doesn’t want to see more traffic.
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Resident Deema Lincoln said she recently almost got hit by a vehicle and new
construction would only make more traffic. Lincoln said that the Union Street
Development team should be selected as they were more creative on how they
addressed the traffic concerns.
Resident Marcus Tomey said the downtown area is the biggest draw for Plymouth,
but says the neighborhoods will be negatively impacted by this development.
Tomey said he is concerned with the proposal process because it was ambiguous.
Tomey said he liked the Union Street design and the vote should be delayed until
the subcommittee revisits the process.
Taylor resident Dan Sabo shared a story about a family friend that was killed by a
motorist in Plymouth due to the heavy traffic in the past. Sabo asked if DDA Board
members were financially tied to the developer and questioned the transparency of
the process.
Ernie Hughes, lessee of the Wilcox House, said the HDC required improvements
imposed in 2014 have not been made by a partner in the Harmonie Development
team.
Resident Kevin Roose said he not only has a residence near the development, but
also his business. Roose said Union Street Development better addressed the 150
spaces required by the DDA. Roose said he doesn’t believe that Harmonie Park
took the neighborhood’s concerns seriously. Roose said he does hope that the
company that is chosen is the company that finishes the development and that if
the project is phased, Maple Street should be done first.
Resident Patrick Garrett said Union Street Development respected the
neighborhood best, had a better design, a better history in Plymouth and had the
best plan for parking.
Don Capobres, Harmonie Park Development, said his team will make transparency
a top priority in the process if chosen. Capobres said gathering public input will be
of utmost importance. Capobres said that he approached Wilcox property owner
Stan Dixon to join in the proposal because he didn’t believe the parking
requirements could be made at the Saxton’s property alone. Capobres said that
walkabilty is a huge part of their philosophy.
Resident Tim Tingstad said that everyone in the audience at the subcommittee
meetings voiced their support for Union Street Development. Tingstad said that
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the subcommittee didn’t listen to the voice of the residents. Tingstad said Union
Street Development’s condos in Plymouth have been kept up nicely and
represented Plymouth well, while the owner of the Wilcox property hasn’t kept up
his property.
Resident Rose Roose said she favored Union Street’s design and is concerned
about increased traffic.
Resident Mike Neubecker said he has huge concerns about increased traffic on
Maple Street.
Canton resident Jerry Norquist said he used to live in Plymouth and is all for
progress in Plymouth. Norquist said there is a disconnect between the boards and
the citizens. Norquist said that citizens should have been included on the
subcommittee. Norquist said that former owner of the property Al Saxton would
not have wanted a development like this on the property. Norquist said the
historic buildings should be preserved.
Resident Paul Blackford said he is worried the quaintness of the city is at stake and
Union Street Development kept the quaintness intact.
Resident Steve Beltran said he is concerned about the same group developing both
sides of Ann Arbor Trail.
Jim Mulhern, Planning Commission, said the subcommittee had two great
applicants and it was a tough decision. Mulhern said that the Harmonie Park
proposal was better on many concerns not brought up by citizens tonight. Mulhern
said that when a PUD is considered by the Planning Commission, public benefit is
the number one consideration. Mulhern said the historic preservation is also
another major consideration. Mulhern said he encouraged every citizen present at
tonight’s meeting to come to all of the planning meetings that would be scheduled
in the future.
Resident Jason Konepka said he initially liked both Harmonie Park and Union
Street’s proposals. Konepka said he was interested to know if the parking
requirements would be relaxed moving forward.
Vice Chairperson Jason Smith said that he is a resident and works as a community
planner. Smith said he was tasked to help develop the process and believes the
process was completely transparent as every document considered was available
to the public. Smith said he could not choose between the two teams initially as
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they both had good proposals. Smith said he leaned towards choosing Harmonie
Park after getting responses to financial questions. Smith said he believes when it
came to project feasibility, Harmonie Park was the clear choice. Smith said it would
be essential to have a design subcommittee moving forward. Smith said tonight’s
decision in not a contract, but a decision to enter pre-development discussions.
Smith said the hiring of City Planner Sally Elmiger was important to keep the
process organized. Smith said Elmiger was in charge of the first interview process,
developing questions, coordinating with the City Attorney, tallying the
subcommittee’s scoring of the applicants, and reviewing the pros and cons.
Mayor Dan Dwyer said he agreed with the concern of Maple Street residents and
that is why he voted for Union Street Development during the subcommittee vote.
Mayor Dwyer commended Vice Chairperson Smith on the inclusive open process
and respected the decision of the members of the Saxton’s Subcommittee. Mayor
Dwyer said that he hopes the Maple Street residents continue to hold their
government accountable through the rest of this process.
Director Dan Johnson said the original designs are not set in stone and that traffic
flow and other concerns should be addressed during future Planning Commission
meetings.
Director Pollard asked what the next steps of the process were after tonight’s
selection of a developer.
Mayor Dan Dwyer said that the DDA is picking a partner tonight. The next steps
will be to engage with the City Attorney and residents to negotiate financing and
legal agreements.
Vice Chairperson Smith asked Jim Mulhern, Planning Commission, to give the
minimum requirements of the public process assuming a PUD.
Jim Mulhern, Planning Commission, said the application would be vetted by the
Planning Commission. Next, the design would basically start from scratch and
several public meetings would be held to get public input and meet all other
requirements along the way.
Mayor Dan Dwyer said that once approved by the Planning Commission the
development would then need City Commission approval.
Director Frisbie said he initially thought the Union Street Development proposal
was better, but changed his mind once he saw the financials. Frisbie said the last
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thing he wants to see on the Saxton’s site is another Daisy Square situation.
Frisbie said the controversy brought on by citizens tonight can be addressed at the
Planning Commission level.
Director Yaquinto said he liked the Union Street Development design better but did
not like their tax abatement requirement response. Yaquinto said that feasibility
will still have to be proven moving forward.
Director Potter thanked the subcommittee for their hard work during the process
and thanked the neighborhood residents for having a strong voice in the process.
Potter said that she was going back and forth between the two groups being
considered until the tax abatement answer from Union Street Development.
Director Lebovitz said she agreed with both the Saxton’s Subcommittee and the
Maple Street residents, but said the Maple Street neighborhood concerns can best
be addressed at future Planning Commission and Historic District Commission
meetings.
Chairperson Oliver Wolcott said the Fairground Park neighborhood concerns are
real and will be listened to moving forward. Wolcott said there will be ample
opportunity for the Plymouth community to have its fingerprint on this project
moving forward.
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RESOLUTION

The following was moved by Director Amos and seconded by Director Lebovitz.

WHEREAS The Downtown Development Authority has among its list of goals to implement
a strategy to increase parking inventory in the DDA district on the Saxton’s
property, and
WHEREAS The DDA Board of Directors initiated a sub-committee consisting of the mayor;
the chairs of the DDA Board, Planning Commission, Zoning Board of Appeals
and Historic District Commission; as well as a second DDA Board member to
interview and select a developer for the Saxton’s site, and
WHEREAS the DDA Board made available a Request for Proposals to gain developer
interest, and initially interviewed three developers, and
WHEREAS the Saxton’s RFP sub-committee narrowed the list to two developers and after
reviewing their vision, resources and financial standing has decided to partner
with Harmonie Park Development to develop the Saxton’s property.

NOW THEREFORE BE IT RESOLVED THAT the City of Plymouth Downtown Development
Authority Board does accept the recommendation of the Saxton’s RFP sub-committee and
will move forward in conjunction with Harmonie Park Development to develop the Saxton’s
site.
MOTION PASSED 9-1.
Yes
Jason Smith
Dan Amos
Jim Frisbie
Dan Johnson
Lindsey Lebovitz

No
Dan Dwyer
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Kerri Pollard
Michele Potter
Brent Rieli
Frank Yaquinto
8. Reports and Correspondence
a. Saxton’s expenditure report
Staff Director Bruscato presented the Saxton’s expenditure report from June 2017.
b. Plymouth’s 150th celebration and Kellogg Park fundraising tab
Chairperson Wolcott presented the fundraising tabulation for the Plymouth’s 150th
celebration events and Kellogg Park.
9. Adjournment
Mayor Dwyer made a motion to adjourn the meeting, seconded by Director Potter.
MOTION CARRIED UNANIMOUSLY
Meeting adjourned at 9:02 p.m.
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CITY OF PLYMOUTH
DOWNTOWN DEVELOPMENT AUTHORITY
MEETING MINUTES
831 Penniman, Plymouth, MI 48170
Ph (734) 455-1453
Fax (734) 459-5792
http://www.downtownplymouth.org

CITY OF PLYMOUTH
DOWNTOWN DEVELOPMENT AUTHORITY
Thursday, August 10, 2017
Regular Meeting Minutes
Meeting called to order at 7:00 p.m. by Vice Chairperson Jason Smith.
1. ROLL CALL
MEMBERS PRESENT:
Jason Smith, Vice Chairperson
Dan Amos
Jim Frisbie
Robert Parent
Kerri Pollard
MEMBERS ABSENT:
Oliver Wolcott, Chairperson
Dan Dwyer, Mayor
Dan Johnson
Lindsey Lebovitz
Michele Potter
Brent Rieli
Frank Yaquinto
OTHERS PRESENT:
Tony Bruscato, DDA Director
Sam Plymale, DDA Coordinator
MEETING CANCELLED DUE TO A LACK OF QUORUM
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831 Penniman Ave. Plymouth MI 48170
Ph: 734.455.1453 Fax: 734.459.5792
Ph: 734.455.1453 Fax:
734.459.5792

Information Only
To:

DDA Board

From:

DDA Staff

CC:

S:\DDA\Shared Files\DDA Board\DDA Agendas\May 2017

Date:

5/11//2017

Re:

DDA 2017 goals update

Chairman Wolcott would like to have a standing agenda item in Old Business to give
an update on what progress has been made on the 2017 goals, which were adopted
by the DDA Board in February 2017.
City of Plymouth Downtown Development Authority 2017 Goals:


Reach a decision on parking, including paid parking in the DDA and, if applicable,
develop an implementation plan.



Select a developer for the Saxton’s project and finalize a financing plan and associated
legal documents for development.



Finalize Wilcox Fountain design as well as the construction schedule.



Engage the community and reach a final decision regarding potential Kellogg Park
upgrades.



Finalize upgrades to the DDA website and other social media communication
platforms.



Develop a budget plan for the addition of pedestrian crossing signals at the following
intersections: Main/Church, Harvey/Penniman, Harvey/Wing, and Main/Wing.
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Saxton's Property Monthly Costs
July 2017-Sept 2017
ITEM
Electricity-July
Gas-July
Water-July
Lawn service-July
Carlisle Wortman-July
Barry's Animal Control
Lawn Service-August
Carlisle Wortman-August
Gas-August
Electricity-August
Water-Aug
Lawn Service-August
Gas-Sept
Electricity-Sept

COST
$215.60
$22.54
$130.13
$80.00
$1,045.00
$205.00
$100.00
$127.50
$69.59
$191.52
$98.32
$80.00
$67.07
$166.87

TOTAL EXPENSES:

$2,599.14

TOTAL RENT COLLECTED (July-Sept):

$13,275.00

SURPLUS/DEFICIT (July-Sept):

$10,675.86

831 Penniman Ave. Plymouth MI 48170
Ph: 734.455.1453 Fax: 734.459.5792
Ph: 734.455.1453 Fax:
734.459.5792

Information Only
To:

DDA Board

From:

DDA Staff

CC:

S:\DDA\Shared Files\DDA Board\DDA Agendas\October2017

Date:

10/12/2017

Re:

2017 Downtown Plymouth Visitor Survey

The Plymouth DDA constructed a short visitor survey to gauge visitor activity in
Downtown Plymouth. The survey was created in late spring, and DDA staff began
soliciting in-person responses in June. Staff solicited responses through the Fall
Festival. There were a total of 72 responses.
SURVEY RESPONSES
What do you do when visiting Downtown Plymouth?
Dining (57 responses, 79.2%)
Concerts (48 responses, 66.7%)
Shopping (42 responses, 58.3%)
Major Events (37 responses, 51.4%)
Other Entertainment (Movies, Museum, Library, Arts, etc.) (26 responses, 36.1%)
Workout (Yoga, Running, Walking, etc.) (14 responses, 19.4%)
Employment (12 responses, 16.7%)
How often do you visit Downtown Plymouth?
More than once a week (31 responses, 43.1%)
Daily (19 responses, 26.4%)
Once a week or less (14 responses, 19.4%)
Only for major events (7 responses, 9.7%)
Where did you park today?
On-Street (23 responses, 31.9%)
Municipal surface lot (19 responses, 26.4%)
Private/business lot (14 responses, 19.4%)
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Walked from surrounding neighborhood (9 responses, 12.5%)
Central Parking Deck (6 responses, 8.3%)
Uber/Taxi/or other drop off service (1 response, 1.4%)
Bicycle (0 responses, 0.0%)
How long did it take you to find a parking spot?
Immediately/First place I looked (53 responses, 73.6%)
Had to look for 2nd option (10 responses, 13.9%)
I did not need a parking spot on my visit (walked, bicycle, or drop off) (6 responses,
8.3%)
Had to circle several times/more than 5 mins (3 responses, 4.2%)
How would paid parking impact how you visit Downtown Plymouth?
It wouldn't change how much I would visit (41 responses, 56.9%)
I would still visit, but not as often (15 responses, 20.8%)
I would only park where free parking was available (10 responses, 13.9%)
My visits would be few and far between (4 responses, 5.6%)
I would never visit again (2 responses, 2.8%)
Responders Hometown
Plymouth: 24
Livonia: 14
Westland: 8
Canton: 5
Farmington: 3
Northville: 3
Ann Arbor: 2
Novi: 2
Detroit: 1
Howell: 1
St. Clair Shores: 1
Walled Lake: 1
Dearborn Heights: 1
Grosse Ile: 1
Clarkson: 1
Franklin: 1
Commerce Twp.:1
New Boston: 1
Munford, TN: 1
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24 of the 72 (33%) responders live in Plymouth/Plymouth Township. 17 of the 24
(71%) Plymouth residents said that paid parking wouldn’t change how much they
would visit Downtown Plymouth.
48 of the 72 (66%) responders live outside of Plymouth. 48% of those people
answered “It wouldn’t change how much I would visit”. 27% answered “I would still
visit, but not as often”. 15% answered “I would only park where free parking was
available”. 6% answered “My visits would be few and far between”. And 4% answered
“I would never visit again”.

Times When On-Street Surveys Were Completed











6/16/2017: 5 p.m.-6 p.m. Friday night concert date.
6/20/2017: 1:30 p.m.-2:30 p.m. On the street (no event).
6/23/2017: 5:30-6:30 p.m. Friday night concert date.
7/9/2017: 11 a.m.-noon Art in the Park.
7/14/2017: 6-7 p.m. Friday night concert date.
7/21/2017 6-7 p.m. Friday night concert date.
7/26/2017 11:30 a.m.-12:30 p.m. Wednesday children’s concert.
7/28/2017 3 p.m.- 4 p.m. Sidewalk Sales Shopping Event.
8/3/2017 11 a.m.-noon On the street (no event).
9/8/2017 2 p.m.-4 p.m. Fall Festival.
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