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Introduction and Overview
The inspiration and vision of the downtown redevelopment plan are the result of a collaborative
effort by City leaders, residents, and the architectural, planning, management, and arts and
humanities consultants from John Dziurman Architects Ltd., Grissim Metz Andriese Associates,
Downtown Management Strategies, and Athena Research Consultants Ltd.
This Implementation Strategies Plan offers a framework of how to accomplish the goals, ideas and
recommendations identified in the master plan and design guidelines. The strategies include: 1) a
three phased 15 year redevelopment master plan that identifies public and private investments and
improvements in each of the six development districts that make up downtown Fenton; 2) a four
point management implementation model of proven leadership initiatives that are critical to a
successful revitalization of downtown Fenton; 3) a review of the economic benefits experienced by
more than 1800 communities of various sizes nationwide who have started downtown commercial
district revitalization programs in their communities.; and 4) a concise summary of the
implementation strategies presented in a user friendly format for quick reference by present and
future stakeholders covering all recommendations that need to be accomplished as well as those
responsible to make it happen. Also included in this section is an estimated cost of the proposed
public investments identified in the plan, and a projection of the economic reinvestment statistics
specifically for downtown Fenton.
The Implementation Strategies Plan is directly related to the ideas and vision presented in the three
phase master redevelopment plan and provides the City with the framework to begin the successful
implementation of the Downtown Master Plan.
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1. Phasing Plan
The planning team identified six (6) distinct development districts within the boundaries of
downtown Fenton. These districts are: 1) North Fenton District; 2) Rail District; 3) Downtown
District; 4) Government / Civic District; 5) Dibbleville District; and 6) River Overlay District. Each of
these areas has distinctive features and boundaries that set them apart from one another. At the
same time, each district contributes to and forms linkages to each other and together form
downtown Fenton.
The phasing plan represents proposed improvements in each of the development districts over the
next +15 years in three 5-year phases. Each phase identifies proposed projects in a manageable
sequence, together with DDA initiatives required to attract and maintain development proposed for
the current phase and to lay the ground work for the next phase of development. It is important to
note that each project or DDA activity might not happen in the sequence and/or phase where listed.
The marketplace and economic circumstances will always dictate when and where a project or an
activity will happen. The key to achieving the goals of the final plan is being flexible, having a clear
vision of what you want to accomplish, and being consistent in adopting and interpreting the design
guidelines and master plan documents.
PHASE 1 (2006-2010)
PROJECTS
1. Assist and encourage the construction for the planned cultural center addition to the Fenton
Community Center.
2. Develop site bounded by Silver Lake Road, S. LeRoy, S. Walnut, and E. Caroline for new 2
story retail/commercial/bank building fronting along S. LeRoy and connecting with the
existing Republic Bank building with parking behind.
3. Develop site bounded by E. Caroline, S. LeRoy, and S. Walnut for new 2-3 story
retail/commercial building fronting along S. LeRoy with parking behind.
4. Extend Caroline Street from S. LeRoy to S. Walnut.
5. Develop site bounded by Silver Lake Road, S. LeRoy, and W. Caroline for new 2 story
retail/commercial/bank infill building fronting along the west side of S. LeRoy and Silver
Lake Road with parking behind. This development could include a covered glass atrium
connection between the current State Bank and the proposed new mixed use building
fronting on S. LeRoy.
6. Renovate and restore the Fenton Hotel and explore residential and/or commercial uses for
the upper floors.
7. Renovate and restore the Bean Company building as per the planned renovations and
expansion by the current owners (Tea Room expansion, 1950’s theme dinner in the area
previously used for the Raspberry Bar, and redevelopment of the antique shop into retail
space for about 5-6 separate merchants).
8. Restore the mural (installed by the City on the exterior south wall of the Bean Company
building.
9. Relocate District Library to new development site in the downtown area.
10. Develop Old Fire Hall building into a café/ restaurant with outdoor dining.
11. Develop present District Library building and site into retail, commercial, or residential use.
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12. Develop River Place (southeast corner of Adelaide and Caroline Streets in the River
Overlay District) into a new Live-Work Unit development with a river walk along the
Shiawassee River. A high density development will require underground parking.
13. Revise existing landscape along S. LeRoy in front of City Hall and Police Station to make
the buildings more visible and to improve the streetscape in this location.
14. Restore and renovate existing structures throughout the Dibbleville District including
conversion of the existing automotive repair facility (former gas station), located in the
northwest corner of the intersection of S. LeRoy and Shiawassee, into a retail garden
center.
15. Install a continuous river walk on both sides of the Shiawassee River and Mill Pond from
East Street west and north along the river to Silver Lake Road.
16. Abandon River Street south of W. Caroline Street and develop new parking lot together
with existing parking areas.
17. Enhance streetscape along Caroline Street (from Adelaide to S. Walnut Streets), S. LeRoy
(from Silver Lake Road to Elizabeth Street), along Shiawassee Street from S. LeRoy to
Adelaide Street, and along Ellen Street from S. LeRoy to S. Walnut Street.
18. Create new northeast gateway at intersection of Silver Lake Road and S. Walnut Street.
19. Develop southwest Gateway (Freedom Park) at intersection of Shiawassee and Elizabeth
Streets.
20. Change Elizabeth Street to one-way traffic between Adelaide and Leroy Streets and
convert into a parking lot.
21. Create parking on the north side of Mill Street.
22. Remove current pedestrian bridge behind the Community Center and replace with a new
pedestrian bridge further west.
23. Enhance appearance of bridges located on S. LeRoy, Caroline Street, and Silver Lake
Road to reflect design concepts selected through juried artist/designer competition.
PHASE 1 – DDA Development Initiatives:
1. Create economic development opportunities and financial assistance programs to
encourage private development in the downtown area by current merchants, current
property owners and those interested in constructing new buildings according to the Master
Plan.
2. Initiate process for acquisition of existing commercial/retail buildings located east of S.
LeRoy Street between Silver Lake Road and E. Caroline for new commercial/retail
development and extension of Caroline Street to S. Walnut Street. Developer(s) to
demolish structures as needed for project.
3. Initiate process to acquire building (three store strip center) bounded by S. LeRoy, E.
Caroline, E. Walnut and Fenton United Methodist Church for future development.
4. Encourage acquisition of Home Schooling Bookstore buildings and adjacent sites for future
commercial and multi-family development along the north side of the Mill Pond.
Developer(s) to demolish structures as needed for their projects.
5. Assist in the relocation of Home Schooling Bookstore to another site in Fenton.
6. Initiate process to acquire commercial buildings and sites located between Silver Lake
Road, Caroline, east of the river and west of River Street for future development.
7. Initiate process to acquire buildings and sites located in the triangular parcel located in the
northwest corner of the intersection of Silver Lake Road and LeRoy Street and bounded by
the railroad tracks on the north for future development.
8. Encourage development of existing buildings located along the west side of S. LeRoy and
south of Caroline Street. The four historic commercial buildings should be restored
according to the Secretary of the Interior Standards, and the existing one-story buildings
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9.

10.

11.
12.
13.

should be revised into two story buildings that complement the architectural styles of the
historic buildings
Encourage development throughout the Dibbleville Historic District. Specific items include:
restoration and expansion (add a second floor) of the Fenton House building at the corner
of LeRoy and Elizabeth Streets; restore and renovate the existing group of historic
buildings on the east side of LeRoy Street between the Police Department and Elizabeth
Street; and restore and renovate the existing group of historic buildings along the south
side of Shiawassee Street from LeRoy Street westward. All restoration work to be
according to the Secretary of the Interior Standards.
Initiate consistent scheduled year around maintenance of all public properties and features
located throughout the entire downtown area. Maintenance items to include snow removal;
landscaped areas, individual trees and bushes; trash/paper pick up along sidewalks,
streets and parking lots; cleaning of streets and parking lots, light fixtures, signage, etc.
Initiate program to retain and recruit more independent retailers for Dibbleville and the other
five development districts.
Initiate process to relocate Post Office to another site in the downtown area.
Assist in securing a new site for the Post Office in downtown Fenton.

PHASE 2 (2011-2015)
PROJECTS
1. Develop current Post Office site into a mixed-use development to include retail/commercial
along S. LeRoy Street and residential along the south side of the Shiawassee River. A
pedestrian plaza (River Plaza) located next to the river and the LeRoy Street Bridge should
be part of the retail/commercial development.
2. Complete development throughout the Dibbleville District. Specific items include
development of a two story mixed use infill along the west side of S. LeRoy between
Shiawassee and Mill Street; removal of the two existing residential structures (located
directly east of the French Laundry and currently being used for offices) and replace with a
new two-three story brick masonry infill structure for mixed use; replace and develop one or
both of the two residential structures on the north side of Shiawassee directly west of the
existing automotive repair facility with a two-three story mixed use masonry structure.
3. Develop the property fronting along the north side of Mill Pond for residential and/or some
combination of uses that will be compatible with this location.
4. Develop parcel of property located along the east side of the Shiawassee River, between
Silver Lake Road and W. Caroline, and west of River Street for two story residential use
with parking behind.
5. Develop parcel of property located along the west side of the Shiawassee River, between
Silver Lake Road and W. Caroline, and east of Adelaide into a mixed use development.
Development options for this property include: a new expanded Post Office; mixed use
commercial/retail buildings fronting along Caroline or Silver Lake road; and residential
development along the west side of the river.
6. Develop property, located in the triangular parcel located at the intersection of Silver Lake
Road and LeRoy (northwest corner) and bounded by the railroad tracks on the north, as a 2
story mixed use development for commercial/retail/residential. Any development over 3
stories will need to provide alternate options for additional parking.
7. As part of the triangular parcel development outlined above, create new Rail Plaza in the
northwest corner of Silver Lake Road and LeRoy Street. This plaza, together with an
appropriately designed building on this site, will enhance the image of downtown Fenton
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and create a safe and inviting pedestrian linkage between the Downtown District and the
Rail District.
8. Develop the existing commercial/industrial building directly north of the Fenton Hotel into a
retail food outlet and year around farmers market with a festival atmosphere.
9. Develop northwest Gateway at Silver Lake Road Bridge near the intersection of Roberts
Street and Silver Lake Road.
10. Enhance streetscape along N. LeRoy Street (from Silver Lake Road to 2nd Street) and
along Silver Lake Road from LeRoy Street west to the Silver Lake Road bridge.
11. Develop a river walk on the north side of the Mill Pond from East Street west and then north
along the river to Silver Lake Road, and on the south side of the river from LeRoy north to
Caroline Street.
12. Expand Dibbleville (Elizabeth Street) parking lot to the south.
13. Enhance appearance of bridge located on East Street at the Mill Pond to reflect design
concept selected through juried artist/designer competition.
PHASE 2 – DDA Development Initiatives:
1. Acquire Post Office site for development.
2. Acquire Co-op Building along north side of W. Caroline Street for development.
3. Acquire residential properties (as required) south of Elizabeth Street between LeRoy and
Adelaide Street for Dibbleville parking lot expansion.
4. Initiate process to acquire properties located on the west side of Pine Street between E.
Caroline and Ellen Street for future construction of a brownstone multi-family housing
development. This project would help provide a transition/buffer for the existing single
family housing located to the east.
5. Initiate process to develop property located within the area bounded by Adelaide, Silver
Lake, Shiawassee River and W. Caroline.
6. Initiate process to develop Rail District properties located north of the railroad tracks on the
west side of N. LeRoy Street for mixed use development.
7. Initiate process to develop Rail District properties located north of the railroad tracks on the
east side of N. LeRoy Street for a cultural live/work incubator facility for artists, dance
studios, art galleries, cultural displays and exhibits, café, and offices for similarly related
activities..
8. Continue property acquisition noted above in Phase 1. Properties previously listed and
required for Phase 2 or Phase 3 development include:
a. Buildings and sites located between Silver Lake Road and Caroline and west of
River Street.
b. Buildings and sites located in the triangular parcel located at the intersection of
Silver Lake Road and LeRoy (northwest corner) and bounded by the railroad tracks
on the north.
c. Properties located along the south side of Ellen between S. Walnut and East
Street.
PHASE 3 (2016-2020)
PROJECTS
1. Develop Rail District properties located north of the railroad tracks on the west side of N.
LeRoy Street for mixed use development.
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2. Develop Rail District properties located north of the railroad tracks on the east side of N.
LeRoy Street for a cultural live/work incubator facility for artists, dance studios, art galleries,
cultural displays and exhibits, café, and offices for similarly related activities.
3. Create An outdoor plaza area for dining along the east side of the Fenton Hotel from the
proposed Farmers Market on the north down to Main Street on the south
4. Develop properties located on the west side of Pine Street between E. Caroline and Ellen
Street as a brownstone multi-family housing development. This project provides a
transition/buffer for the existing single family housing located to the east.
5. Develop north Gateway at N. LeRoy Street and 5th Street.
6. Upgrade and expand the existing City buildings, landscaping, site furnishings, terraces and
lighting.
7. Develop property located within the area bounded by Adelaide, Silver Lake, Shiawassee
River and W. Caroline...
8. Develop Residential housing along north side of Mill Pond west of East Street within the
River District.
9. Develop senior housing along south side of Mill Pond and west of East Street within the
River District.
10. Enhance streetscape along Roberts Street from Silver Lake Road to Adelaide Street.
11. Complete river walk to connect all development along Shiawassee River from East Street
to Bush Park.
12. Expand and enhance all park areas along the Shiawassee River to include installations of
public art and facilities such as picnic areas, tot lots, gardens, boat liveries, fishing docks,
and other similar active and passive recreational activity areas.
13. Two parking deck locations are shown for Phase 3 in case there is a future need for
additional parking as the downtown matures. These deck locations include:
a. An underground parking deck, directly north of the Cultural/Community Center, with
a small surface lot adjacent to the commercial buildings fronting on S. LeRoy
Street. A landscaped park would cover the entire area (including the top of the
underground parking deck) from the riverwalk along the Shiawassee River to the
surface parking lot behind the commercial buildings fronting on LeRoy street. A
driveway from S. LeRoy would run between the Cultural/Community Center and
the commercial buildings to provide access to the surface parking lot and
the underground parking deck. Another parking lot and deck access would be from
W. Caroline Street. The proposed park would be designed as an urban park and
include an amphitheater located adjacent to the Shiawassee River. This park and
amphitheater would be used for many of the activities that are currently located at
the gazebo behind City Hall, at Rackham Park, and new activities and programs
that will grow from this plan and other DDA programs.
b. Another parking deck is proposed for the area directly behind City Hall within the
current City surface parking lot area. If this deck should be above or below ground
is to be determine at a later date.
PHASE 3 – DDA Development Initiatives:
1. Secure developer(s) for:
a. Rail District on west side of N. LeRoy.
b. Rail District on east side of N. LeRoy.
c. Brownstone development on Pine Street.
d. Adelaide Development area (River District).
e. Residential development along north side of Mill Pond west of East Street River
District).
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f. Senior housing along south side of Mill Pond west of East Street (River District).
2. Assist City construct all proposed public improvements required and/or identified in Phases
1-3 that have not been completed.

2. Four Point Management Model
The Four Point Management Model is a proven strategic downtown redevelopment approach that
will guide the City and the Fenton DDA in the revitalization of its downtown commercial district.
Each of the Four Points are described in detail; followed by an overview of how each point of the
model is currently being handled; and then each point is summarized with recommendations of
what needs to be done to ensure success. The information for our conclusions was based on: 1)
reviews of relevant reports and studies previously developed for downtown Fenton; 2) interviews
with downtown stakeholders (including downtown business and property owners, members of City
staff, staff of local organizations and institutions, cultural associations and local residents) to
determine and assess attitudes and opinions regarding the previous and current downtown
revitalization efforts, actions and progress; and 3) our background and experience with other
successful downtown redevelopment projects for other communities.
The Four Point Model
Organization establishes consensus and cooperation by building partnerships among the various
groups that have a stake in downtown Fenton. This will allow the DDA’s revitalization program to
provide effective, ongoing management and advocacy of the commercial district. Diverse groups
from the public and private sectors (City of Fenton, local bankers, merchants, property owners,
community leaders, and others) must work together to create and maintain a successful program.
Marketing & Promotion takes many forms, but the aim is to create a positive image of downtown
Fenton in order to rekindle neighborhood pride. Promotion seeks to improve retail sales events and
festivals and to create a positive public image of the downtown in order to attract visitors, investors,
developers and new businesses.
Business Retention & Development strengthens downtown Fenton’s existing economic assets
while diversifying its economic base. Retaining and expanding existing businesses to provide a
balanced commercial mix, by converting unused or underutilized space into productive property,
and by sharpening the competitiveness and merchandising skills of downtown neighborhood
business people, accomplish this.
Design takes advantage of the visual opportunities inherent in downtown Fenton by directing
attention to all of its physical elements: public and private buildings, storefronts, signs, public
spaces, landscaping, merchandising, displays and promotional materials. Its aim is to stress the
importance of design quality in all of these areas, to educate people about design quality, and to
expedite commercial district improvements.

ORGANIZATION
The Four-Point Model to traditional downtown revitalization is most importantly a process of
involving the community in decision-making and undertaking projects and activities that accomplish
short-and-long range revitalization goals. This methodology is different from most other
revitalization programs because it deals with quality-of-life issues that go beyond basic community
economics. It is a grass root, community-driven process where the DDA Board of Directors takes
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the community’s vision of downtown Fenton and turns it into goals, and then committees and
volunteers develop the strategies to accomplish the goals. Such a process should deal with the
structural operations of the DDA as well as the responsibilities and activities needed for
administration, volunteer recruitment, public relations and newsletter development, and budget
management.
Observations
The Fenton DDA has a good history of accomplishments since its inception in 1993; a wide variety
of successful projects have led to downtown’s overall rebirth as new restaurants, retail stores and
service businesses have located to the downtown and within the DDA district.
The relationship between the Fenton DDA and Fenton Chamber is very good. This is a positive
way to proceed, however since Chamber memberships extend beyond the DDA boundaries. there
can be a problem when trying to represent everyone’s interests, since the DDA cannot expend its
funds beyond it borders.
Currently, annual business planning based on the Four-Point Approach does not take place. Based
on the relatively common issues that were raised by downtown stakeholders, establishing goals
should not be difficult due to a certain level of consensus that already exists about what should be
done in downtown Fenton.
Recommendations
Recommendation #1: Implement the Four-Point Approach to Revitalization. Although the
Fenton DDA has been in operation for many years it is still new to implementing a comprehensive
downtown revitalization methodology that follows the Four-Point Approach. Past emphasis on
undertaking public improvement projects will need to give way to shaping and managing downtown
Fenton’s marketing, design and economy if the DDA is to achieve more far-reaching revitalization
goals and ongoing success.
Recommendation #2: Host a Workshop that will allow the community an opportunity to
learn about the benefits of a Four-Point Approach to Revitalization Program. If Fenton so
chooses to proceed in applying to next year’s Cool Cities Main Street Program it needs to educate
itself as much as it can about the benefit of the Main Street Program before attempting to make
application again. Individual’s well familiar with the Main Street Program such as The Dziurman
Team, MEDC and Oakland County Main Street Representatives and possibly representatives from
other local Main Street Communities should conduct the Workshop. City Officials, DDA Board
Members, downtown businesses and property owners, the Fenton Chamber, and citizens of Fenton
should be invited to attend. By learning about the program, a better-informed decision can then be
made about whether or not to apply. If a decision is made not to apply, it should not preclude the
DDA from incorporating the Four-Point Model Approach.
Recommendation #3: Develop a work plan for the Fenton DDA. The DDA, downtown
businesses, and all downtown stakeholders should work together to develop an annual work plan
for the DDA that will define and prioritize all the steps necessary to implement annual projects
based on those listed in the three phased Downtown Master Plan and Implementation Strategies
Plan. The work plan will strengthen the overall management of the DDA. A first step in the work
plan process will be to develop a common vision for the Downtown which will serve to rally all
businesses within the area to declare common goals and focus on more consistent implementation
strategies for the short and long term future of the downtown. Developing a clear and consistent
vision means building consensus among all downtown stakeholders and city residents at large.
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To build consensus, the Fenton DDA must maintain healthy, and build new, partnerships with other
community organizations and businesses that have an interest in the district, while at the same time
creating a simple efficient committee structure that is accountable to the DDA Board of Directors.
With past successes to build on and by working with partners, the DDA will develop strong support
for a common overall vision. A clear vision and a detailed annual work plan in a cooperative work
environment are necessary to meet and exceed the DDA’s goals.
Recommendation #4: Establish committees for organization, design, promotion and
economic restructuring. Establishing a committee structure will increase communication and
productivity for each of the Four-Point Program areas. Each committee can develop their own
strategies that will ultimately be approved by the DDA Board. The City’s Economic Development
Director, DDA Board of Directors and City Staff alone cannot perform all of the many tasks
necessary to help downtown Fenton maximize its economic development potential or preserve its
sense of place. Increased volunteer participation through the committee structure will allow the
DDA to accomplish more work plan tasks and, thus, experience more success, both now and in the
future.
Each committee should consist of three to five members. As few as two or three members may
also be realistic depending on the tasks outlined in the work plan. Ideally a different DDA Board
Member should be the chair of each committee. The other members of the committees should be
local business people and perhaps at least one resident of the community at large.
MARKETING & PROMOTION
Undertaking a comprehensive and well-developed marketing and promotion plan for Downtown
Fenton could not happen at a better time. Thanks to the fact of all the new development that has
occurred in the area and continues to occur and for the reason that downtown is already a
destination for shoppers, diners and visitors, the DDA is now in a position to use new marketing
activities to mold and enhance its image and, in turn garner new sales and capture additional
market share for its downtown businesses. The stage is set now to develop some quality marketing
materials and an effective calendar of promotional activities.
A first step in developing a calendar is to evaluate the current relationships between the Fenton
DDA, the Fenton Chamber and the downtown businesses. There is already an existing level of
cooperation and support for the promotional activities that do occur, but in order to shape a more
compelling and positive image for downtown Fenton, there needs to be a more effective set of
working associations and organizational structure. Enhancing these relationships will then lead to a
more productive way of dealing with the issues related to doing promotions such as recruiting
volunteers, raising money, producing graphics and marketing campaigns, involving the City and
event day logistics. Each organization ultimately has the challenge of finding ways to work together
and share human and financial resources to develop a downtown specific promotions calendar.
It is always the task of a local DDA sponsored revitalization program to market its downtown district.
Fenton has a downtown commercial district with great potential for more growth and prosperity
inclusive of its current assets. A historic district, new development on the chalkboard, and several
diverse businesses are power strengths to capitalize on. With such potential Fenton should and
can generate positive marketing.
If the intent is to move forward with the Four-Point Approach the DDA must realize that each of the
Four-Points is linked to the other. As an example, a building’s façade can be rehabilitated, thus

Implementation Strategies Plan
City of Fenton
Downtown Master Plan
John Dziurman Architects Ltd./Grissim Metz Andriese Associates/
Downtown Management Strategies/ Athena Research Consultants Ltd.
11

improving the building’s image, but if there is no concurrent promotion highlighting the building
improvement, and the community may never notice the improvement or even the business that
occupies the building. An organized and efficient revitalization effort must work on organization,
design, business development and promotion simultaneously to be successful. Although this might
sound overwhelming the Fenton DDA and it partners are most capable of making it happen.
Observations
Since its inception, the Fenton DDA has not been actively involved in producing promotional events
relying on those undertaken by the Chamber and other groups such as the Dibbleville business
group. As referenced earlier the Economic Development Director and the DDA Board cannot be
expected to perform all of the many tasks necessary to help the downtown. That’s where the role
of a promotions committee comes into place.
There are definitely a sufficient number of events that take place in the downtown throughout the
course of the year. Some could be tweaked to give them more of a fresh approach and some could
be expanded upon such as the Farmer’s Market. Another positive aspect is that the groups are
always looking to improve the quality of the events that take place and are open minded to adding
an event or two to the calendar.
The events that do take place appear to have received little assistance from the DDA in their
marketing and production. No organization is currently organizing and managing a comprehensive
downtown promotions calendar that includes all events and activities that occur throughout the year
in the downtown.
Currently there are no marketing materials in place that promote the downtown. There is a definite
need for some high quality promotional products with well-designed graphics and formats that
would help promote the image of downtown Fenton and its activities. During some of the interviews
that took place downtown stakeholders expressed a strong desire to have some type of marketing
materials made available to them.
Some downtown stakeholders also held opposing opinions concerning what is downtown’s desired
image. Some also believed that there are two distinct downtown districts. An important priority for
the DDA is to begin crafting a suitable image and identity, based on market realities, for use in
future marketing and promotional activities.
Recommendations
Recommendation #1: Enhance the DDA’s role as the promotion/marketing organization for
Downtown Fenton. Almost all revitalization start-up programs, in accordance with implementing
the Four-Point Approach establish a formal volunteer promotion committee to take on the
responsibilities of establishing and maintaining a comprehensive promotion and marketing program.
In Fenton DDA’s case it would have the support of the Fenton Chamber and several downtown
stakeholders because of the process that currently exists with an established set of activities and
an active volunteer corps. Essentially these two entities (Chamber and Downtown businesses)
could serve as the promotion committee or marketing wing of the Fenton DDA and become part of
the organizational structure while remaining semi-independent.
This type of structure would bring significant benefits to the Fenton DDA and its partners. First
there would be no duplication of volunteer and financial resources to produce promotional and
marketing activities since there would be one responsible entity. Secondly, the DDA would be
affiliated and be part of an overarching organizational structure that would be working with a
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comprehensive strategy to revitalize downtown Fenton. In other words, the promotions group
would be integrated with other committees (organization, design, and business development) so
each would benefit from the other.
Recommendation #2: Develop high quality marketing materials for Downtown Fenton. In
order to create more of an identity and positive image for the downtown there is a need to
develop some marketing materials that will help promote the area. Currently the Chamber
puts together a Resource Guide, a City Map, and a Business Directory. The City produces an
Annual Community Report and a website that is currently under construction. There are no
materials however that promotes the downtown. In meetings with downtown stakeholders, City
staff, and local organizations all felt that there was a definite need for some type of downtown
marketing materials. Three relatively easy and cost effective materials that could be produced
initially are:
1. A Downtown Parking Graphic that would show where all the public parking exists in the
downtown. The back of the graphic could have a listing of all the special events that take place in
the downtown. These could be printed on card stock and distributed to all the downtown
businesses that in turn would make them available to their customers. Several towns and cities
now use this type of graphic across the country.
2. A Downtown Business Guide that would provide a listing of all the businesses that currently
exists in the downtown. It can also include information about special events, parking, and a
paragraph or two about the qualities and amenities of the downtown. This type of marketing piece
should be produced annually to insure that the information represented is always current. The
Dziurman Team has already met with the representatives of Allied Marketing and Printing, a Fenton
based business, to discuss the mechanics of putting together this type of brochure. Allied
representatives liked the idea and have agreed to put together a proposal that would outline the
steps and costs needed to produce the piece. These types of brochures are also used quite
successfully in cities throughout the country.
3. A Marketing and Promotional Video (60 Seconds) that would showcase Downtown Fenton as
a whole focusing on shopping, dining and all the other amenities the downtown has to offer. This
type of marketing piece would have multiple benefits. It would be an image boosting product for the
downtown; it would serve as a promotional piece in trying to attract more visitors to the downtown; it
would serve as a marketing piece in trying to attract new businesses to the downtown and bolster
new development. The Dziurman Team has seen the direct benefit of having such a tool available
and has been in contact with a company (Cavalier Pictures) who does a lot of work with Metro
Detroit Visitors and Convention Bureaus and who has produced a similar type of piece for
Downtown Royal Oak, Rochester, Birmingham and Ferndale. All four cities can attest to the benefit
of having a marketing tool like this available and how beneficial it has been in their downtown
revitalization efforts.
The idea of constructing a Downtown Fenton website might also be considered at some point in the
not too distant future, given the marketing popularity and success of the Internet.
Another suggestion would be to give consideration to putting together a semi-annual newsletter
(Spring/Summer and Fall/Winter) that could be mailed to all the downtown stakeholders and the
residents of the City. Some communities have found that a newsletter is a very effective means of
communication. The newsletter could highlight Downtown projects, special events, and spotlight
new businesses that have moved in.
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Recommendation #3: Organize and plan effectively for promotional events and activities.
To improve its promotional planning, once a year the promotions committee should put together
and adopt in cooperation with the Fenton DDA an 18 month work plan that outlines in specific detail
all the events the committee will produce, who will work on them, how much each will cost, and the
timelines for each event’s implementation. Once the work plan is completed, the DDA, the
promotions committee and its volunteers will have a clear understanding of who is responsible for
putting the event(s) together, whether there is enough funding, and whether or not the production of
the event is on schedule. Essentially a work plan also helps pinpoint where problems might or are
occurring in the production of the promotions event. The Dziurman Team can make work planning
training sessions available to those who would need to learn the process.
Recommendation #4: Build a comprehensive downtown Fenton promotions calendar. As
mentioned previously in this report, downtown Fenton already has a good complement of
promotional activities and events on which to build a strong, comprehensive downtown promotions
calendar. Long term promotional strategies should center around possibly adding some new
activities and enhancing current ones so that consumers and visitors can patronize downtown
Fenton on year-round basis.
BUSINESS RETENTION & DEVELOPMENT
Over the last several years, downtown Fenton has experienced steady and positive economic
growth. It was stated by many of the people interviewed that the downtown had seen its challenges
over the years because of a lack of good retail stores and pedestrian activity. Now Fenton is being
regarded as a real “hot market” in the metropolitan region. Reasons for this are several, but the
most significant ones may be Fenton’s increasing household incomes, its excellent location to other
metropolitan communities, a proverbial “cool” downtown, that has a host of great amenities, its
active municipal government and Downtown Development Authority, and a pro-active Chamber of
Commerce. Clearly, the Fenton DDA, the City of Fenton, and other partners are in an
advantageous position now to build on these economic strengths for an even more vibrant and
cohesive downtown business district.
As always with success, however there comes an attendant set of new downtown revitalization
challenges and issues. One major issue the Fenton DDA and the community will have to address
is what will be downtown’s future retail and business make-up in light of all the new development
that has occurred along the Silver Lake Road –US 23 corridors. Finding the appropriate answers
and solutions to these issues will certainly take the Fenton DDA to the next level of economic
restructuring from basic business development activities to actually examining how to build and
maintain current business and determining the most appropriate type of new development to
enhance downtown Fenton’s unique physical environment. The DDA must be diligent and forthright
through involving all the stakeholders in this important business development process.
Observations
The economy in downtown Fenton appears to be holding its own in spite of the big box and strip
center development that has occurred outside of the downtown business district. Some businesses
are doing better than others. All the new housing starts in the city certainly are a plus factor for the
downtown.
The DDA is commended for commissioning a retail market analysis study in 2003. The study
provides a head start for a business development committee in determining a few strategies for
business development in Downtown Fenton.
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There are a decent variety of retail businesses in downtown Fenton, but the current mix could
definitely be expanded. In discussions with downtown stakeholders, City staff, and City residents
there appeared to be some consistency in expressing the need for more restaurants, a hair salon, a
small convenience/grocery store, antique stores, a men’s store, a children’s store, an ice cream
parlor, and downtown housing. Several referenced Brighton and Milford as towns that had a good
business mix.
Downtown physical amenities provide an opportunity for economic development. Having the
Shiawassee River with surrounding green space is a real plus and lends itself the potential to be
more pedestrian orientated.
It was also observed that downtown stakeholders recognize that locally owned businesses are
important assets that define the uniqueness of downtown Fenton over other nearby strip
commercial and big box developments. The business development committee will need to work on
expanding the current mix of restaurants and local retail with sound business development and
recruitment activities. Furthermore, downtown already has a good mix of vibrant and unique retail
that it should support and nurture.
With a good market analysis in place the DDA and its business development committee can then
begin to recruit businesses that fill a need in the market and provide an economic benefit to the
City.
Recommendations
Recommendation #1: Organize a business retention and development committee. Build the
foundation of a business development committee by reaching out to involve community residents,
downtown stakeholders and the Chamber as volunteers. Any number of different stakeholders can
be asked to participate, such as downtown business and property owners, bankers, residents,
Chamber representatives, economic development officials, local developers and real estate
brokers, and college students with an interest in business development and marketing. Contact
Harry Blecker from the University of Michigan Flint Campus Small Business Technical Development
Center (MSBTDC) and ask that he be a part of the committee. This committee should establish a
work plan of annual activities. The committee should be realistic in its recruitment and retention
projects and efforts as it plans year by year and in all planning periods the committee should allow
the work plan to dictate the budget, not vice versa.
Recommendation #2: Maintain and build on the current business mix. Every community
looking to revitalize or enhance its commercial district must ask itself, “What is our competitive
advantage in the local and regional marketplace?” That competitive advantage may be determined
by the presence of certain businesses in the district (i.e., French Laundry, Dibbleville Shops, Fenton
Hotel), the presence of a strong and growing demographic, or even the presence of incentives
offered by government entities to bring in business. For downtown Fenton, there already exist
some quality shopping and dining establishments. This business cluster is certainly Fenton’s
competitive advantage over other communities. This mix should be maintained and added to with
other competitive and complimentary businesses.
Recommendation #3: Provide business retention assistance to existing businesses. One of
the key roles of a business development committee is to provide technical assistance services to
downtown businesses for the purpose of helping to keep them healthy and viable. The University
of Michigan Flint Campus through its Michigan Small Business Technical Development Center and
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the Fenton Chamber of Commerce offer such assistance to existing businesses and start-ups.
They should definitely be made partners in this effort. Whether it is in a one-on-one setting with
business owners or collectively in seminars and workshops would be up to the committee to decide.
Such a program has the ability to be an early warning system for businesses in trouble. Topics for
business assistance could include marketing and advertising, obtaining financing for business
expansion and interior and exterior improvements, merchandising, customer services, and
bookkeeping. The MSBTDC could also be instrumental in working with local entrepreneurs
interested in starting up new businesses in downtown Fenton.
The DDA should also consider sponsoring periodic business seminars for businesses. These could
take place over a continental breakfast or an after hours program, although more success might be
found in the morning before businesses open. These seminars should take place at least twice a
year to begin with. A business seminar series has proven to be an effective tool for providing
support to downtown businesses while at the same time getting more businesses to buy into the
program.
Recommendation #4: Develop a comprehensive list of current available retail properties and
development sites in Downtown Fenton. This list would need to be maintained and publicized.
Recommendation #5: Develop a specialized recruitment package geared to specific retail
categories or prospects. Data can include downtown marketing materials as referenced in the
promotions section, demographic information, information from the Retail Market Analysis, and a
list of available properties. The DDA needs to be aggressive in scouring the landscape for up and
coming quality independent local retailers. The DDA should get involved with the ICSC
(International Council of Shopping Centers) because it would provide an opportunity for marketing
for tenant recruitment and lend exposure to local and regional developers.
Recommendation #6: Supplement the Retail Market Analysis. The DDA sponsored Retail
Market Analysis in 2003 serves as a useful tool because it provided an economic blueprint of the
downtown. The report should now however be supplemented with supporting documentation that
will provide a clearer view of market realities in downtown Fenton.
To provide an even more of an accurate blueprint of the downtown the DDA should consider
undertaking additional market analysis activities such as conducting intercept surveys. Information
that should be collected from participants should include home zip code, the primary purpose of
one’s visit to downtown Fenton, where one parked and the adequacy of parking, how was the
selection and quality of goods and services, adequacy of business hours, merchant friendliness,
attractiveness of the downtown and the overall impression of the downtown. Respondents should
also be asked where in the region they shop for particular goods, such as apparel, and what they
would like to see in the downtown. It is important to note that the DDA does not need to conduct
hundreds and hundreds of surveys. Focus on retrieving 200 surveys. Quantity is not as important
as a quality random sampling.
Another effective supplement would be to conduct a complimentary business cluster analysis. As
part of any business recruitment strategy it would be wise to target businesses that feed off existing
successful businesses. Identify existing businesses in Downtown Fenton that have a strong
customer base and create a list of potential businesses that would compliment that particular
business. Downtown Fenton already has a good example of this type of cluster by having a
successful women’s shoe store along with a women’s apparel store and a couple of very nice gift
shops. The antique store, quilt shop and bead shop is another example of a good business cluster.
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Identify and recruiting complimentary businesses creates an available avenue for the cross
marketing of products and businesses. It creates a strong synergy amongst businesses and
bolsters the image of the downtown.
The DDA should also re-examine its trade areas and demographic profile since there has been a lot
of new development in the surrounding areas. This would provide a better view of what areas the
DDA and its businesses should be concentrating in there marketing efforts. Some business owners
in downtown indicated that they were attracting customers from the Grosse Pointe area, which
could be an indicator that the trade area is a lot larger than your typical 1 to 5 mile radius.
With a good market analysis in place the DDA and its business development committee can then
begin to recruit businesses that fill a need in the market and provide an economic benefit to the
City.
DESIGN
Good design is about the economics of business as well as aesthetics. Creating attractive, clean,
well maintained, user-friendly shopping and dining environments is good business. Through the
efforts of the City and the DDA, downtown Fenton has seen a lot of positive changes over the last
several years. Although much work remains to be done, the successes of the recent past can be
used to guide future activities in downtown Fenton.
Because the majority of work in the first year of a revitalization program is largely getting organized
and partnership building-tasks that are invisible to the public, downtown design improvements are
often the only physical evidence that something is actually happening. That is why most
revitalization programs try in to focus in the first year on achievable design improvements, whether
in the public or private realms. One of the tasks of the DDA is to persuade independent business
and property owners that investing in improvements to their buildings makes economic sense and
then to work to make this happen.
Good design has economic value; people buy products that are packaged attractively and they like
to shop, dine, and relax in a visually appealing environment. Conversely, unappealing, unmaintained, poorly signed and poorly illuminated business districts discourage consumers because
the buildings, shops and public areas appear substandard and sometimes give a feeling of being
unsafe. When working with businesses, the DDA will need to find an effective way of selling the
benefits of building rehabilitation to an independent business or property owner. Like shoppers,
investors and developers also make decisions to invest in downtowns in part based on
appearances.
Good design should follow simple principles. Starting small with two or three good small façade
improvements a year will have more positive impact than starting with an expensive public
improvement project that takes years to complete. Incorporate quality design, materials, and
construction that will have a great impact and lasting value. With any new construction it should
respect the existing architecture in the downtown that surrounds it.
Design improvements are but one component of a revitalization strategy; however when applied
comprehensively with the other three points – organization, promotion, and business development,
design improvements can bring about positive and lasting change.
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Observations
The Fenton DDA and the City administration are taking a pro-active approach to planning and
improving the physical environment of the downtown by having commissioned a comprehensive
Downtown Master Plan. If it adopts that Four-Point Model, the DDA will continue to lead the
successful revitalization of downtown Fenton, and in an intelligent way, guide its growth.
The architectural quality of most buildings in downtown Fenton, while varied, is generally good. It is
obvious however that a lot of the buildings suffer from long-deferred maintenance. In discussions
with downtown business owners there appeared to be a strong interest for a façade improvement
and new sign program. Other issues rose pertained to the maintenance of the downtown and lack
of consistent signage as a means to facilitate way finding. Some wanted to see more benches and
flower plantings. Some thought that a kiosk strategically placed, showing where businesses and
parking were located, would provide a good means for people getting around the downtown. Some
raised concerns about a lack of adequate parking, but the majority seemed to agree that it was
more of a lack of maintenance of city parking lots that was more of an issue in addition to a lack of
signage directing people to where the parking was located. Some talked about the cleanliness of
other downtown districts like Milford, Rochester and Brighton and wanted Fenton to follow their
example. Angle parking along Shiawassee was also brought up by some of the Dibbleville
business owners. A more pronounced cross walk located at S. Leroy and Shiawassee was also
requested because some felt that crossing the street at that particular intersection was difficult and
dangerous due to speed of vehicular traffic.
The Dziurman Team and the Chamber Director have taken the time to meet with representatives of
four local banks to discuss each institutions support and possible involvement in a façade
improvement program. The banks that were met with were Citizens Bank, The State Bank,
Peoples State Bank and Republic Bank. Bank representatives expressed a definite willingness to
support the process and appeared interested in providing a means of financial support once a
financial incentive program was put into place. Before making any final commitment they all
obviously wanted to learn more about the type of incentive program that would be instituted.
Recommendations
Recommendation #1: Organize a design committee. Under the guidance of the DDA Board,
organize a standing design committee with a cross section of member volunteers, including a
representative of the DDA, a downtown business and property owner, a community resident, one or
more design professionals, a civic association member, and City staff. Seek active working
members with varying skills. Committee membership should be open to the broader community,
thus allowing the DDA to harness the good will and energies of both residents and business
owners. An architect will add great value to the committee in terms of expertise, while a business
owner and resident can add common sense and the ability to speak to important issues in plain
terms. The design committee’s responsibilities should be broad and should consider all of the
following in its work:
•

Stimulate building and business improvements such as exteriors, interiors and regular
maintenance

•

Help to guide or implement public improvements, such as streetscape, public art,
directional signs and clean-ups

•

Educate the public, business owners and property owners about good design through
presentations, design assistance services and window displays.
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It is important in the beginning that committee training take place regarding the role of the
committee. This is a task that could be handled by the Dziurman Team.
Recommendation #2: Prepare an action-orientated work plan. The design committee will need
to have a work plan to guide its activities. The initial work plan should outline the activities the
committee will work to undertake for the first 12 to 18 months. The work plan should be short and
specific, listing the necessary steps the committee will have to take to meet its immediate goals.
The DDA Board should consider establishing some initial priorities for the committee’s work plan.
The work plan should be kept limited in breadth and focused on realistic actions that will lead to real
results. Each goal or project should include a timeline, the person(s) responsible for completing the
task, and an estimated cost for completion. The Dziurman Team can assist in the work plan
development process.
Recommendation #3: Adopt and publish design guidelines for Downtown Fenton. The DDA
is commended for commissioning Design Guidelines specifically for the downtown area as part of
the Downtown Master Plan. Design guidelines are important standards for the upgrade and
rehabilitation of existing buildings and for new construction in the downtown. These guidelines will
be most useful in educating business and property owners about the variety of design choices and
the most appropriate changes for their buildings. The guidelines will be most effective when used in
conjunction with DDA financial incentives for compliance. The guidelines will encourage welldesigned changes that are culturally expressive of Fenton.
Recommendation #4: Adopt and implement a Downtown Fenton façade improvement
program. Façade improvements are sometimes the first visible indication that something positive
is happening in the downtown. In addition to their aesthetic improvement, they also give the DDA
and its partner’s credibility and momentum.
The Fenton DDA has already budgeted funding for façade improvements in the downtown. As
mentioned under observations, the Dziurman Team and the Chamber Director have met with four
local banks requesting their financial support of a façade improvement program. The banks appear
ready and willing to participate but want to learn more about the type of program that will be put into
place.
The program should be structured in a way that it will provide matching façade grants to downtown
business and property owners. The grant could be as high as the DDA and the design committee
wants it to be. A lot of DDA’s provide up to $15,000 in matching funds for full façade renovations.
The Fenton DDA should develop a multi-year façade improvement funding plan so additional
project can be undertaken over the next several years. Community support for the program will
increase over time as long as building projects are completed demonstrating to potential
participants the DDA’s real commitment to downtown revitalization.
In discussion with several downtown business and property owners many have expressed an
interest in participating in such a program once it’s put into place. The owners of the Iron Grate and
The Fenton Hotel are two very interested parties.
The Dziurman Team can work with the DDA and the design committee to insure that the proper
steps are taken to insure success of the program.
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Recommendation #5: Adopt and implement a Design Assistance Program. The DDA and its
design committee should offer both architectural and graphic design services to downtown business
and property owners as a form of assistance and as an incentive to encourage improvements. The
design assistance program should provide architectural design and renderings assistance for
façade improvements. It should also provide graphic design assistance for sign design and
business image development and help businesses navigate the system when undertaking design
changes. Again this will provide more credibility for the DDA and re-enforce its commitment to the
downtown and its stakeholders.
Recommendation #6: Pursue streetscape improvements and public act opportunities.
Proposed streetscape improvements and public art installations have already been identified in the
phasing plans for the Downtown Master Plan. Utilizing these documents and other pertinent
information, the DDA and its design committee should produce a prioritized inventory of capital
improvements that needs to be undertaken in the downtown, e.g. sidewalk repairs, street lights,
benches, trees and flower plantings, etc. Both should also look at innovative ways to incorporate
public art in the downtown, such as the mandatory 1% public art budget for construction in the
downtown area outlined in the Design Guidelines. All such improvements will be critical to the
overall function and appearance of downtown Fenton and will lead to a more pedestrian friendly
environment.
Conclusion
Downtown revitalization is always an incremental and evolving process; quick results should never
be guaranteed. DDA board members, the city government and other downtown stakeholders
always want immediate results. But, without a strong and committed organization there will be no
results. Therefore, the first step in this process for the Fenton DDA is to organize and establish a
strong organizational structure.
With this in mind the Fenton DDA should look at implementing the recommendations in this report
that it feels are readily achievable and will have a short term positive impact on the downtown for
the first year. Build support and credibility. Don’t try to do everything at once. That’s where long
term planning and annual work-plan development come into place. Downtown stakeholders want
to see some results, not just continue hearing about ideas.
Activity creates confidence in the revitalization program and ever-greater levels of participation.
Frequent, visible changes are a reminder that the revitalization effort is under way. Small projects
at the beginning of the program pave the way for larger activities as the revitalization effort matures.
Downtown Fenton has an incredible wealth of talent, skills, dedication, and experience represented
in the DDA Board Members, the City government, the downtown business and property owners and
civic organizations. This is where the revitalization process begins. It’s these people and groups
combined commitment, vision and hard work that will most assuredly result in a successful
revitalization effort that will place Fenton in the vanguard of ‘cool’ communities.

3. Arts and Culture
Image/Identity
Numerous studies have proven the efficacy of arts and culture for everything from driving economic
growth (tourism, employment, quality of life, etc.) to inspiring creative principles in other industries
(clothing, textiles, electronics, advertising, etc.) to using people and processes as parts of other
industries (fabric designers for automobile upholstery, men’s and women’s wear designs, livable
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downtowns, etc.). Research has shown that children learn to read, calculate and even write better
when the arts have been integrated into the classroom. The arts stimulate economic development
and serve as a catalyst for education.
The City of Fenton, the Downtown Development Authority, and the Dziurman Team collectively
agreed at the beginning of this project that an Art and Cultural identity for the Downtown was
desirable for a number of reasons since it would:
• establish a positive image for the community;
• fit into the state’s “Cool Cities” initiative;
• provide a unique image for the downtown; and
• stimulate new economic development in the downtown area.
Currently, the greater Fenton Community actively supports a myriad of arts and cultural activities,
programs and installations. Examples include the K-12 school art programs; the annual community
Art at the Center Fair (Community/Cultural Center grounds); the Concerts in the Park program (a
seasonal activity sponsored by the City and the Southern Lakes Art Council); dance programs and
performances by students from local studios; the A.J. Phillips Historical Museum (located in
downtown Fenton); activities and programs sponsored by the Fenton Historical Society and
Dibbleville Questers; activities and programs provided through the Fenton-Jack R. Winegarden
Library (located in downtown Fenton); the Change of Shift mural in the Fenton Post Office (located
in downtown Fenton) by Jerome Synder and funded by the U.S. Treasury Department in 1942;
performances by the Fenton Village Players; extensive programs, concerts and activities provide at
the Fenton Community Center (located in downtown Fenton) designed by the famous (father and
son) architects Eliel and Eero Saarinen and built in 1937-38 through a donate from the Horace H.
Rackham and Mary Rackham fund; and the new Fenton Area Cultural Center, a 12,000 SF addition
to the existing Fenton Community Center, that will include a sculpture garden, a fine arts gallery,
classrooms for fine arts instruction, a theater, and meeting rooms for arts, service and civic
organizations.
These Fenton arts and cultural activities, programs, performances, and installations provided the
inspiration and legitimacy for the DDA to adopt an Arts and Culture identity for Downtown Fenton.
The following information from ArtServe Michigan and the Michigan Nonprofit Research Program
clearly shows the economic benefits of adapting an arts and cultural identity for Downtown Fenton.
Community and Economic Benefits
Arts and culture are a major economic industry in Michigan
Arts and cultural organizations are themselves responsible businesses, employers and consumers.
A 2001 report by Wayne State University’s Center for Art and Public Policy states that the arts
account for 6.5% of Michigan’s total economic activity (as compared to the construction industry at
4.9%). Michigan’s creative arts industry alone generates $4 billion annually in economic activity and
supports over 40,000 jobs with an annual payroll of just over $1 billion. Michigan is home to over
3,000 arts and cultural organizations, the fourth largest subsector among public charities in the
state. Economic studies show each state dollar invested in the arts and culture yields a direct
return of $10, and a multiplied “ripple effect” return of at least $34.
Arts and culture enrich our lives
Arts and culture strengthen our communities and schools. They define individual groups and
cultures and at the same time bring people together in a way no other human activities can. They
are a part of our everyday lives, connecting us to our past and lighting the way to our future. They
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stimulate our senses, drive our creativity, define us and challenge us. Arts and culture are all
around us . . . in the words we write, the buildings we work in, the music we hear, the clothing we
wear, even the steps we take are direct products of arts and culture.
Arts and culture is a major contributor to our quality of life
Recent studies and surveys reveal that for both employers and employees in today’s workforce,
quality of life issues are very significant. One national study of professionals seeking jobs found that
quality of life issues ranked second after salary and ahead of fringe benefits among factors
employees take into consideration in deciding where to locate. In the words of Richard A.
Manoogian, chairman of Masco Corporation, the ability of employers to attract exceptional
employees “is to make sure that the quality of life in our communities is as good as it is in any other
city in the U.S. When we recruit people to join Michigan-based businesses, we must emphasize the
quality of life that they and their families will enjoy”. A thriving arts and cultural sector that
individuals and families can experience either as participants or spectators is key to any
community’s quality of life in concert with other factors such as recreational facilities, quality schools
and livable neighborhoods.
Arts and culture are a sound economic investment
A recent issues brief prepared by the National Governors Association stated that the non-profit arts
industry “is a potent force in economic development nationwide. States and communities have
integrated the arts in their economic development arsenal to achieve a wide range of direct and
indirect economic goals. Arts programs have served as components of high-impact economic
development programs.” The issues brief details ways governors and state leaders can “leverage
human capital and cultural resources to generate economic vitality, restoring and revitalizing
communities to create vibrant public spaces . . . Governors can position their states to use the arts
effectively by promoting new partnerships. . . and by harnessing the power of the arts and culture
as tools that unite communities, create economic opportunity, and improve the quality of life.”
Arts and culture are an industry
They generate jobs, stimulate economic activity and benefit the community in many ways. The
National Endowment for the Arts reported in a 1998 survey that spending on performing arts events
was roughly 1.6 times greater than spending on either admissions to movies or spectator sports
events. A recent survey by the Travel Industry Association of America revealed that two thirds
of American adult travelers say they included a cultural, arts, heritage or historic activity on a trip of
50 miles or more from home, one-way, in the past year. Further, about one-third of travelers
lengthened their trip because of cultural events and activities.
Arts and culture are good for education
The No Child Left Behind Act of 2001: Reauthorization of the Elementary and Secondary Education
Act legislation for the first time defines the arts as a core academic subject. The Michigan State
Board of Education in 2001 adopted its blueprint for accrediting schools called Education YES! A
Yardstick for Excellent Schools that for the first time included arts education as an indicator of
instructional quality. The National Education Longitude Study of 25,000 8th and 10th graders
revealed that involvement with the arts was linked to higher academic performance, increased
standardized test scores, and lower dropout rates. Of great importance to schools struggling to
close achievement gaps are the indications that for certain populations – including students from
economically disadvantaged circumstances and students needing remedial instruction – in the arts
may be uniquely able to boost learning and achievement. For instance, studies reviewed in Critical
Links, a compendium produced by the Arts Education Partnership in Washington, DC, show that
students who are encouraged to dramatize reading material significantly improve their
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comprehension of texts and their ability to read new and unfamiliar material. These improvements
are most pronounced for young children, for those in need of remedial instruction, and for students
of lower socioeconomic status. Further, several studies, including a landmark study by the U.S.
Department of Justice, demonstrate that arts education has significant beneficial effects on at-risk
youth. In addition to dramatic enactments, certain forms of music and dance have been shown to
enhance and complement basic reading instruction aimed at helping children “break the phonetic
code” that unlocks written language skills. Other studies show relationships between learning in the
arts and more advanced literacy skills, including interpreting challenging texts, writing and oral
expression. In the words of the distinguished biochemist and scholar Robert Root-Bernstein, “The
same tools of thought that an artist needs to paint or sculpt or that a writer needs to write or a
musician to compose are those which a scientist needs to discover or a technologist needs to
invent. But those skills are not taught within any standard scientific or technological curriculum.
Virtually, their only source is the arts.”
Recommendations
Recommendation #1: Adopt an Arts and Culture Policy
The City of Fenton and the Downtown Development Authority has already determined the validity
and appropriateness of using Arts and Culture as the primary image/identity for downtown Fenton.
Therefore, it is important for the City to officially adopt an Arts and Culture Policy that will establish
the vision for the policy, why the policy is important, how the City will promote the policy, and the
source of funding to implement and manage the policy. The DDA Board and City Council are
responsible for the implementation of this policy and the creation of an Arts and Culture
Commission to oversee the implementation and management of the policy.
Recommendation #2: Create a DDA Public Art Policy
The City of Fenton Downtown Development Authority needs to adopt a Public Art Policy that
supports arts and culture as being: 1) an important aspect of the community; 2) a stimulus for new
economic development; and 3) critical to the continuing revitalization of the downtown area. To
help ensure the success of this public policy, the DDA Design Guidelines for the downtown area
should require the inclusion of public art as a component of all development (new and existing) in
the downtown area. This requirement means that all new and existing development, in any of the
six (6) districts that make up the downtown area, must include a minimum budget of 1% of the total
hard cost of the construction, which is to be only used to cover the cost to design, create and install
public art into the project. The DDA Board is responsible for the creation of the policy and City staff
is responsible for the enforcement of the policy after it is adopted.
Public Art
The general definition of public art for the purpose of this public art policy includes sculpture,
gardens, bridges, multi-media installations, fountains, water features, fine art, photography, murals,
and historic restoration. The inclusion of historic restoration into this definition of public art is an
understanding of the additional cost required to appropriately restore and adaptively reuse an older
existing building, and the positive benefit and beauty that it provides to the community.
Recommendation #3: Create a partnership with the Fenton Community Center to host Arts
and Cultural Programs in the downtown area
The Fenton Community Center has started to develop a relationship with Cranbrook based on the
Saarinen connection to the design of the Fenton Community Center in the late 1930’s and the
design of the buildings at Cranbrook. One idea is to establish a yearly Saarinen Symposium at the
Community Center that would attract architects, educators, historians, and other professionals over
a 3-5 day period. This type of Symposium has the possibility of growing into a yearly international
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event. Another idea is to create a gallery/museum dedicated to the work of both Eliel and Eero
Saarinen in the Community Center and/or the new Fenton Area Cultural Center addition. This type
of exhibit would have a year around draw. The DDA should establish a partnership with the Fenton
Community Center, Fenton Area Cultural Center and Cranbrook to assist in hosting one or more of
these events. This Community Center partnership could be a joint collaboration between the DDA,
the proposed Arts and Culture Commission, and the Fenton Community Center.
Recommendation #4: Transform the bridges into individual expressions of public sculpture,
lighting and decoration
The bridges are an important visual feature in the revitalization of downtown Fenton and an integral
part of the future image and character of the city. Therefore, it is important that the bridges are
preserved, enhanced, and reborn as Public Art installations.. To accomplish this vision, the DDA
and the Arts and Culture Commission need to establish, organize, and promote a national design
competition to solicit creative ideas/concepts to transform the bridges into individual expressions of
public sculpture and art.
Recommendation #5: Establish an Arts Incubator in downtown Fenton
Places as diverse as Detroit, San Jose, New Orleans and Arlington County, Virginia set money
aside specifically for arts incubators through which artist share resources (like a business incubator)
as they work toward independence. Incubators have often been privately financed, but a
government or a public-private partnership could support them as well. Artist could learn more
about business, enabling them to be less dependent on the government. An interesting example of
this type of program is located in the Upper Peninsula at Finlandia University. This educational
institution established the International School of Art and Design in a former hospital building. The
cost to purchase and renovate the building cost approximately $2.7M. They secured a $1M EDA
Grant, a $350,000 MEDC Grant, and private funding to cover the rest of the cost. This Community
College Program together with other closely related business tenants have secured design
contracts with corporations around the world. We believe a similar type of facility should be
established in the Rail District, as part of an overall arts and entertainment theme for this district.
The DDA, together with other partners, could create this type of project utilizing affordable housing
grants and loan programs to develop an artist live-work incubator.
Recommendation #6: Restore the Mural on the south wall of the Bean Company Building
In 1984 the City commissioned the painting of a mural on the south exterior wall of the Bean
Company Building. The mural depicts a perspective view of the original downtown commercial
buildings looking down S. LeRoy Street. This scene is complemented with a scrolled banner placed
along the east edge that commemorates the 150th anniversary (1834-1984) of the City. Over the
past twenty two years the mural has faded and needs to be restored. We recommend that the
DDA/City restore the City Mural as one of the first expressions of their commitment to the Arts and
Culture identity for the downtown.
Recommendation #7: Adopt a strong commitment to history and historic preservation
The City retains a number of historic buildings in the downtown area. All of these buildings are
important and all contribute to the art and culture image for the downtown. The DDA needs to adapt
a proactive commitment to protect these buildings and to highlight them for the history lesson and
enjoyment they will provide for future generations. The historic significances of the Fenton
Community Center, has already been noted, but another important historical building, the Fenton
Hotel, is celebrating its 150 anniversary this year (2006). The DDA and the community need to
celebrate the anniversary of this community icon this year, to show your support and commitment to
the importance of history and historic preservation to the community.
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Conclusion
The variety of Fenton’s arts and cultural activities is vast, and include local symphonies,
University performance halls, museums, community theaters, private performing companies, and
more. These activities are provided by nonprofits, individuals and for-profit organizations.
Regardless of the tax status, all of the individuals and institutions that offer arts and cultural
activities significantly contribute to both the economy and the overall quality of life in Fenton. Since
these activities play such a prominent role in the lives of those who live or visit Fenton, without
these activities Fenton’s quality of life would be dreary at best. Also, the failure to recognize the
economic benefits of these activities means that key policy decisions regarding the future of the
City are being decided without complete information.

4. Public Investment
The Implementation Strategy Plan outlines an ambitious redevelopment plan that will require a
financial investment by the DDA and the City. This is particularly true during the first 3+ years of the
plan. Subsequent years will require additional seed money and more public improvements funds,
but in less proportion to the total investment being made by others than in the initial years of the
plan.
For the past 10 years, the DDA has invested a significant portion of their funds in a number of
public improvements that have benefited the entire Fenton community and not necessarily only the
downtown. But now, the DDA needs to focus almost entirely on the downtown if this plan is to
succeed.
One of the potential problems that the DDA might face is a possible backlash from businesses
located in other locations within the DDA district. To counter this situation, the DDA should begin
the implementation of this plan with personal visits to all DDA district businesses located in nondowntown locations. The purpose for the visit would be to explain the benefits and opportunities
that the redevelopment of downtown Fenton will have on the entire community and specifically the
business being visited. A packet of information should be provided, with a follow-up phone call
within one week after the visit.
Estimated Cost of Public Investment
It is important for those involved in the implementation and approval of the Master Plan document
to know what the financial commitment could be to implement the Master Plan and if it’s a good
investment.
The purpose of a Downtown Development Authority is to revitalize a specific district through
economic development. In order to accomplish this, the DDA makes investments in the district to
create investment opportunities for private development. The private development creates a larger
tax base, which in turn, creates more taxable income, more jobs, and more reinvestment in the
community.
So, is the public investment worthwhile? According to the National Trust Main Street Center it
certainly is. Based on the information they gathered from approximately 1,800 communities for the
past 24 years, every dollar a community spends to support the revitalization of the downtown will
generate a reinvestment back into the downtown of between $26-40. In addition to the positive
reinvestment ratio, there are equally impressive statistics relating to job growth, business creation
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and building construction. (For more detailed information see the Reinvestment Statistics and the
Return on Investment Graphs provided in the Appendix.)
The Dziurman Team has developed the following estimate of the costs for the public investment
needed to implement Phase 1 of the Master Plan. The estimated costs are stated in 2006 dollars
and cover a 5 year period (2006-2010). Historically, the initial public investment required is higher,
as a percentage comparison to the total assessed value of property values in the downtown area,
than it will be in subsequent years. The estimate includes all hard and soft cost items identified and
is based on detailed cost estimates, the cost of similar items from previous projects, and the
Dziurman Team’s background and experience in the management and design of downtown
redevelopment.
•

Four Point Management Model
o Organization
o Marketing and Promotion
o Business Retention and Development
o Design
The initial annual budget for marketing and promotion
(increased by $5,000 per year for the next four years)

•

•
•
•

=
=

$
$

25,000
50,000

Part time manager/marketing person (which we recommend) =
(increased by $5,000 per year for the next four years)
=

$
$

40,000
50,000

Site improvements
o Revise existing streetscape/landscape in front of City Hall
=
o Install a continuous river walk on both sides
=
o Extend Caroline Street from S. Leroy to S. Walnut
=
o Enhance streetscape
 Caroline Street (Adelaide to Pine)
=
 S. LeRoy (Silver Lake to Elizabeth)
=
 Shiawassee (S. LeRoy to Adelaide)
=
 Ellen (S. LeRoy to S. Walnut)
=
o Silver Lake/S. Walnut Gateway
=
o Freedom Park Gateway
=
o Elizabeth Street parking lot conversion
=
o Rackham Park Pedestrian Bridge (remove old/construct new =
o Enhance appearance of three bridges
=
Subtotal Site Improvements
=
Project development incentives/assistance/environmental clean-up
o Bonding required for major development opportunities
o Annual Façade Improvement Grant Program
=
Site acquisition for future development
=
o $200,000 – 400,000 depends on return of investment
=
Public improvements and maintenance
o (Parking Lots, Public Art, maintenance program, etc.)
=
Approximate Subtotal Public Investment (2006-2010)
=
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$ 145,000
$ 655,000
$ 470,000
$1,050,000
$ 615,000
$ 260,000
$ 180,000
$ 325,000
$ 235,000
$ 11,000
$ 37,000
$ 924,000
$5,072,000
to be determined
$ 50,000
to be determined
$ 300,000
$ 100,000
$5,522,000

Reinvestment Ratio
Based on the National Trust statistics, public investments of $5.5M will generate a reinvestment
back into the downtown of between $143M - $220M during the first phase (2006-2010) of the
Master Plan.

5. Summary
The Implementation Strategies Plan provides the Downtown Development Authority a
comprehensive business redevelopment and investment plan of what needs to be done and what
tools are required to implement the redevelopment and construction of downtown Fenton.
The Phasing Plan provides a written description of the projects and DDA development initiatives
necessary to implement each plan as presented. The items listed for each phase were carefully
selected to reflect what might be accomplished within each five year period. Will all these items
happen as listed? Probably not! Many factors will determine what gets done when. The important
things to remember are your visions and goals for the redevelopment of downtown Fenton, and
always base your decisions on the frame work of the plan as you move forward.
The Four Point Management Model (Organization, Marketing, Business Retention & Development,
and Design) identifies how to create a downtown organization that will manage, market, promote,
create business opportunities, and determine what the downtown will look like. Therefore, it is
important that the DDA establish a separate downtown redevelopment office, staffed with
experienced professionals, who will focus all their efforts on the redevelopment of downtown
Fenton and only on downtown Fenton. If properly organized and managed, according to the Four
Point Management Model, you will succeed.
The adopted image/identity for the downtown is Arts and Culture. As a result of this decision, you
have already established a win win position for the redevelopment of the downtown. The bridges,
public art, historic buildings, riverwalk, and all the wonderful amenities planned will make Fenton a
must designation on everyone’s list. The downtown and the community are sure to succeed and
grow if you follow the plan. What a wonderful idea you had.
The public investment necessary to implement the plan requires the decision makers to have
confidence in the plan and all those who created the plan. For every dollar a community spends to
support the revitalization of the downtown will generate a reinvestment back into the downtown of
between $26-40. Based on what 1,800 other communities have experienced, Fenton will see a
return of approximately $143M-$220M by 2010 with an initial investment of approximately $5.4M.
The monetary reinvestment potential is impressive.
The Dziurman Team is committed to a successful completion of the Downtown Plan. What
separates the successes and failures of downtown redevelopment, are vision, commitment, and
desire to succeed. There is no doubt that this program will succeed.
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7. Appendix
a. Economic Benefit Analysis
i. Reinvestment Statistics (2002,2003 & 2004)
ii. Return on investment Graphs
1. Physical Environment
2. Business Growth
3. Job Growth
b. District Plan
i. North Fenton District
ii. Rail District
iii. Downtown District
iv. Government/Civic District
v. Dibbleville District
vi. River Overlay District
c. Downtown Master Plan
i. Phase 1 (2006-2010)
ii. Phase 2 (2011-2015)
iii. Phase 3 (2016-2020)
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Economic Benefit Analysis
The cumulative success of the Main Street Approach and Main Street programs on the local level
has earned a reputation as one of the most powerful economic development tools in the nation. The
National Trust Main Street Center annually collects statistical information on economic activity in
local Main Street programs nationwide. These statistics were tracked from 1980 to December 2004
and reflect activity in approximately 1,800 communities. The following charts show the
Reinvestment Statistics for the years 2002-2004 (the latest available).

2004 Reinvestment Statistics
Dollars Reinvested:

$23.3 Billion

- Total amount of reinvestment in physical improvements from public and private sources.
Average reinvestment per community (i):

$12,431,287

Net gain in businesses:

67,000

Net gain in jobs:

308,370

Number of building rehabilitations:

107,179

Reinvestment Ratio(ii):

$26.67

- the average number of dollars generated in each community for every dollar used to operate
the local Main Street program.
Notes:
(i) The AVERAGE REINVESTMENT PER COMMUNITY reflects investment in communities that have recently begun
commercial district revitalization programs as well as those that have been actively involved in Main Street for more than a
decade. In addition, it includes investment of communities of a wide variety of sizes and in all parts of the country. For these
reasons, communities should be cautious about using this figure as a benchmark for local performance.
(ii) The REINVESTMENT RATIO measures the amount of new investment that occurs, on average, for every dollar a
participating community spends to support the operation of its Main Street program, based on medial annual program costs
reported to the National Trust Main Street Center by its coordinating programs.

2003 Economic Statistics
The total amount of public and private reinvestment in physical improvements in Main
Street communities:

$18.3 Billion

Average reinvestment per community (i):

$10,000,000

Net gain in businesses:

60,577

Net gain in jobs:

244,543

Number of building rehabilitations:

96,283
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Reinvestment Ratio(ii) the average number of dollars generated in each community for
every dollar used to operate the local Main Street program:

$35.17 reinvested for
every $1 spent

Average program length:

8.05 years

Average cost per job created in a main street district:

$2,847

Average cost per business created in a main street district:

$11,492

Notes:
(i) The AVERAGE REINVESTMENT PER COMMUNITY reflects investment in communities that have recently begun
commercial district revitalization programs as well as those that have been actively involved in Main Street for more than a
decade. In addition, it includes investment in communities of all sizes and in all parts of the country. For these reasons,
communities should be extremely cautious about using it as a benchmark for local performance.
(ii) The REINVESTMENT RATIO measures the amount of new investment that occurs, on average, for every dollar a
participating community spends to support the operation of its Main Street program, based on average annual program costs
reported to the National Trust Main Street Center by statewide and citywide Main Street programs.

2002 Economic Statistics
The total amount of public and private reinvestment in physical improvements in Main
Street communities:

$17.0 Billion

Average reinvestment per community (i):

$9,513,151

Net gain in businesses:

57,470

Net gain in jobs:

231,682

Number of building rehabilitations:

93,734

Reinvestment Ratio(ii): the average number of dollars generated in each community for
every dollar used to operate the local Main Street program:

$40.35 reinvested for
every $1 spent

Average program length:

7.11 years

Average cost per job created in a main street district:

$2,394

Average cost per business created in a main street district:

$9,651
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