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AGENDA
CITY OF STURGEON BAY
PLAN COMMISSION
Wednesday, June 1, 2022
6:00 p.m.
City Council Chambers
421 Michigan Street, Sturgeon Bay, WI

Roll call.

Adoption of agenda.

Approval of minutes from April 27, 2022.

Public comment on non-agenda Plan Commission related items.

Conditional use application for 96-unit multiple-family residential development
proposed by Pre / 3 LLC for parcel # 281-66-12001605, which is located
immediately east of Target.

a. Presentation
b. Public Hearing
c. Consideration

Consideration of. Certified Survey Map for Bayhill, LLC (Lucille Kirkegaard) for
property located on N. 9™ Ct.

Consideration of: Zoning Code amendments pertaining to dimensional and
residential density requirements.

Adjourn.

NOTE: DEVIATION FROM THE AGENDA ORDER SHOWN MAY OCCUR.

Notice is hereby given that a majority of the Common Council may be present at this meeting to gather
information about a subject over which they have decision-making responsibility. If a quorum of the
Common Council does attend, this may constitute a meeting of the Common Council and is noticed as
such, although the Common Council will not take any formal action at this meeting.

Plan Commission Members

5/27/22 ' Mayor David Ward
12:00 p.m. Ald. Kirsten Reeths
CS Ald. Helen Bacon

Ald. Dennis Statz
Mark Holey
Debbie Kiedrowski
Jeff Norland



CITY PLAN COMMISSION MINUTES
April 27, 2022

A meeting of the City Plan Commission was called to order at 7:00p.m. on Wednesday, April 27", by
Chairperson David J. Ward in the Council Chambers, City Hall, 421 Michigan Street, Sturgeon Bay.

Roll Call (#1): Members present: David Ward, Helen Bacon, Dennis Statz, Mark Holey, Debbie Kiedrowski,
and Jeff Norland were present. Kirsten Reeths attended remotely. Staff present were Community
Development Director Marty Olejniczak, Zoning and Planning Administrator Christopher Sullivan-Robinson,
City Administrator Josh VanLieshout, City Engineer Chad Shefchik, and Administrative Assistant Suzanne
Miller.

Agenda (#2): Motion by Holey and second by Norland to accept the following agenda:

. Roll call.

Adoption of agenda.

Approval of minutes from March 30, 2022.

Public comment on non-agenda Plan Commission related items.

Project plan and boundaries for Tax Incremental District No. 7:

a. Presentation
b. Public Hearing
¢. Consideration/Recommendation

6. Consideration of. Development proposals for property owned by the City of Sturgeon Bay on the west
side of S. Hudson Avenue (parcel #281-68-18000607B).

7. Consideration of: Initial presentation of zoning map amendment to change the zoning classifications of
property owned by the City of Sturgeon Bay on the west side of S. Hudson Avenue (parcel #281-68-
18000607B) from Agricultural (A) to Two-Family Residential (R-3).

8. Adjourn.
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Approval of minutes from March 30, 2022 (#3): Motion by Statz and second by Kiedrowski to approve
the minutes from February 16, 2022. All ayes. Motion carried.

Public Comment on non-agenda Plan Commission related items (#4): No citizens presented for public
comment.

Project plan and boundaries for Tax incremental District No. 7 (#5):

Presentation: Olejniczak described the proposed TID #7 as a mixed-use district with a planned 96-unit
apartment complex on a single parcel east of the existing Target store. The TID has a 20-year life. The City
would provide financial incentives and public improvements in the region. He stated the Commission could
approve the TID in accordance with the original financial proforma presented or approve with the alternative
financial proforma developed to remove a number of expenditures to avoid the TID from closing in the last
year. The Commission can also choose not to approve the TID or put forth a different plan.

Brian Reuchel representing RW Baird & Co. described the TID as including a currently vacant parcel with
a base value at creation of $143,000. The City’s financial incentives will total $1.5million. The original
financial proforma would require all 20 years of the TID to achieve positive results. The alternative proforma
would achieve positive results 3 years earlier by removing the Ashland Ave. highway improvement costs
from the TID and reducing the budgeted park improvements by $50,000.

Olejniczak explained this is a small TID with little risk for the City. City tax collections will repay the
Developer, who took out a loan of $1.6million. If the taxes collected are less than projected, the Developer
absorbs the loss. Additionally, the Joint Review Board would approve the City's projects related to the TID
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but the City can safeguard by holding off on its committed improvements until the tax monies are verified.
Staff does not recommend expanding this TID to a larger project as the parcel is bordered by Town of
Nasawaupee property to the south.

Ward stated the TID has a good chance of success and revenues that flow from the project may well be
higher than projected.

The Commission raised the following concerns: 1.) The effect of interest rates and inflation and could the
Developer pull out of the project if rates were too high. Olejniczak confirmed that could happen. 2.) What is
the status of annexations of nearby properties? Olejniczak explained the City would like to clean up the
boundaries in that area and does have some annexation agreements already in place. 3.) How completion
of projects removed from the TID through the alternative financial proforma will be financed.

Public Hearing: Opened and closed at 7:27p.m. No citizens present to speak.

Consideration: Motion by Norland and second by Statz to approve the Resolution to adopt the proposed
Project Plan and Boundaries for Tax Incremental District No. 7, a mixed-use district where not less than
fifty percent (50%) by area of the real property within the district is suitable for industrial, commercial, and/or
residential development, in accordance with the alternate financial proforma presented by RW Baird. All
ayes. Motion carried.

Consideration of: Development proposals for property owned by the City of Sturgeon Bay on the
west side of S. Hudson Avenue (parcel #281-68-18000607B) (#6):

Olejniczak explained the City purchased the parcel off of So. Hudson Ave. to develop single-family housing.
A request for proposals was issued and two proposals received. The first, from Duquaine Development,
included all single-family homes at approximately $350,000. The second, from SC Swiderski, included
primarily single-family with some two-family dwellings at approximately $315,000. Both Developers were
requesting the land for $1.00 and City-provided infrastructure. Staff reported the City’s incentive for either
proposal to be large, equaling $45,000 per lot for land and infrastructure. Staff would like to consider lower-
cost homes in the $250,000 range and are asking the Commission for feedback. The City can use American
Recovery Act funds for affordable housing for this project.

Sullivan-Robinson explained the City’s future land use map supports this type of medium density residential
development.

Vanlieshout explained the market changed and homes are more expensive now. Both developers'
proposals were reasonable and accurate. If the City wants to create single-family homes in the $250,000
range, the City may have to act as the Developer.

Shefchik stated the City will be taking an upfront risk by providing the infrastructure. He recommends new
home construction with more basic specifications to bring the purchase price down. The City could put
restrictions on qualifications for buyers of the homes.

The Commissioners raised the following concerns: 1.) They would support the development if the home
prices could be reduced. 2.) Could “Wausau” type / manufactured homes be built? 3.) Could the developers
be asked to build smaller homes to bring the purchase price down? 4.) The City may need the tax revenue
of the more expensive homes. 4.) The Commission should lean toward affordable housing. 5.) Could
duplexes, 4-, 6-, or 8-plexes be considered? 6.) The location is perfect and a walkable neighborhood of
mixed housing should be considered.

No action was taken.




Consideration of: Initial presentation of zoning map amendment to change the zoning
classifications of property owned by the City of Sturgeon Bay on the west side of S. Hudson Avenue
(parcel #281-68-18000607B) from Agricultural (A) to Two-Family Residential (R-3) (#7):

Sullivan-Robinson explained the current zoning of the parcel, on the west side of S. Hudson Avenue
[Agricultural (A)] does not match what the City plans to do with the property. The Future Land Use Map of
the Comprehensive Plan allows R-2 [single-family residential, with two-family as A) a conditional use or B)
a permitted use for up to 25% of the lots if designated as two-family at the time of platting], R-3 (two-family
residential, which allows both single- and two-family, or R-4 (multi-family). Staff is recommending the new
classification be Two-Family Residential (R-3) which is consistent with the Future Land Use Map and both
of the development proposals received for the parcel.

Olejniczak explained the R-3 classification is in line with the district. The first public hearing would be held
during the City Plan Commission meeting in May. The Commission could back off R-3 and proceed with R-
2 in the future if needed. The Commission cannot, however, move from R-2 to R-3 without another public
hearing.

Motion by Holey and second by Bacon to amend the zoning map to change the zoning classifications of
the entire property owned by the City of Sturgeon Bay on the west side of S. Hudson Avenue (parcel #281-
68-18000607B) from Agricultural (A) to Two-Family Residential (R-3). All ayes. Motion carried.

Next meeting: Chair Ward stated the next meeting of the Commission is moved to Wednesday, May 25th,
2022 at 7pm.

Adjourn (#8): Norland made the motion to adjourn, second by Bacon. All ayes. The motion carried. The
meeting adjourned at 8:07p.m.

Respectfully submitted, *




Staff Report
Conditional Use Request
96-Unit Multiple Family Development for Pre / 3 LLC

Proposal: Pre / 3 LLC is petitioning the City to approve a 96-unit multifamily apartment
project to be located on parcel # 281-66-12001605. The development includes the
constructions of eight 12-unit apartment buildings with attached garages. Multiple family
dwellings are a conditional use within the General Commercial (C-1) zoning district.

The Plan Commission reviewed a concept plan of this project back in April and provided
some comments back to the developer. The latest proposal appears to address some of
the items raised by staff and the commission.

Existing Conditions: The subject property is vacant and located just east of Target retail
store within the 400 block of S Duluth Ave. The area of the parcel is 12.6 acres. It has a
shared drive with Target along the north end of the site connecting to S Duluth Ave. And,
there is a private road that runs along the south property line connecting to Target and S
Duluth Ave.

The property is currently zoned C-1 and borders the Town of Nasewaupee on the north,
east, and south side of the property. The town has no zoning ordinance. The only direction
that has zoning is toward the west which is zoned PUD C-1 for the Target development.
Toward the south is commercial development fronting on Duluth Ave and Green Bay Rd.
Toward the north is storage facility and a proposed multifamily project. Toward the east /
northeast is medium to low density single-family residential.

Comprehensive Plan: The Future Land Use Map of the 2040 Comprehensive Plan
recommends this area for Planned Neighborhood type land uses. These are areas that
should be carefully considered by the Commission as it allows for a wide range of uses
that is ultimately meant to create residential neighborhoods and the types of uses that
support neighborhoods (i.e. commercial, institutional, and recreational). This future land
use category supports Multiple-Family Residential development.

The proposal is compliant with the Land Use Chapter of the Comprehensive Plan and the
other areas of plan as a whole. It is important the the City continues to be supportive of
housing development that the is complimentary, diverse, and meets the needs of both the
City and County residents. Its important that these developments provide a community-
like sense and are well connected to City infrastructure and supporting amenities. It is
also important to remember that the City needs all types of housing and this development
will provide housing for currently commuting employees and others seeking to be a part
of the City.

Site Plan and Design Considerations: The following is a summary of the major site and
design related analysis:




Building Layout: The buildings are laid out to follow a circulatory driveway. Three buildings
sit north/south and five buildings sit east / west with the garages facing each other. A
large green space is located in the center of the property which will be utilized for
stormwater management retention area. There will also be an office and garage structure
located on the east end of the property. Garbage enclosures will be located on the east
and west ends of the site off the proposed interior driveways.

Driveway access: The proposed parking lots and interior drives will connect to the existing
access driveway in two locations and to the south private road in one location.

Density: The density of units is 7.6 units per acre, which is less than the maximum 12.4
units per acre. It is also compliant with the intended density suggested by the
Comprehensive Plan.

Building Design: These buildings are 2-story and “H” shaped with garages on each end.
The dimensions are 146 feet x 88 feet x 26 Height. The exterior of the building consists
of a brick veneer, horizontal siding, and asphalt shingles. Dormers are proposed on the
apartments above the garage stalls. Eyebrow rooflines are shown between the first and
second floor of the building. Second floor porches and first floor patios and covered
entryways are shown on the plan. Windows are spaced out on all sides of the buildings
so natural lighting shouldn’t be an issue.

Mix of Units: These are single floor units with 4 units on the ground floor and 8 units on
the second floor. All units will be 2-bedroom 2-bathroom totaling 96 units when the project
is completed.

Parking: A total of 198 parking spaces are provided. 96 spaces are one stall garages and
102 spaces are surface stalls. The parking lot proposal meets the zoning code. A total of
17 canopy trees are required for the parking areas.

Pedestrian: Sidewalks are shown leading from the building leading to the parking areas.
Once of the items identified by Plan Commission in March was the need for sidewalk(s)
connecting to public infrastructure. Note: This walkway is included in the TID #7 project
plan and potentially a TIF eligible expense.

Traffic: A transportation impact analysis has not been required by the City Engineer at
this time. There are no traffic concerns identified by City Staff.

Utilities: The property will be serviced by existing water and sewer main along the north
driveway. Buildings located adjacent to the north driveway will have laterals directly off
the existing mains. Building along the south end of the property will require a sewer and
water to be extended. See the utility plan for more detail. Sturgeon Bay Utilities is
supportive of the proposed layout with some minor changes which won't affect the layout.

Stormwater Management: The stormwater management plan has had its initial review by
the City Engineer with several comments provided. Those revisions appear to have




incorporated into the new plan set; however, final approval of the plan will be required
prior to issuance of any permits. The center green space will contain a storm retention
area with a network of private storm sewer leading to the City storm sewer line along the
south private road.

Landscaping: The land scape plan includes planting beds on two sides of the multifamily
buildings, around the office / garage, and around the mailroom structure. Additional
plantings will be located around the new ground sign off of S Duluth Ave. The plan
includes Goldfinger Potentilla, Hetz Midget Arborvitae, Bluemuffin Arrowwood Viburnum,
Goldflame Spirea, and Stella D’ Oro Dwarf Day Lilly. A line of trees will be planted along
the north driveway, at the ends of the west parking lots and screening along the east
property line from the residential properties. The species include Red Maple, Black Hills
Spruce, Paperbark Maple, Chinkapin Oak, and Callery Pear. No trees are proposed along
the south property line due to an existing utility easement.

Lighting: No lighting plan has been provided. This will get reviewed by the Aesthetic
Design and Site Plan Review Board.

Refuse: Two dumpsters are proposed. No detail has been provided besides the location
on the site plan. This will be reviewed by the Aesthetic Design and Site Plan Review
Board.

Recreation Facilities: The property owner is proposing a gazebo to be located in the
center green area

Conditional Use Review Criteria: In general, the zoning ordinance directs the Plan
Commission to consider whether the proposed development will adversely affect property
values in the vicinity and review the architectural and engineering plans for the project. In
addition, there are six review criteria listed in the conditional use section of the code. The
development appears to comply with the review criteria of the zoning code. The code also
specifies that the Plan Commission can place conditions on the project if necessary.

Public Hearing: The Conditional Use process requires a public hearing at with the Plan
Commission which is scheduled for June 1, 2022.

Fiscal Impact: The City approved the creation of TID #7, which incorporates this
property. The City will be utilizing the new tax revenue generated by this development to
funding several public and private improvements that will include a developer’s incentive
loan of 1.5M, sidewalk systems to the property, street improvements within the area, and
some improvements to Woods West Park. The project is expected to bring in
approximately 8.8M in value and about $3.2 Million in total tax revenue to the TID over
the maximum life of the TID.

Recommendation: Staff recommends approval as presented subject to the following
conditions:




1. Provide a walkway between the easterly driveway and Duluth Avenue alongside
the existing private access drive to the site.

2. Approval by the Aesthetic Design and Site Plan Review for the all elements of the
project design.

3. Approval of the final Stormwater Management plan by the City Engineer.

4. Provide any necessary easements for public utilities per the specification of the
City.

S LTz
Chfi&dpher Sullivan-Robinson Date
Planner / Zoning Administrator

Reviewed by:%m/\ % S$7-A02 o

Marty Olejniczak / Date
Community Development Director

Prepared by:




CITY OF STURGEON BAY Oafo Recalved:
CONDITIONAL USE PERMIT FoePaid
APPLICATION Rocohed®
APPLICANT/AGENT LEGAL PROPERTY OWNER

(if different)

Name BANOD TREML Chenis Slatzr

Company AEL & Assoc. PRE /3 ¢tLc.

Street Address 1250 Centrmmenl Cn b Bl.J. 3720 bate by £,

City/State/Zip Hobart _wi SHiss Breskcefoeld Wi 54035

Daytime Telephone No. 920 - é(,z - 964/ 262~ 3‘/"’7'- 0209

Fax No. PR N

STREET ADDRESS OF SUBJECT PROPERTY: S, DU/u+14 Av

Locatlon if not assigned a common address: ’mx/'cu [ Xost east of Ta f‘gc?‘

TAX PARCEL NUMBER: 28leel2ool (s0S

|

.| CURRENT ZONING CLASSIFICATION: C-1

CURRENT USE AND IMPROVEMENTS:
YAaLAN T  PARCE L

IDENTIFY MUNICIPAL CODE SECTION PERTINENT TO REQUEST AND STATEMENT OF SPECIFIC ITEM

BEING REQUESTED FOR REVIEW: _ 20, /4 [2)(0) = A condifleml cge is é,,y

{:qwxc;;t./ :fo 4 le‘fl"' ﬁum‘.l\/ /‘cso'/(n-h'.( va-.'wlpmvaf/ in_ A 4@'\(": /
comaescinl _zonina- ’
A 7 4

ZONING AND USES OF ADJACENT SURROUNDING PROPERTIES:

North: -
South:  'T-2 +# &=/
East: —

West: PL N

s




PROPOSED USE OF SURROUNDING PROPERTY UNDER COMPREHENSIVE PLAN:

North: LORE AACA
South: ComsmEM. 1AL
East; Lomrme rode ’
West: (ol AAREA

HAVE THERE BEEN ANY VARIANCES, CONDITIONAL USE PERMITS, ETC. GRANTED PREVIOUSLY FORTHIS

PROPERTY? _ AVO _IF YES, EXPLAIN:

Attach an 8-1/2" X 11" detailed site plan (if site plan s larger than 8-1/2" x 11", also include 15 large sized copies),
full legal description (preferably on disk), 8-1/2 x 11" location map, construction plans for the proposed project,

and Agreement for Reimbursement of ex s. Site plan shall Include dimensions of property, pertinent
structures and buildings, proposed site provemenMu n who drew plan, efc.

Christopher M Slater May 3, 2022
Property Owner (Print Name) Signature Date
Brao Tacme ,@/ 4_{@ Y~28~Zoz2
Applicant/Agent (Print Name) Signature Date
i, BRAL TREML , have attended a review meeting with at least one member of staff

and understand that | am responsible for sign placement and following all stages listed on the check list in

regard to the applicant.

Y-20- 2022 el

Date of review meeting : Applicant Signature 7 gtaff Signature
Attachments:
Procedure & Check List

Agreement For Reimbursement of Expenses

STAFF USE ONLY

Application conditions of approval or denial:

Gommunity Development Director

Date




LEGAL DESCRIPTION:
The land referred to herein is described as follows:
Parcel 1

All of Lot One (1) and part of Lot Two (2), of Volume 4 Certified Survey Maps, Page 302, Map
No. 812, recorded as Document No. 577103, being a part of the Southeast 1/4 of the Southeast
1/4 of Section Twelve Township Twenty-seven (27) North, Range Twenty-five (25) East, in the
City of Sturgeon Bay, Door County, Wisconsin, described as follows:

Commencing at the East Quarter (1/4) corner of said Section Twelve (12); Township Twenty-
seven (27) North, Range Twenty-five (25) East; thence South, One Thousand Four Hundred
Sixty-seven and 17/100 (1467.17) feet along the east line of the Southeast Quarter (SE1/4) of
said Section Twelve (12), said line also being the centerline of Duluth Avenue (C.T.H. "C");
thence South 89°56'21" West, One Hundred Ninety-nine and 88/100 (199.88) feet to the point of
beginning of lands to be described; thence South Four Hundred Thirty-six and 59/100 (436.59)
feet to the North line of a Thirty-three (33) foot easement as described in Volume 9, Page 480 of
Quit Claim Deeds; thence North 88°07'50" West, Nine Hundred Sixty-three and 66/100 (963.66)
feet along the North line of said easement, thence North 00°24'36" East, Five Hundred Eighty-
eight and 26/100 feet along the west line of the East Thirty-five (35) acres of the Southeast
Quarter (SE1/4) of the Southeast Quarter (SE1/4) of said Section Twelve (12), Township
Twenty-seven (27) North, Range Twenty-five East; thence South 88°00'39" East, Eight Hundred
Twenty-four and 20/100 (824.20) feet along the north line of the Southeast Quarter (SE1/4) of
the Southeast Quarter (SE1/4) of said Section Twelve (12), Township Twenty-seven (27) North,
Range Twenty-five (25) East; thence South 00°09'05" East, One Hundred Twenty-eight and
58/100 (128.58) feet; thence South 89°56'20" East, Eighty-four and 94/100 (84.94) feet; thence
South 00°26'08" East, Twenty-five and 86/100 (25.86) feet thence North 89°56"21" East, Forty-
nine and 76/100 (49.76) feet to the point of beginning; together with Ingress/Egress easement as
contained in Quit Claim Deed dated 03/31/1917, recorded 04/04/1917, in Volume 9, Page 480,
as Document No. 84105a.

For Informational Purposes Only:
Tax Parcel No. 2816612001605
Property Address: Duluth Avenue (Vacant Parcel), Sturgeon Bay, W1 54235

Parcel 2

Lot Two (2), Volume 4 Certified Survey Maps, Page 302, Map No. 812, recorded as Document
No. 577103, being part of the Southeast 1/4 of the Southeast 1/4 of Section Twelve (12),
Township Twenty-seven (27) North, Range Twenty-five (25) East, in the Town of Nasewaupee,
Door County Wisconsin, EXCEPTING THEREFROM those lands described in Annexation
Ordinance recorded in Volume 736, Page 728 as Document No. 607138.

For Informational Purposes Only:
Tax Parcel No. 0200112272544G2
Property Address: 3155 S. Duluth Avenue (Vacant Parcel), Sturgeon Bay, W1 54235




The description listed above defines exactly the same parcel that has been surveyed and is
exactly the same parcel as contained within the lands described in the title commitment identified
as First American Title Insurance Company, File No.: DMO0006950, Revision No. 3, having an
effective date of March 31, 2022 at

7:00 AM
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PROCEDLURE & CHECK LIST FOR CONDITIONAL USE

Application filed with Community Development Department and reviewed by staff.
Application shall contain a detailed site plan (including an 8 % “ x 11" copy), full legal
description, location map, Agreement For Reimbursement of Expenses, and
construction pians for the proposed project. Site or plot plan shall include dimensions
of property, structures, building elevations, proposed site improvements, signature of
person who drew plan, etc.

After review by staff, application is forwarded to Community Development Secretary
for placement on City Plan Commission agenda.

Community Development Secretary forwards copy of Reimbursement of Expenses and
name and address of responsible party to City Treasurer.

Community Development Department obtains list of names and addresses of property
owners within 300 feet of subject property.

Community Development Secretary schedules public hearing to be held before the
Plan Commission, drafts a public hearing notice, and publishes Class 2 notice (2
insertions a week apart with the second one being one week prior to public hearing).
Copy of public hearing notice placed on City Hall bulletin boards. Publication
dates: and . Public hearing date: .

Community Development Secretary forwards public hearing notice by regular mail to
property owners within 300 feet of subject property at least 10 days prior to hearing

by )

Community Development Department coordinates placement of signage with
applicant. Signs shall be obtained from Building Inspection Department, require
$50.00 deposit per sign, and shall be placed on subject property at least 10 days prior
to hearing (by: ).

City Clerk places request on public access television one week before Plan
Commission meeting.

Plan Commission meeting:

a. Presentation of request by applicant.
b. Public hearing.
c. Review by Plan Commission for compliance with all conditions under Section

20.25 of the Municipal Code.

Approval or denial of conditional use by Plan Commission, and authorization to
Building Inspector to issue permit if appraoved.

Issuance of Conditional Use Permit by Community Development Director, if approved.




AGREEMENT FOR REIMBURSEMENT OF EXPENSES

WHEREAS the City of Sturgeon Bay has created Section 3.035 of the Municipal Code
authorizing the City Clerk/Treasurer to charge for reimbursement of legal, consulting and incidental
expenses incurred on behalf of and/or for the benefit of third parties for services rendered by the City
of Sturgeon Bay;

AND WHEREAS the undersigned has requested services and/or authorizations of the City
of Sturgeon Bay which will result in the necessity to incur legal, consulting or incidental expenses on
behalf of the undersigned or in consideration of the request submitted by the undersigned;

NOW, THEREFORE, IT IS AGREED thatthe undersigned will reimburse the City of Sturgeon
Bay by providing payment to the City Clerk/Treasurer within fourteen (14) days of receiving an
invoice, for all legal, consulting and incidental expenses incurred by the City of Sturgeon Bay for the
benefit of the undersigned or for the consideration of the request submitted by the undersigned.
These expenses are likely to include the following: Planning and engineering review, legal review and
document preparation, recording, publication, and miscellaneous expenses.

This Agreement must be signed prior to the initiation of any action by the City of Sturgeon
Bay.

Dated:

Dated:




NOTICE OF PUBLIC HEARING

The City of Sturgeon Plan Commission will hold a public hearing in the Council Chambers,
421 Michigan Street, Sturgeon Bay, Wisconsin, June 1, 2022, at 6:00 p.m. or shortly
thereafter, regarding a petition from PRE / 3 LLC, for approval of a conditional use permit,
which is required under section 20.09(3) of the Municipal Code (Zoning Code) for multiple
family dwellings to be located within the General Commercial (C-1) zoning district. The
proposal is for the construction of eight 12-unit multifamily dwellings with attached
garages on the parcel located at 281-66-12001605 (fronting on S Duluth Avenue and east
of Target Retail Store). The conditional use application can be viewed on the City website
(www.sturgeonbaywi.orq) or at City Hall, 421 Michigan Street, weekdays between 8:00
a.m. and 4:30 p.m. The public is invited to give testimony regarding the proposed
conditional use petition either in person at the public hearing or in writing.

By order of:
City of Sturgeon Bay Plan Commission



LLocation Map
Conditional Use Request
96-Unit Mutlifamily Project
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Please Note: Public hearing to be held on June 1, 2022 in the Council Chambers.
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Executive Summary
Certified Survey Map for Bayhill, LLC (Kirkegaard)

Background: A certified survey map was submitted by Bayhill, LLC (Lucille Kirkegaard, agent) to
divide 1.60 acres along the west side of N. 9" Ct. It is the property across from Big Hill Regency
Apartments and immediately north of the water storage facilities in Lawrence Big Hill Park. The
property owner wants to divide the property into four lots and build duplexes, which is a permitted use
under the current R-4 zoning classification. Most CSM’s do not require Plan Commission approval, but
is needed for this one due to two issues.

The first item is that proposed Lot 4 has no street frontage. There is an access easement through Lot 3
to reach the right-of-way of N. 9" Ct. The subdivision ordinance requires every lot to abut on a public
or private street, but the Plan Commission can approve exceptions. The proposed 30-foot wide access
easement is easily sufficient to allow a driveway to reach Lot 4. The only other reasonable alternative is
to attach the access easement to Lot 4, thereby creating a so-called “flag lot.” In staff’s opinion that
option is really no better and would require a lot width variance for Lot 4 since the width of the lot would
be measured through the “flag pole” portion of the lot. In addition, the flag lot option would make it
more difficult to develop Lot 3 since the required side yard is measured from the lot line (not the
easement line).

The other issue is that N. 9" Court is not improved beyond the existing turnaround. The options available
are to extend the street improvements, vacate the street and create a private street to serve the lots and
Big Hill Regency Apartment, or allow a private driveway within the public right-of-way to serve the
lots. The cost of extending the street is prohibitive and would require dedication of another turnaround
bulb. That option likely prevents the project from moving forward. Vacating the street is a possibility,
but is not favored because there are existing utilities within the R/W, there is a need to maintain public
access to the Big Hill Park via the R/W, and there may be a need to extend the street at a future date to
serve the water facilities or in vehicular access into or through the park is ever pursued. The third option
appears to be the least disruptive and is already being used for Bill Hill Regency. A shared private
driveway agreement should be created for the proposed lots and Bill Hill Regency.

The Fire Chief has reviewed the proposal and is OK with the proposed access provided the access
continues to allow fire trucks to maneuver and turn around as the current situation already does.

Recommendation: Approve the CSM as proposed subject to creation of a shared private driveway
agreement for the lots and Bill Hill Regency specifying the rights and responsibilities of the parties.

Drafted by: ,mA ﬁ/’éi) /W@V R), RO

Marty Olejniczal” Date’ ’
Community Development Director

Reviewed by:
Chad Shefchik Date
City Engineer
Reviewed by; (‘/( ( < /2 2 / 22
sh Van Licshout Date! !

J
\\/Cﬁity Administrator



CERTIFIED SURVEY MAP

A DIVISION OF LOT 2 OF C.SM. NUMBER 653,
RECORDED AT VOLUME 3, PAGE 308
OF CERTIFIED SURVEY MAPS
AS DOCUMENT NUMBER 567537
BEING PART OF:
SUBDIVISION 17
LOCATED IN:
THE NE 1/4 OF THE SW 1/4 OF SECTION 5,
TOWNSHIP 27 NORTH, RANGE 25 EAST,
CITY OF STURGEON BAY,

DOOR COUNTY,
WASCONSIN
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CERTIFIED SURVEY MAP

A DIVISION OF LOT 2 OF C.SM. NUMBER 653,
RECORDED AT VOLUME 3, PAGE 308
OF CERTIFIED SURVEY MAPS
AS DOCUMENT NUMBER 567537
BEING PART OF:
SUBDIVISION 17

LOCATED IN:

THE NE 1/4 OF THE SW 1/4 OF SECTION 5,
TOWNSHIP 27 NORTH, RANGE 25 EAST,
CITY OF STURGEON BAY,

DOOR COUNTY,

WISCONSIN

SURVEYOR'S CERTIFICATE

I, Michael G. McCarty, Professional Land Surveyor for Baudhuin Surveying & Engineering, that under the
direction of Lucille Kirkegaard, do hereby certify that we have surveyed and mapped the following described parcel:

A parcel of land being a division of Lot 2 of C.S.M. Number 653, recorded at Volume 3, Page 308 of Certified
Survey Maps as Document Number 567537, being part of Subdivision 17, located in the NE 1/4 of the SW 1/4 of
Section 5, Township 27 North, Range 25 East, City of Sturgeon Bay, Door County, Wisconsin. More particularly
described as follows:

Commencing at the NW corner of Lot 2 of said C.S.M. Number 653, said corner being on the southerly line of
Block 13 of J.M. Schauer's Addition and the point of beginning of lands to be described; thence N. 87°37'25" E.,
157.24 feet along the northerly line of Lot 2 of said C.S.M. Number 853 (southerly line of Block 13} to the NE
corner of Lot 2 of Lot 2 of said C.S.M. Number 653, said corner being the SE corner of Block 13 of J.M. Schauer's
Addition, and being on the westerly right of way line of N. 19th Court; thence along said right of way line as follows:
8. 02°52'59" E., 12.20 feet; thence Southerly, 92.73 feet along the arc of a 50.00 foot radius curve to the left whose
chord bears S. 02°52'59" E., 80.00 feet (incl. < = 106°15'37"); thence S. 02°52'59" E., 256.67 feet to the SE corner
of Lot 2 of said C.S.M. Number 653; thence leaving said right of way line, S. 87°51'45" W., 163.93 feet; thence
N. 01°06'00" W., 88.00 feet; thence S. 87°51'45" W., 150.30 feet; thence N. 01°00'08" W., 100.71 feet; thence
N. 87°51'45" E., 148.86 feet to the SE corner of Lot 1 of said C.S.M. Number 653; thence N. 02°08'15" W., 159.51
feet along the easterly line of Lot 1 of said C.S.M. Number 653 to the point of beginning.

Said parcel contains 69,682 square feet (1.60 acres) and is subject to and benefited by the following described
30 foot wide access and utility easement:

An easement for ingress, egress, and utilities being part of Lot 2 of C.S.M. Number 653, recorded at Volume 3,
Page 308 of Certified Survey Maps as Document Number 567537, being part of Subdivision 17, located in the
NE 1/4 of the SW 1/4 of Section 5, Township 27 North, Range 25 East, City of Sturgeon Bay, Door County,
Wisconsin. More particularly described as follows:

Commencing at the SE corner of Lot 2 of said C.S.M. Number 653, said corner being on the westerly right of way
line of N. 19th Court; thence N. 02°52'59" W., 108.86 feet along the easterly line of Lot 2 of said C.S.M. Number
653 (westerly right of way line) to the point of beginning of said easement; thence continue N. 02°52'59" W., 30.00
feet along said east line {right of way line); thence S. 87°37'25" W., 160.26 feet; thence S. 01°49'17" E., 30.00 feet;
thence N. 87°37'25" E., 160.81 feet to the point of beginning.

Said easement contains 4,816 square feet.

| further certify that the attached map is a true representation of said property and correctly shows the exterior
boundaries and correct measuremnts thereof, and also shows strucures thereon, and visible encroachments, if
any. Also, | have fully complied with Chapter 236.34 of the Wisconsin State Statutes.

Dated:

Michael G. McCarty S-2298
PLANNING COMMISSION CERTIFICATE

This certified survey map has ben submitted and approved in accordance with Chapter 21 of the Sturgeon Bay
Municipal Code. .

Dated:

Martin Olejniczak
Community Developer Director

CAD ; 25765~CSM JOB NO. 23765
SHEET 2 OF 2 5-25-22




Location Map
Bayh|II LLC Proposed Iand dIVISIOﬂ and duplexes

Subject Parcel !
| 1.6 acres

| Lawrence ig Hall Park
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Martin Olejniczak, AICP AT s Phone: 920-746-2910
Community Development Director ¥ Fax: 920-746-2905
421 Michigan Street : - ) E-mail: molejniczak@sturgeonbaywi.org
Sturgeon Bay, WI 54235 Website: www.sturgeonbaywi.org

BTe —u/ ';"f )
Sturgeon Bay
e oy

MEMO

To: City Plan Commission Om (Y

From: Marty Olejniczak, Community Development Director !

Date: May 27, 2022

Subject: Dimensional and Residential Density Requirements of the Zoning Code

The Plan Commission and staff recently completed the restructuring of the permitted and
conditional uses for the various zoning districts within the zoning code. This streamlined the
ordinance, modernized it, and ensured the permitted uses are in line with purposes of the code. It
also implemented one of the recommendations of the Comprehensive Plan.

Staff would now like to tackle another zoning code related recommendation of the Plan. This relates
to the various dimensional requirements of the zoning districts and especially the residential density
limits.

There are two goals for this task. One is to better match the existing development pattern of
Sturgeon Bay to the lot size and yard requirements. Many of the residential areas of the City could
not be built under today’s zoning standards. For instance, there are just over 2,000 lots in the City
that are zoned R-2 or R-3, which require a minimum of 70 feet of lot width for a buildable lot. But of
these existing lots, there are about 739 (37%) with less than 70 feet.

Even some of the R-1 zoned areas have lots that could not be platted under current standards,
such as the Pine Hill Heights region (27%) and the Hickory St/Elm St region on the west side (29%).
Adjusting some of the dimensional standards could decrease the level of nonconformity and allow
more infill development.

The second goal is to provide flexibility of the standards to allow more housing types and make it
easier to create additional housing in Sturgeon Bay. Minimum lot area and lot width standards have
a direct correlation to the cost of housing. Lower density also makes it more difficult to create
walkable neighborhoods. Staff wants the Commission to consider the creation of a district with
minimum lot sizes in the 4,000 — 6,000 sq. ft. range as recommended by Vandewalle & Associates.
This could be a new district or a revised existing district. Keep in mind that the zoning requirement
is meant to be a minimum, not an average. Developers will still plat to the market. If no one wants
a home on a 50-ft wide, 5,000 square foot lot, those lots/homes won'’t be created. But, right now
the zoning code is dictating the lack of small lots to build on, not the market.

For the June 1t meeting, staff intends to present additional information and have a general
discussion. This will inform the direction we should take to craft specific zoning requirements.
Assuming that the Plan Commission wants to implement revisions, staff will bring back specific
options or recommendations at a future meeting.
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