AGENDA
CITY OF STURGEON BAY
PLAN COMMISSION
Wednesday, February 15, 2023 at 6:00 p.m.
City Council Chambers
421 Michigan Street, Sturgeon Bay, WI

1. Roll call.

2. Adoption of agenda.

3. Approval of minutes from January 18, 2023.

4. Public comment on non-agenda Plan Commission related items.

5. Consideration of: Zoning map amendment petition by Robert Scaturo from C-1 to C-5 for
parcel located at 11 Green Bay Road - parcel #281-64-63000105B,

a. Presentation

b. Public Hearing

c. Consideration/Recommendation (Note: The Plan Commission will not make a
recommendation at this meeting, unless a motion is made and passed by ¥ of the
members present to act on the request at this meeting.)

6. Consideration of: Conditional Use application from Thomas Phillips to construct a two-family
dwelling on property located on the south side of the 1600 block of Georgia Street, parcel
#281-36-21130101.

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

7. Consideration of. Conditional Use application from Fleet Farm for construction of an
approximately 92,000 square foot retail building located on the south side of Highway 42-57
(Green Bay Road) across from Grant Avenue, parcel #281-66-13000600.

a. Presentation

b. Public Hearing

c. ConsiderationfRecommendation (Nofe. The Plan Commission will not make a
recommendation at this meeting, unfess a motion is made and passed by ¥ of the
members present to act on the request at this meeting.)

8. Consideration of: Zoning Code Amendment relating to the minimum floor area required for an
efficiency style multiple-family dwelling unit.

9. Consideration of: Creation of tax increment district #8 for downtown redevelopment in the
Third AvelJefferson St area.

10. Adjourn.

NOTE: DEVIATION FROM THE AGENDA ORDER SHOWN MAY OCCUR.




Notice is hereby given that a majority of the Common Councii 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

02/10/23 Mayor David Ward
3:00 p.m. Ald. Kirsten Reeths
CS Ald. Helen Bacon
Ald. Dennis Statz
Mark Holey
Jeff Norland

Amy Stephens




CITY PLLAN COMMISSION MINUTES
January 18, 2023

A meeting of the City Plan Commission was calied to order at 6:00 p.m. on Wednesday, January 18, 2023,
by Vice Chairperson Dennis Statz in Council Chambers, City Hall, 421 Michigan Street, Sturgeon Bay.

Roli Call (#1): Members Dennis Statz, Helen Bacon, Kirsten Reeths, Mark Holey, Jeff Noriand and Amy
Stephens were present. Mayor Ward appeared by Zoom. Staff present were Community Development
Director Marty Olejniczak and Community Development Administrative Assistant Cindy Sommer.

Agenda (#2): Motion by Mr. Norland and seconded by Ms. Reeths to accept the following amended
agenda;
Roll call.
Adoption of agenda.
Approval of minutes from December 21, 2022.
Public comment on non-agenda Plan Commission related items.
Consideration of: Cfficial zoning designation of General Commercial (C-1) for annexed property owned
by Mark and Cindy Kerscher along Highway 42-57, parcel #281-66-13000600.

a. Presentation

b. Public Hearing

¢. Consideration/Recommendation (Note: The Plan Commission will nof make a recommendation
af this meeting, unless a motion is made and passed by % of the members present fo act on
the request af this meeting.)

b wh =

acto .
7. Consideration of: Initial presentation of zoning map amendment petition by Robert Scaturo from C-1 to
C-5 for parcel located at 11 Green Bay Road - parcel #281-64-63000105B.
8. Adjourn.
All ayes, motion carried.

Approval of minutes from December 21, 2022 (#3): Motion by Mayor Ward and seconded by Mr. Holey
to approve the minutes from December 21, 2022, Ali ayes. Motion carried.

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

Consideration of: Official zoning designation of Generai Commercial (C-1) for annexed property
owned by Mark and Cindy Kerscher along Highway 42-57, parcel #281-66-13000600 (#5):

Presentation (a): Mr. Olejniczak explained this is the recently annexed parcei that was previously assigned
a temporary zoning of General Commercial (C-1). The Kerscher's have a signed purchase agreement with
Fleet Farm. At the last meeting, the members recommended that the official zoning classification be
General Commercial {C-1). A public hearing is required to assign such zoning, which is what is on the
agenda today.

Public Hearing (b): Mr. Statz opened the public hearing at 6:02 p.m. No one presented for the public
hearing and it was closed at 6:03 p.m.
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Consideration (c): Mr. Holey motioned to act on this matter at this time. Motion seconded by Mr. Norland.
All ayes, motion carried. Mr. Holey moved to recommend to council the official zoning designation of
General Commercial (C-1). Motion seconded by Ms. Reeths. All ayes, motion carried.

Consideration of: Initial presentation of zoning map amendment petition by Robert Scaturo from
C-1 to C-5 for parcel located at 11 Green Bay Road - parcel #281-64-63000105B (#7):

Mr. Olejniczak explained that Mr. Scaturo has requested a zoning map amendment to allow for him to add
on to his existing single-family home at 11 Green Bay Road. Under the current C-1 zoning classification,
the structure is non-conforming and Mr. Scaturo is unable to make any structural changes. The proposed
C-5 classification would allow for the building addition and also allow for appropriate setbacks, which are
preferred on this odd-shaped lot that also backs up to a biuff.

Robert Scaturo of 11 Green Bay Road explained that he and his wife would like to add on to the existing
home because it is very small and he is requesting the zoning change to allow for the addition.

No action was taken by the Commission. A public hearing on this matter will be held at the next Plan
Commission mesting.

Adjourn (#8): Prior to adjournment, Mayor Ward welcomed Amy Stephens as the newest member of the
Pian Commission. Ms. Bacon mctioned {o adjourn, seconded by Mr. Norland. All ayes, molion carried. The
meeting adjourned at 6:10 p.m.

Cindy Somler
Community Development
Administrative Assistant




Staff Report
Zoning Map Amendment: C-1 to C-5
11 Green Bay Road: Parcel #2816463000105B

Background: Robert Scaturo requests the rezoning of the parcel located at 11 Green
Bay Road from General Commercial (C-1) to Mixed Commercial-Residential (C-5). The
property is parcel # 2816463000105B, which is 2.65 acres in size. This parcel contains
a single-family dwelling. The dwelling is a nonconforming use in the C-1 district, which
restricts the ability to expand or rebuild the dwelling. Mr. Scaturo desires to enlarge the
home and the rezoning to C-5 will facilitate that proposal.

Existing Conditions: In terms of surrounding zoning classifications, properties to the
west of the subject property are zoned C-1. Those parcels have commercial uses,
Jincluding the adjoining restaurant, which is also owned by Mr. Scaturo. To the north
across Green Bay Road is the skate park, which is zoned Single-Family Residential (R-
2). To the east and south are Muitiple-Family Residential (R-4) zoned properties. There
are apartments and single-family dwellings to the east and Sawyer Elementary School to
the south. The R-4 properties are separated from the subject parcel by a large bluff. The
region is a blend of various commercial, residential, and recreational uses.

Comprehensive Plan: The 2040 Comprehensive Plan’s Future Land Use Designation
for the lot is Regional Commercial. It borders the Higher Density Residential classification
and is the last lot in the swath of Regional Commercial used for the Green Bay Road
commercial corridor. If the property is rezoned, the C-5 district would be consistent with
the commercial land use designation under the comprehensive pian, while allowing for a
transition to the other zoning districts and land use classifications surrounding it.

Other Considerations: Because the current single-family dwelling is a nonconforming
use, it cannot be enlarge and cannot be repaired or reconstructed if damaged by more
than 50% of its assessed value. If rezoned to C-5, it can be fully repaired or reconstructed
and could be expanded by up to 50% of its current floor area. The required building
setbacks are also less in the C-5 district, which further improves the ability to enlarge the
dwelling.

The C-5 Mixed Commercial-Residential district has often been used in the past as a
transition or buffer between commercial areas and residential areas. It has also been
used in areas where there is an existing blend of commercial and residential uses. Both
of those situations appear to apply in this rezoning request.

Review Process: The Plan Commission will review the petition and conduct a public
hearing. The Commission can make a recommendation to Council at the next scheduled
meeting. However, a recommendation can also be made following the public hearing if at
least 3/4 of the members present are ready to take action. Once a recommendation is
made, Council will act on that recommendation at their next scheduled meeting. An
ordinance must be drafted and approved by Council with 2 separate readings.




Recommendation: Approve the zoning map amendment for parcel # 2816463000105B
from General Commercial (C-1) to Mixed Commercial-Residential (C-5).

AN - 2-10 -702%

Stephanie Servia Date
Zoning and Planning Administrator

Reviewed By: 77”(/}?47% éjéh 0? -/0 ~AC A3

Marty Olejniczak Date
Community Development Director

Prepared By:
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NOTICE OF PUBLIC HEARING

The City of Sturgeon Bay Plan Commission will hold a public hearing in the Council
Chambers at City Hall, 421 Michigan Street, Sturgeon Bay, Wisconsin on Wednesday,
February 15, 2023 at 6:00 p.m. or shortly thereafter, in regard to a proposed zoning map
amendment to change the zoning classification of an approximately 2.65 acre parcel from
General Commercial (C-1) to Mixed Commercial-Residential (C-5). The subject property
is parcel no. 281-64-63000105B, owned by Robert and JoAnne Scaturo and located at
11 Green Bay Road. The proposed zoning map amendment materials are on file with the
Community Development Department and can be viewed on the City's website
(www.sturgeonbaywi.org) or at City Hall weekdays between 8:00 a.m. and 4:30 p.m. The

public is invited to give testimony in regard to the rezoning request either in person at the
hearing or in writing.

By order of:
City of Sturgeon Bay Plan Commission



Location Map

Zoning Map Amendment
11 Green Bay Road

Subject Parcel - 11 Green Bay Road - 2.65 acres

i LR b
January 13, 2023
Air Photo: April 2021
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STAFF REPORT
Title: Conditional Use Permit Application — Thomas Phillips

Background: A Conditional Use Petition from Thomas Phillips has been submitted to the
Community Development Department to construct a two-family dwelling in the R-2 (high
density single-family residential) zoning district. Under section 20.10(8)(a)(4) of the
zoning code, two-family dwellings are a conditional use in the R-2 zoning district.

Existing Conditions: The subject parcel is 14,900 sq ft (.34 acres) in size, is currently
vacant, and abuts Georgia Street. The parcel is serviced by City water and sewer off of
Georgia Street and along the west property line.

Surrounding Zoning and Uses:

North: R-2 — Cherry Cove Assisted Living & Memory Facility

South: PUD - Two-Family dwellings (Hill Crest Court duplex development)
East: R-1 — Single-Family Dwellings

West: R-2 — Vacant Land

Comprehensive Plan: Under the 2040 Comprehensive Plan Future Land Use (Map 5b),
this parcel is designated as “Higher Density Residential.” Higher Density Residential is
defined as “intended for a variety of residential units but is primarily comprised of multi-
family housing (3+ unit buildings), usually developed up fo 12.4 units per acre.” Because
the land use plan does not include a two-family residential category, it's expected that
two-family dwellings would be found within multiple family residential designations. Given
that the subject lot was previously created and that the surrounding existing, staff believes
that this use is consistent with our comprehensive plan. Furthermore, several
neighborhood goals and policies identified in the Comprehensive Plan include
encouraging infill development and encouraging compatible and commentary design of
infill development.

Layout/design: Each dwelling will feature 3 bedrooms, 1.5 bathrooms, and a 2-car
garage. The proposed duplex will have a floor area of 2,800 sq ft or 1400 sq ft per unit,
This complies with the required minimum floor area of 1,500 sq ft. for both units combined.
The proposed duplex complies with all setbacks with the smallest setback at 25.5. The
building height is also less than 35 feet tall which is the maximum height for buildings in
R-2 areas. The duplex also meets the requirements of 2 parking spaces per dwelling unit.
Overall, the proposed duplex complies with municipal code.

Conditional Use Findings: Under s. 20.25(4) of the zoning code, a conditional use
permit may only be issued by the plan commission upon making a finding that:

(a) The establishment, maintenance, or operation of the conditional use will not be
detrimental to or endanger the public health, safety, morals, comfort or general
welfare.




(b} The conditicnal use will not be injurious to the use and enjoyment of other
property in the immediate vicinity for the purposes already permitted nor
substantially diminish and impair property values within the surrounding area.

(c) The establishment of the conditional use will not impede the normal and orderly
development and improvement of surrounding property for uses permitted in the
district.

(d) Adequate utilities, access roads, drainage, and/or other necessary facilities will
be provided to serve the conditional use.

(e) Adequate measures will be taken to provide ingress and egress so designed
as to minimize traffic congestion on the public streets.

(f) The conditional use shall in all other respects conform to the applicable
regulations of the district in which it is located.

City staff believes that all conditions of a conditional use are met.

Plan Commission Options: The Plan Commission has the following options:

1} Approve the conditional use petition as presented
2) Approve the conditional use petition with conditions
3) Deny the conditional use petition

City Staff Recommendation: Staff is supportive of the conditional use petition, and
recommends approval as presented.

Prepared byﬁ}?%éym/\L sbm// l - 5 |- ZOZ ?)

Stephdnie Servia Date
Zoning and Planning Administrator

Reviewed by: %7%* %7 | /'3/"2023’

Marty Olejniczak ¢~ Date
Community Development Director
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NOTICE OF PUBLIC HEARING

The City of Sturgeon Bay Plan Commission will conduct a public hearing in the Council
Chambers, 421 Michigan Street, Sturgeon Bay, Wisconsin on Wednesday, February 15,
2023 at 6:00 p.m. or shortly thereafter, regarding a petition from Thomas Phillips for
approval of a conditional use under section 20.09(3) of the Sturgeon Bay Municipal Code,
which requires conditional use approval for a two-family dwelling in the R-2 district. The
subject property is parcel #281-36-21130101 located on Georgia Street immediately west
of the property at 465 N 16" Drive. The proposal is to construct a two-story, two-family
dwelling on the vacant lot. The application materials are on file with the Community
Development Department, located at 421 Michigan Street, and can be viewed weekdays
between 8:00 a.m. and 4:30 p.m. The public is invited to give testimony in regard to the
proposed conditional use request, either in person at the hearing or in writing.

By order of:
City of Sturgeon Bay Plan Commission




Conditional Use Parcel #2813621130101
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STAFF REPORT
CONDITIONAL USE FOR FLEET FARM — LARGE RETAIL ESTABLISHMENT
HIGHWAY 42-57 (GREEN BAY ROAD)

Background: Fleet Farm has applied for a conditional use under s. 20.41 of the zoning
code, which requires approval by the Plan Commission of retail establishments with fioor
area exceeding 50,000 square feet. The proposed Fleet Farm facility has about 92,000
square and, hence, the conditional use approval is required. The subject property is along
the south side Highway 42-57 (Green Bay Road) directly across from Grant Avenue. The
property was recently annexed into the city and given General Commercial (C-1) zoning
classification in order to facilitate the development of the Fleet Farm.

Existing Conditions: The subject property is about 39 acres in size. In terms of
surrounding zoning classifications, properties to the north and east are zoned C-1. To the
southeast is an undeveloped parcel zoned Residential Manufactured Home Park (R-M).
To the west and south are non-zoned parcels in the Town of Nasewaupee. Surrounding
uses include various commercial uses to the north and east, undeveloped property to
southeast, south, and west, except for a farmstead and various commercial and
residential building along the highway frontage to the west.

There are no drainageways on the site but a significant portion of the property is classified
as wetlands. The wetlands are mostly along the eastern and southern portions of the site,
which reduces the buildable area considerably. There is a smaller wetland that is currently
farmed on the west side that is proposed to be partially filled for the development. There
is a small hill along the north edge of the site that partially blocks the view into the property
from the highway. An American Transmission Company electric transmission line cuts
diagonally through the property, which somewhat limits the options for laying out the
proposed development.

Comprehensive Plan: The 2040 Comprehensive Plan's Future Land Use Map
designation for the property is Regional Commercial. This designation was recently
amended in order for the proposed Fleet Farm store to be consistent with the
comprehensive plan.

Utilities: A utility plan was submitted and reviewed by the Sturgeon Bay Utilities. The
project extends the existing sanitary sewer and water mains located within the highway
right-of-way into this site. In general, the proposed utility plan works although SBU had
some technical comments that are being worked out. The other issue for utilities is
whether the mains should be extended to the west property so that they can be more
easily be extended in the future to serve development to the west. To the west is property
within the Town of Nasewaupee. Fleet Farm prefers not to extend the mains at this time.
The City is working on a development agreement with Fleet Farm and one option is to
include a provision that Fleet Farm will pay a special assessment for the extension of the
mains to their west property in the future, if such lines are indeed extended.

Stormwater Management: A stormwater analysis and plan was submitted and reviewed
by the City Engineer. The project handles runoff from the development through a
collection system that leads to a large detention pond at the rear of the main building.
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There also is a bioretention area in the north part that handles runoff from the new public
street. The City Engineer has a few technical requirements for Fleet Farm to address, but
the overall plan is good.

Large Retail Review Criteria: The section in the zoning code pertaining to large retail
establishments has a number of purpose statements that should be considered by the
Plan Commission as it reviews the project. The general purpose of the requirements is to
provide greater scrutiny and more detailed development criteria and mitigation for large
developments that tend to have significant internal and external impacts on the site,
surrounding neighborhood, and city as a whole. The specific purposes are:

(a) Reduce the apparent scale and uniform, impersonal appearance of large buildings,
and provide visual interest of facades.

(b) Ensure pedestrian convenience, amenities, and safety, and provide clearly defined
customer entrances.

(c) Ensure that access and orientation of the site relates well to adjoining uses and to
the surrounding neighborhood.

(d) Soften the appearance and impacts of large parking areas.

(e) Reduce or eliminate negative external impacts relating to stormwater runoff, traffic,
lighting, and other development factors.

(f) Promote the swift reuse of vacated retail buildings.
(g) To protect the community economic health.

The zoning code also lists a number of criteria for large retail projects. The code does
allow for “alternative design” whereby the plan commission can modify specific design
provisions if the intent of the section is met by the overall project design. Here is a
synopsis of the review criteria:

Site access.

(a)  All such retail projects shall have at least one access driveway to an existing or
planned arterial street, collector street, or frontage road as identified in the comprehens:ve
pian. The proposal connects to a frontage road that connects to the highway.

(b) The development shall facilitate traffic and pedestrian flow into adjoining
commercial areas and shall provide connections to adjoining roads and neighborhoods,
as deemed appropriate by the plan commission. The proposed frontage road allows for
the continuation to the west should that property ever be annexed into the city. There are
wetlands to the south and the east which prohibits direct connections.

Building placement/orientation.

(a) The placement of the building shall be compatible with existing or planned public
streets, pedestrian facilities, utilities, and stormwater management facilities. The building
placement works with the city’s official map. There are no apparent conflicts with any
existing utilities including the American Transmission Company electric transmission line.




{(b) Buildings that are located more than 450 feet from the adjoining public street shall
allow for development on pads or outlofs that are adjacent to the street. The building is
less than 450’ to the street.

Building facades. The building shall employ varying setbacks, heights, roof treatments,
doorways, window openings, and other structural or decorative elements fo reduce the
apparent size and scale of the building. These provisions shall not apply to facades that
do not face public streets or customer parking areas.

(a) Facades greater than 150 feet in length, measured horizontally, shall incorporate
wall plane projections or recesses having a depth of at least six feet and exfending at
least 20 percent of the length of the facade. No uninterrupted length of any facade shalf
exceed 150 horizontal feef. The building fagade features various parapet heights, bump-
outs, and building material treatments to break up the mass of the building. The code
calls for 6 feet of plane difference while the plan only shows 4 feet.

(b}  Building facades shall include a repeating pattern that includes no less than three
of the following elements:

*Color change.

*Texture change.

*Material module change.

*Expression of architectural or structural bay through a change in plane not less

than 12 inches in width, such as an offset, reveal or projecting rib.
At least one of the above elements shall repeat horizontally. All elements shall repeat at
intervals of no more than 30 feet. The building fagade features various parapet heights,
bump-outs, and building material treatments to break up the mass of the building.

(c) Ground floor facades that face public streets shall have arcades, display windows,
entry areas, awnings or other such features along no less than 35 percent of their
horizontal length. Arcade, canopies, and entry areas occupy more than 35% of facade.

Roofs.

(a)  Parapets. Flat roofs and rooftop equipment such as HVAC units shall be concealed
by parapets. The average height of such parapels shall not exceed 15 percent of the
height of the supporting wall and such parapets shall not at any point exceed one-third of
the height of the supporting wall. Such parapels shall feature three-dimensional cornice
freatment. All appears to be met.

(b)  Eaves. Sloping roofs shall have overhanging eaves, extending no less than two
feet past the supporting walls. N/A

{c) Roof slope. Roofs with a particular slope may be required by the plan commission
fo complement existing buildings or establish a particular aesthetic objective. N/A

(d) Eave/parapet lines. A minimum of 20 percent of all of the combined linear roof
eave or parapet lines of the building shall have differences in height of four feet or more
as measured eave fo eave or parapet to parapet. Each parapet section increases by
about 3 feet.

(7) Materials and colors.
(a)  Predominant exterior building materials shall be high quality materials, including
but not limited to, brick, stone, wood, and tinted/ftextured concrete masonry units. The
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predominant exterior building materials shall not include smooth faced concrete block,
tift-up concrete panels, or prefabricated steel panels. The exterior of the building utilized
high quality materials, as well as a combination of different materials.

(b)  Facade colors shall be low reflectance colors. The use of metallic colors,
fluorescent colors, or black on facades is prohibited. To the City's knowledge there is no
use of reflecting colors such as metallics, fluorescents, or black.

(¢}  Building trim and architectural accent areas may feature bright colors or black, but
such colors shall not be metallic or fluorescent. There are orange accents throughout the
building. None are metallic or fluorescent to the City's knowledge.

Entryways.
(a)  Customer enfryways into the building shall be clearly defined and highly visible.
They shall be emphasized by the on-site pedestrian and traffic flow and shall incorporate
three or more of the following design features:

«Canopies or porticos.

*Overhangs.

*Recesses/projections.

*Arcades.

*Raised corniced parapets over the entrance.

*Peaked roof forms over the entrance.

*Arches.

*Outdoor patios.

*Display windows.

«Architectural details such as lile work and moldings, which are integrated into the

building structure and design.
Appears to be met, the plans include an arcade, canopy, and recesses/ projections of the
facade. The main entry-ways also feature a different building material.

(b)  There shall be at least one customer entrance for each 75,000 square feet of
building foolprint or fraction thereof. If the building directly abuts two or more public rights-
of-way, it is preferred (but not necessarily required) that at least two of the sides abutting
public rights-of-way feature a customer entrance, which shall conform to the above
requirements. There are multiple customer entrances facing the public right-of-way.

Landscaping/screening.

(a) A landscaping plan shall be submitted to the plan commission as part of the
approval process. Landscaping plants and materials shall be used to break up the mass
of the parking area, soften the appearance of large walls of the building, improve the
streetscape, provide pedestrian amenities, and provide a buffer for adjoining residential
uses, as well as fo lessen the amount of impervious surface. Landscaping treatments,
including islands, trees, and foundation plantings are used.

(b)  All ground-mounted and wall-mounted mechanical equipment, refuse containers,
and any permitted outdoor storage areas shall be screened by screen walls which match
the building exterior in materials and desigh or by opaque landscaping. Refuse containers
and outdoor storage are screened using brick walls, fencing or buildings.




(c) Where a building abuts property that is used for residential purposes or vacant
land that is residentially zoned, a vegetafive screen shall be used instead. Such screen
shall at a minimum meet the requirements contained in section 20.34(2) of the zoning
code. There are trees and buildings separating the closest residence to the west of the
proposed development.

(d)  Street trees at a minimum of two-inch caliper shall be required along all adjoining
public rights-of-way at a rate of at least one tree per 50 feet. The tree species shall be
approved by the city forester. There needs to be at least 13 trees along the future public
road. Currently there are 12 as there is a gap where the ATC electric transmission line
crosses the road.

{e) Landscaped areas at least ten feet in width shall be provided along at least 30
percent of the building's total perimeter and shall be designed to enhance building
enfrances and features, or to provide visual breaks in the mass of the building. Along the
facade, all blank spaces that are not taken up by other amenities such as the arcade or
lumberyard, have landscaping to enhance blank walls. This is present along the northeast
corner of the building. The total length of foundation landscaping exceeds 30% of the
public facades.

Parking.

(a) Landscaped islands shall be provided within each parking aisle spaced al intervals
no greater than one island per every 12 spaces within that aisle. Islands at the ends of
aisles shall count foward meeting this requirement. There are landscaped islands spaced
every 12 spaces.

(b)  Each required landscaped island shall be a minimum of 160 square feet in
landscaped area. Each landscaped island is over 300 square feet.

(c) If more than 60 percent of the off-street parking spaces are located between the
front facade of the building and the primary abutting street, a minimum 20-foot-wide
landscaped buffer shall be provided between the parking area and the abutting street
right-of-way, with landscaping materials to be approved by the plan commission. There is
wide landscaped space with trees between the right-of-way and the parking lot. The hill
also partially obscures the parking area.

Exterior lighting.

(@) Total cut-off luminaries with angles of less than 90 degrees shall be required for
all parking fot and building security lighting. Based upon the example fixtures provided,
there appears to be cut off luminaries. A plan show showing where the light fixtures are
proposed and the height of the poles was not provided, not was a legible photometric plan
showing the extent of the light (spillover).

(b) The maximum height for all light poles shall be 20 feet. The color and design of
lighting standards shall be compatible with the building design. Undetermined

Qutdoor display.

(a}  Exterior display areas shall be identified on the approved site plan. Such areas
shall be separated from traffic and pedestrian routes by a minimum of six feet and shall
be clearly defined. Not shown on the site plan.




(b)  Display areas on building aprons shall not reduce walkway width to less than eight
feet between the display area and any adjoining vehicle drives. Undetermined until
location of display areas is known.

Pedestrian and bicycle facilities.

(a) Sidewalks at least five feel in width shall be provided along all sides of the lot that
abut a public street. A sidewalk is not shown along the frontage road, but there appears
to be sufficient space along the south side of the road to construct a sidewalk iffwhen
required. Until there is a controlled intersection installed at the highway and there is a
sidewalk is connecting N. Grant Ave to the frontage road, a sidewalk is not needed. Future
sidewalk, therefore, should be considered, but not at this time.

(b) Continuous internal pedestrian walkways, no less than five feet in width, shall be
provided from the public sidewalk or right-of-way to the principal customer entrance of the
building. Such walkways shall feature adjoining landscaped areas that include frees,
shrubs, benches, flowerbeds, ground covers, or other such materials for no less than 50
percent of the length of the walkway. There are no pedestrian walkways shown from the
right-of-way. Until a sidewalk is installed within the frontage road, this criterion in not
applicable. But the site plan should ensure that trees are planted in a way to provide
space for a future walkway and the walkway should be installed at the time a sidewalk is
installed along the frontage road.

(c)  Sidewalks, no less than eight feet in width, shall be provided between the building
facade and any adjoining access drive, and along any portion of the facade abutting public
parking areas. Wide concrete walking areas of at least 8 ft surround the public fagades of
building.

(d)y Alf internal pedesirian walkways shall be adequately protected, separatfed, or
distinguished from adjoining driving surfaces. Crosswalks shall be distinguished from
driving surfaces to enhance pedestrian safety by using different pavement materials,
pavement color, or pavement textures. All walkways are curbed or otherwise protected.
There is no difference in pavement materials, but plans do show cross hatching showing
differentiation between entrance and parking area.

(e) The development shall provide at least one secure bicycle rack near each
customer enfrance. Plans did not show any bicycle racks.

(f) The development shall provide exterior pedestrian furniture in appropriate
locations at a rate of at least one bench seat for every 10,000 square feet of gross floor
area. Plans did not show any pedestrian furniture; they need 9 seats to comply.

Additional Comments: As an annexed property, the Door County shoreland zoning
rules still apply — there is a navigable pond kitty-corner across the highway that puts part
of this property under shoreland jurisdiction. It looks like those are met, including the 10-
foot shoreland wetland setback (only the wetland along the east side of the property is
within the shoreland). There is a 35-foot height limit for the building. Most of the building
is 33 feet with just a portion of the parapet above 35 feet. There is no height definition in
the county shoreland zoning code so City Staff's interpretation is that the building
complies.




All of the general zoning provisions (setbacks, permitted uses, # parking stalls, etc.)
appear to be met except the parking lot landscaping rules require the trees to be within
10 feet of the perimeter of the parking area. Thus, Fleet Farm will need to either shift
some trees to be closer or add more trees. About 13 more trees are needed to be within
10 feet.

Review Process: The Plan Commission will conduct a public hearing. After the hearing
the Commission can approve, approve with conditions, or deny the proposed conditional
use. Conditions need to reasonable and, to the extent practical, measurable. Conditions
and reasons for denial (as applicable) must be based upon substantial evidence. In
addition to the criteria for large retail establishments within section 20.41, the Plan
Commission should consider the general conditional use criteria found in section 20.25(4)
of the zoning code.

Recommendation: Approve the conditional use for the large retail establishment subject
to the following conditions:

1. Final approval of the utilities plan by Sturgeon Bay Utilities.

2. Final approval of the stormwater management plan by the City Engineer.

3. Approval by the Community Development Department of the exterior lighting plan
to confirm the height of light poles, shielded fixtures, and prevention of light
spillover onto adjoining property.

4. Thirteen additional trees are needed within 10 feet of the parking areas either by
shifting trees or by adding additional trees in the vicinity of the main parking area.

5. Agreement to install (or pay for installation of) a sidewalk along the south side of
the frontage road from the intersection with Highway 42-57 to the main entrance
into the Fleet Farm site if sidewalk is installed on Grant Avenue southerly to the
highway intersection and the Grant Avenue/Highway 42-57 intersection is
upgraded to either a signalized intersection or roundabout.

6. Agreement to install a sidewalk leading from the frontage road to the pedestrian
facility along the front of the Fleet Farm building at the time that sidewalk is installed
along the frontage road.

7. Submit a plan for outdoor display that meets the purpose and intent of the
ordinance.

8. Provide outdoor seating for nine people.

9. Provide at least one bike rack.

Prepared By: % (3//7 Q’/ﬂ* 209\%

Martin Olejniczak £~ Date
Community Development Director
o / ~ _ G
Prepared By: X ). 2 /U ZO A >
Stephanie Servia Date

Planning and Zoning Administrator
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SUBMITTAL NARRATIVE FOR THE PROPOSED FLEET FARM CITY OF STURGEON BAY

Contact Information:

Full Name of Applicant: Landowner:

Fleet Farm Mark. A and Cindy Lou Kercher Trust dated
2401 S Memorial Drive December 22, 2008 (6703)
Appleton, W1 54915 49 W. Maple Stret

Phone number: 920-731-8121 Sturgeon Bay, WI 54235

Email: frank.steeves@fleetfarm.com Email: loriflick4606@gmail.com
Contact: Frank Steeves Contact: Lori Flick

General Contractor: Civil Engineer/Surveyor:

CR Structures Group, Inc. raSmith

327 Randolph Drive 1675 West Bluemound Road
Appleton, WI 54913 Brookfield, Wi 53005-5939

Phone number: 920-858-1648 Phone: 262-781-1000

Email: jeff@crstructures.com Email: matt.kocourek@rasmith.com
Contact: Jeff Peterson Contact: Matt Kocourek

Architect:

Gries Architectural Group, Inc
500 N Commercial Street
Neenah, WI 54956

Phone: 920-722-2445

Email: bgries@gries.design

Contact: Brannin Gries

OPERATIONAL CONSIDERATION

Store Information:

We plan to build a 91,952 square foot retail store with an automotive service center and exterior yard.
Further this site will include a 4800 SF fuel station with a 2-bay car wash. The south half of the land is
wetland and is not available for development. We have over a decade of experience and an
understanding of what it takes to run a successful store. We have been a successful company since
1955. Fleet Farm operates 48 store locations throughout Wisconsin, Minnesota, lowa, North Dakota,
and South Dakota with goals of continued new store expansion.

At Fleet Farm, you'll find the heart of a general store, with the expertise and selection of a specialty
store. We're your one-stop shop with a welcoming, neighborly shopping experience. Fleet Farm is local.
We live here, work here, and are proud to be part of the communities we serve. We deliver the best
products to our hardworking customers.

One of Fleet Farm core values is to make a meaningful difference in the lives of the residents of the
communities they live in. The local store manager is encouraged to give back to the local community
through a strong giving culture. From sponsorships to donations, we are always looking to support
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charities and local community organizations. Fleet Farm’s website encourages local groups that want to
sponsorship to just stop in the store and speak with the General Manager.

Here are just a few examples:
e Waest Bend, WI— Donating to local shelter
e Fond du Lac, WI - Sponsoring the Navy Club & our Veterans of need.
e Wausau, Wl —Shop with a Hero (Fire and Police Department)
e Germantown, WI— One of 50+ Local Baseball and Hockey Sponsorships
e Brooklyn, MN — Annual “Kids Fishing Day” at all stores.
e Monticello, MN - Supporting Local High Schools via Sponsorship & Partnership
e Lakeville, MN — Partnering and supporting the local Chamber of Commerce

We will work with the WisDOT on safe access to and from the highway.

This development is estimating the creation of 150 new jobs. This includes full and part time jobs in the
main retail store, auto center and fuel station. Our daily customer count average is 1,500 per day. This is
an average count based on 361 days of business (closed Easter, Thanksgiving, and Christmas) for the
main store and fuel center. The customer count increase during the peak seasons of quarter two and
four.

Hours of business:

Main Store and Gas Station: Monday to Saturday 7 am to 8 pm
Sunday 8 am to 6 pm

Auto Service: Monday to Sunday 8 am to 5 pm

Car Wash 24/7 '

The new store is the first of a new smaller prototype.
Land and Site Considerations

Existing Land Use

The proposed site consists mostly of existing agricultural lands but includes two small residential parcels
as well. Each residential parcel a separate access off of Green Bay Road. The two private driveways will
be combined into a signalized intersection with a public road to the south and west.

Existing Zone and Land Use

As this site is in process of annexation into the City of Sturgeon Bay, the current zoning is based off of
Door County. The site is currently zoned rural/agriculture. The 2040 Sturgeon Bay Comprehensive Plan
shows the surrounding area to be commercial which is consistent with our proposed zoning after
annexation.

Existing Environmental

We have prepared a wetland delineation for this site. There are three wetland areas denoted as W-1, W-
2, and W-3 on the report. Based on the proposed grading and wetland report, a portion of wetland W-1
will need to be filled. The report characterizes this wetland as a “farmed wetland/wet meadow”

; - l 7 ’ mchrh:cmil()mup Ing
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dominated by reed canary grass. The total area of disruption in 5,481 SF. Wetlands W-2 and W-3 are
higher quality and characterized as “shallow marsh/wet meadow/shrub carr” by the report. These
wetlands will be avoided and protected.

Additionally, we obtained an Endangered Resouree Preliminary Assessment from the DNR for this
project. The following was included in the Assessment: “No records of pertinent endangered resources
are present in the area and an Endangered Resources Assessment is not needed for this project”.

Trip Generations:

The proposed Fleet Farm development is expected to generate approximately 3,415 new trips daily, 190
(105 in/85 out) new trips during the weekday morning peak hour, 265 (135 in/130 out) new trips during
the weekday evening peak hour, and 430 (220 in/210 out) new trips during the Saturday midday peak
hour. A trip is considered any movement to or from the development. So, a typical visit to the site would
include 1 inbound trip and 1 outbound trip.

Development traffic is expected to distribute among the existing roadway network with approximately
30% to/from WIS 42/57 (west) and 70% to/from WIS 42/57 (east). More traffic is expected to/from east
due to proximity to the City of Sturgeon Bay. The development represents an increase in traffic along
the local roadway network of 5% to 15% above current conditions.

A new public roadway is proposed to be constructed with the development. The roadway will be located
north of the Fleet Farm development, will allow for future connection to the parcel to the west, and its
connection to WIS 42/57 will align with Grant Avenue. Access to the Fleet Farm store and fuel station
will be along the new public road. The TIA will evaluate various traffic control alternatives (including
stop control, signalization, and a roundabout) at the WIS 42/57 intersection with Grant Avenue/new
public roadway.

Landscaping:

Landscaping will be provided to emphasize foundation plantings along the front of the

building and the east side where the Auto Center will receive customers. Due to the limited site area
and existing wetlands on both the east and west sides of the site these foundation plantings will be
minimized on the west side where the fenced yard is located. Subsequently, we are requesting a waiver
to reduce the area of foundation plantings as required by the big box ordinance. The remaining site will
focus on meeting the City's landscape ordinance. Each row of parking in the main lot is ‘book-ended’ by
parking islands and there is ample landscaping planned along the frontage road and Green Bay Ave to
screen the lot from view. All trees have been removed 20’ either way of the existing ATC lines that cut
through the site.

Parking:

The City of Sturgeon Bay parking requirements are 1 stall for every 200 SF of floor area. The

proposed main retail building and the gas station/convenience store will be broken out separately from
a parking standpoint. The gross square footage of the main retail building is roughly 91,000 SF and of
that 67,466 SF is floor area. 337 parking stalls are required to meet the City Ordinance. The gross
square footage of the convenience store is roughly 4,800 SF and of that 1,400 SF is floor area. 7 parking
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stall is required to meet the City Ordinance.

Based on the proposed site plan, we are providing 373 stalls with 8 ADA stalls of which all 8 are van
accessible, for the main retail building. Also, we are providing 12 stalls with 2 ADA stalls of which 1 is
van accessible, for the convenience store. Our numbers indicate the parking requirements for both the
City of Sturgeon Bay and ADA have been met.

Site Lightning:

The site lighting is down cast full cut off fixtures. Exterior lighting was designed to meet city
requirements for light level requirements. All site lighting will be LED, and the fixtures will be black in
color including the decorative wall mounted fixtures adjacent to the building entrances. All site lighting
poles will contain a hand-rubbed exposed concrete base for vehicle protection.

See Exhibit “A” attached herein.

Noise:

There will be a slight increase in noise going from a greenfield site to a developed site. The noise is
minimal with vehicular, pedestrian, truck, and forklift traffic. Trucks DO NOT deliver 24 hours a day.
Normal business hours for Fleet Farm are:

Store/Gas Station Monday — Saturday 8 am — 8 pm
Sunday — 8 am —6 pm

Auto Service Monday — Sunday 8 am — 5 pm

Car Wash 24/7

Building and Fagade Consideration:

Shipping and Receiving (Loading Docks):

There are three (3) separate recessed loading docks provided in the design. Based on the existing Fleet
Farm locations, (3) loading docks will cover all required shipping and receiving needs for the proposed
store. We also have a flatbed truck loading and unloading designated area along the west gate storage
yard, south of the snow removal gate. This will support shipping and receiving into the outdoor retail
yard. '

Exterior Storage:

Exterior storage is a critical component to Fleet Farm. The exterior storage supports the entire Buy
Online Pick Up in Store (BOPUIS) process and is integral to the way Fleet Farm operates to service their
customers. The Exterior Storage area will (3) modern glass overhead door entryways which will be
signed for “Online Pickup”, “Yard Entrance” and “Exit” for one way traffic purposes. This is identified
with decorative brick surrounds. As customers enter the outdoor retail area storage racking will be 16
feet in height containing pick up items and large format storage items including assembled lawn/garden
equipment, farm accessories and home improvement materials BOPUIS is offer for all indoor and
outdoor retail item available at the store. The Customer pickup area is within an interior enclosed
unconditioned building. The building provides the required protection of both the customers and the
retail pick-up items from inclement weather. After the customers picks up from BOPUIS, they will be
able to perform a “U turn” with ample turning radius to then exit out past the security building and
through the glass overhead exit door element.

Architectural Group Ine.
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Within the exterior storage area there will be freestanding 16’ high storage racking. The entire yard
space will be enclosed with 12’ high black fencing on all sides. The north and west sides will have a 12’
high black decorative fencing and the south will have black chain link fencing. Note all materials stored
in the yard will be stored in a neat and orderly fashion.

Exterior Building and Fencing Materials:

The overall building design is constructed to be harmonious with the natural and built surroundings. In
the design our team utilized four-sided architecture using similar materials on all sides of the building.
The exterior of the main Fleet Farm retail building shell consists of decorative CMU wainscot, inlaid brick
masonry, expansive glass, a decorative icon tower, vertical and horizontal decorative metal panel inlays
and a stucco style finished insulated metal panel system. The variation in materials and textures
break-up the overall expanse of the exterior walls. Brick accent elements and eyebrow canopy elements
are utilized throughout the facades to create articulation in the building elevations. Large glass curtain
wall with automatic sliding entry doors defines the main customer entry. Heated canopies are designed
over all the main customer entry point to make a better customer experience in inclement weather and
assist in identifying customer entry points into the building. Clerestory windows have been added to
create a more modern look and feel at the main fagade. All service doors and overhead doors

will be colored to match the building to help blend these elements into the overall facades. A tall
parapet system was chosen to assist in screening the RTUs at the main building. The design of this Fleet
Farm building meets the intent of the Sturgeon Bay “Big Box Retail” design guidelines. The variety of
materials, textures and projects make this building design a well-articulated and overall, visually
appealing facility.

Exterior Retail Display:

The exterior retail display is used for our customers to get a quick look at larger pre-assembled outdoor
seasonal items. The items are arranged in a matter to have customers stop in and look while providing
an organized and neat visual attraction. The items listed below are switched out on a seasonal basis.

Main Retail Display Area ltems:

Trailers, Lawn Mowers, (riders and push mowers), Snow Blowers, Hunting Blinds, Bikes, Log Splitters,
Leaf Vacs, Grills, Kayaks, Wheelbarrows, King Kutters: including small implements such as brush cutters,
box blades, and soil discs.

Gas Hut and Car Wash:

The exterior of the of gas hut facility and combined car wash building complement the main retail
facility by utilizing the same inlaid brick masonry, decorative CMU wainscot, stucco finished insulated
metal panel, and large expanses of glass to identify the entryway. The main entrance to the gas hut is
defined with a matching canopy element similar to the main retail building. This is also heated and
identifies the customer entry point. The standalone gas pump canopy is required and will be at a height
to accommodate tractor trailer vehicles. Along the building there are two items that are always outside,
these items are Rhino Blue tank propane cage and the bagged ice freezer. Other items sold would
include salt and washer fluid. Please view the attached photo of our outdoor storage at the Rapid City
location which will be consistent with outdoor storage at the Sturgeon Bay location.
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Gas Hut Display Items:
Stainless Steel Rhino Blue Propane tank storage, bagged ice freezer windshield washer fluid and salt.

Garden Center:
Fleet Farm will also operate a seasonal garden center. The garden center season typically starts mid to
late April and ends early to mid-June. The usual garden center season is about an 8-week duration.

There are typically 2 -3 weeks post operation required for takedown. During the operation, they will be
staffed for the area daily and 380 total hours are scheduled for team members through the week. The
garden center requires a mobile shed for point of sales during the season listed above. The mobile shed
is required to be lite and flexible as it is stored inside the yard during the off season and needs to be
lifted via forklift. Drawings of the mobile shed are provided in the submittal documents. The “Kool
House” and “Shade Structure” are set up by a 3" party contractor each year. The 3" party contractor
stores both the “Kool House” and “Shade Structure” for the off-season at an off-site location. If the
store were to keep these items on site, management will find an area in the building to store for the off
season. The only structure that is a 100% ours and is expected to be stored will be the mobile garden
shed. This is typically stored in the yard.

See Exhibit “B” specification sheets and pictures of the temporary structures commonly used in the
garden center area attached herein.

Outdoor display items in the Garden Center include:
Lawn statuary, Bagged mulch, Plants, Porch Pots, Hanging Planters, Trees, and Bushes.

Accessory Building Information:

All accessory structures visible to customers including the dumpster enclosure, security shack at the
yard entrance, and tire storage enclosure are designed to complement the main retail facility and gas
hut. A pre-manufactured Pet Wash Station will also be included onsite. The accessory pet wash station
is critical to support the pet friendly environment Fleet Farm offers to customers at our Fleet Farm
locations.

See Exhibit “C” Pet Wash Station attached herein.

Pedestrian and bicycle facilities:
This is not applicable for our site location.

Future renewal:

Fleet Farm has been in business since 1955 and has never closed a store. For almost 70 years, Fleet Farm
has continuously served communities where they have opened stores. It's rare to find a retailer with this
commitment to their employees, customers and communities. Today, Fleet Farm has 48 stores with 1
under construction due to open in 2023, If the rarest of circumstances did occur with Fleet Farm in
Sturgeon Bay, W, this location would not be vacant long. The location is dominant along Hwy. 42 at the
entry to Sturgeon Bay. Furthermore, the lack of commercially zoned opportunities in Sturgeon Bay
makes a vacant box desirable to new retailers in the market. If the activity amongst vacant boxes in
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Wisconsin in recent years is any indication of a potential outcome if the Fleet Farm would become
vacant, you could expect one of the following outcomes: (i) a competitor in the fleet and farm category,
(i) a grocery/general merchandising store, (iii) self-storage, (iv) marine storage or (v) a number of mid-
box retailers (3 to 5) to demise and fill the vacant box.

Signage:
Stratus Unlimited a national Fleet Farm signage provider is proposing a uniform sign program
that is consistent with the Fleet Farm brand standards.

The proposed ground sign(s) for this location are strategically placed to identify and assist the
traveling motorist with safe wayfinding to and from this location.

The materials for the various signs are manufactured to our high standards that provides materials such
as aluminum, LEDs’ electronic message centers, as well as steel and concrete.

Below is a summary for the various sign types
Pylon Sign

The Fleet Farm pylon sign consists of various materials to make up the overall sign that is 20’
OAH, 5’-6” wide and 14” deep that is a double face illuminated sign. The pylon sign is located
along Green Bay Road with sign oriented along said roadway for optimal visibility. With a
proposed sign sethack of approx.15’ (with a minimum setback of 5’ from roadway and 15’ from
property line).

The pylon sign is made up of multiple cabinets that are cohesively designed and mounted to the
steel structural as outlined below:

e The main structural is made of steel that is mounted into the concrete pier
supports that meets our sign engineering specifications and city code.

e The base of the sign consists of Brick and CMU block to match existing building
materials and colors.

o The full color electronic message center comes in two (2) units each that is
sandwiched and mounted to either side of the steel supporting structure. The
electronic message is a full color 10 MM display with cellular data
communication. The message center is made up of many RGB LED modules to
provide a full color outdoor display.

e The price changer is made of a 14” deep extruded aluminum cabinet skinned
with aluminum with copy that is routed and backed, and cabinet painted to match
Fleet Farm color specifications. The fuel labels will illuminate Unleaded and
Diesel as well as incorporate the price changer LED display.

e The Fleet Farm w/logo cabinet will be internally illuminated using LED’s and
power supplies with copy that will be routed and backed to provide the copy to
illuminate only. The cabinet will be made out of aluminum angle that is fully
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welded and skinned with aluminum and painted to match Fleet Farm color
specifications. The copy material is made of 1” routed push thru acrylic faces with
orange logo translucent vinyl w/ second surface diffuser film.

e The Car Wash w/logo cabinet will be internally illuminated using LED’s and
power supplies with copy that will be routed and backed to provide the copy to
illuminate only. The cabinet will be made of aluminum angle that is fully welded
and skinned with aluminum and painted to match Fleet Farm color specifications.
The copy material is made of 1” routed push thru acrylic faces with orange logo
translucent vinyl w/ second surface diffuser film,

e The main top cabinet with the “Logo” for Fleet Farm consists of an aluminum
angle fully welded cabinet and skinned with aluminum and painted to match the
Fleet Farm color specifications. The copy material is made of 1” routed push thru
acrylic faces with orange logo translucent vinyl w/ second surface diffuser film.
Internal illumination we will be using LED’s and power supplies. The architectural
cornice topper will be made of aluminum and painted to match.

Monument Sign

The Fleet Farm monument sign consists of various materials to make up the overall sign that is
8’9" OAH, 5’-6” wide and 14” deep that is a double face illuminated sign.

The monument sign is located along Green Bay Road with sign oriented along said roadway for
optimal visibility. The proposed sign setback is 35’ from the property line and 10’ setback from
the roadway (with a minimum-setback of 5’ from the roadway and 15’ from the property line).

The monument sign is made up of multiple cabinets that are cohesively designed and mounted
to the steel structural as outlined below:

e The main structural is made of steel that is mounted into the concrete pier
supports that meets our sign engineering specifications and city code. -

e The base of the sign consists of Brick and CMU block to match existing building
materials and colors.

e The price changer is made of a 14” deep extruded aluminum cabinet skinned
with aluminum with copy that is routed and backed, and cabinet painted to match
Fleet Farm color specifications. The fuel labels will illuminate Unleaded and
Diesel as well as incorporate the price changer LED display.

The Car Wash w/logo cabinet will be internally illuminated using LED’s and
power supplies with copy that will be routed and backed to provide the copy to
illuminate only. The cabinet will be made of aluminum angle that is fully welded
and skinned with aluminum and painted to match Fleet Farm color specifications.
The copy material is made of 1” routed push thru acrylic faces with orange logo
translucent vinyl w/ second surface diffuser film.

e Top the Fleet Farm w/logo cabinet will be internally illuminated using LED’s and
power supplies with copy that will be routed and backed to provide the copy to
illuminate only. The cabinet will be made of aluminum angle that is fully welded
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and skinned with aluminum and painted to match Fleet Farm color specifications.
e The copy material is made of 1” routed push thru acrylic faces with orange logo
translucent vinyl w/ second surface diffuser film.
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Exhibit “A”

cn g _m 47 Gries
. i ra&n“h Architectural Group Ine,
S e T J.‘)-H,-_-ﬁhl SREATIVITY LEYOMO LHGIIELRNIG -




Catalog #:

Project:

Prepared By:

Date:

Type:

Mirada Medium (MRM)
Outdoor LED Area Light

= £ @ 1p66 1K0

R

Lumen Package " 7000-48000

Wattage Range 48 - 401
Efficacy Range (LPW) 17 -160
Weight Ibs¢kg) 30 (13.6)

e

QUICK LINKS

~ Ordering Guide  Performance

Photomettlcs Dimensions

FEATURES & SPECIFICATIONS
Construction

* Rugged die-cast aluminum housing
contains factory prewired driver and optical
unit, Cast-aluminum wiring access door
located underneath.

Desldgned to mount to square or round
poles.

Fixtures are finished with LSI's DuraGrip®
polyester powder coat finishing proceéss.
The DuraGrip finish withstands extreme
weather changes without cracking or
peeling. Other standard LSI finishes
available. Consult factory.

« Shipping weight: 37 Ibs in carton.,
Optical System

+ State-of-the-Art one piece silicone optic
sheet delivers industry leading optical
control with an integrated gasket to provide
IP66 rated sealed optical chamber in 1
component.

Proprietary silicone refractor optics provide
exceptional coverage and unifofmity in IES -
Types 2, 3, 5W, FT, FTA and AM,

Silicone optical material does not yellow or
crack with age and provides a typical light
transmittance of 93%.

Zero upllghl:

Available In 5000K, 4000K, @nd 3000K
color temperatures per ANSI C78,377. Also
Available in Phosphor Converted Amber
with Peak intensity at 610nm.

Minimum CRI of 70.

Integral louver (IL) and house-side shield
(IH) options available for improved
backlight control without sacrificing street
slde performance. See page 3 for moré
details,

-

Electrical

+ High-performance programmable driver
features over-voltage, under-voltage, short-
circuit and over temperature protection.
Custom lumen and wattage packages
available,

0-10V dimming (10% --100%) standard.
Standard Universal Voltage (120-277 Vac)
Ihput 50/60 Hz or optional High Voltage
(347-480 Vac).

L8O Calculated Life: >100k Hours (See
Lumen Maintenance on Page 5)

Total harménic distortion: <20%
Operating temperature: -40°C to +50°C
(-40°F to +122°F). 42L and 48L lumen
packages rated to +40¢2C,

Power factor: >.90

Input power stays constant over life.

Field replaceable 10kV surge protection
device meets a minimum Category C Low
operation (per ANSI/IEEE C62.41.2),
High-efficacy LEDs mounted to metal-core
¢lreult board to maximize heat dissipation
Components are fully encased in potting
material for moisture resistance. Driver
complies with FCC standards: Driver and
key electronic components can easily be
accessed,

Controls

+ Optional integral passive infrared
Bluetooth™ motion and photocell
sensor (see page 9 for more details).
Fixtures operate independently and can
be commissioned via iQS or Android
configuration app

* LSI's AirLink™ wireless control system
options reduce energy and maintenance
costs while optimizing light quality 24/7.
(see page 9 for more detalls).

-

lnstéllatlon

» Designed to mount to square or round
poles.

* A single fastener secures the hinged door,
underneath the housing and provides
quick & easy access to the electrical
compartment.

» Included terminal block accepts up to 12 ga.
wire,

+ Utilizes LSI's traditional 3" drill pattern B3
for easy fastening of LS| products. (See
drawing on page 9)

Warranty
= LS| LED Fixtures carry a 5-year warranty.
Listings

» Listed to UL 1598 and UL 8750,

+ Meets Buy American Act requirements.

« IDA compliant; with 3000K color
temperature selection.

« Title 24 Comipliant; see local ordinance for
qualification information.

« Suitable for wet Locations.

+ |P66 rated Luminaire per |IEC 60598.

« 3G rated for ANSI C136.31 high vibration
applications are qualified;

= DesignLights Consortium® (DLC) qualified
product, Not all versions of this product
may be DLC qualified. Please check the DLC
Qualified Products List at www.designlights,
org/QPL to confirm which versions are
qualified.

« Patented Silicone Optics (US Patent NO,
10,816,165 B2)

* |KO8 rated luminiare per IEC 66262
mechanical impact code

Specifications and dimensions subject to
change without notice.

&

LS! Industriés Inc. 10000 Alliance Rd. Cincinnati, OH 45242 » www.sicorp.com
(513) 372-3200 » ©2020 LS| Industries (nc. All Rights Reserved, Specifications subject to change without notice.
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FEATURES & SPECIFICATIONS

VCbhst_ruct_ion

* Rugged low-profile die-cast aluminum
housing, optical unit, and driver covet.

» Below canopy access to optical chamber
and driver housing for servicéability.

+ IPB6 rated luminaire protects integral
components from dust and water.

+ Fixtures are finished with LSI's DuraGrip*
polyester powder coat finishing process.
The DuraGrip finish withstands éxtreme
weather changes without cracking or
peeling.

« Four fasteners secure the door frame
to housing. Door frame also provides
quick and easy access to the electrical
compartment for servicing.

+ Shipping weight: 18.5 Ibs in carton,

‘Optical System

» Symmetrical distribution utilizes a clear
tempered flat glass lens to uniformly
illuminate the area under the gas canopy.

= Combination Forward Throw distribution
uses clear tempered flat glass and optical
grade PMMA acrylic lens to create an
industry leading unique distribution pattern
to llluminate the area under the gas canopy
and the area between the gas canopy and
convénience store eliminating the need for
extra floodlights,

» Available in 5000K, 4000K and 3000K
color temperatures.

« Minimum CRI of 80:

Electrical

+ High-performance programmable driver
features over-voltage, undet-voltage, short-
circult and over temperature protection,
Custom lumen and wattage packages
available.

+ 0-10V dimming (10% - 100%) standard.

+ Standard Universal Voltage (120-277 Vac)
Input 50/60 Hz or optional High Voltage
(347-480 Vac).

+ L8O Calculated Life: 100k Hours (See
Lumen Maintenance on Page 2)

» Total harmonic distortion: <20%

+ Operating temperature: -40°C to +50°C

(-40°F to +122°F) when mounted to

Steel/ Aluminum surfaces for 10L, 13L,

& 15L Lumen Packages, +45°C for 20L

Lumen Package, and +35°C for 23L Lurnen

Package. If mourited to a hon-metallic

surface, reduce ambient by 5°C.

Power factor: >0.90

Field replaceable surge protection device

meets a minimum Category C Low

operation (per ANSI/IEEE C62.41.2).

High-efficacy LEDs are mounted to (4)

circuit boards to maximize heat d'issipati'on

« Driver components are fully encased in
potting materlal for moisture resistance.
Driver complies with FCC standards,

Hazardous Location

* Designed for lighter than air fuel
applications. Product is suitable for Class
1 Division 2 with all lumen packages and
distributions only when properly installed
per LSl installation instructions. Models with
optiohal ¢ontrols are not approved fof Class
1, Division 2 applications.
Gas Groups A,B,C, and D - Group A:
Acetylene / Group B: Hydrogen / Group o
Propane and Ethylene / Group D: Benzene,
Butane, Methane & Propane.

Catalog #: Project:
Prepared By: Date: Type:
Scottsdale Vertex™ (SCV)
Petroleum Canopy LED Luminaire
%@ @ = Pe6 @
OVERVIEW
Lumen Package 9,000 - 23,000
Wattage Range 67 -188 QUICK LINKS
Efficacy Range (LPW) 109 - 154 B
| Welght Ibstke) 18,5 (8.4) Ordering Gulde Performance ‘Photometrics ‘Dimenslons

Installation

* Installs in a 12" or 16" deck pan.

« Four fasteners are provided for use in
single deck steel canopies. Other suitable
fasteners may be required and provided
by others.

« Unit is designed to quickly retrofit into
existing Scottsdale (4") hole.

« Aluminum locking collar and gaskef are
included and required for complete seal
and support of canopy deck;

* Retrofit panels-are available for existing
Encores, Richmond, 2x2 Universal, and
more.

= Direct mount to surface or recessed J
box with hardware bracket kit ordered
separately as an accessory.

Warranty

= LS| LED Fixtures carry a 5-year warranty
or 10-year warranty with registration for
petroleum applications only (¢contact your
LSI representative for details).

Listings

+ Listed to UL.1598 and UL 8750,

* Meets Buy American Act requirernents,

* State of California Title 24 Compliant with
IMSBT or ALSC/ALSCS option.

» DesignLights Consortium” (DLC) qualified
product. Not all versions of this product
may be DLC qualified. Please check the DLC
Qualified Products List at www.designlights.
org/QPL to confirm which versions are
qualified.

= IDA compliant with 3000K .or lower color
temperature,

%
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FEATURES & SPECIFICATIONS

Catalog #: Project:
Prepared By: Date: Type:
] - 1 1
LifeStyle Small (XDLS)
Qutdoor Decorative Area Light
cg“D" 5 mH”? i"E..__‘mm
.| Lumen Output Range 6,000- 9,000
Wattage 76-106
Efficacy Range (LPW) 72-99
Fixture Weight Ibs (ka) 24 (10.8) RUIEICLINKS
| ‘Ordering Gulde Performance Dimensions

Construction

+ Cast aluminum. Wiring emerges from crown
through compression seal fitting to prevent
water entry. One-piece silicone: gasket seals
crown to shade for water and dust-tight
construction.

Spun aluminum shade. Two shade styles
available - A - Angle and B - Bell.

Optical upit and aluminum door frame
recessed into shade and sealed with one-
piece silicone gasket.

Door frame retaining fasteners are captive.

Brackets are extruded and cast aluminum
assemblies or fabrications. All decorative
elements are die cast or extruded
aluminum,

Luminaire Is proudly made in the U.S.

Fixtures are finlshed with LSI’s DuraGrip®
polyester powder coat finishing process.
The DuraGrip finish withstands extreme
weather changes without cracking or
peeling. Other standard LSl finishes
available. Consult factory.

+ Shipping weight: 24 lbs in carton.

Optical System

+ Select high-brightness LEDs in Cool White
(5000K), Neutral White (4000K) or Warm
White (3500K) color temperature. 70 CRI
CW, 80 CRI NW and WW.

» Types 3, 5 and FT available.

* Clear tempered flat glass lens sealed with
silicone gasket to door frame (includes
pressure-stabilizing breather).

« Optical unit is tethered and provides access
to driver.

« Zero uplight.

Electrical

¢ LS| drivers feature integral sensor which
reduces drive current when ambient
temperaturés exceed rated temperature.

Two-stage surge protection (including
separate surge protection built into
electronic driver) meets IEEE C62.41,2-
2002, Location Category C. Available with
universal voltage power supply 120-277VAC
(UE - 50/60Hz input), and 347-480VAC.

Available in SS (Super Saver) and HO (High
Output) drive currents (Drive currents are
factory programmed.).

Components are fuily encased in potting
material for moisture resistance,

Driver complies with FCC standards. Driver
and key electronic components can easily
be accessed.

* Operating temperature! -40°C to +50°C
(-40°F to +122°F).

« 0-10V dimming (10% - 100%) Optional,

Controls

+ Bi-level switching resporids.to external
line voltage signal from separate 120-277V
controller or sensor (by others); with low
light level decreased to 30% maximum
drive current.

+ Optional button-type photocells (FCI) are
available in 120, 208, 240, 277 or 347 volt
(supply voltage must be specified).

Installation

« Classlc Hook (CH) and Side Arm (SA - 4"
0,D. minimum pole top required) available,
See Steel Round Pole and Aluminum
Round Pole data sheets for pole selection
information.

» Side Arm pole mount requires LS| B3
reduced drilling pattern.

+ Classic hook mount requires a 4" O.D. pole
or tenon.

Warranty
* LSl [uminaires carry a 5-year limited

warranty. Refer to https://wwwisicoro.com/
resources/terms-conditions-warranty/ for
more information.

Listings
« Listed to UL 1598 and UL 8750.
+» Suitable for-wet Locations.

» US patent 7,828,456 8,002,428, 8,177,386
8,434,893

» Specifications and dimenslons subject to.
change without notice.

%
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Catalog #:

Project:

Date:

Prepared By:

Traditional Wall Light Extra

Wall Light
=

WHEVEE  COMPLIANT  LISTED

OVERVIEW

Type:

Large (TXWP)

Lumen Package 7,000 13,000

e b i QUICK LINKS

E'fficaéy Range (LPW) 108 - 124 i i s s

Welght Ibs (kg) ' 15 (6.8) Ordéring Gulde Performants T i
FEATURES & SPECIFICATIONS
Construction + Available in 5000K, 4000K and 3000K Controls

+ Rugged traditional aluminum die cast hous-
ing provides proven environmental protec-
tion for LED modules.

» Traditional fixture design provides a familiar
look and standard installation requirements.

» Retaining this look allows the ability to up-
grade fixtures gradually, while retaining the
same overall fixture appearance throtighout
a facility.

» Patent pending thermal stacking technolo-
gy system features a unique internal design
that allows for lower operating tempera-
tures which results in a brighter, whiter
light, more stable color and longer LED and
driver life.

» LEDs manufactured for the TXWP series
utilize Epoxy Guard conformal ¢oating
which reduces the chance of board corro-
sion.

* Weight: 15 Ibs in carton.

Optical System
» Tempered glass lens.

+ Lens assembly is designed to provide high
efficiency and to target the light where
needed to satisfy outdoor lighting require-
ments.

+ Positioning of the LEDs result In the light

being directed to desired locations elimi-
nating glare and offensive light.

color'temperatures per ANSI C78.377.
» Minimum CRI of 80,

Electrical

* High-performance driver features overvolt-
age, under-voltage, short-circuit and over
temperature protection.

+ 0-10V dimming (10% - 100%) standard.

» Standard Universal Voltage (120-277 VAC)
Input 50/60 Hz or optional High Voltage
(347-480 Vac)

» Total harmonic distortion: <20%

+ Operating temperature: -40°C to +40°C
(-40°F to +104°F).

» Power factor: >0.90

* Components are fully-encased in potting
materlal for moisture resistance, Driver
complies with FCC standards, Driver and
key electronic components can easily be
accessed.

* Minimum 4KV surge rating

+ Optional 120v-277y integral emergency
battery pack is available to meet critical fife
safety lighting requirements. The 90-mintite
batteries provide constant power to the
LED system, ensuring code compliance.

A test switch/indicator button is installed
on the housing for ease of maintenance.
Providés ~1,500 lumens of emergency illu-
mination.

« Optional factory installed electronic button
photocontrol (apertures for field install).

Installation

« Fixture retains the same knock-out sjzes
and positions as previous models, reducing
Wiring costs.

Warranty

» LS| luminaires carry a 5-year limited war-
ranty. Refer to https:/wwwsicorp.com/
resources/terms-conditions-warranty/ for
more Information,

«+ 1Year warranty on optional button photocell.

» 1Year warranty on optional Battery Back Up,
Test regularly in accordance with local codes.

Listings

» Listed to UL 1598 and UL 8750.

s CSA Listed.

« Meets Buy American Act requirements,
i RoHS Compiliant.

* Suitable for wet locations.

« DesignLights Consortium® (DLC) qualified
product: Not all versions of this product
may be DLC qualified. Please check the DLC
Qualified Products List at www.designlights.
org/QPL to conflrm which versions qualify,

LsI industrles Inc. 10000 Alliance Rd. Cincinnati, OH 45242 + wwyulsicorp.com

(BOO) 436-7800 » ©2021 LS| Industries Inc. All Rights Reserved. Specifications subject to change without notice.
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Catalog #; Project:

Date:

Mirada Small Wall Sconce (XWS)
Qutdoor LED Wall Light

Prepared By: Type:

Lumen Output Range 2,000 - 6,000

i @~ IP65 1K10

Wattage Range 15-52 o
. — - QUICK LINKS
Efficacy Range (LPW) N9 -151
kuovinalrg Waighk (s ko) LS Ordering Gulde Performance Photomeatrics Dimenslons
FEATURES & SPECIFICATIONS
Construction Electrical « LSI's AirLink™ wireless control system

= Rugged die-cast aluminum housing.

» Fixtures are finished with LSI's DuraGrip®
polyester powder coat finishing process.
The DuraGrip finish withstands extreme
weather changes without cracking or
peeling, Other standard LS| finishes
-available. Consult factory.

» Extended housing available with 1/2"
threaded hubs for surface conduit and
rated wire.

« Standard luminalre shipping weight: 10 Ibs
in carton.

+ Max luminaire shipping weight (with back
housing): 20 lbs in carton.

Optical System

+ Choice of acrylic léns or high impact
resistant polycarbonate lens

» The lens is fully gasketed with a one-piece
solid silicone gasket to keep out moisture
and dust, providing an IP65 rating for the
luminaire

« Reflector system with recessed light engine
reduces glare and brightness.

» Forward Throw Widé and Medium
distributions available.

« Optional diffused lens for reduced LED
pixilation over the lens and maximum visual
comfort,

« Zero uplight.

+ Avallable in 5000K, 4000K, 3500K, 3000K
and 2700K color temperatures per ANSI
C78.377.

+ Minimum CRI of 80

* High-performance driver features over-
voltage under-voltage, short-circuit and
over temperature protection.

0-10V dimming (10% - 100%) standard.

Standard Universal Voltage (120-277 VAC)
Input 50/60 Hz or optional High Voltage
(347-480 VAC).

L70 Calculated Life: 60k Hours
Total harmonic distortion: <20%

Operating temperature: -40°C to +50°C
(-40°F to +122°F),

Power factor: >.90

.

-

Input power stays constant over life.

Optional 10kV surge protection device
meets a minimum Category C Low
operation (per ANSI/IEEE C62.41.2),

High-efficacy LEDs mounted to metal-core
circuit board to maximize heat dissipation

Driver Is fully encased in potting matetial
for moisture resistance. Driver complies
with FCC standards. Accessible driver and
electrical components.

Optional battery backup provides 90-min-
utes of constant power to the LED system,
ensuring code compliance. A test switch/

indicator button is installed on the housing
for ease of maintenance. Standard battery
rated for 0° fo 50° with cold weather bat-

téry rated for -20°C to 50°, 120-277V Only.

Controls

¢+ Optional Integral passive Infrared
Bluetooth™ motion and photocell sensor.
Fixtures operate independently and can
be commissioned via jOS or Androld
configuration app.

Optional Dual Drivers/Circuit/Power Feeds.

options reduce energy and maintenance
costs while optimizing light quality 24/7.

Installation
« Universal wall mounting plate mounts

directly to vertical surface or 4" junction
box (octagonal or square):

+ Luminaire hinges to the top of the
mounting plate and Is secured via two
flush mount screws that help to conceal
the hardware and prevent over tightening
during installation.

Warranty

+ LS| luminaires carry a 5-year limited
warranty, Refer to httos://wwwlisicorn.com/
resources/terms-conditions-warranty/ for
more information.

Listings

+ Listed to UL 1598 and UL 8750,

» Meets Buy American Act requirements.

+ IDA compliant; with 2700K or 3000K color
temperature selection.

¢ Title 24 Compliant; see local ordinance for
qualification information.

+ Sujtable for wet locations.

+ |P65 rated luminajre per IEC 60598-1.

« K10 rated luminiare per IEC 66262

mechanical impact code with clear
polycarbonate lens (MTP).

+ DesignLights Consortium?® (DLC) qualified
product. Not all versions of this product
are DLC quallfied Please check the DLC
Qualified Products List at www.designlighits.
org/QPL to confirm which versions are
qualified.

)
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FleetdFFarm

SEASONAL OUTDOOR GARDEN CENTER GREENHOUSE

raSmith @Qﬂﬁs—-—,\m;mm.;

CUATHAT BUISHT IREWIIUNG




FleetdFFarm

SEASONAL OUTDOOR GARDEN CENTER SHADE STRUCTURE
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W-TRUSS shade structure system

INSTALLATION INSTRUCTIONS

P.O. Box 458 U.S. & Canada Toll Fres

27725 Danville Avenue 800-852-3443 _

N
Castle Rock, MN 55010 (651) 463-7009 Pol_Y;TEx

fax (661) 463-2479
Greenhouse & Display Systems
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FleetflPFarm

PET WASH

All Paws Pet Wash
for Fleet Farm
RAL 2008

~ .
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LEGEND

(PROPOSED FEATURES)

—————

A —
——sn

]
e-0H0>» I >

TREE REMOVAL

EXISTHNG ASPHALT PAVENENT TO BE
REMOVED

EISTHG GRAVEL TO BE REMOYED

7 DASTING BULDING/STRUCTURE
TO BE REMOVED

SAWCUT UNE
PROPOSED PROPERTY UNE

PROPOSED SITE UGHTING (DESIGNED BY
QTHERS, FOR REFERENCE OMNLY)
MONUMENT SIGNS

(CONSTRUCTION DETALS BY OTHERS)
SIGH

HEAV/—DUTY CONCRETE PAVEMENT
CONCRETE SDEWALK

HEAVY—DUTY ASFHALT PAVEMENT
STANDARD-DUTY ASPHALT PAYEMENT

COLORED AND STAMPED CONCRETE

PROPOSED 18" REJECT CURB & GUTTER
(AS SHOMNM ON SITE PLAN)

PROPOSED 18" STAKDARD CURS & GUTTER
(AS SHOWN OH SITE PLAN)

PROPOSED ACCESSBLE PAVEMENT WARKING
VAN ACCSSSBLE STALL

PROPOSED TYPE 3 an ﬁ DETAL
SHEET. NOTE UNEWORK OH
SYWBOUIC DHLY.)

OPOSED TYPE 3A OURS RAMP (SEE
DETA‘L SHEET. NOTE LINEWORK ON PLAN IS
SYWBOUC OHLY.)

mwmm4mm %EDETA:I.

PROPOSED TYPE CURB RAMP (SEE
DETALL SHEET. P;OTE UNEWORK PLAN IS

PROPOSED TYPE 7 CURB RAMP (SEE DETAL
SHEET. NOTE LUNEWORK Ot PLAN IS
SYWBOUC ORLY.)

DooR

STRUCTURAL RETANNG WALL — (OESIGNED BY
OTHERS)

PROPOSED 0.5-FOOT GRADE CONTOUR
{ONLY USED WHEN CRITICAL)

PROPOSED 1-FOOT GRADE CONTOUR
PROPOSED 5-FOOT GRADE CONTOUR
PROPOSED SPOT GRADE

PROPOSED TOP OF CURB

PROPOSED FINISHED SURFACE GRADE
ADJACENT TO TOP OF WALL

PROPOSED FINISHED SURFACE GRADE
ADJACENT TO BASE OF WALL

PROPOSED EROSION CONTROL BALE
TEMPORARY DITCH CHECK

PROPOSED INLET PROTECTION
PROPOSED SLT FENCE
TEMPORARY DIVERSION

PROPOSED
SWALE & BERM
PROPOSED LEVEL SPREADER
PROPOSED STONE TRAGKING MAT

PROPOSED PERVANENT TURF
RENFORCEMENT MAT

EROSION CONTROL BLANKET

PROPOSED RPRAP

LEGEND

()mrzsmmwmmﬂ
ENT FROM ACTUAL

At
PGortl SEnion o] 144 secnon
CORNER AS
1" DIk IRON PIPE FOUND.
(UNLESS OTHERWSE NOTED)
©1" DA IRON PIPE, 18" LONG-SET
( NOTED)

ENGINEER AND LANDSCAPE ARCHITECT.:

PLAN COMMISSION SUBMITTAL

CIVIL AND LANDSCAPE PLANS
FOR

FLEET FARM

GREEN BAY ROAD (STH 42/57)
CITY OF STURGEON BAY, WI

M AP

PLAN INDEX

VICINITY

SHEET NO. DESCRIPTION
€000 TITLE SHEET
C100 DEMOLITION PLAN
C200 INTERIM EROSION CONTROL PLAN
€201 FINAL EROSION CONTROL PLAN
¢ €300 SITE PLAN
2 c400 GRADING PLAN
& ©500 SANITARY AND WATER UTILITY PLAN
©501 STORM SEWER UTILITY PLAN
EXTosqmim 1 €600 EROSION CONTROL DETAILS
c601 SITE DETAILS
i €602 PAVING DETAILS
6 Wight? ay 57 (34 (a1) State Highway 42 57(s7) €603 UTILITY DETAILS
- 1 N C604 POND DETAILS
o 3 C700 SPECIFICATIONS
g 1100 LANDSGAPE PLAN OVERALL
b 1200 LANDSCAPE PLAN - WEST
1201 LANDSCAPE PLAN - NORTHEAST
z\a'nul D L202 LANDSCAPE PLAN - SOUTHEAST
W Walnut H
H
P 2
g BENCHMARKS:
BM#1
MAG SPIKE IN EAST FACE OF POWER POLE
(WEST END OF ROW OFF GREEN BAY ROAD)
#6144-19
DATUM: MEASURED E.L. = 724.56'
NORTH AMERICAN VERTICAL DATUM OF 1988
(NAVD 1988) M2
MAG SPIKE IN NORTH FACE OF POWER POLE
HORIZONTAL DATUM: (OFF GREEN BAY ROAD ACROSS FROM

GRANT AVE)

WISCONSIN COUNTY REFERENCE SYSTEM (WISCRS) ~ MEASUREDE.L. = 725.28'

.com

| 16745 W. Bluemound Road

| Brookfield, W1 53005-5938

| [262) 781-1000

ith

Smi

ATIVITY BEYOND ENGINEIRING
Brookfield, W1 | Milwaukee, W1 | Appleton, WI | Madison, Wi

CRE

Codarburg, Wl | Naperville, IL | Irvine, CA

FLEET FARM
CITY OF STURGEON BAY, Wi
TITLE SHEET

u | 16745 W. Bluemound Road
raSmith s
| (262) 781-1000

CREATIVITY BEYOND ENGINEERING | rasmith.com

DOOR COUNTY, NAD 83 (2011)

BM #3

MAG SPIKE IN NORTH FACE OF POWER POLE
(EAST END OF ROW OFF GREEN BAY ROAD)
#6144-3

MEASURED E.L. =720.90'

DEVELOPER / OWNER: COMMUNITY: g "

FLEET FARM CITY OF STURGEON BAY © corvmiHT 2028
CONTACT: FRANK STEEVES CONTACT: CHAD SHEFCHIK PLAN DATE:  01/13/2023 B St be
2401 SOUTH MEMORIAL DRIVE ENGINEERING DEPARTMENT [ mevsors [ issue oae | st no's SRR | [“soae =400

421 MICHIGAN STREET
STURGEON BAY, WI 54235

APPLETON, WI 54914
PH.: (920) 731-8121

Know what's helow.
Call before you dig.

JOB NO. 3220086

TY FOR

PROJECT MANAGER:
MATT P. KOCOUREK, P.E.

PH.: (920) 746-2913

DESIGNED BY: TJR

TTEN CONSENT OF RASUITH, INC.

COPYRIGHTS TO mwmwmm

CHECKED BY: MPK

m
PERUISSION OF RASWITH, INC.

SHEET NUMBER

C000
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DESCRIPTION

DATE

——— — — ———  PROPERTY UKE 83450+ MATGHNG GRADES INTO

= EXSTING 5-FT CONTOUR T35 TOP OF WALL ELEVATION

BISTHG 1-FT CHTOUR  gyzy.s0 o i

PROPOSED 5—FT CONTOUR
PROPOSED 1-FT CONTOUR

PROPOSED CATCH BASN

[ ] PROPOSED STORM MAKHOLE
u;(_su PROPOSED SPOT GRADE ¢_ BORNG LOCATION

WETLAND DISTURBANCE

(884.50) PROPOSED SPOT GRADE
X OF CURB

GENERAL NOTES:

]

oo

CONTRACTOR SHALL BE RESPONSIBLE OF ALL PAVEMENTS, CUR

IMUTES,
APPURTEHANCES, OR ANY OTHER ITEIIS O'M'Jﬂ) BY THE 1'.“’\’ OF

VEGETATION, ABOYE GROUND
STURGEON BAY SCHEDULED TO REMAIN THAT IS DAMAGED AS A RESULT OF CONSTRUCTH
RELATED ACTIMTIES, AS DETERMNED BY THE GITY'S REPRESENTATIVE. CONTRACTOR 5~IALL

REPLACE DAMAGED ITEMS TO THE SATISFACTION OF THE CITY'S REPRESENTATIVE AT

REPAR OR

THE EXPENSE OF THE CONTRACTOR AND KO COST TO THE QTY.

CONTRACTOR SHALL CONTACT THE QTY OF STURGEON BAY 72 HOURS I ADVANCE FOR ANY
REQUIRED COMUERONG WORK.

COHSTRUCTION INSPECTION PRIOR TO

QTY RESERVES THE RIGHT TO REQUIRE CONSULTATION WITH DEVELOPER'S GEOTECHNICAL
ENGNEER FOR ANY UNFAVORABLE SOL CONDITIONS AND PROVIOE SOLUTIONS IF NEEDED.

. EXISTING TOPOGRAPHY OBTANED BY raSmith,, DATED 07,/08,/2022.

COMTRACTOR SHALL REFER TO ARCHITECTURAL PLANS FOR EXACT LOCATION AND DIMENSIOH OF
EH'RMCE& VESTIBULES, RAUPS, PRECISE BULDMNG DIWENSIONS AND EXACT BULDHNG UTUTY

TRACTOR SHALL PROVIDE EROSIOH CONTROL FAGUTIES IN ACCORDANCE WITH THE GITY

CON ITH OF
STURGEOH BAY EROSION CONTROL ORDINANCE AND STATE OF WSCONSN TECHNICAL STANDARDS.

. ALL DIMENSIONS AND CORRESPONDNG HORIZONTAL CONMTROL RELATED TO PAVNG REPRESENT
FACE OF CURS, ELEVATIONS AND OCONTOURS REPRESENT RNISHED GRADES UNLESS OTHERMSE
INDICATED. BULDNGS ARE DMENSIONED TO FACE OF BUILDNG

WATH AMY UTIUTY CONSTRUCTICN, THE CONTRACTOR SHALL EXCAVATE EACH

ORE PROCEEDNG
gsm«cu%mmurormcnm AND VERFY THE S7E, LOCATION AND ELEVATION

GRADING NOTES:

Brookfield, Wl 53005-5938

16745 W. Bluemound Road
{262) 781-1000

I
w

ith

Broakflold, W1 | Milwaukee, W1 | Apploten, Wi | Madlson, WI
Cedarburg, Wl | Naperville, IL | Irving, CA

1ISm

==
A
EATIVITY B

THE PROPOSED IMPRO! SHALL BE COHSTRUCTED ACCORDING TO THE D.O.T. S’AM)ARD
s::uncmms. LOCAL ORDINANCES AND SPECFICATIONS, AND RECOMMENDATIONS N

TOR SHALL MANTAN SITE DRAMNAGE THROUGHOUT OONSTRUCTION. THIS MAY

2 CONTRAC
HDLUDE THE EXCAVATION OF TEMPORARY DITCHES OR PUMPING TO ALLEVIATE WATER PONDNG.

SLT FERCE AND OTHER EROSION CONTROL FAGQUTIES NUST BE INSTALLED PRIOR TO
CONSTRUCTION OR ANY OTHER LAND DiSTURBING ACTIMTY. THE CONTRACTOR SHALL BE
RESPONSIBLE FOR REMOVING ALL EROSION CONHTROL Fi TES OHCE THE THREAT OF EROSION
HAS PASSED WTH THE APPROVAL OF THE GOVERNNG Al

THE CONTRACTOR SHALL ASSUME SOLE RESPONSIBLITY FOR THE COMPUTATIONS OF ALL GRADNG
AND FOR ACTUAL LAND BALANCE, INCLUDNG UTIJT( TRENCH SPOL.  THE CONTRACTCR SHALL
IMPORT OR EXPORT MATERIAL AS NECESSARY TO COMPLETE THE PROJECT.

GRADING SHALL CONSIST OF CLEARNG AND GRUBEING EXISTHG VEGETATION, STRIPPING
REMOVAL OF EXISTING PAVEMENT OR rmmms. IIle]ING R EXPORTING HATEHN. T0
ACHEVE AND ON-SITE EARTHWORK B IE_PROPOSED

PAVENENT AREAS, SCARFYING AND FINM. m.mcnm ur THE PAVENENT

. HO FLL SHALL BE PLACED ON

A WET OR SOFT SUBGRADE. THE SUBGRADE SHALL BE
%m AND INSPECTED BY THE GEOTECHMICAL ENGNEER BEFORE AHY MATERIAL IS

MSIMEMMIMWWMMDMMMEDNAWAWHM

. AL
THE GEOTECHMNICAL

BEFORE PROCEEDNG WATH AMY UTIUTY CONSTRUCTION, THE CONTRACTOR SHALL EXCAVATE EACH
msmmu%imm 0R PONT OF CONNECTION AND VERFY THE SIZE, LOCATION AND ELEVATION
oF

9. ALL SIDEWALKS SHALL HAVE A WAXINUM 2.0X CROSS SLOPE.

(D.ALLSTAHS.RM.S&RETNNNGW’NJSSHMWTFESEMSMM

LOCATION
MATERIAL REFERENCE OHLY. THE CONTRACTOR IS RESPONSBLE FOR CONSULTING WTH A
GEOTECHNICAL ENGINEER AND/OR STRUCTURAL ENGNEER FOR APPROPRIATE DESIGN
CERTIFICATION PRIOR TO CONSTRUCTION, DEPENDING ON THE TYPE OF STAR OR WALL. FOR ALL
CONCRETE BLOCK MODULAR SYSTEMS, CONTRACTOR IS RESPONSIBLE FOR THE INSTALLATION PER
MAKUFACTURER'S SPECFICATIONS. ALL NECESSARY CEOGRID, REINFORCEMENT, BACKFILL,

COouP, AND DRAN TLE ARE TO

GEQTECHNICAL EHGNEER, AND STONE WALLS, CONTRA! IS
ISTALLATION U N.LHEmYHEANSWMWEHSJB-BAE,

BA DRAM TILE AND STABIITY, RASHITH A

RASUITH, INC. ASSUVES NO RESPONSBULITY FOR
‘ﬂﬂm.ltﬁ, Udﬂ_frg‘m COSTS RESULTING FROM

TIONS MADE THS W THOUT
CONSENT OF RASUITH, NG
. ALL COPYRIGHTS TO THESE DRAWNGS ARE RESERVED.
Know what's below. COPIRIHTS 1 oM

FLEET FARM
CITY OF STURGEON BAY, WI
GRADING PLAN

(©) COPYRIGHT 2023
R.A. Smith, Inc.

DATE: 01/13/2023

SCALE: 1" = 50"
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"TILEGEND

| e e w  PROPERTY LIXE

EXISTING STORM SEWER
EXISTING SANITARY SERER
EXISTING WATERMAN
PROPOSED STORM SEWER
PROPOSED SANITARY SEWER
PROPOSED WATERMAMN
PROPOSED UTIUTY EASENENT
PROPOSED GAS UNE

PROPOSED ELECTRIC UNE
K PROPOSED TELEPHOKE LINE

© PROPOSED STORM MARHOLE
B = PROPOSED STORM INLET
Q PROPOSED SAMITARY STRUCTURE

l & M A PROPOSED WATER STRUCTURE

GENERAL NOTES:

1. EXSTING TOPOGRAPHY CBTANED BY roSmith, DATED 07/08/2022.
2 OW'IRACTCR SHALL REFER TO ARCHITECTURAL PLANS FOR EXACT
OCATION AND DIVENSION OF ENTRAN RAMPS, PRECI
' MG DIMENSIONS AND EXACT BULDNG UTILITY ENTRANCE Lmnms
1 3. CONTRACTOR mmmmmmrmmsn
A \Y EROSIOH
ORDINANCE AND STATE OF WISCONSN TECHNICAL STANDARDS.
4. ALL DIVENSIONS AKD CORRESPONDING HORIZONTAL CONTRCL RELATED TO
ELEVATION: CONTOURS

REPRESENT RNISHED GRADES UNLESS OTHERMSE INDICATED. BULDNGS
ARE DIVENSIONED TO FACE OF BULDNG.

| 5 BEFORE PROCEEDING WTH ANY UTILITY DI:NSIRUGHCN. THE CONTRACTOR

SHALL EXCAVATE EACH EXISTING LATERAL OR POINT OF CONNECTION AND
VERFY THE SIZE, LOCATION AND ELEVATION OF ALL UTIUTES.

UTILITY NOTES:

1. BEFORE PROCEEDING WTH ANY UTILITY CONSTRUCTION, THI
CONTRACTOR SHALL EXCAVATE EACH EXISTING LATERAL m PONT OF
mymmnmsm LOCATICH AND ELEVATION OF ALL

]

CONTRACTOR TO IIA.'NTNN MNMUM 18" CLEARANCE H'IDI WATER

THE VERTICAL SEPARATION IS LESS THAN 2.0°.

WATER SERWVICE AKD ASSOOATED STRUCTURES ARE TO CONFORM TO
'FI-E STNGJ!HJ SPEGFICATIONS FOR SEWER AND WATER COHSTRUCTION

“

4, PROVIDE GRANULAR BACKFILL FOR WATER MAN IN ALL PAVED AREAS.
PROVIDE SPOL BACKFILL FOR WATER MAN OUTSIDE OF PAVED AREAS.

5. ALL WATER SERWCE JONTS SHALL BE RESTRANED WATH MEGALUGS.

6. SEWER AND WATER TO BE INSTALLED IN ACCORDANCE
HTH SWCH BAY WATER UTILITY STAKDARDS.

i 7. ALL APPLICATIONS AND FEES FOR SANITARY SEWER AND WATER MUST
. BE COMPLETED AND PA'D PRIOR TO CONNECTION TO SEWER/WATER
SYSTENS.

B ANYUHIWMNMWT—CF—HAYMDALLSM‘I“R SEWER
CONNECTIONS TO MSPECTED B STURGEQN BAY. ROTIFY
m‘{ OF snmzm BAY 48 HC‘JRS N NJVAH& OF CONNECTING TO

9. ALL WATER GREATER THAN 2° IN DIAVETER SHALL BE DIP. CLASS
. 150Ammommmﬂc151mmmcmmrsm
1 ACCORDANCE WTH SECTION 8.18.0 OF SSSWCW.

1&ALLI'ATERTP(DIAHETERMDLES$9{ALLEWPE'K‘WN
ACCORDANCE WITH SECTION 8.24.0 OF SSSWCW AND CONFORM TO

11. ALL SANITARY SEWER SHALL BE POLYVINYL CHLORIDE (PVC) PIPE AND
H FITTINGS SHALL BE SDR 35 CONFORMNG TO ASTM D304
PUSH-ON RUBBER JONTS N ACCORDANCE WITH SECTIONS
B.ID.6 AND 8.41.4 OF SSSWCW.

RASUITH, INC. ASSUVES NO RESPONSBLITY FOR

DAMAGES, LABUTY OR COSTS RESULTING FROWM

CHANGES OR TIONS WADE TD THIS PLAN WTHOUT
WRITTEN CONSENT OF RASUITH, INC.

i ALL COPYRIGHTS TO THESE DRAWNGS Mmlm
Know what's below. AL CoPmHTS T
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DESCRIFTION

PROPERTY LIKE

EXISTING STORM SEWER
EXISTING SANITARY SEWER
EXISTING WATERMAN
PROPOSED STORM SEWER
PROPOSED SANITARY SEWER
PROPOSED WATERWAMN

PROPOSED UMUTY EASEMEN
PROPOSED GAS UNE

~—  PROPOSED ELECTRIC UNE
PROPOSED TELEPHOKE LINE

® PROPOSED STORM MANHOLE
PROPOSED STORM INLET
PROPOSED SANITARY STRUCTURE
PROPOSED WATER STRUGTURE

GENERAL NOTES:

DATE

1. EXISTHG TOPOGRAPHY OBTAINED BY roSmith., DATED 07/08/2022.

CONTRACTOR SHALL REFER TO ARCHITECTURAL PLANS FOR EXACT
LOCATION AND DIMENSION OF PRECISE

BULDNG DMENSIONS AND EXACT BULDHNG UTIUTY LOCATIONS.
3. CONTRACTOR SHALL

PROVIOE EROSION CONTROL FAOUTIES IN
ACCORDANCE WTH THE CITY OF STURGEQH BAY
ORDINANCE AND STATE OF WSCONSN TECHNICAL STANDARDS.

. ALL DMENSIONS AND CORRESPONDING HORIZONTAL CONTROL RELATED TO
PAVING REPRESENT FACE OF CURB, ELEVATIONS AND CONTOURS

T ANISHED GRADES UKLESS OTHERWMSE INDICATED. BULDINGS
N ARE DMENSIONED TO FACE OF BULDNG.

BEFORE PROCEEDNG WTH ANY UTILITY CONSTRUCTION, THE CONTRACTOR
SHALL EXCAYATE EACH EXISTING LATERAL OR POINT OF CONNECTION AND
VERFY THE SI7E, LOCATION AND ELEVATION OF ALL UTIUTIES.

UTILITY NOTES:

Brookfield, W1 53005-5938

16745 W, Bluemound Road
(262) 781-1000

rasmith.com

th

| |
YOND ENGINEZERING
Brookflald, Wi | Milwaukee, Wl | Appleton, WI | Madison, Wi
Cadarburg, WI | Napervill, IL | Irvine, CA

‘aSm

CREATIVITY B

1. BEFORE PROCEEDING WITH ANY UTILITY CONSTRUCTION, THE
CONTRACTOR SHALL EXCAVATE EACH EXISTING LATERAL OR PONT OF
mgmm\mrvmsm LOCATION AND ELEVATION OF ALL

LA CROSSES UNI

WHEN WATER LATERAL CROSSES OVER SEWER.
BETWEEN WATER MAN & LATERALS AND SEWER CROSSNGS WHERE
THE VERTICAL SEPARATION IS LESS THAN 2.0°

3, ALL STORM SEWER GREATER THAM 24" IN DIAMETER SHALL BE
POLYVINYL CHLORIDE (PVC) PIPE AND AITTINGS SHALL BE SDR 35
CONFORMING TO ASTH D3034 WTH PUSH-ON RUBBER GASKETED
JONTS CONFORMMNG TO ASTM D3212.

4. ALL STORU SEWER 24" IN DIANETER AND LESS SHALL BE
HiGH—-DENSITY POLYETHYLENE (HOPE) PPE AKD FITTINGS SHALL BE
ADS N2 WT AS APPROVED BY THE WISCONSN DEPARTMENT OF
SAFETY AND PROFESSIONAL SERVICES PLUMBING PRODUCTS REGISTER.
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Environmental Analysis Form
For Large Retail establishments

Title of Project: Fleet Farm Sturgeon Bay

Location: 6639, 6663, and 6703 State Highway 42/57
Aoplcant FleetdFFarm
Address: 2401 S Memorial Drive

Appleton, WI 54915

Phone Number: 920-731-8121
Contact Person: Frank Steeves
Phone Number: 920-731-8121
Email: frank.steeves@fleetfarm.com

Project Summary:

1. Please provide a brief overview of the project. (Use additional sheets of paper, if necessary)
The proposed project consists of building a 91,000 SF retail building with an automotive
center and outside fenced yard. A 726 SF convenience store with a 2-bay car wash. The
property is currently an undeveloped farm field. The new Fleet Farm has many added
architectural elements on the exterior to make it visibly appealing.

Environmental Analysis
2. Please list all local, state and federal permits or approvals required to complete this proposed
project.
- Annexation approval (City of Sturgeon Bay)
- Rezoning approval (City of Sturgeon Bay)
- Conditional Use Permit for Big Box Ordinance (City of Sturgeon Bay)
- Certified Survey Map approval (City of Sturgeon Bay)
- Public Watermain Extension Permit (Wisconsin DNR)
- Sanitary Sewer Extension approval (Bay Lakes RPG)
- Public Sanitary Sewer extension Permit (Wisconsin DNR)
- Private Exterior Plumbing Permit (DSPS)
- Notice of Intent (DNR)
- State Building Approval (City of Sturgeon Bay)
- Building Permit (City of Surgeon Bay)
- Wetland Fill Permit (DNR)

3. Please estimate the proposed project’s cost.
To be determined.



Proposed Physical Changes: (more fully describe the proposal)
4.  Will manipulation of terrestrial resources occur as a result of the proposal? If so, please
describe such manipulation, including relevant quantities — e.g. sq ft, cu. Yard, etc.
The existing site consist of two residential lots along with a much larger agricultural
area. The entire site will be mass graded per the grading plans. A cut/fill analysis has
been prepared that show approximately 15.41 acres will be disturbed yielding 51,000 CY
of Cut and 46,000 CY of Fill.

5. Will manipulation of aquatic resources occur as a result of the proposal? If so, please describe
such manipulation including relevant quantities.
Tina Myers, RASmith assured wetland delineator, prepared a wetland delineation for
this site dated October 12, 2022. Based on the grading and wetland report, a portion of
wetland 1 (W-1 in the report) will need to be filled. The report characterizes this
wetland as a “farmed wetland/wet meadow” dominated by reed canary grass. The total
area of disruption in 5,481 SF.

6. Please describe the buildings and other structures proposed to be constructed as part of the
project, such as streets, parking areas, stormwater facilities, etc. Please include the
size/dimensions of such facilities.

The site construction will consist of a new Fleet Farm building of 91,000 SF with an
automotive center and exterior fenced yard, parking lot, landscaping, lighting, and
stormwater detention. The site will also have 726 SF gas station convenience store with
2 -bay car wash. The south half of the land is wetland and is not available for
development. A new public road and entrance to the development is proposed across
Highway 42 from Grant Avenue. This intersection may have stop lights installed as well.
This would also include extending the sanitary, water and story to the west property line
for future development.

7.  WIill LEED certification be sought for this project? If not, why?
Fleet Farm implements many sustainable items as standard features of its new facilities.
Some strategies being implemented by Fleet Farm that are consistent with the LEED
rating system include: stormwater quality and quantity control, recycling/re-use of
construction materials, and us of an energy management system. However, Fleet Farm
does not deem it an appropriate business decision to incur the consultant and
processing costs necessary to obtain LEED certification.

8. Please describe any increases in emissions and discharges which will occur as a result of the
proposal (include relevant characteristics and quantities).
Should be consistent with the local Wall-Mart. However, since that was built there are
more efficient fixtures which should make the increase less.

9. Please describe energy usage for the project, including impacts to the existing energy
distribution and production facilities.
Energy usage will be similar to the local Wall-Mart. However, since that was built there
are more efficient fixtures being used in this development.



10. Please describe water usage for the project, including required water pressure and flow and
discuss impacts to the existing water distribution and storage facilities, water pressure, and
flow.

The water distribution system servicing the site is adequate to meet the expected
normal usage of the proposed store. We will be installing a pump in the building to
ensure consistency for our fire sprinkler system.

11. Please describe and discuss any other changes which will occur as a result of the proposal.
All changes have been discussed in other sections.

12. Please attach maps, plans, or other descriptive materials of the project such as county maps,
USGS topographic maps, site development plans, plat maps, DNR wetland map and zoning
maps.

Please refer to the submitted complete plan.
Affected Environment (Describe existing features that may be affected by proposal)

13. Please describe the existing physical environment which will be affected by the proposal
(topography, soils, water, and air)

The site is surrounded by wetlands. Generally, the site slopes north to south. Wetlands
will be minimally affected by the project. Topography will still generally be north to
south, but flatter. The existing farm field will be removed.

14. Please describe the existing biological environment, which will be affected by the proposal
(dominant aquatic and terrestrial plant and animal species and habitats including
threatened/endangered species, wetland amounts, types and hydraulic value).

RASmith obtained an Endangered Resource Preliminary Assessment from the DNR for
this project. The following was included in the Assessment: “No records of pertinent
endangered resources are present in the area and an Endangered Resources
Assessment is not needed for this project. Per the wetland delineation, W-1 has been
categorized as a less susceptible wetland dominated by at least 90% invasive species.
All other wetlands will not be disturbed.

15. Please describe and discuss the existing cultural environment, which will be affected by the

proposal.

a. Landuse
The existing use of the land is farmland. There is a newer residential development on
the other side of the highway. This development is in the future growth plans of the
City and should help spur other development along Highway 42 with the proposed
construction of the public frontage road.

b. Social/Economic
This development is consistence with the growth plans for the City and should help spur
additional future development on the area. Fleet Farms are not a general merchandiser
and therefore complement other business in the area rather than detracting from them.
Refer to the Fiscal and Economic Impact Study commissioned by the City of Sturgeon
Bay for further information

c. Archaeological/Historical
None present.

16. Will other resources be affected by the proposal (e.g., state natural areas, prime agricultural
lands??

None present.



17. Is any environmental contamination present on the subject site? If yes, please describe such
contamination and how it will be addressed by the proposal.
None present.

Environmental Consequences (probable adverse and beneficial impacts including indirect and
secondary impacts).
18. Please describe any consequences of the proposal to the physical environment (include visual if
applicable).
It is expected that the proposed site design, landscaping, stormwater pond and
aesthetically pleasing building architecture will be viewed as an improvement to the
physical environment. This development should spur additional future developments at
the gateway to the City.
19. Please describe any consequences of the proposal to the biological environment (include
impacts to threatened/endangered species)
None present.
20. Please describe and discuss any consequences of the proposal to the cultural environment.
a. Land Use (include indirect and secondary impacts)
The proposed land use is consistent with the Cities future growth plans. Thereisa
newer residential development on the other side of the highway. This development
should help spur other development along Highway 42 with the proposed construction
of the public frontage road including the utility extensions.

b. Social/Economic
As a specific merchandiser Fleet Farm does not have the same effect on other local
businesses as a general merchandiser might. Fleet Farm compliments other local
businesses and does not detract from them. Fleet Farm has over a decade of
experience and an understanding of what it takes to run a successful store. Fleet Farm
has never had any of their 49 stores close. Fleet Farm encourages the local store
manager to give back to the local community (Sturgeon Bay) through a strong giving
culture. Fleet Farm strives to make a meaningful difference in the lives of others. From
sponsorships to donations, Fleet Farm is always looking to support charities and local
community organizations.

c. Archaeological/Historical
None present.

21. Please describe any consequences of the proposal to other Special Resources (e.g. State Natural
Areas, prime agricultural lands).

None impacted.

Alternatives (no action — enlarge — reduce — modify- other locations and/or methods)
Fleet Farm has looked at many sites in the surrounding area and felt this one fit their needs and as

described above fits the Cities future growth plans. The retail building is considerable smaller than other
developments to better fit within the community but still offer all the best that Fleet Farm can offer.
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Executive Summary
The economic impact of the construction and operation of a new Fleet Farm in Sturgeon Bay is
estimated to include:
e $33min one-time economic impact from construction and $10m in recurring economic
impacts annually from store operations.
e The creation and support of 264 jobs in store construction and 100 positions from store
operations.
e More than $500,000 in sales tax and $179,000 in estimated property tax revenues
generated each year.
o Estimated city property tax revenue of $69,440 per year.
e A more than 20 percent increase in total retail sales in the county. This is coupled with
significant new business and employment activities in related industries.



Introduction

The City of Sturgeon Bay, Wisconsin is a growing community and county seat in Door County, Wisconsin.
The community has a strong manufacturing base and provides a mix of hospitality, retail, and vital
services to support tourism activity and the other communities of the region. Therefore, most large-
scale retail development that occurs within the county is near or along State Highways 42 and 57.

Fleet Farm, an Appleton-based general goods retailer has proposed the development of a new 91,952
square foot, full-service store on the city’s southwest side on three previously underdeveloped parcels.
The store project will complement other big-box retail locations (Target and Wal Mart) within the
corridor while offering additional services including a full-service auto center and 4,800 square foot fuel
center and car wash.

The company has identified CR Structures as their full-service general contractor. The parties are
entering into a development agreement to identify both public and private expenditures on the project.
The City has contracted with the Center for Customized Research and Services at the University of
Wisconsin Oshkosh (UWO-CCRS) to prepare an economic and fiscal impact analysis of the construction
and operation of the store over the next several years.

Project Scope

The analysis presented here measures the economic impact of the construction and annual
operation of the new Mills Fleet Farm store on the Door and Kewaunee County markets. The
project area was selected as customer traffic and retail flows suggest that Sturgeon Bay services
residents and visitors to both counties. Similarly, the development would represent a new retail
offering in either county. As such, the market definition is both logical and representative of
business strategy.

The estimated construction costs and store revenues are as follows. Site construction is
estimated at $24m, independent of any municipal expenses identified in the fiscal analysis.
Annual store sales have been estimated at between $20m and $22m per year. For the purposes
of this analysis, we have assumed $18m in sales for the first year of operation and $21m in sales
for each subsequent year. Similarly, annual sales for the auto and fuel centers were estimated
independently, using per store average data reported by Dunn and Bradstreet. Auto center
revenue is estimated at S1m annually and fuel center revenue is estimated at $1.2m.

All baseline and impact data are reported in 2023 dollars. The model does not include an
underlying assumption of inflation due to the uncertain pricing and monetary climate.

Project Methodology

The economic impact analysis was prepared in the IMPLAN economic modeling platform. The
platform is the industry standard for producing regional and impact analyses. The model is
based on an input-output methodology, which assumes that all economic activity within a given
economic sector yields a series of secondary and tertiary impacts as revenue is re-spent on
goods and services. The model also assumes some leakage as firms and employees spend a
portion of their revenues outside of the relevant market.



An input-output model produces a series of economic multipliers for each of the represented
industry sectors within a market, This captures both the indirect {second order) and induced
{third order) impacts from each dollar spent on a primary activity. These effects are estimated
independent of estimates of job creation {reported as full-time equivalents (FTE’s)) and labor
income. It is important to note that the multipliers and estimates created through the IMPLAN
model are unique to the selected market and context. As such, the estimates here are as close
to a specific description of the new store and its market as is possible. Similarly, tax
contributions at the local, state, and national level are also estimated under current fiscal
assumptions.

The economic impact of the store construction and store operations are presented in the
sections that follow.




Construction and Store Operations Economic Impact

It is first important to estimate the economic impacts of the new store construction and store
operations independently. We understand that there are several co-dependencies, not the
least of which being the fact that a store that isn’t built cannot operate. As such, we will report
two sets of impact estimates.

Similarly, it is important to note that the economic impacts of store construction are one-time
in nature where operations impacts are persistent.

Economic Impact of Store Construction

Impact Employment Labor Income Value Added Oultput

1 - Direct 202.16 $11,645316.49 $11,893,685.39 $24,000,000.00
2 -Indirect 2225 $807,672.91 $1,321,310,90 $3,283,497.15
3 -Induced 39.11 $1,620,792.30 $3,197,539.27 $5,743,017.08
Totals 263.53 $14,073,781.7 $16,412,535.56 $33,026,514.23

We first see that the construction of the proposed store at $24m is estimated to generate a
combined economic impact of $33m and will create or support 264 jobs and $14m in labor
income throughout the market. This includes more than $9m in indirect and induced output
and assumes that the construction jobs created will pay an average of more than $53,000 per
year.

We assume that much of this impact will be captured locally through construction activity and
materials purchases. However, it is important to note that it is assumed that no region captures
and retains all of its economic activity. As such, it is difficult to estimate how much of the $33m
will remain in Door County.



Economic Impact of Store Operations

Impact

1 - Direct
2 - Indirect
3-Induced
Tolals

Looking now at store operations, we see that the annual operations of the new store are
expected to generate more nearly $10m of economic impact for the market. It is important to
note that this is less than half of the $20.2m in estimated annual sales. This is because the
IMPLAN model assumes that much of a store’s products will be sources from outside of the
market. As such, the impacts modeled here are the result of store products and services that

Employment

82.37
8.40
10.72
101.48

Labor Income
$3,232,060.90
$256,491.57
$445049.91
$3,933,602.39

are purchased and used within the market.

Annual store operations are expected to support nearly $4m in labor income and more than
100 FTE employment. This aligns with store management expectations as the anticipated

Value Added

$4,258,419.54
$455,591.82
$875438.76
$5,589,450.12

Output

staffing pattern calls for a mix of 122 full- and part-time employees.

$7,157.450.59
$1,241,577.69
$1,572,849.77
$9,971,878.04



Construction Tax Contributions

Sub County Sub County

Impact Coun State Federal Tolal

" General Special Districts i

1 - Direct $(44,601.37) $(59,993.36) $(58,068.54) $192,747. 1 $2,369,909.16 $2,399,993.60
2 - Indirect $33,606.36 $45203.96 $43,753.64 $112,086.28 $117,909.33 $352,559.56
3 - Induced $66,592.47 $89,573.60 $86,699.73 3227,\01 A48 $260,367.57 $730,334.85
Totals $55,597.46 $74,784.20 $72384.83 $531,935.46 $2,748,186.06 $3,482,888.01

Looking now at the expected tax contributions of store construction, we find an interesting
picture. First, we see that the local direct contributions are negative in the first year by more
than $161,000. The IMPLAN model assumes that a property will not be assessed at its new
value until the tax year following completion. This results in the negative tax contribution
estimates. The model does assume that the project and its related impacts will generate
around $143,000 in sales tax revenue at the state and local level, $62,000 in county property
tax, $75,000 in special (school) district property tax, and $50,000 in local property tax revenue
subsequent year. As such, future year estimates should be based on the $8,000,000 assessed
value assumption the City has made, as discussed in the fiscal analysis. Similarly, the IMPLAN
model does not consider the potential of other tax or economic incentives as it does not
incorporate the City’s specific fiscal conditions. The project does assume significant indirect and
induced tax activity, particularly in the use of sub-contractors and purchase of construction
materials. As such, City staff can assume a base level contribution of at least this amount in any
analysis of TIF activity.



Tax Contributions of Store Operations

Sub County Sub County
Impact = County Slate Federal Total

General Special Districts
1 - Direct $170,802.16 $229,746.18 $222375.02 §527,747.45 $414,944.19 $1,565,615.01
2 - Indirect $9,796.10 $13,176.75 $12,753.98 $33,760.03 $39,037.27 $108524.12
3 -Induced $18,260.71 $24,562.50 $23774.44 $62,268.64 $71487.67 $200,353.96
Totals $198,858.97 $267,485.43 $258,903.45 §623,776.12 $525469.13 $1,874,493.09

Turning to the tax contributions of store operations, we see that the store is expected to
generate more than $1.8m in total tax contributions with more than $725,000 in local tax
contributions. The bulk of these taxes are generated by direct store activities and include both
property and sales taxes. We again know that the IMPLAN model generalizes tax incidence and
rates. However, the model does estimate $509,510 in annual sales tax contributions, $222,036
in county property tax payments, $267,165 in school district property tax, and $179,578 in
property tax revenue through direct and indirect activities. These are estimated independent of
the store’s construction and its specific site.



Construction and Store Operations Industry Support

We can finally consider the array of industries supported through the construction and
operation of the new Fleet Farm store. We have grouped these together as the industries
affected will experience significant activity at different times. These are summarized in the
table below.

Output and Growth of Industries Supported

Estimated
Industry Industry Total Growth

Code Industry Description Output Impact Output |Percentage

1 55 Construction of new commercial structures, including farm structures $22,511,644.78 $24,000,000.00 106.61%
2 411 Retail - General merchandise stores $28,286,545.07 $6,025,016.47 21.30%
3 211 Cut stone and stone product manufacturing $1,119,825.62 $93,177.87 8.32%
4 205 Concrete block and brick manufacturing $1,223,076.49 $64,119.43 5.24%
5 512 Automotive repair and maintenance, except car washes $22,388,274.68 $1,168,223.29 5.22%
6 29 Sand and gravel mining $905,321.07 $38,086.65 4.21%
7 204 Ready-mix concrete manufacturing $1,524,943.45 $55,623.58 3.65%
8 453 Commercial and industrial machinery and equipment rental and leasing $1,147,009.70 $41,672.98 3.63%
9 422 Warehousing and storage $257,057.86 $7,785.07 3.03%
10 396 Wholesale - Other durable goods merchant wholesalers $12,726,631.06 $302,669.81 2.38%
11 408 Retail - Gasoline stores $22,510,525.96  $385,425.71 1.71%
12 469 Management of companies and enterprises $9,259,569.00  $144,839.48 1.56%
13 417 Truck transportation $9,657,365.12 $150,719.00 1.56%
14 399 Wholesale - Petroleum and petroleum products $5,126,169.83 $76,247.36 1.49%
15 394 Wholesale - Household appliances and electrical and electronic goods $7,635,605.21 $112,594.67 1.47%
16 515 Commercial and industrial machinery and equipment repair and maintenance $1,437,612.18 $20,486.43 1.43%
17 473 Business support services $559,093.25 $7,590.85 1.36%
18 458 Specialized design services $790,332.55 $9,911.93 1.25%
19 465 Advertising, public relations, and related services $2,504,822.53 $28,771.02 1.15%
20 395 Wholesale - Machinery, equipment, and supplies $7,766,113.79 $87,979.37 1.13%
21 401 Wholesale - Wholesale electronic markets and agents and brokers $6,138,357.86 $69,238.43 1.13%
22 456 Accounting, tax preparation, bookkeeping, and payroll services $14,396,495.57  $160,656.21 1.12%
23 461 Other computer related services, including facilities management $85,682.65 $903.00 1.05%
24 431 Radio and television broadcasting $11,681,934.65  $121,564.08 1.04%
25 457 Architectural, engineering, and related services $45,538,346.53 $466,559.24 1.02%

We see that the most significant local impacts will come through the construction and purchase
of construction materials for the new store, including stone, concrete, and other materials.
Similarly, it is expected that the store will increase annual retail sales in the county by more
than twenty percent and will contribute to five percent of auto repair activity and two percent
of fuel sales. It is again important to note that the IMPLAN model presents a regional
perspective. As such, it does not assume that sales at other stores will change based on the
addition of a new competitor.

Economic Impact Conclusion

The construction and operation of a new Fleet Farm store in Sturgeon Bay will generate more
than $42m in economic impact in its first year and $10m in economic impact each year of
operations. The store will additionally generate more than $500,000 per year in sales tax
revenue. Similarly, the local property tax impacts of $224,000 in the first year and $179,000 in
subsequent years may be sufficient to justify municipal investment. Again, it is important to
note that the analysis here assumes no municipal investment. The array of possible investments
is included in the fiscal analysis that follows.



Fiscal Analysis

City Costs

The City of Sturgeon Bay Finance Committee negotiated and recommended economic support
in the amount of $425,000 for the purpose of acquiring a right of way and costs associated with
constructing a public street to serve the Fleet Farm site as well as undeveloped lands to the
south.

The Common Council modified the Finance Committee’s recommendation, removing the
constraints on the use the financial support. On Tuesday February 7, 2023 the Council approved
revised parameters, those parameters are:
1. City agrees to a contribute $425,000 (about 1/3) toward the cost of the public street,
intersection, and utility improvements for the project.
2. Fleet Farm agrees to dedicate the right-of-way needed for the extension of S. Grant
Avenue through the property.
3. Fleet Farm agrees to construct the street and install utilities.
4, Fleet Farm agrees to a minimum assessed value of $8 Million for their property for a
period of 10 years beginning with the first tax year following occupancy of the building.

Fleet Farm had initially requested the city of Sturgeon Bay be responsible for at least $908,170
in upfront costs to support the new Fleet Farm development. These costs included certain
water and sanitary utilities, traffic signals and street improvements.

There is also the possibility that traffic signals will be needed for the site. Fleet Farm has
expressed hope that the City will fund these if needed, however the City remains uncertain
whether this is their obligation.

The client has indicated that a stoplight may be required but if for some reason it is not, it still
might be worth the investment. Since the stoplight will benefit the development and the
development on the north side of the highway along with future development to the north and
west the client is looking for the city to increase their assistance and contribute to the
installation costs.

Note, like other municipal owned infrastructure, the city will be responsible for continuing
maintenance costs of the new frontage road, curb, and gutter. Future service costs for the new
water main loop will be borne by Sturgeon Bay Utilities.

Land Value

Three parcels of land will be combined for the future Fleet Farm Site. In 2022 the three parcels
were assessed at $49,500 for the land, and $173,400 for the improvements. An estimated
assessed value for the future site once built is essential for a deeper cost benefit analysis for the



project. This is especially true of the increased assessed value of the land as the improvement
value is known at $24,000,000, assessed value is expected to be about $8,000,000 and can
further assume that the property value will increase.

‘Fleet Farm Estimated Tax ,
Estimated Assessed Value | 58,000,000

2022/2023 Tax Rates per $1,000 of Assessed Va!ue:
CityOnly | $ 8.68 |
All Taxing Authorities, including City (Southern Door School District) | $  22.23 |

Estimated Property Tax. _
CityOnly ' S 69,440 |
All Taxing Authorities, including City (Southern Door School District) | $ 177,840

We find that, at the estimated assessed value of $8,000,000 and at 2022/2023 property tax mill
rates that the property would generate $69,440 per year in tax revenue. We forecast that this
revenue would be sufficient to service bonding for the $425,000 city contribution in seven years
assuming the current 10-year municipal bond rate of 2.26 percent. This assumes that both the
property value and tax rates will remain fixed during this time. City officials anticipate the
property value to increase, thereby servicing this debt sooner.

Funding Options
The City has indicated a willingness to explore various funding options.

e ARPA Funds: Sturgeon Bay was awarded $935,108.87 in ARPA funds, however a
substantial portion of those funds have already been allocated.

e Special Assessments: Note that Sturgeon Bay, as of 2020, had a special assessment
burden of $1.09 per capita. This rates near the bottom of all cities utilizing special
assessments.

e Tax Incremental Financing: City has mentioned the possibility of a TID that encompasses
an area larger than the specific Fleet Farm development. The appropriateness of TIF is
related to the other potential developments, and future estimated increment, from the
Fleet Farm project.

e Debt: Note the City, as of 2020, had used up 52.4% of its allowable general obligation
debt capacity.

The fiscal analysis presented suggests that the new store site is capable of the fiscal
performance needed to support any of the above options. The creation of a more expansive TID
leveraging the Fleet Farm site as an anchor development is also a reasonable possibility.
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WIS 42/57 (Green Bay Road) Fleet Farm Development Door County, Wi

CHAPTER 1 - INTRODUCTION AND EXECUTIVE SUMMARY

PART A — PURPOSE OF REPORT AND STUDY OBJECTIVES

Fleet Farm is proposing to construct a new retail store and fuel station with convenience store
(hereafter referred to as Fleet Farm Development) along WIS 42/67 (Green Bay Road) in Door
County, Wisconsin. raSmith has conducted a traffic impact analysis (TIA) to ideniify existing traffic
conditions, potential traffic impacts of the development on the surrounding roadway network, and
recommended traffic mitigation measures. This report summarizes the procedures, findings, and
recommendations of the TIA, and is based on the scope of work discussed with WisDOT and City of
Sturgeon Bay staff and as identified in the Initial Review (dated December 8, 2022).

PART B — EXECUTIVE SUMMARY

A summary of the proposed development, study area, existing and proposed traffic conditions,
and recommended transportation improvements is provided below.

Fieet Farm Development

Fleet Farm is proposing to construct a 91,952 square foot (SF) retail store and 16-pump fuel station
with convenience stare. Construction of the Fleet Farm Development is planned for 2023 and a
preliminary site plan is provided in Exhibit 1-1. A new public road is proposed to be constructed with
the development. The roadway will be located north of the Fleet Farm storeffuel station, will allow for
future connection fo the parcel to the west, and its connection to WIS 42/57 will align with Grant
Avenue. Access to the Fleet Farm store and fuel station/convenience store will be provided along
the new public road.

The Fleet Farm Development is expected to generate 190 new trips during the weekday morning peak
hour (105 in/85 out), 265 new trips during the weekday evening peak hour (135 in/130 out), 275 new
trips during the Friday afternoon peak hour (135 inf140 out), 430 new trips during the Saturday midday
peak hour (220 in/210 out), and 430 new trips during the Sunday midday peak hour (220 in/210 out).

Off-Site Development

No specific off-site developments were identified and none were included in this TIA. As future
development occurs in the area, it is expected separate traffic studies will be conducted for
those developments at that time.

Study Area

The Fleet Farm Development is proposed to be located south of WIS 42/57 (Green Bay Road),
near the existing intersection with Grant Avenue. Based on the anticipated traffic impacts of the
development and correspondence with WisDOT and the City of Sturgeon Bay, the study area
includes the WIS 42/57 intersection with Grant Avenue.

The weekday morning, weekday evening and Saturday midday peak hours were selected for
analysis purposes. Supplementary analysis was included for the Friday afternoon and Sunday
midday peak hours due to the tourist nature of the area which experiences significantly higher
volumes on WIS 42/57 during Friday afternoans {eastbound/northbound} and Sunday
midday/afternoons (westhound/southbound) in the summer and fall months.

PART C — RECOMMENDATIONS

The following is a summary of the improvements recommended to accommodate the Fleet Farm
Development. Note that improvements are recommended to WisDOT and the City of Sturgeon

raSmith 1|Page




WIS 42/57 (Green Bay Road) Fleet Farm Development Door County, Wi

Bay for consideration and are not legally binding. WisDOT and the Cily of Sturgeon Bay reserve
the right to determine alfernative solufions.

Year 2023 Background Traffic improvements
No improvements are recommended for background traffic conditions.

Year 2023 Build Traffic Improvements

The foliowing improvements are recommended at the study area intersection to accommodate
the Year 2023 Build traffic conditions. These improvements are shown in Exhibit 1-3 and a
conceptual drawing is provided in Exhibit 6-1.

New Public Road

» Construct a new, twe-lane public road north of the Fleet Farm store/fuel station with its
connection to WIS 42/57 aligning with Grant Avenue.

+ The roadway is to function as a local frontage road (City jurisdiction} for the proposed
Fleet Farm Development and its design shall not preclude future extension to the west.

s Access to the Fleet Farm retail store and fuel station/convenience store is to be provided
along the new public road as shown in the site plan (Exhibit 1-1),

WIS 42/57 with Grant Avenue/New Public Road

+ Install a fully actuated traffic signal. Operate the traffic signal with protected-permitted
westbound left-turn phasing with flashing yellow arrow (FYA). Operate the other
approaches with permitied left-turn phasing with FYA.

» Remark and convert the existing two-way left-turn lane (TWLTL) east of the intersection to
an exclusive westhound left-turn fane with 235’ of storage and proper taper.

¢ Extend the eastbound left-turn lane from 180’ to 225 of storage.
s Caonstruct an exclusive eastbound right-turn lane with 225’ of storage and proper taper.

« Caonstruct the new public road approach to form the south leg of the intersection. Include
a shared northbound leff-turnfthrough lane and exclusive northbound right-turn lane, The
right-turn lane will be continuous to the first Fleet Farm site driveway.

» Provide a wide, single (southbound) exit lane on the south leg to accommodate truck
turning movements, The extra width is o be marked with hatching to define the single
travel lane (see site plan in Exhibit 1-1).

+ Maintain a single-lane southbound approach with shared left-turn/though/right-turn lane.

« Provide all necessary signing and marking, including stop bar pavement markings on ail
intersection approaches.

s The need for center raised medians on the intersection approaches to accommodate
signal or street lighting equipment wilt be evaluated as part of the design process.

PART D ~ CONCLUSIONS

Implementation of the recommended impravements is expected to provide safe and efficient
traffic operations at the study intersection with the proposed Fleet Farm Development.

raSmith 2|Page
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NOTICE OF PUBLIC HEARING

The City of Sturgeon Bay Plan Commission will conduct a public hearing in the Council
Chambers, 421 Michigan Street, Sturgeon Bay, Wisconsin on Wednesday, February 15,
2023 at 6:00 p.m. or shortly thereafter, regarding a petition from Fleet Farm for approval
of a conditional use for a large retail establishment under section 20.41 of the Sturgeon
Bay Zoning Code. The proposal is for an approximately 92,000 square foot retail store,
along with a fueling station and car wash, to be constructed in a General Commercial (C-
1) district. The subject property is located along the south side of Green Bay Road
(Highway 42-57) across the highway from Grant Ave (parcel #281-66-13000600). The
application materials are on file with the Community Development Department, focated
at 421 Michigan Street, and can be viewed weekdays between 8:00 a.m. and 4:30 p.m.
The public is invited to give testimony in regard to the proposed conditional use request,
either in person at the hearing or in writing.

By order of:
City of Sturgeon Bay Plan Commission
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STAFF REPORT
MINIMUM FLOOR AREA FOR MULTIPLE-FAMILY DWELLING UNITS
EFFICIENCY UNITS

Background: Recently, the Plan Commission reviewed and recommended a number of
changes to the dimensional requirements of the zoning code. The changes are mostly
intended to make it easier to development housing within the City. One dimensional
aspect that was not considered for adjustment is the floor area required for multiple-family
dwellings. Currently, the minimum floor area is based upon the number of bedrooms with
500 square feet, 750 square feet, and 1,000 square feet being required for one-bedroom,
two-bedroom, and three+ bedroom units, respectively.

Shirley Weese Young is proposing to redevelop the vacant corner of N. Third Ave and
Jefferson Street with a mixed-use building including residential apartments. The Common
Council recently approved a development agreement with Ms. Young for the project,
including some financial incentive to be covered through a proposed tax increment
district. The project includes 11 efficiency (studio) style apartments. The floor area of
those proposed apartments is slightly less than 500 square feet. The current zoning code
does not differentiate between one-bedroom units and efficiencies. Therefore, staff
determined that the proposed units do not meet the floor area requirement.

Due to the economics and other factors, redesigning the building or units to provide 500
square feet is not feasible. Other options to address this standard are 1) approval of a
variance; 2) approval of a planned unit development district; or 3) amendment to the floor
area requirement.

Staff supports an amendment to the code, whereby the efficiency (studio) style unit would
have a lesser minimum floor area of 450 square feet. If that amendment were adopted,
the proposed project would comply. The rationale for this approach is that the efficiency
(studio) style unit should be differentiated from the one-bedroom unit as such units tend
to be used differently and have different residents — particularly single occupants. A
slightly lower floor area is warranted. In addition, this proposed solution can be used for
other housing projects within the City, whereas the variance or PUD option only
addresses the current project.

Options: If the Plan Commission agrees with staff's rationale, it can recommend an
amendment to the Common Council. Options for the Plan Commission to consider listed
in order from broadest impact {o narrowest impact include:

1. Reduce the floor area for the one-bedroom units to 450 square feet. Since
efficiencies (studios) are currently treated as one-bedroom units for floor area
purposes, both efficiencies (studios) and one-bedroom units would have a reduced
floor area minimum. This also would apply to all districts where muitiple-family units
are allowed.

2. Add a category to the minimum floor area chart under s. 20.27(2) for efficiency
(studio) units with a minimum of 450 square feet. This option would allow efficiency
(studio) style units to be 450 square feet in all zoning districts where they are
allowed. One-bedroom units would remain at 500 square foot minimum size.




3. Only reduce the one-hedroom unit minimum floor area to 450 square feet in the C-
2 Central Business District. Under this option both efficiencies (studios) and one-
bedroom units could have smaller sizes but only such units in the downtown area.
Other districts have no impact.

4. Add the efficiency (studio) unit category with the 450 square foot minimum floor
area just in the C-2 district. The only impact is that efficiencies (studios) in the
downtown area could be slightly smaller than the current minimum size. There
would be no impact to the other zoning districts or other types of apartment units.

The Plan Commission also has the option to make no changes to the code. Staff would
drop the amendment from further consideration. The developer could still apply for a
variance or PUD.

Review Process: If the Plan Commission makes a recommendation to the Common
Council, it will be reviewed at a Council meeting. If approved, the Council will conduct a
public hearing at a subsequent meeting. After the public hearing, the Council can then
adopt or reject the amendment. It will require two readings of an ordinance to officially
change the zoning code.

Recommendation: Staff supports any of the options to amend the code that are listed
above, but our recommendation is Option 2.

Prepared By:\bﬂ\r 2-10-202%

Stephanie Servia Date
Zoning and Planning Administrator

Reviewed By: "/7/26’]/7{>w 6:/27 L= /0- R0 xS

Martin Olejniczak #~ Date
Community Development Director




ORDINANCE NO.

THE COMMON COUNCIL OF THE CITY OF STURGEON BAY, WISCONSIN DO
ORDAIN AS FOLLOWS:

SECTION 1: Section 20.27(2) of the Municipal Code (Zoning Code) is hereby repealed
and recreated as follows:

{2) The dimensional requirements relating to lot size, density, yards, height, and floor area shall be as specified
for each zoning district in the following table:

Lot Size Density Required Yards*** Height ** | Floor Area per Dwelling Unit
{square feet)
Minimum Lot Area per Multiple-Family
Dwelling Unit
square feet)
Zoning | Minimum { Minimem | Single | Two Multiple | Street | Side Rear | Maximum | Single | Two 1 2 3+
District | Lot Lot Family | Family | Family (feet} | {feet) | (feet) | Building Family | Family Bedroom | Bedroom | Bedroom
Area Width Height
{square (feet) {feet)
feet)
R-1 10,000 80 10,000 | — — 25 10 25 35 1,200 | — — — —
R-2 6,000 50* 6,000 | 5,000 - 20 8 25 35 800 500/ - — -
1,500H4
R-3 6,000 50+ 6,000 | 5,000 | 3,500 20 8 25 35 800 500/ 500 750 1,000
1,500##
R-4 7,500 50* 7,500 5,000 3,500 20 10 25 415 BOO 500/ 500 750 1,000
1,500iH
R-M 7,500 65 7,500 — — 25 10 10 35 720 | — — — —
C-1 8,400 70 — — 3,000 25 10 25 45 — — 500 750 1,000
C-2 6,000 50 — — 2,000 15 .5 25 45 — — 500 750 1,000
C-4 8,400 70 — — — 25 10 25 45 — — — — —
C-5 7,500 50* 7,500 5,000 3,000 20 8 25 35 800 500/ 500 750 1,000
1,5004#
1-1/1- 25,000 100 - — - 40 20# 254 45 - — - — -
1A
1-2/1- 25,000 100 - i — 50 208 25# 45 - ven e — o
2A
A 43,560 150 43,560 | 21,780 | — 40 10 25 35 1,000 500/ - — —
{1 acre) {1 {# 1,5008#
acre) acre)
CON None None — — — 25 10 14 45 — — — — —
PUD See section 20.24 for applicable standards

* Within these districts, the minimum lot width shall be increased to 70 feet for lots used for two-family or multiple-
family dwellings.

**  See section 20.27(4) for exceptions to height requirement.
% For fots that abut two or more streets, all sides of the lot that abut a street shall meet the street yard requirement,
# The minimum yard shall be increased to 40 feet along all lot lines abutting property in a residential district.

#4500 square feet for the smallest dwelling unit, with a minimum 1,500 square feet combined floor area for both units.
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e
To: City Plan Commission %
From: Marty Olejniczak, Community Development Director ﬁ
Date: February 9, 2023
Subject: Tax Increment District #8

Shirley Weese Young is proposing to redevelop the vacant corner of N. Third Ave and Jefferson
Street with a mixed-use building, including a music school/performing arts center on the ground
floor with residential efficiency (studio) style apartments above. There also would be public
restrooms as part of the project. The Common Council recently approved a development
agreement with Ms. Young for the project, including some financial incentive to be covered through
a proposed tax increment district (TID). Within a TID the property taxes generated from new
development within the district (the tax increment) is used to cover the public costs necessary to
spur the new development, such as infrastructure improvements or financial incentives.

The proposed tax increment district will be TID #8. To create this TID, the boundaries of the district
need to be set and a project plan for the district needs to be drafted. A public hearing regarding the
boundaries and project plan is held. Following that, the Plan Commission, the Common Council,
and the Joint Review Board must consecutively approve resolutions to establish the TID. The 5-
member Joint Review Board is comprised of a member from each of the taxing jurisdictions plus
one public member.

The City hired its financial consultant, R. W. Baird, to assist with the project plan and creation of
the TID. An initial draft of the project boundaries and project plan is included in the packet for review
by the Plan Commission. There are still some items that could changed or be added prior to the
formal review of the plan by the public, Plan Commission, Common Council and Joint Review
Board.

For the February meeting, there will be general discussion on the proposed TID and the members
can suggest any changes to the boundaries or aspects of the project plan. It is anticipated that a
revised complete draft will be ready by the end of the February for review by the public and the
Plan Commission at a public hearing held during the March 15" meeting.
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Section 2: Introduction and Description of District

The city plans to use Tax Incremental Financing ("TIF”) as a successful
economic development programming tool by providing public improvements
and development incentives to encourage and promote residential and
commercial development. The goal is to increase the tax base, to create and
enhance economic opportunities, and to increase housing options within the
city. The City works with developers and property owners to provide
infrastructure improvements and incentives for development. Public
infrastructure and property improvements will be financed by a combination
of TIF increments and debt financing.

The Tax Increment District ("TID") is being created as a “"Mixed-Use District”
based on the identification and classification of the property proposed to be
included in the TID. The maximum life (absent extension) of the TID is 20
years from the date of adoption.

Tax incremental financing is being proposed for 1.14 acres encompassing
three parcel sites located between 321 Jefferson Street, 330 Jefferson Street,
and 368 Jefferson Street. The sites are within the city limits. A developer is
proposing to develop 330 Jefferson Street and 368 Jefferson Street with a
6,809 square foot first floor venue for music performances and lessons. The
first floor will also have a 1,200 square foot patio space facing the corner of
Third Avenue and Jefferson Street. In addition, a 475 square foot extension
will house three public restrooms, accessible from the outside of the building.
The 6,809 square foot second floor of the facility will house eleven studio
apartment rentals. The developer is requesting $900,000 in the form of
developer-financed tax incremental financing. The developer will need
financial incentives to assist with the high construction costs of the project.
Tax Incremental financing is also being proposed for the property at 321
Jefferson Street. Facade improvements and renovation of the existing building
are planned to facilitate re-use of this existing vacant retail building. The
proposed and potential new developments will generate additional property
taxes (tax increment) that will be used to offset the cost of the public
investments resulting from, or needed by, the new developments. Planned or
potential development projects are detailed in the Statement of Kind, Number
and Location of Proposed Projects section of this project plan.

The city anticipates various public improvement project cost expenditures of
approximately $1,125,000 plus financing/interest costs during the TID’s 15-
year expenditure period. Proposed public project improvements may include
but are not limited to developer incentives in the form of cash grants or TID
loans, professional and organizational services, administrative costs, and
finance costs.
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As a result of the creation of this TID, the city projects a preliminary and
conservative cash flow analysis indicating $1,908,577 in increments. The TID
increment will primarily be used to pay the debt service costs of the TID, and
project development incentives. The increment will also be used for restroom
improvements as well as street/sidewalk improvements, parking
improvements, and building fagade improvements within the vicinity of the
district. The city projects land and improvement values (incremental value) of
approximately $4,200,000 will be created in the TID by the end of 2025. This
additional value will be a result of the improvements made and projects
undertaken within the TID. If the project generates less in value than
anticipated, any shortfall in paying of the loan incentive is borne by the
developer.

Maps depicting the boundaries and existing uses and conditions of the TID are
found in the respective mapping sections of this project plan.

Section 3: Summary of Findings

As required by s.66.1105 Wis. Stats., and as documented in this Project Plan
and the exhibits contained and referenced herein, the following findings are
made:

1. That “but for” the creation of this TID, the development projected as
detailed in this Project Plan: 1) would not occur; or 2) would not occur
in the manner, at the values, or within the timeframe desired by the
city. In making this determination, the city has considered the
following information:

o Development within the TID has not occurred at the pace anticipated
by the city. Infrastructure and other development related expenses
are not likely to be borne exclusively by private developers;
therefore, the city has concluded that public investment will be
required to fully achieve the City’s objectives for this area.

e To achieve its objectives, the city has determined that it must take
an active role in encouraging development by making appropriate
public expenditures in the area. Without the availability of tax
increment financing, these expenditures are unlikely to be made.
Enhancement of this area will complement existing venues in the
city, and benefit, not only the city, but all overlapping taxing
jurisdictions. Accordingly, the costs to implement the needed
projects and programs are appropriately funded through tax
increment financing.

[t
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+ To make the area included within the TID suitable for development,
the city will need to make a substantial investment to pay costs of
some or all of the projects listed in the project plan and to maintain
a rent structure that does not exceed the upper end of market levels.
Due to the public investment that is required, the City has
determined that development of the area will not occur at the pace
or levels desired solely as a result of private investment.

2. The economic benefits of the Tax Incremental District, as measured by
increased property values, are sufficient to compensate for the cost of
the improvements. In making this determination, the City has
considered the following information:

As demonstrated in the Economic Feasibility Section of this Project
Plan, the tax increments projected to be collected and the debt issuance
will be more than sufficient to pay for the proposed project costs. On
this basis alone, the finding is supported.

3. The benefits of the proposal outweigh the anticipated tax increments
to be paid by the owners of property in the overlying taxing
jurisdictions.

Since the development expected to occur is unlikely to take place
without the use of Tax Incremental Financing (see Finding #1) and since
the TID will generate economic benefits that are more than sufficient to
compensate for the cost of the improvements (see Finding #2), the City
reasonably concludes that the overall benefits of the TID outweigh the
anticipated tax increments to be paid by the owners of property in the
overlying taxing jurisdictions. Itis further concluded that since the “but
for” test is satisfied, there would, in fact, be no foregone tax increments
to be paid in the event the TID is not created.

4. The improvements to be made within the TID are likely to significantly
enhance the value of substantially all other real property in the City
surrounding the TID.

5. The equalized value of taxable property of the TID does not exceed 12%
of the total equalized value of taxable property within the City.

6. The Project Plan for the TID is feasible and is in conformity with the
master plan of the city.

7. The city estimates that 50% of the territory within the district will be
devoted to retail business at the end of the district’'s maximum
expenditure period, pursuant to Wisconsin Statutes Sections
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66.1105(5)(b).

8. The City confirms less than 35 percent of the district is land proposed for

newly platted residential development. Residential housing density is at
least three units per acre.

9. The TID is being created as a Mixed-Use District. This project plan has
met the definition and reguirements for a Mixed-Use District. Not less

than 50% of the proposed district’s area land is suitable for industrial,
commercial, and residential use.
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Section 4: Map of Proposed District Boundary

The current Map is reflective of the 01/01/2023 parcel list.

Tax Increment District #8

Parcel #
281-10-85380605

Parcel #
.281-10-85380604B

/ Parcel #
: 281-10-85331101

Map printed February 9, 2023
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Section 5: One Half Mile Radius Map of Proposed District
Boundary

Tax Increment District #8
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Section 6: Map Showing Existing Uses and Conditions

Tax Increment District #8

Existing Conditions
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T [ pistrict Boundary Q
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Section 7: Preliminary Parcels List and Analysis

As of the 01/01/2023 parcels list.

ID Address Parcel # Valuation

i | 321 Jefferson 2811085331101 $ 793,500

2 330 Jefferson 2811085380604B $ 76,700

3 368 Jefferson 2811085380605 $ 241,500
Total Valuation 1,111,700

Section 8: Equalized Valuation Test

The following calculations demonstrate that the City is in compliance with
5.66.1105(4) (gm)4. c. Wis. Stats., which requires that the equalized value
of the taxable property in the proposed TID, plus the value increment of any
existing Tax Incremental Districts, does not exceed 12% of the total equalized
value of taxable property within the City. With TID #8, the value increment
of all existing Tax Increment Districts will be approximately 10.24%.

Valuation Test Compliance Calculation

2022 Equalized Valuation (TID IN)
Limit for 12% Test

$ 1,224,724,100
$ 146,966,892

Increment Value of Existing TIDs
Projected Base Value of New TID
Total Value Subject to Test

Compliance ($125,397,300 < $146,966,892)

$ 124,285,600

$1,111,700
$ 125,397,300

Meets Requirement

Section 9: Statement of Kind, Number and Location of

Proposed Projects

The city expects to implement the following public project improvements.
Any costs including eligible administrative costs necessary or convenient to
the creation of the district or directly or indirectly related to the public works

11
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and other projects are considered "project costs" and eligible to be paid with
tax increment revenues of the TID.

1. DEVELOPER GRANT/LOAN INCENTIVE
LOCATION: 330 Jefferson St. and 368 Jefferson St.

TOTAL: $775,000

DESCRIPTION: The Developer plans to develop a 6,809 square foot venue
for music performances and lessons. The first floor will also have a 1,200
square foot patio space facing the corner of Third Avenue and Jefferson
Street. The 6,809 square foot second floor of the facility will house eleven
studio apartment rentals.

2. PUBLIC RESTROOOM IMPROVEMENTS
LOCATION: 368 Jlefferson St.

TOTAL: $125,000

DESCRIPTION: Development includes the creation of three public restrocoms
accessible outside the building at the end of the commercial section of Third
Avenue where there are no public restrooms. Estimated square footage of
475.

3. STREET/SIDEWALK IMPROVEMENTS
LOCATION: ENTIRE TID
TOTAL: $25,000
DESCRIPTION: Jefferson Street intersection improvements including

crosswalk repairs along with spot repairs of the streets and sidewalks in the
vicinity.

4. PARKING IMPROVEMENTS
LOCATION: ENTIRE TID

TOTAL: $150,000

DESCRIPTION: Maintenance and repairs to the public parking structure
bounded by 15t Ave, Kentucky St, 2™ Ave, and Louisiana St.

12
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5. FACADE IMPROVEMENTS
LOCATION: 321 Jefferson Street

TOTAL: $50,000

DESCRIPTION: Financial Incentive to developer for fagade improvements at
321 Jefferson Street. The facade improvements would be accompanied by
interior building renovation of approximately $500,000 by developer to
facilitate reuse of the building for retail and other commercial purposes.

6. ADMINISTRATIVE / ORGANIZATIONAL FEES
LOCATION: Entire TID

TOTAL: $30,000

DESCRIPTION: Annual TID and City staff administration fees and professional
fees for creation and organization, including legal fees.

Section 10: Maps Showing Proposed Improvements and
Uses

INSERT MAP OF PROPOSED IMPROVEMENTS

13
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Section 11: Detailed List of Project Costs
1. DEVELOPER GRANT/LOAN INCENTIVE $775,000
2. PUBLIC RESTROOM IMPROVEMENTS $125,000
3. STREET/SIDEWALKS IMPROVEMENTS $25,000
4. PARKING IMPROVEMENTS $150,000
5. FACADE IMPROVEMENTS $50,000
6. ADMINSTRATIVE / ORGANIZATIONAL FEES $30,000
ESTIMATED TOTAL $1,155,000

The project cost is based on current prices and preliminary estimates. The City
reserves the right to increase this cost to reflect inflationary increases and
other uncontrollable circumstances between the creation of the TID and the
time of construction. The tax increment allocation is preliminary and is subject
to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget nor an appropriation of funds for specific
projects, but a framework within which to manage nraieacts. All costs included
in the Plan are estimates based on the best information available. The City
retains the right to delete or pursue future projects listed in the prior
paragraph, and shown on the map, or change the scope and/or timing
of projects implemented as they are individually authorized by the Common
Council, without amending the Plan.

The Plan authorizes the expenditure of funds for project costs within a 1/2-
mile radius of the TID boundary.

Section 12: Economic Feasibility

The information and exhibits contained within this project plan demonstrate
that the proposed TID is economically feasible insofar as:

e The city has available to it the means to secure the necessary financing

required to accomplish the projects contained within this Plan. A listing of
“Method of Financing and Timing of When Costs are to be Incurred” follows.
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e The development anticipated to occur because of the implementation of
this Plan will generate sufficient tax increments to pay for the cost of the
projects. This Plan identifies the following: 1) the development expected
to occur, 2) a projection of tax increments to be collected resulting from
that development and other economic growth within the TID, and 3) a
cash flow model demonstrating that the projected tax increment
collections and all other revenues available such as debt issuance will be
sufficient to pay all Project Costs.

To evaluate the economic feasibility of TID #8 it is necessary to project the
amount of tax revenue that can be reasonably generated over the legal life
of the TID. Included in Exhibit A is a proforma analysis of TID #8. The
proforma analyzes expenses based on project plan costs of TID #8 against
projected TID revenue. Tax revenue is conservatively estimated. Cash
received from future TID #8 tax increments will be used to fund project costs
and implementation of this Plan will also require that the City issue a
developer grant/loan to provide direct or indirect financing for the Projects to
be undertaken. In 2043, the final year of revenue collection for the TID, it is
projected to have repaid all expenditures and is left with a positive surplus
balance.

Section 13: Method of Financing and Timing of When Costs
are to be Incurred.

The City plans to fund project costs with cash received from future TID #8 tax
increments and to issue a developer grant/loan to provide direct or indirect
financing for the Projects to be undertaken. The following is a list of the types
of obligations the City may choose to utilize.

General Obligation (G.0.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of Projects
included within this Plan. Wisconsin Statutes limit the principal amount of
G.0. and State Trust Fund Loan debt that a community may have outstanding
at any point in time to an amount not greater than five percent of its total
equalized value (including increment values).

Board of Commissioners of Public Lands State Trust Fund Loans

The City may issue State Trust Fund Loans to finance the cost of Projects
included within this Plan. Wisconsin Statutes limit the principal amount of
State Trust Fund Loan and GO debt that a community may have outstanding
at any point in time to an amount not greater than five percent of its total
equalized value (including increment values).
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Bonds Issued to Developers (“Pay as You Go” Financing)

The City may issue a bond to one or more developers who provide financing
for projects included in this Plan. Repayment of the amounts due to the
developer under the bonds are limited to an agreed percentage of the
available annual tax increments collected that result from the improvements
made by the developer. To the extent the tax increments collected are
insufficient to make annual payments, or to repay the entire obligation over
the life of the District, the City’s obligation is limited to not more than the
agreed percentage of the actual increments collected. Bonds issued to
developers in this fashion are not general obligations of the City and therefore
do not count against the City’s borrowing capacity.

Federal/State Loan and Grant Programs

The State and Federal governments often sponsor grant and loan programs
that municipalities may potentially use to supplement TID expenditures or
provide financing for capital costs which positively impact the district. These
programs include Wisconsin Community Development Block Grants, Rural
Development Administration Community Facility Loan/Grants, Transportation
Economic Assistance Grants, and Economic Development Administration
Grants. These programs require local match funding to ensure State and
Federal participation in the project.

The actual amount of debt issuance will be determined by the city at its
convenience and as dictated by the nature of the projects as they are
implemented.

Plan Implementation

Projects identified will provide the necessary anticipated governmental
services to the area, and appropriate inducements to encourage development
of the area. The city anticipates making total project expenditures of
approximately $1,155,000 plus financing/interest costs to undertake the
projects listed in this Project Plan. The Expenditure Period of this District is 15
years from the date of adoption of the Creation Resolution by the Common
Council. The projects to be undertaken pursuant to this Project Plan are
expected to be financed primarily with tax increments. The City reserves the
right to alter the implementation of this Plan to accomplish this objective.
Interest rates projected are based on current market conditions. Municipal
interest rates are subject to constantly changing market conditions. In
addition, other factors such as the loss of tax-exempt status of municipal
bonds or broadening the purpose of future tax-exempt bonds would affect
market conditions. Actual interest expense will be determined once the
methods of financing have been approved and securities or other obligations
are issued.
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If financing as outlined in this Plan proves unworkable, the City
reserves the right to use alternate financing solutions for the projects
as they are implemented.

Section 14: Annexed Property

There are no lands proposed for inclusion within the TID that were annexed
by the city on or after January 1, 2004.

Section 15: Proposed Changes in Zoning Ordinances

The city does intend to make changes to the zoning ordinance to reduce from
500 square feet to 450 square feet the minimum floor area required for
efficient apartments.

Section 16: Proposed Changes in Master Plan, Map,
Building Codes, and Town Ordinances

The city does not anticipate that the TID will require any changes in the
master plan, map, building codes, and City ordinances to implement this
project plan. The proposed development and uses are consistent with the
adopted Sturgeon Bay Comprehensive Plan.

Section 17: Relocation

The city does not anticipate the need to relocate persons or businesses in
conjunction with this Plan. In the event relocation or the acquisition of
property by eminent domain becomes necessary at some time during the
implementation period, the City will follow applicable state statues as
required in Wisconsin Statutes Chapter 32.

Section 18: Orderly Development of the City

The creation of the TID will enable the City to undertake projects in
furtherance of the stated objectives of its Comprehensive Plan and other
planning documents. To this extent, the creation of the TID promotes the
orderly development of the City.
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Section 19: A List of Estimated Non-Project Costs

Non-Project costs are public works projects that only partly benefit the TID
or are not eligible to be paid with tax increment, or costs not eligible to be
paid with Tax Incremental Financing funds. The city does not anticipate any
non-project costs for the TID.

Section 20: City Attorney Opinion
Exhibit B contains a signed opinion from the city attorney advising whether

the project plan amendment is complete and complies with Section
66.1105(4)(f) of the Wisconsin Statutes.
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SECTION 21: EXHIBIT A CASH FLOW PROFORMA ANALYSIS
City of Sturgeon Bay

| P Tax Increment District No. 8
) 5
L Cash Flow Proforma Analysis - The Muse
rd
r.rf..rl;
B 5
TV Annual Inflacion During Life of 11D, 1.00%
i 2021 Gross Tax Rate (per $1000 Equalized Value) e 522,77
R Annual Adj 10 TaX rate 0.00%
£ ¥ I rate. 0.50%
i Data above dazhed line are actual
Background Data A il
(@) {b) (<) d) (e) ) (9) (h) (k) [0} m)
Year End
TIF District Inflation Construction ~TIF Increment  Tax Tax Investment Total Payment to Combined Annual Cumulative
Year Valyasion 1 Qnt ncrement ver Base Rate Revenue Preceads Revenues || Daev r | Expenditures Balance Balance Cost Recovery
1) 1) (December 32)
Base Value
”M—u.uoa
2023 $318,200 50 $4.000.000 54,000,000 $22.77 50 50 50 50 50 50 £0
2024 $4,318,200 $43,182 54,043,182 $22.77 50 30 30 50 50 %0 s0
2025 34,361,382 $43.614 54,086,796 322.77 451.080 30 591,080 560,000 460,000 $31,080 %$31,080
2026 $4,404,996 $44,050 54,130,846 $22.77 $92,063 £155 $92.219 $60.000 $60.000 $32,218 $63,299
2027 $4,349,046 £44,490 54,175,336 $22.77 $93.056 3316 £93.273 £60,000 $60,000 $33.373 496,671
2028 $4,493,536 344,935 $4,220,272 $22.77 $94,059 %483 594,543 360,000 $60,000 $34,543 131,214
2029 54,538,472 £45,385 54,265,656 $22.77 495,072 $656 595,728 $60,000 £60,000 $35,728 5166,943
2030 £4,583,856 $45,839 54,311495 $22.77 $96,096 $335 £96,930 $60,000 $60,000 $36,930 £203,873
2031 £4,629,695 £46,297 54,337,792 $22.77 $57.128 1,019 596,148 %$60,000 460,000 $38,148 £242,021
2032 $4,675,992 %£66,760 4,404,552 $22.77 $98,173 £1,210 599,383 560,000 HMW.ooo $39,383 $281,404
2033 54,722,752 $47.228 54,451,779 $22.77 $99.,227 $1,407 $100,63< $60,000 ,000 540,634 £322.038
2034 $4,769,979 47,700 54499479 $22.77 £100.292 $1,610 101,502 560,000 460,000 $41,902 £363,540 Fupmdrires Recoveres
2035 $4,817,679 $48,177 $4,547,656 $22.77 $101,367 $1,820 £103,187 $60,000 460,000 $43,187 $407,127  wupendmies Recovmos
2036 %4,865,856 448,655 54,596,314 $22.77 5102,453 $2,036 $104,489 $60,000 460,000 344,489 $451,615 mupmarires meceverec
2037 £4,914,514 £49,145 £4/645460 %22.77 £103,550 £2,258 $105,508 60,000 £60,000 £45,808 £497,424  faperittures Recivens
2038 4,963,660 £49,637 £4,695,096 $22.77 £$104,658 32487 $107,145 £60,000 £60,000 $47,145 544,569  upendmures Kecoveres
2039 $5,013.296 $50,133 54,745,229 $22.77 5105,777 $2,723 £108,500 $60,000 460,000 $48,500 5593,069 Fxpenmures itecoveree
2040 55,063,429 $50,634 54,795,863 $22.77 £106,507 42,565 $109,873 £109.873 £702,541 Gpmnrires Recoveres
2041 %5,114,063 351,141 $4,847,004 $22.77 $108,049 $3,515 £$111,564 $111,564 $814,503 Fomnarn kecowered
2042 £5,165,204 $51,652 $4,898,656 $22.77 £109,202 54,073 $113,274 $113,274 $927.779  Emenitires hecoverss
2043 $5,216,856 £52.169 £4,950,825 $22.77 $110,366 £4,639 4115,005 $115.005  $1,042,785 kumendmism Rucovmes
7 B 2L e 0 NP N Y520

Type of TID: Mixed-Use
2023 TID Inception (1) Per City escimates.
2038 Final Year to Incur TIF Related Costs
2043 Maximum Legal Uife of TID {20 Years)
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SECTION 22: EXHIBIT B CITY ATTORNEY OPINION

INSERT ATTORNEY OPINION
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SECTION 23: EXHIBIT C TID # 8 BOUNDRARY LEGAL
DESCRIPTION

INSERT LEGAL BOUNDARY DESCRIPTION

SECTION 24: DISCLAIMER TEXT

Robert W. Baird & Co. Incorporated is providing this information to you for
discussion purposes. The materials do not contemplate or relate to a future
issuance of municipal securities. Baird is not recommending that you take
any action, and this information is not intended to be regarded as “advice”
within the meaning of Section 15B of the Securities Exchange Act of 1934 or
the rules thereunder.
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