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AGENDA
CITY OF STURGEON BAY
PLAN COMMISSION
Wednesday, October 21, 2020
6:00 p.m.
City Council Chambers
421 Michigan Street, Sturgeon Bay, W

Roll call.
Adoption of agenda.

Approval of Joint Council & Plan Commission meeting minutes from October 6,
2020.

Approval of Plan Commission minutes from October 6, 2020.

Public comment on non-agenda Plan Commission related items.

Request from Fincantieri Bay Shipbuilding to rezone various parcels along Third Avenue

(parcel #281-10-85340109B; #281-10-85371001R; #281-10-35371301R; #281-10-

85371401; and #281-10-85360101C) from Central Business District (C-2) to Heavy

Industrial (I-2}:

a. Presentation

b. Public Hearing

¢. Considerationof  (Nofe: 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.)

Consideration of: West Waterfront redevelopment proposals.

Conceptual Planned Unit Development (PUD) for West Waterfront redevelopment area,
iocated on the north side of E. Maple Street.

Consideration of. Sunset School redevelopment proposais.

Conceptual Planned Unit Development (PUD) for Sunset School property, including the
school's parking area across Erie Street.

Consideration of: Zoning text amendment in C-5 district regarding mixed-use buildings.

Adjourn.

NOTE: DEVIATION FROM THE AGENDA ORDER SHOWN MAY OCCUR.

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

Plan Commission Members

Mayor David Ward
Ald. Kirsten Reeths
Jeff Norland
10/16/20 Mark Holey
3:30 p.m. Dennis Statz

CN

Debbie Kiedrowski



JOINT MEETING
COMMON COUNCIL AND CITY PLAN COMMISSION
Tuesday, October 6, 2020

A joint meeting of the Common Council and City Plan Commission was called to order at 6:14 p.m. by
Mayor/Chairperson David Ward in the Council Chambers, City Hall, 421 Michigan Street.

Roll Call: Alderpersons Helen Bacon, Dan Williams, Spencer Gustafson, Gary Naulf, Seth Wiederanders, and
Kirsten Reeths were present. Mr. Wiederanders and Ms. Reeths appeared virtually via Zoom. Plan Commission
members Debbie Kiedrowski, Mayor David Ward, Dennis Statz, Mark Holey, and Kirsten Reeths were present. Ms.
Reeths appeared virtually via Zoom. Excused: Member Jeff Norland. Also present via Zoom were Vandewalle &
Associates consultants Meredith Perks and Jeff Maloney. City Administrator Josh VanLieshout, Community
Development Director Marty Olejniczak, Planner/Zoning Administrator Chris Sullivan-Robinson, and Community
Development Secretary Cheryl Nault were also present.

Adoption of agenda: Moved by Mr. Nault, seconded by Mr. Williams to adopt the following agenda:

. Roli call.

. Adoption of agenda.

. Public hearing regarding the City of Sturgeon Bay 2040 Comprehensive Plan.

. Consideration of. Resolution of the City of Sturgeon Bay Plan Commission to recommend the City of Sturgeon
Bay 2040 Comprehensive Plan. (Action by Plan Commission members only)

5. First reading of ordinance — Adoption of the City of Sturgeon Bay 2040 Comprehensive Plan. {Action by Common
Council only)

6. Adjourn.

-

All ayes. Carried.

Public hearing regarding the City of Sturgeon Bay 2040 Comprehensive Plan: Mayor Ward opened the public
hearing at 6:16 p.m.

Hans Christian, 330 N 3 Avenue, said he was attending the hearing because he wanted to learn more about the
Comprehensive Plan.

Ms. Nault read one letter of correspondence from melaniejane, 30 N. 15! Avenue.

Mr. Olejniczak added that there was a memo received from Vandewalle & Associates describing a few changes
and updates, as well as an email from Plan Commissioner Mark Holey with some suggested edits. One of the items
from Vandewalle that they would fike to include in the appendix is the land use demand projection chart.

The public hearing was declared closed at 6:24 p.m.

Ms. Perks went through the process of creating the Comprehensive Plan including the various public participation
aspects. She highlighted the key elements of the pian, including community vision statement/graphic. The Future
Land Use Map is to guide land use decisions. With the targeted planning areas, additional ptanning could transform
and represent change to the Sturgeon Bay downtown, West Waterfront, and Egg Harbor Road areas in the future.

Mayor Ward complimented Ms. Perk's summary. Per page 185 in the plan, several public workshops were held
pre-pandemic. A lot of public input is the base for the plan.

Mr. Maloney stated that there are other communities that have put their project on hoid because of the pandemic.
Sturgeon Bay was fortunate to have completed most of the work and public input prior to the pandemic.

Mr. Nault added that one thing he would have liked to have seen in the plan is the great fishing opportunities
Sturgeon Bay has to offer like no other. Recently, there were two major fishing tournaments held in Sturgeon Bay




that spent over $5 million in our community. Our sport fishing and commercial fishing industries are a big part of
our community.

Consideration of: Resolution of the City of Sturgeon Bay Plan Commission to recommend the City of
Sturgeon Bay 2040 Comprehensive Plan. {Action by Plan Commission members only): The Plan
Commission acted on the resolution. Moved by Ms. Reeths, seconded by Mr. Holey to recommend to Council the
City of Sturgeon Bay 2040 Comprehensive Plan, including the final changes in the memo from Vandewalle &
Associates, as well as suggested edits in Mr. Holey's email. Roll call vote. Alt ayes. Carried.

First reading of ordinance — Adoption of the City of Sturgeon Bay 2040 Comprehensive Plan. (Action by
Common Council only): The Council acted on the first reading of the ordinance. Moved by Mr. Nault, seconded
by Ms. Bacon to adopt the City of Sturgeon Bay 2040 Comprehensive Plan. Roll cali vote. All ayes. Carried.

The second reading of the ordinance will take place at the next Councii meeting.

Mr. Olejniczak thanked everyone at Vandewalle & Associates for the work they put into the plan.

Mayor Ward thanked staff as well.

Adjourn: Moved by Mr. Williams, seconded by Mr. Gustafson to adjourn. All ayes. Carried. Meeting adjourned
at6:41 p.m.

Respectfully Submitted,

Cheryl Natilt
Community Development Secretary




CITY PLAN COMMISSION
Tuesday, October 6, 2020

A meeting of the City Plan Commission was called to order at 5:00 p.m. by Chairperson David Ward in the Council
Chambers, City Hall, 421 Michigan Street.

Roll Call: Members Debbie Kiedrowski, David Ward, Dennis Statz, Mark Holey, and Kirsten Reeths were present.
Ms. Reeths appeared virtually via Zoom. Excused: Member Jeff Norland. Also present were Alderpersons Helen
Bacon, Dan Williams, Spencer Gustafson, and Gary Nault (entered the meeting at 5:40 p.m), City Administrator
Josh VanLieshout, Community Development Director Marty Olejniczak, Planner/Zoning Administrator Chris
Sullivan-Robinson, and Community Development Secretary Cheryl Nault.

Adoption of agenda: Moved by Mr. Holey, seconded by Mr. Statz to adopt the following agenda:

Roli call.

Adoption of agenda.

Approval of minutes from September 16, 2020

Public comment on non-agenda Plan Commission related items.

Presentation of. Request from Fincantieri Bay Shipbuilding to rezone various parcels along Third Avenue (parce!

#s 281-10-85340109B; 281-10-85371001R; 281-10-356371301R; 281-10-85371401, and 281-10-85360101C)

from Central Business District (C-2) to Heavy Industrial (1-2).

6. Consideration of: Zoning Text Amendment regarding Height and Area Regulations in the Heavy Industriali (I-2)
District.

7. Adjourn.

AW

All ayes. Carried.

Approval of minutes from September 16, 2020: Moved by Ms. Kiedrowski, seconded by Ms. Reeths to approve
the minutes from September 16, 2020. All ayes. Carried.

Public comment on non-agenda Plan Commission related items: No one spoke during public comment.

Presentation of: Request from Fincantieri Bay Shipbuilding to rezone various parcels along Third Avenue
(parcel #'s 281-10-85340109B; 281-10-85371001R; 281-10-35371301R; 281-10-85371401; and 281-10-
85360101C) from Central Business District (C-2) to Heavy Industrial (I-2): Mr. Olejniczak stated that this is a
request for a zoning map amendment that would rezone the properties along the west side of N. 3 Avenue, owned
by Fincantieri, from C-2 to 1-2. 1t would involve all or part of four different parcels. This was only the presentation
and no action was needed. A public hearing will be held at the next Plan Commission meeting, followed with a
recommendation to Council.

Todd Thayse, representing Fincantieri Bay Shipbuilding, stated that they have been in front of other committees
and received various approvals. Their operation has grown and recently celebrated 50 years of Bay Shipbuilding.
Over the past five years they have been adding on to their campus. They purchased the Wagener property (former
Peninsula Plaza), the former train depot, and former Paimer Johnson properties. He said the rezoning will allow
for flexibility, adaptability, and future needs by incorporating all their parcels into the I-2 zoning district.

Mr. Olejniczak spoke about the building expansions proposed by Fincantieri. One proposal is to expand the 422
Building toward the east behind the former Peninsula Plaza building. There is not a requirement that zoning district
boundaries follow parcel lines. The 1-2 designation is needed for the expansion of the 422 building because the
addition crosses into C-2 zoned area.

Mr. Statz questioned the use of the train depot and what the plans were for that building. Mr. Thayse responded
that they have no intentions of ever taking that building down. If they ever thought they would not need it, they
would offer it to other groups for reuse. There will be a number of professional offices that will need to be developed
to house the professionals that will be overseeing the government project.




Mr. Holey wondered why Fincantieri was asking for the change of zoning to I-2 and what that will allow them to do
that they can't do now. Mr. Thayse repeated that the rezoning will allow for flexibility, adaptability, and future needs.
There is no specific plan.

Ms. Kiedrowski mentioned that at a previous meeting the neighbors had visual concerns with their houses being
located across the street from the shipyard. She hoped that some type of landscaping or beautification will be done.
Mr. Thayse responded that it is Fincantieri’s intention is to install some type of street walk, plaques, trees,
landscaping, etc. That will happen whether it is I-2 designation or not.

Ms. Reeths asked if there was an alternative area planned for snow storage, Mr. Thayse responded the gravel pile
will be moved into the shipyard in the fall. The parking lot may be used as a staging area for the construction of the
420 and 433 buildings. Then the parking lot would be blacktopped as far as the beautification process. They are
looking at their entire snow storagefremoval process.

Mayor Ward noted that the parcel is surrounded on three sides by 1-2.

Mr. Olejniczak added that conditions can be placed on arezoning, such as larger setbacks to help create a transition
between two zones.

Mayor Ward stated that a small amount of money has been placed in the 2021 budget to work with Bay Shipbuilding
in helping with the beautification of 3" Avenue.

Mr. Sullivan-Robinson discussed the required building setbacks (yards) in the I-2 and C-2 districts. If the zoning
classification does change to |-2, the former train depot and Peninsula Plaza buildings will become non-conforming
structures.

In closing, Mr. Thayse stated that the shipyard already operates on their north end bordering the Littte League fields
and boat launch. Since their campus has grown, it would be easier if all their property was zoned I-2.

No action was needed. A public hearing will be held at the next Plan Commission meeting.

Consideration of: Zoning Text Amendment regarding Height and Area Reguiations in the Heavy Industrial
(1-2) District: Mr. Olejniczak stated that Mr. Thayse pointed out in his leter that Fincantieri applied for variances
for two buildings that were approved. The variances will allow them to be able to construct a Navy frigate that was
awarded to Fincantieri,. The variance approval was appealed and will end up in court causing some delays. So
they are requesting that the Plan Commission and Councii considering amending the code.

Currently, the height limitation in the 1-2 Heavy Industrial district is 45 feet. Fincantieri is seeking one building
matching the current building height of 59 feet, with the other building is as high as 110 feet tall. The other variance
approved was a setback variance from the south side of the yard, which was also appealed. Mr. Olejniczak that
this potential amendment would affect all areas of the City that are zoned |-2. It would provide a building height
exemption to any building that is located at least 300 feet from the boundary of a residential zoning district. The
potential amendment also includes a side yard exemption that would allow existing buildings in the |-2 district to be
expanded using their current side yard distance if less than the required 20 feet. He further stated that if the Plan
Commission approves of the proposed text amendment, it can be recommended to Council. A pubtic hearing would
be held, followed by adoption of an ordinance, if approved by the Council.

Hans Christian, 330 N. 3 Avenue, stated he is the one challenging the decision of the ZBA. He stated it would be
illegal to change the code until after the Circuit Court decides the appeal. He is afraid the expansion of the building
will destroy their businesses.

Mr. Statz asked if there was a maximum building height proposed. Mr. Olejniczak said that the amendment could
be changed so that a building could be exempted up to a certain height.




Ms. Kiedrowski asked Mr. Thayse what would happen if the height requirement didn't pass. He responded that
there is no alternative. The size they proposed is what they need for their operations. Otherwise, they would have
to look outside of Sturgeon Bay for a site to manufacture the frigate.

Mr. Thayse added that there should not be an increase in noise since they will be moving outdoor shipbuilding
operations inside.

Ms. Reeths wondered if this could be brought up by a case by case basis in the amendment. Mr. Olejniczak
responded an alternative is to require a conditional use approval or a planned unit development rezoning.
Conditionat uses are approved by the Plan Commission. A planned unit development requires Council approval.

After reviewing the proposed zoning text amendment, it was moved by Mayor Ward, seconded by Mr. Statz to
recommend to Council approval of the zoning text amendment regarding Height and Area Regulations in the Heavy
industrial Districts, with the addition of the maximum building height up to 120 feet.

Mayor Ward stated that staff looked into past variances in the City regarding height and setback. There have been
many variances approved for shipbuilding buildings. The approved Maritime Tower is 118 feet tall. There are no
building height requirements for historic buildings or agricultural buildings. He also read the purpose statement
within the zoning code and indicated that the proposed amendment is in line with the purposes. Any type of
construction inside of a city is going to produce conflict. Fincantieri employs over 300 families in the 54235 zip
code. Having steady work is very important. Unlike a zoning variance, which has to be based on a hardship, the
zoning code is based on a broader set of principles and includes the general welfare and prosperity of the
community.

Mr. Holey agreed with adding the 120 feet maximum height so that it is not open-ended. He wondered what this
amendment will actually solve. Mayor Ward responded it solves the problem of having to continually appeal the
zoning code height requirement to the Zoning Board of Appeals.

Mr. Holey also asked what the reason is for the distance of 300 feet. Mr. Olejniczak responded 300 feet is the
distance in which property owners are notified of a public hearing in the case of a conditional use or variance. That
number could be changed if desired.

Ms. Kiedrowski stated that it is unfortunate that some areas profit while others are impacted. The fact of the matter
is that Fincantieri provides good paying jobs and in order to prosper we need the economics of manufacturing jobs.
She wouldn't like to see a rectangular block building. Buildings can be architecturaliy done.

Mr. Sullivan-Robertson added that all nonresidential buildings need design approval from the Aesthetic Design and
Site Plan Review Board.

Ms. Reeths stated that Fincantieri is our number one employer. She likes the 120-foot maximum height and this
needs to go forward.

A rol call vote on the motion was taken. Ali ayes. Carried.

Adjourn: Moved by Mr. Statz, seconded by Mr. Holey to adjourn. All ayes. Carried. Meeting adjourned at 6.03
p.m.

Respectfully Submitted,
CJ
Cheryl Nault
Community Development Secretary




Executive Summary
Title: Zoning Map Amendment — C-2 to |-2 for Fincantieri Bay Shipbuilding

Background: Per the attached correspondence, Fincantieri Marine Group, LLC has
modified their original rezoning request by reducing the amount of land to be rezoned.
The modified request would rezone the following parcels from C-2 (Central Business
District) to 1-2 (Heavy Industrial): parcel #281-10-85340109B; 281-10-85371001R; 281-
10-35371301R; 281-10-85371401; 281-10-85360101C. However, the rezoning includes
only the back portion of the parcels containing the former Railroad Depot and the former
Red Oak Winery / Peninsula Plaza. (See map)

Current Zoning: Central Business District (C-2) - This district is intended for the central
business district on both the east and west sides of the city. It is intended to provide
development and redevelopment opportunities consistent with the historic development
pattern of the areas. Targeted uses shall be those commercial uses which do not detract
from this area because of noise, smoke, odors, or disruption of traffic patterns.

Proposed Zoning: Heavy Industrial (I-2) - This district reserves land for alf uses permitted
in the I-1 district plus certain businesses that require the use of unlimited outdoor storage
and production yards and involve the use of heavy outdoor equipment and machinery.

Surrounding Zoning / Uses: Toward the north and west is additional shipyard property,
which is zoned heavy industrial. Toward the east is single-family residential and central
business district. Toward the south is central business district. The surrounding uses
include single-family residences and two-family residences, tourist lodging, offices, health
clinic, and other downtown uses.

Comprehensive Plan: The Comprehensive Plan identifies two different future land use
designations for the subject area. The area comprised of the parking lot in the north part
is planned to have a future use of Industrial. The current use and proposed zoning map
amendment is consistent with the Comprehensive Plan. The remaining parcels (281-10-
853401098, 281-10-85371401, 281-10-85371301) are planned to have a future land use
of Downtown Mixed Use. The Comprehensive Plan has maintained this future land use
likely due to the former uses of these propetties, which have acted as buffers / transitional
uses from the industrial area. Please note that the land use designations are the same
under both the previous Comprehensive Plan and new Comprehensive Plan. Because
the modified rezoning maintains Central Business District for the majority of the former
Peninsula Plaza and Train Depot properties, the proposal is consistent with the intent of
the Comprehensive Plan. Attached is the Comprehensive Plan Description for the
Industrial land use designations.

Other Considerations: Rezoning the parking lot is consistent with the Comprehensive
Plan. However, because of the adjacent residential uses, maintaining screening or other
buffering between any outdoor storage and the street right-of-way should be considered.
This could be accomplished through conditions, such as a setback for outdoor storage or
outdoor production. It could also be accomplished through the beautification plan that




was required by the Zoning Board of Appeals. Because of the appeal of the variance
and the potential zoning code amendment, the Zoning Board of Appeals approval and
conditions could become voided. Therefore, the City should consider including in the
rezoning the requirement to complete and enact a beautification plan as original required
by the Zoning Board of Appeals. It could also consider other requirements to buffer the
shipyard.

Recommendation: Staff recommends approval of the zoning change to Heavy Industrial
as modified with one or both of the following conditions:

a. No outdoor storage shall be allowed within 100 feet of the 3 Avenue right-of-way,
unless it is effectively screened from the public’s view.

b. Fincantieri Bay Shipbuilding must create a beatification plan for the 3d Avenue
frontage portion of land being rezoned. In addition, the plan must be reviewed and
approved by the City.

Shristopher Sullivan-Robinson Date
Planner / Zoning Administrator

Reviewed By: %747’[7 O;é——) /9 -/5§= 2020
Martin Olejniczak = Date
Community Development Director




Industrial

Description: This future land use category includes manufacturing, warehousing,
distribution, and office uses, often with outdoor storage or processing of materials. New
development should adhere to high-quality building design, generous landscaping,
modest lighting, screened storage and processing areas, and limited and attractive
signage. These areas should be located near arterial roads and away from residential
areas and high visibility community gateways whenever possible.

Recommended Zoning: The City's I-1 and |-2 zoning districts are most appropriate for
areas within this future land use category.

Policies and Programs:

a. As opportunities for reinvestment and redevelopment occur, improve the
appearance of building facades exposed to the public view, including loading
docks and storage areas.

b. Encourage the use of high-quality building materials, improved window treatments,
high-quality loading and storage screening devices and landscaping.

c. Ensure that future industrial development is appropriately buffered from existing
and planned residential development areas.

d. Adhere to adopted site and building design guidelines for industrial projects.

Downtown Mixed Use

Description: Downtown Sturgeon Bay is intended to remain the civic, social, and
commercial hub of the community. This category is intended for a mix of retail, commercial
service, office, institutional, governmental, and residential (mainly upper stories) uses
arranged in a pedestrian-oriented environment with on-street parking; minimal building
setbacks: and building designs, materials, placement, and scale that are compatible with
the character of existing development. The downtown mixed-use future land use category
is mapped over the historic Downtown area.

Recommended Zoning: The City’s C-2 central business zoning district is appropriate for
areas in this future land use category.

Policies and Programs:

a. Preserve the architectural and historic character of the core Downtown historic
buildings, including those in the Steel Bridge Creative District and Third Avenue
Historic District, by requiring that new development, expansions, and exterior
renovations comply with design standards and historic preservation standards.




b. Grant development approvals only after submittal, public review, and approval of
site, landscaping, building, signage, lighting, stormwater, erosion control, and
utility plans.

c. Promote the expansion, retention, and upgrading of specialty retai, restaurants,

financial services, offices, professional services, residential, and community uses
through continued marketing, investment and incentive strategies.

Source: 2040 Draft Comprehensive Plan, pg.: 93-94, Vandewalle and Associates Inc, Sepfember 2020




Fincantieri Rezoning - Site Map

7 — T

s ““. r’ g‘ ’?‘ “\ . g % T'd‘-l }

Date: 10/16/2020




FINCANTIERI

BAY SHIPBUILDING

October 14, 2020

Sturgeon Bay City Plan Commission VIA EMAIL
421 Michigan Street
Sturgeon Bay, WI 54235

RE: Request to Amend Current I-2 Zoning in Properties Owned by Fincantieri Bay Shipbuilding

Dear City Plan Commission,

As you are aware, Fincantieri Bay Shipbuilding (FBS) submitted a Rezoning Application for four (4) of
its properties to be changed from Central Business District (C-2) to Heavy Industrial (I-2). The
application was made to allow for consistent use across all FBS propetties, as the other properties owned
by FBS are zoned Heavy Industrial (I-2).

As part of these four properties, there are two buildings considered a part of the Rezoning Application,
one at 325 North Third Avenue (Parcel ID 281-10-85371401) and the other located at 341 North Third
Avenue (Parcel ID 281-10-85371301). We would like to revise our Rezoning Application to allow these
two buildings to remain Central Business District (C-2). Allowing the zoning of these two buildings to
remain unchanged, while not consistent with the above, would be in line with the current plans FBS has
for the properties, as well as provide a transitional corridor from an industrial setting to that of a
commercial setting as one transits into downtown Sturgeon Bay. We have attached a map for your
reference of where the properties would have split zoning.

Please consider this revision as part of your deliberations and we hope it is received as a favorable
change. Should you have any questions, please do not hesitate to contact me.

Sincerely,

Tl J Hegor

Todd Thayse
Vice President and General Manager

FINCANTIER] MARINE GROUP, LLC

Bay Shipbuilding P. 920-743-5224
605 North Third Avenue, P.O. Box 830 | F.920-743-2371
Slurgeon Bay, Wisconsin 54235 vivew fincantierimarinegroup.com

a FINCANTIERI company
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REZONING EXHIBIT

Bl
PART OF BLOCK 34,
1075 10 — 15 OF BLOCK 37, THOSE PORTKAS OF I0WA STREET, HORTH 15t AVEMUE,
Hiy KFFERSCH STREET VACATED BY A RESOLUTICH RECORDED AT DOCUMENT RUNEER THTH
B THE ASSESSOR'S MAP (F TE KTV GF STURCECH BAY,
BpLOTS5 &6 WHMUER'S PLAY

ML
GOVERNNENT LOT & OF SECTION 6,
TOMISHP 22 HORTH, RANGE 25 EAST,
CITY GF STRRRCECH BAY,

WHLORSN

Desoription - Parcel to be Rezoned from C-2 to |-2:

A parced of land being paft of Block 34, Lols 10 - 15 of Block 37, those portlons of fowa street, Noith 1st Avenue,
and Jefferson Street vacated by a resolution recorded at Document Number 778770 in the Assessor's Map of
the City of Sturgeon Bay, and Lots 5 & 6 of Moeller's Plat, all in Governmen! Lot 4 of Section 6, Township 27
North, Range 26 East, Clty of Sturgeon Bay, Door County, Wisconsin, More particularly described as follows:

Commencing at the SE comer of Lot 1 of Moeller's Plat; thence 8. 56°50'31" W.,177.68 feet fo the point of
beginning of fands to be described; thence continue S, 56°50'31" W., 47.54 feet; thence S, 01°40'02" E., 32.67 feet;
thance S. 33°06'53" E,, 140.84 fee! to the northerly righi of way line of Jefferson Sireel; thence S. 56°50°31" W,
2.85 feet along sald northerly right of way line to a point where satd northerly right of way terminates; thence
8. 43°09'29" E., 20.00 feet along the westerly terminus of Jefferson Street; thence 8. 56°50'31" W., 21.66 feel;
thence §. 75°48'31" W., 66.66 feet: thence N. 14°11'20" W, 20.00 feet; thence Northerly, 195.45 feet along the arc
of an 819,02 foot radius curve to the left whose chord bears N. 05°47°07° W., 194,98 feel; thence N. 11°28'59° W,
210.00 feet: thence S. 81°01'01™ W., 98.08 feel; thence N. 14°51'28" W, 449,98 feet; thence N, 35°42'40° E.,
152,43 feet; thence S, 89°28'10" E., 108.12 fee! to the westerly right of way line of North 3rd Avenue; thence alorg
said right of way line as follows: $. 12°19'10" E., 360,88 {est; thence 5, 33°16'04" E., 83.80 feet; thence leaving
said westery tight of way line, S, 79°42'09" W., 126.06 feet; thence S. 11°47'48" E,, 98,60 feet; thence
N. 81°01'01" E,, 36,30 feet; thence S, 17°12'10" E., 211.84 fee! to the point of beginning.

Said parcel contains 121,805 square teet (2,80 acres), Sald parcel is subjest to all sasements of record.
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CITY OF STURGEON BAY
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Past Variances Granted:

. 281-10-85340109B

a. 273 N 13t Ave
i 2020 — Setback and Height Variance
ii. 2008 — Sign Variance
i 2007 — Setback and Height Variance
b. 225 Jefferson St
i. 2006 — New Building
c. 218 Kentucky St
i 2006 — Street yard and Height Variance

. 281-10-85371001 — N/A

. 281-10-85371301

a. 1988 — SP. EX. — Caboose as permanent structure
b, 1092 — Use Caboose as Santa’s Workshop

. 281-10-85371401 — N/A

. 2811085360101C — N/A




Description - Parcel to be Rezoned:

A parcel of land being Lot 1 (less that portion of Lot 1 dedicated to
the public for North 1st Avenue) of C.S.M. Number 3049, recorded at
Volume 18, Page 285 of Certified Survey Maps as Document Number 799772,
and portions of Blocks 34, 36, and 37 of the Assessor's Map of the City
of Sturgeon Bay, and Moeller's Plat, all in Government Lot 4 of Section
6, Township 27 North, Range 26 East, City of Sturgeon Bay, Door County,
Wisconsin., More particularly described as follows:

Commencing at the SE corner of Lot 1 of said C.5.M. Number 3049, said
corner being on the northerly right of way line of Kentucky Street and
the point of beginning of lands to be described; thence 5. 56°41'31" W.,
275.00 feet along said northerly right of way line of Kentucky Street to
the intersection of said northerly right of way line and the easterly
right of way line of North 1lst Avenue; thence along sald easterly right
of way line as follows: N. 33°18'29" W., 141.54 feet; thence Nertherly,
124.45 feet along the arc of a 45.0C foot radius curve to the left
whose chord bears N, 18°42'12" wW., 88.41 feet {incl. < = 158°27'07");
thence N. 05°39'33" W., 52.09 feet to a point where said easterly right
of way terminates; thencs S, §2°43'48" W., 50.67 feet along the northerly
terminus of North 1st Avenue to the westerly right of way line North lst
Avenue; thence continue S. 82°43'46" W., 487.50 feet to a 1" found steel
pipe on a meander line; thence continue S. 82°43'46" W., 8 feet +/- to
the approximate ordinary highwatexr mark of Stuxgeon Bay; thence
Northerly, 4,430 feet +/- along sald approximate ordinary highwater mark;
thence N, 88°52'50" E., 64 feet +/~ to a point on a meander line, said
point being N. 23°43'43" W., 1632.21 feet along said meander line from
the aforementioned 1" found steel pipe on said meander line; thence
continue N. 88°52'50" E., 1108,30 feet to the westerly right of way line
of North 3rd Avenue; thence along said westerly right of way line as
follows: 8. 12°19'10" E., 701,47 feet; thence 8. 33°16'04" E., 345.28
feet to the SE corner of Lot 1 of Moellex's Plat; thence leaving said
westerly right of way line, S, 56°50731" W,, 225.22 feet along the
southerly line of said Lot 1 of Moeller's Plat to the easterly line of
Lot 1 of the aforementioned C.S5.M, Number 3049; thence along
said easterly line as follows: 8. 01°40702" E., 32.67 feel; thence
$. 33°06'53" E., 140,84 feet to the northerly right of way line of
Jefferson Street; thence S. 56°50'31" W., 2.85 feet along said northerly
right of way line to a point where said northerly right of way
terminates; thence §. 33°09'29" E., 40.00 feet along the westerly
terminus of Jefferson Street to the southerly right of way line of
Jefferson Street; thence N. 56°50'31" E,, 84.00 feet along said
southerly right of way line to the westerly line of a 12 foot alley:
thence 5. 33°26'58" E., 65,01 feet along said alley; thence
S, 56°41'32" W., 58.51 feet; thence S. 33°26'59" E., 43.51 feet;
thence S. 56°41'31" W., 25.00 feet; thence S. 33°26'58" E., 210.03 feet
to the point of beginning.

Said parcel contains 1,489,898 square feet +/- (34.20 acres +/-)
together with all riparian rights appurtenant thereto.
Said parcel is subject to all easements of record.




NOTICE OF PUBLIC HEARING

The City of Sturgeon Bay Plan Commission will hold a public hearing in the Councll
Chambers, 421 Michigan Street, Sturgeon Bay, Wisconsin on Wednesday October 21,
2020, at 6:00 p.m. or shortly thereafter for the purpose of considering a zoning map
amendment under Chapter 20 of the Sturgeon Bay Municipal Code (Zoning Code).
Fincantieri Bay Shipbuilding has requested to change the zoning classification from
Central Business District (C-2) to Heavy Industrial (I-2) for various properties abutting or
adjacent to N 3 Ave - parcels 281-10-853401098B, 281-10-85371001, 281-10-35371301,
281-10-85371401, and 281-1085360101C. These parcels are located along the west side
of N. Third Ave to the sotith of lowa Street and to the north of the Bellin Health Clinic at
311 N. 3" Ave. The total area is approximately 4.16 acres. The rezoning application is on
file with the Community Development Depariment and can be viewed at City Hall, 421
Michigan Street, weekdays between 8:00 a.m. and 4:30 p.m. The public is invited to
attend the hearing and give testimony in support or opposition to the proposed rezoning
either in person at the hearing or in writing.

By order of:

City of Sturgeon Bay Plan Commission




Nicolet

NATIONAL BANK

October 15, 2020

Dear City Plan Commission,

As a fellow member of the business community in Sturgeon Bay, we are aware of the
actions Bay Shipbuilding is taking to improve its facilities. As a vital community
employer and business partner, we support their plan. Their actions support the United
States Navy and they will retain and create additional jobs to continue to support our local
economy. In addition, they will be improving their facilities so that they can continue to
build and repair ships well into the future. Thank you for your consideration.

Sincerely,

K

Jamie Alberts
Senior VP - Commercial Banking



Ole'!niczak, Mart!

From: Allemande <allemande@charter.net>

Sent: Thursday, October 15, 2020 1:46 PM

To: Olejniczak, Marty

Cc: Sullivan-Robinson, Christopher

Subject: agenda items for upcoming Plan Commission meeting Oct. 21
Attachments: Comprehensive Plan references.pdf

Hello Marty, Chris,

attached are nine pdf files for the packet of the upcoming Plan Commission meeting on Oct.21st. Mayor Ward has
agreed to give me a time slot for a presentation. Please include the files with the packet for the commission members.
For questions please contact me or Mayor Ward. Also please acknowledge receipt of the files.

Thank you.

Hans
920.421.2828

HANS CHRISTIAN

www.hanschristianmusic.com
www.recordingstudio330.com
WWW.rasa-music.com
.fcbook.com/hans.chris’tia
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Sturgeon Bay Comprehensive Plan references (2010 and 2040):

References to current (2010) Comprehensive Plan:

1. Cultural Resources/Goals& Objectives, chapter 4-28, goal 1: “Protect and enhance the historic
character of the city.

Objective 1.1: Continue to reinforce and promote the historic identity of the City through signage,
plaques, and recognition, as well as through appropriate historic preservation regulations.
Objective 1.2: Encourage the continued maintenance and improvement of existing historical
structures.”

2. Land Use, chapter 9-22: “The working waterfront is an important part of the City’s economy and
character, But the shipyards also have the potential to impact surrounding residential properties
due to noise, dust and parking issues. The shipyards can also compete with the downtown over
valuable parking spaces and the utilization of the waterfront for industry versus recreation. While
it may be impossible to avoid all external impacts, the City through its planning efforts will attempt
to minimize conflicts to allow for a robust working waterfront along with a vibrant downtown and
stable neighborhood adjoining it.”

3. Land Use, chapter 9-29, Objective 2.1: “Continue to provide for pedestrian and visitor amenities
which serve the growing tourist and recreational population for Downtown, and visibly links the
Downtown to the waterfront.”

References to future (2040) Sturgeon Bay Comprehensive Plan:
Pages 42: “Preserve Sturgeon Bay'’s Historic Character and Promote its Maritime Heritage”,
Page 82, Land Use: “Promote publicly accessible reuse of historic Depot”.

Page 94, Land Use/Industrial: “This future land use category includes manufacturing,
warehousing, distribution, and office uses, often with outdoor storage or processing of materials.
New development should adhere to high-quality building design, generous landscaping, modest
lighting, screened storage and processing areas, and limited and attractive signage. These areas
should be located near arterial roads and away from residential areas and high visibility
community gateways whenever possible.

Recommended Zoning: The City’s I-1 and I-2 zoning districts are most appropriate for areas within
this future land use category. Policies and Programs

a. As opportunities for reinvestment and redevelopment occur, improve the appearance of building
facades exposed to the public view, including loading docks and storage areas.

b. Encourage the use of high-quality building materials, improved window treatments, high-quality
loading and storage screening devices and landscaping.

¢. Ensure that future industrial development is appropriately buffered from existing and planned
residential development areas.

d. Adhere to adopted site and building design guidelines for industrial projects.”

Page 101, Future Land Use Central City map: This map shows the Train Depot and the Red Oak
Winery building zoned as Downtown Mixed Use.




Phone: 920-746-2910
Fax: 920-746-2905
E-mail: molejniczak@sturgeonbaywi.org
Website: www.sturgeonbaywi.org

Martin Olejniczak, AICP
Community Development Director
421 Michigan Street

Sturgeon Bay, WI 54235 U rgeo

e

MEMO

To: City Plan Commission
From: Marty Olejniczak, Community Development Director
Date: October 15, 2020

Subject: Proposals to Redevelop West Waterfront

The City issued a request for proposals (RFP) to the redevelopment of the West Waterfront
area. Three proposals were submitted. All involve multiple-family dwelling units.

The Plan Commission is requested to review the proposals and provide a recommendation to
the Common Council regarding which proposal, if any, to select. The City can then work with
the selected developer to refine the proposal and negotiate a sale and/or development
agreement.

The proposals are included in the packet. Attached are summaries of the key aspects for the
proposals.



FIT Investment Group / Cinnaire Solutions / Engberg Anderson Architects

Use: 41-unit MF housing with two retail units totaling 3,700 square feet. In addition, 4 of the
housing units would have retail space (live/work units)

Affordable v. Market Rate Units: 37 units would be reserved for people earning 30%-80%
of county median income. The developer would commit to keep these affordable units for
30 years. The other 4 units would be market rate.

Bedroom Mix: 6 studio, 8 one-bedroom, 11 two-bedroom, and 16 three-bedroom units.
Building Design: horseshoe shaped with one wing being 3 stories and other 4 stories. The

Commercial units are at the ends. A terrace over the 3-story portion is proposed as an
amenity.

Amenities: fitness room, business center, club room, storage units, universal design for
handicap accessibility. Qutdoor green space, reading garden, bike racks and pedestrian
path connecting to the public parkland/promenade. A public artwork space is proposed to
be incorporated. Green infrastructure is proposed to be incorporated.

Parking: 18 stalls within the first floor of the building. Potential parking on Site B or shared
parking on nearby sites.

Financing/TIF_Support; The proposal includes $350,000 in TIF support or other City
financing. The TIF is expected to be a developer-financed “Pay as You Go” loan but they
are open to an upfront cash grant. The bulk of the development costs is covered by WHEDA
low income housing tax credits.

Building Value: As a low-income housing project, the building will be assessed using the
income approach to property value assessment due to the lower rents. The building is
estimated to have an assessed value of $1,670.000 which yields about $40,000 annually
in tax increment.

Schedule: Construction commences January, 2022 and completed in November 2022.

Notes: Chris Laurent is a principle in Cinnaire Solutions, which is an affordable housing
development and consulting agency. He was part of the development group that
constructed The Bay Lofts.

The awarding of WHEDA tax credits is an annual competitive process. The application is
due in December and the awards are typically announced in April. if there is no award of
the necessary tax credits, the project would not go forward.




Northpointe Development Corporation
Use: 40-unit MF housing — no commercial space
Affordable v. Market Rate Units: 21 units would be reserved for people earning 80% of

county median income. The developer would commit to keep these affordable units for 10
years. The other 19 units would be market rate.

Bedroom Mix: 19 one-bedroom and 21 two-bedroom units.

Building Design: Rectangular building set an angle such that it is parallel to the rear lot line
which adjoins the parkland. There are 4 stories containing the housing units over a parking
level. It is unclear if the parking level is at grade or partially below grade.

Amenities: onsite management, community room with balcony, fitness room, bike racks
and pedestrian path connecting to the public parkland/promenade. Green infrastructure is
proposed to be incorporated.

Parking: 24 indoor stalls under the building and 26 outdoor spaces for a total of 50 spaces.
Financing/TIF Support: The proposal includes $740,000 in TIF support. The TIF assistance

would be “Pay as You Go” developer-financed loan. Northpointe is also seeking the use of
$1.4 Million in Community Development Block Grant (CDBG}) funds.

Building Value: The developer projects the building to have an assessed value of about
$3,810,000. As a partially low-income housing project, the building will be assessed using
the income approach to property value assessment. The anticipated value yields about
$88,000 annually in tax increment.

Schedule: Construction commences April, 2021 and completed in June, 2022.

Notes: Northpointe Development Corporation was the developer of the proposed affordable
housing project at the West Side SchoolWest Side Field. That project failed to obtain the
required WHEDA tax credits and, hence, do not proceed.

The County’s $1.4 Million must be used for a CDBG-eligible project and needs to be
committed to a project by early 2021. The City and County previously approved converting
the City’s revolving loan fund (RLF) into a joint city/county fund in exchange for using the
County’s CDBG funds on an affordable housing project in the City. The project was
originally expected to be the West Side School/West Side Field housing project, but could
be used at the west waterfront or other area in the City.




T. Wall Enterprises
Use: 78-unit MF housing — no commercial space

Affordable v. Market Rate Units: All of the units are proposed to be market rate units.

Bedroom Mix: Studio, one-bedroom, two-bedroom, and three-bedroom units are all
included, but the exact mix is unknown.

Building Design: L-shaped building with a plaza connecting the two wings. There are 4
stories over an underground parking levei.

Amenities: Community room/plaza, luxury fixtures, high-quality finishes.

Parking: 80 stalls most of which would be underground. The surface parking shown is likely
within the public space and would have to be public parking spaces.

Financing/TIF Support: The proposal requests 70% of the tax increment generated from
the project. More specifically, they are looking for an upfront cash payment of $2,500,000
and it would take about 70% of the tax increment for the City to finance that. The developer
is open to a developer-financed loan in lieu of the upfront cash grant, but that would require
higher TIF support due to the higher interest rate that the develop would pay compared to
the City.

Building Value; The developer projects the building to have an assessed value of about
$10,300,000. The anticipated value yields about $238,000 annually in tax increment.

Schedule: Construction is expected to last one year. A specific start date was not indicated.
Their prior proposal included an 18-month contingency period to commit to the project and
commence construction.

Notes: T. Wall Enterprises also provided a second option that included a total of 104 units
split into two phases. That project was not considered being it involved property that is
already controlled by third parties (Harbor Club Marina) due to previous development
contracts and other factors.

Prior to the issuance of the Request for Proposals, T. Wall Enterprises attempted to enter
into an option to purchase with the City for the development site. Their project at that time
is essentially the same as the current proposal except that they projected to require 65%
of the tax increment as incentive. The Finance Committee, which reviewed the letter of
intent to purchase the site, rejected that proposal and directed staff to issue the RFP,

The architect on the team is the same architectural firm that designed The Bay Lofts.




Request for Proposals
City of Sturgeon Bay, Wisconsin
Waterfront Property Redevelopment

Issued: July 27, 2020

Due: September 24, 2020

Please address questions to:

Marty Olejniczak
Community Development Director

molejniczak@smrgeonbami.org
(920) 746-6908

Jos