WISCONSIN LEGISLATIVE COUNCIL

ACT MEMO
2003 Wisconsin Act 46 Extension for a Tax Incremental
[2003 Senate Bill 167] : District in Sheboygan
2003 Acts: www.legis state. wius/200%/data/acts/ Act Memos: www . legis.state.wi.us/lc/act_memo/act memohtm

2003 Wisconsin Act 46 extends the expenditure period and the maximum period of existence for
Tax Incremental District No. 6 in the City of Sheboygan.

Under state tax incremental financing laws, a city or village may create a tax incrementa) district,
make expenditures intended to increase property values in the district, and fund these expenditures with
property taxes levied on the increase in the value of property which occurs after the tax incremental
district is created. The property taxes levied on this increased value by all taxing jurisdictions that tax
on property within the district, including counties, schools, and technical college districts, are placed ina
special fund to pay the project cost of the tax incremental district.

When the tax incremental district terminates, the value of all taxable property within the district
Is subject to property taxation by all taxing jurisdictions. Generally, expenditures within a fax
incremental district created before October I, 1995 must be made in the first 10 years afier the district is
created and expenditures within a tax incremental district created on or after October 1, 1995 must be
made in the first seven years after the district is created. Also, generally, the maximum life of a tax
incremental district is 23 years.

2003 Wisconsin Act 46 expands a special exception to the expenditure period for Tax
Incremental District No. 6 in the City of Sheboygan and increases the expenditure period of that tax
incremental district to 15 years after the district was created. In addition, 2003 Wisconsin Act 46
expands a special exception to the maximum life of Tax Incremental District No. 6 in the City of
Sheboygan and increases the maximum life of the tax incremental district from 27 years to 31 years.

Effective Date: Act 43 took effect on August 26, 2003.

Prepared by: William Ford, Senior Staff Attorney September 19, 2003
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This memo provides a brief description of the Act. For more detailed information,
consult the text of the law and related legislative documents.

One East Main Street, Suite 401 » P.O, Box 2536 » Madison, WI 537011336
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Joint Finance Committee Motion
Sheboygan TID #6

‘he City of Sheboygan Tax Incremental District (TID) #6 was created in 1992. TID #6
encompasses a portion of downtown Sheboygan, as well as the South Pier District. Currently,
the City is in the process of redeveloping the 510-acre brownfield site to allow for mixed-use
deveiopment, including an over $50 million dollar hotel/restaurant/water park/conference
center development. The City is anticipating remediation and infrastructure development to
exceed $10 million. Furthermore, the City is estimating the tax base will exceed $100 million
when fully developed.

Representative Lelbham passed an amendment in the 2001 budget, which granted a special
exemption to extend the expenditure period of TID #6 until 2004, In addition, during the
process of extending the expenditure period, the wrong date was inadvertently used for the
creztion of Sheboygan County. The Department of Revenue acknowledged the mistake and
allowed the extension to proceed because they understood the intention of the language.

Due to the magnitude of the project, and complexities of the site due to the TID #6 waterfront
location and contamination from past uses, an extension to both the life and expenditure period
is critical to the success of the project.

otion

The motion will extend the expenditure period for TID #6 from 2004 to 2006 and the life of the
TID from 2018 to 2022, In addition, to clean up the language as amended in the 2001 budget,
this motion will also change the creation date in the statutes for Sheboygan County from 1853

1o the correct date of 1836.
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CITY OF SHEBOYGAN
PROPOSED TAX INCREMENTAL
FINANCE DISTRICT #6 EXTENSION

In 2001 Sheboygan’s Redevelopment Authority purchased a
unigue parcel of land at the convergence of the Sheboygan River
and Lake Michigan for redevelopment purposes.

The 42-acre brownfield site, within Tax Incremental Finance (TIF)
District #6, was formerly owned by C. Reiss Coal Company.

For over 100 years, the property was used for storage of coal, sait,
fertilizer, and petroleum,

The land is the last significant piece of municipal land on Lake
Michigan’s eastern shore that remains available for development
in the City of Sheboygan.

Since acquisition of the parcel by the Redevelopment Authority, an
enormous amount of time, energy, local and private financial
resources, and state and federal aids and grants have been
committed to the redevelopment project.

Based on potential private development in the amount of $90-$100
- million, the City is undertaking over $21 million in infrastructure
improvements, including over $3 million in remediation costs
specified in the Wisconsin Department of Natural Resources
approved Remedial Action Plan for the site.

TIF District #6 is surrounded by both the Sheboygan River and
Lake Michigan.

This project, as well as. other redevelopment ‘and brownfield
redevelopment projects throughout TIF District #6, have been
complex, costly, and difficult due to their waterfront location,



Therefore, we are asking the legislature to extend the life of TIF
District #6 from 2018 to 2022, as well as the expenditure period
from 2004 to 2006.

An extension to both the life and expenditure period is critical to

the success of TIF District #6 due to:

1. The magnitude of the 42-acre mixed-use, brownfield,
redevelopment project.

2. Complexities of waterfront redevelopment projects throughout
TIF District #6 — ultimately adding costs and time.

3. City's need to clean-up contaminated sites throughout the
District that border both the Sheboygan River and Lake
Michigan.

Currently, The Great Lakes Companies, Inc., a major hotel and
resort development and management company, is planning a $55
million resort development project consisting of a 183 room all-
suite hotel, state-of-the-art water park, and 64 luxury rental
condominiums.

As part of the project, the City will construct and own a 1,000-
person capacity convention center and restaurant.

The resort and convention center will be the critical anchor tenant
that will help facilitate the successful completion of Sheboygan’s
ambitious and highly important Harbor Centre project implemented
over 12 years ago.

This will in turn generate more business and more tax revenues
throughout the community and will generate more than 300-350
full and part-time jobs.

TIF District #6 is an extremely important economic development
tool that, if extended, will aid the City of Sheboygan in
redeveloping the 42-acre brownfield site to allow for development
. of the $55 miliion Blue Harbor Resort and Convention Center
project, as well as mixed-use development on the balance of the
remaining 20 acres.



« Legislative support for the extension of TIF District #6 will have a
huge impact on Sheboygan County, now ranked as the o
greatest tourism dollar generating county in Wisconsin, home of
the 2004 PGA Championship, and the third ranked golf destination
in the United States.
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TID 6 — S, Pier (Great Lakes), Rockline, Marina:

Date Formed: January 1, 1992
L.ast Project Expense: December 31, 2004
Max. for District: December 31, 2018
Last Debt Payment: October 1, 2014
(without repayment of advances)
Debt Issued: $11,905,324
Debt Outstanding: 510,290,324 (12/31/02)
Borrowing anticipated in 2003
For Business Loan, Parking: 54,430,000
For Public Improvements: $4,290,060

Borrowing anticipated in 2004:
For Repayment of Advances for L.oan

And For Public Improvements: $3.132.000
Total 2003-2004 Debt Issuance = 511,852,600

Note: The above includes estimates for capitalized interest and issuance expense,
but does not inctude the debt issuance for the Conference Center estimated at
$8,140,000 with capitalized interest and issuance expense.

Asof 12/31/02: Advances from
Debt Service Fund $ 206,968
General Fund $1,057.450
Industrial Park Fund § 221323
Total Advances $1,485,741

2002 Tax Incremental Value $15,225,000

2001 Tax Incremental Value $15.647.300

2001 — 2002 Value Decrease $ (422,300)

Note: The value decrease relates to the City acquiring 40 acres of land
and office building that became tax-exempt on 1/1/02.

2003 Tax Increments $440,844
2002 Tax Increments 459,904
Tax Increment Decrease  § (19,060)
Percent Decrease ~4.14%

Other revenues:
State Aid (Computer exemption) $17,000

| 2003 TaxIncrements  § 440,844
2003 Debt Service $1.111.450

2003 Debt Above Increments § 670,606
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The Great Lakes Companies, Inc. (Great Lakes) is pleased to unveil the Blue Harbor Resort and Conference Center
in Sheboygan, Wisconsin, a nautical-themed resort hotel featuring an indoor waterpark and conference center.

With its beautiful Lake Michigan shoreline setting, an established reputation as a golf destination and proximity
to the Milwaukee and Chicago metropolitan areas, the Sheboygan area is beginning to realize its potential as

a vacation destination. Through this project, the Sheboygan community will provide a site with a unique, natural
amenity along the west shoreline of Lake Michigan; extensive lake frontage with a sandy beach adjacent to

a marina in the heart of the city.

Reminiscent of a grand Victorian beach resort, Blue Harbor Resort™ will thematically follow the lines of such
famous resort properties as the Hotel del Coronado in San Diego or Disney’s Grand Floridian Resort’. Our
Sheboygan site features neatly a quarter mile of sandy beachfront on the shores of Lake Michigan in the heart
of Sheboygan’s Harbor Centre revitalization district. Great Lakes anticipates that this striking resort hotel with
a soaring atrium lobby and stunning lake views will instantly become a regional landmark. The waterpark will
feature a nautical theme full of shipwrecks, mermaids and other adventures for family fun.

! Hotel Del Coronado is a registerad trademark of Hotel Del Coranade Cotporation. The Grand Floridian Resorr is 2 rrademark of The Walt Disney Company,

This is not an offer or solicitation of secusities. Any offering of securities will be effected on 2 private placement basis solely to select jnvestars through a confidential
offering memorandum containing definitive description of the securities being offered.



Indoor waterpark theme concepts

A Unlgjuie The _
"The unigue opportunity presented by Blue Harbor Resort's shoreline setting and the Sheboygan markert requires a distinctive
thematic approach. Drawing on the proven success of Great Wolf Lodge® resorts, Blue Harbor Resort will feature similar amenities
set in a nautical theme.

As with the Great Wolf Lodge concept, Blue Harbor Resort’s indoor waterpark provides the primary family vacation attraction. The
added draw of the beachfront setting and location in eastern Wisconsin creates an opportunity to tap into the traditional Door County
vacation marker by offering a similar waterfront serting much closer to the major metropolitan markers of Milwaukee and Chicago.
Blue Harbor Resort’s nautical theme completes the link between the setting and the targeted market.

Blue Harbor Resort and Conference Center will alsc target existing demand for a high quality, upscale business hotel, conference center
and banguet facility. Sheboygan currently lacks fuli-service hotel capable of serving banquet demands and lacks a conference center
capable of hosting corporate meetings and events. As a highly-ranked golf destination and with a marina on Lake Michigan, just north of
the site, the Sheboygan market provides the Blue Harbor Resort and Conference Center a complete package of complimentary attractions
to draw high-end corporate meetings and conferences, as well as upscale leisure demand. The design and theming of Blue Harbor Resort
will evoke positive images of water-based recreation and relaxation that appeals not only to families, but to corporate and upscale adult
leisure travelers as well,
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Hgnts of the Sheboygan Resort Market:
*  #7 Golf destination in the wotld according to Golf Digest with four Pete Dye courses and one Jack Nicklaus Course
*  Host city for the 2004 PGA Championship to be played at Whistling Seraits, just north of Sheboygan

* Door County appeal and scenery, two hours closer to Milwaukee and Chicago

* Miles of scenic Lake Michigan shoreline

*  253-slip marina just north of the resort sire

¢ Shopping and enterrainment adjacent to the property

This is not an offer or solicitation of securities. Any offering of securities will be effected on a private placement basis solely to select Investors through a confidential
offering memorandum containing definitive description of the securities being offered. _




szt.:.im.us 3-story iobbyx

* Extensive Lake Michigan beachfront
* Dramatic, 3-story lobby with lake views
*» 183-Room resort hotel

* 33,000 square foot indoor waterpark
* 5,000 square foot video game arcade

* 2,000 square foot retail shops

* 20,000 square foot conference center
* Fine dining restaurant
~* Casual grille themed restaurant
* Resort bar
* Gift shop
* Confectionary

* Fitness center Gift shop theming concept

This is not an offer or solicitation of securities. Any offering of secarities will be effected on 2 private placement basis solely to select investors through a confidential
offering memorandum containing definitive description of the securities being offered.
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Casual restaurant featuring first floor underwater theme and second floor - Lighthouse bar concept
ship deck theme
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Blug terbor Kesort Condominiums
As a separate project, Great Lakes anticipates building 64 condominium units just south of the resort. Upon completion, these condominium
units will provide addirional revenue to the resort through a rental management program and shared waterpark operating expenses.

Filndling

The entire project wili cost approximately $51 million. The City of Sheboygan has made this project a high priority in establishing itself
as 2 business and leisure destination. As a financing condition of this project, the city will provide the land under a 99-year, $1 per year
land lease, and will also fund the construction of the conference center and upscale restaurant, site preparation, offsite improvements,
infrastructure costs and other incentives. The city’s contribution will be financed through property and room tax revenue.

Cyrrene Storeus und Prow
Blue Harbor Resort is on a fast-track development program, in part to meet the city’s TIF financing deadline, but, more importantly,

to capitalize on the tremendous national and international attention that Sheboygan County will receive during the PGA Championship
Tournament in August 2004. We anticipate circulating a confidential offering memorandum to prospective investors in March 2003,
breaking ground in April 2003, and opening Blue Harbor Resort by Memorial Day 2004 to capitalize on peak summer travel and to
have operations well established before the PGA roursament.

| GREAT LAKES |

COMPANIES, INC

www.greatlakesco.com

This is not an offer or solicitation of securities. Any offering of securities will be effected on a private placement basis selely to select investors through a confidential
offering memorandum containing definitive description of the securitics being offered, )






arbor Centre
is the manifestation of a
sound and visionary Master Plan
developed as a cooperative
effort by many private
individuals, businesses,
and givic groups.
Harbor Gentre Master Plan
Phase Two will build on the
considerable accomplishments
achieved by the original Harbor
Gentre Master Plan, and will
continue to draw on thess
gssential human resources for
its success.
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The Harbor Centre Master Plan PhaseTwo:

MASTER PLAN DISTRICTS
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Harbor Centre Master Plan Phase Two
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Harbor Centre Master Plan Goals
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Harbor Centre Framework Plan
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PROPOSED
PROJECTS
I. Streetscape and parking Emprova-
. ments on &th Street between
Ontario Avenue and Michigan
Avenue to match completed
improvements between Ontario
Avenue and Kentucky Avenue,

. 2. Rehabilitation of the Shehoygan

—Theater as-a-community theater. -

. 3. Extension of Niagara Avenue to
Tth Street to provide better access
to the downtown, better finkage
between the Sheboygan River and
Lake Michigan, and improved
opportunities to market vacant

- _North 8th Street sites for redevel-

opment, ) ’ ) ’

xpans n.of the ope B
farmer’s market at Niagara Avenue
and North 8th Street. This down-

- town market place will serve down. ..

town neighborhoods, beaters and
“visitors. i

5. Potential long-term redevelop-

ment of the southeast corner of

' Pennsylvania Avenue and 8th Street
" for mixed-use commercial and resi-

dential development, Thissite isa

. key downtown site which offers out-

standing views of the Sheboygan

E. River and Lake Michigan.,

-§. Commercial redevelopment of
South 8th Street for waterfront and
excursion support services such as
boat retail, car rentals, convenience

tores, e, Potential malti-family
and office development on the west
| _side of 8th Street between Virginia
" Ayenue and New Jersey Avenue.

i 7. Streetscape and parking improve-
_ments and commercial rehabilita-
" tion and redevelopment along

. Michigan Avenue between 8th

* $treet and 14th Street. '

8. Development of a pedestrian cor-

_ridor between the downtown and
the riverfront. Preservation of a key
view corridor to the Sheboygan
River and Lake Michigan.

9. Expansion of the John Michael
Kohler Arts Center and public
streetscape improvements.

- 10, Pedestrian wallovay and
streetscape improvements between
the Mead Public Library and the

"'fohn Michael Kohler Arts Cernitén

1. The Downtown District

During Phase Two new initiatives ke Downovn Dis
inciude the expansion and i
development of the Downtown District
as a family-oriented recreation
and tourism destination

arid ing anal certer of

Fowevean In ihe 19805, emerging ratal

WN DISTRICT -
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2. Ellis Historic Neighborhood

Many of the older homes ls Hisioric Neighborhood
retain their original design, d 7 of Sheboygan's

prosents one

character, and charm, of the oldest mtact residential

and numerous neighborhoods in the city, This
architect:

hauses with walkout imeresting and his-

torically important distict inciudes bath

masonry first floors stately homes built by Sneboygan's early

give the area weaithy families and a working class neighbor-

a decidediy European flavor, ’ . .
the pider hornes retain their original design,

character and chanm, and numerous houses
with walkout masonry first foors give the
a & decidedly European flavon

Since the adeption of the Harbor
Centre Master Plan in 1930, the City of
Sheboygan has actively promoted the preser-
vazion of the Efis Fistoric Neighborhood to

erhance the cultural heritage of the commuy

nity while encouraging greater home
ownershiz and residential investment in

Harbor Centre,

This meticufously restored ftalionate home exemplifies &

the choracter and potentiol of structures throughout the
£His Historic Neighborhood,

hood with many pre-civi war homes, Mary of

The Harbor Centre Master Plan
Two proposes new signage and streets
deveiopments 10 create an historc ide
for the neighborhood. These new publ
improvernsenis, coupled with rehabllizat

‘sun{jiag assistance, are proposed to str

the ﬂeéghbariwcod and

maintenance and

Pedestran improvemeants oropo
for MNiagarz Avanue and YWisconsin Ave
wili betier link the Eilis FHistoric
Nelghborhood 1o the lakefront, the d
1own, the Sheboygan River and other
Harbor Centre neighborhoods.

This hore exemplifies the charm and character 7
in many of the historically important and architect
interesting smalf residential structures located in tf
Ellis Districe. ¥
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ELLIS HISTORIC NEIGHBORHOOD

PROPOSED
..P. R O j”E ..C. T ..S..
{. Entrance feature to the Ellis

Historic Neighborhood at
Pennsylvania Avenue.

2. Street reconstruction and
streef{scape improvements, inchud-

ndergrounding overhead |
utilities and establishing ornamen
tal lighting and landscaping in
keeping with the historic characte
of the district.

3. Streetscape improvements to
establish Niagara Avenue as a
pedestrian corridor that links the
lakefront, the downtown and the
Sheboygan River.

4, Streetscape improvements to
establish Wisconsin Avenue as a

pedestrian corridor that links the
downtown with Deland Park and

_ _th_e lakefront,

5. Meighborhood rehabilitation t4
preserve the traditional characte
of the Ellis Historic Neighborhoo

4. Development of infill housing ¢
new lands acquired through the
reatignment of Pennsylvania Ave
and North Franklin Street,




2. North Point District

Once a gravel shoreline, North Point has been arth Point District follows the shoreline of Lake

. s P Michig I provides views of the lake, the Harb:
transformed into a grassy park with seating Michigan, and provides views of the fale, the H
. bo sheit Centre Maring, and Deland Park,
and picnic areas, a gazebo shelter Since 1990, major improvements have been made

These improvements have resuited in new pubiic

unique geologic formation.

mes and enhanced hublic access A new pave

multt-use recreation trail system along the lalefront connects

y Park with Defand Park and the Sheboygan River, and

accesses scenic overlooks and the beach.
Onee a gravel shoreiing, North Point has been transformec

into a grassy park with seating and picnic areas, a gazebe shelter

and an historic marker describing North Point’s unique geoiogic

formation,

Broughton Drive, a wide pleasurs drive, follows the Lake

Michizan shoreline from the riverfront 1o the north side of the cit
The Harbor Cantre Master Plan Phase Two is focused on

providing additional amenities for public recreation, such as recon

struction of the exsting jetties and a scenic overlook near Park

Averwe, Broughton Drive will connect with Park Avenue in ordar

to o mimimize traffic on residental streets and create a continuous

parkway from Yollrath Park to South 8th Strest.

The shelter at North
Paint Park overlooks

rare geological forma-
tions at the edge of
Lake Michigan, [t is the
heod of a scenic recre-
atittal traid which
extends south along the
lakeshore for over g
e, 3o 3 3 3 e B e b 3o I
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4. Marina District

By 1994, the marina, youth boating center, expanded boat launching facility, expanded community park,
new beach house, scenic overiook, and lakefront promenade, were complete.

onstruction of the Harbor Centre Marinag and

MARINA DISTRICT

improvernents 16 the adiacent Deland Park were

established as priorty projects in the 990 Harbor

Centre Master Plan. Through a public/orivate part-

nershio of representatives of the City of Sheboygan,

the Sheboygan Development Corporation, and the
pubkc, $1.6 mifion was rased o fund these projects.

By 1994 these projects were essentially complete, with a

Fo

marina, youth boating center, expanded boat launching faciit

expanded communty park, new beach house, scenic overiook,
takefront promenade, and several other amenities in place These
5

projects have grestly enhanced the range of recreational opporiu-

ors throughout the region, and

rities avalable to residents and

have stmuiated new 2Conoms

- downtown and nverfront
Harbor Centre Master Pian Phase Two focuses on continued
oromation of the new maring and improving vehicular and pedes-

friah access 1o the lakefront.




PROPOSED
PROJECTS

Realignment of Pennsylvania Avenue around the
rth side of the Armory to create one large riverfront
Hevelopment site.

Rehabilitation of the Armory to enhance its function
a center for community events such as recreational
Jvities, exhibits, boat shows, meetings, etc.

Development of open spaces around the Armory for
hibits and events such as lakefront arts and cultural
tivities, with the potential to close parking to expand

tail sites, boater-related condominium
rsigned with an architectural and streetscape charac-
r that compliments the Marina District.

Expansion of the boardwalk and multi-use recreation
ail system to complete an important link between the
eboygan River and the lakefront.

Development of transient dockage for large sailboats
d excursion boats along the expanded boardwalk.

Preservation of a major view corridor along
ennsyivania Avenue to Lake Michigan, including the
evelopment of a lakefront plaza and focal feature at

Development of parking areas, designed with paving
d streetscape amenities, within the right-of-ways of
roughton Drive and Pennsylvania Avenue.These
syaces should function as dual-purpose areas, suitable
br both expanded parking and for staging outdoor
ents.

. Development of condominiums at the intersection of
ennsylvania Avenue and Riverfront Drive, with views to
e Sheboygan River and Lake Michigan.

0. Development of new shanties and expanded parking
orth of Virginia Avenue.

1. Mixed-use redevelopment of the WP&L. building as
ite for WP&L offices and water-related retail uses such
s canoe rentals, jet ski rentals, dive shop and boat
amp related uses. I

2. Rehabilitation of the existing launch facility at the
ighth Street and Riverfront Drive site, including devel-
bpment of improved ramp facilities, trailer parking, a
iverfront park, a boardwalk, a handicapped fishing plat-
orm, an overiook shelter, and picnic facilities. ’

3. Development of a continuous riverwalk along the
heboygan River, to connect Shanty Village with Kiwanis
ark.

5. Riverfront Di:

While the heboyge
. . has long
Riverfront District asione
develop

has been very o

Oﬁgmgl
successful in drawing develop
visitors and residents betwee

Ratary Park, inciuw
to downtown y rarkmed
nistoric commeare

Sheboygan, its real Shanty Vilage; cor
economic potential  Loardwalc const
was not fully realized ingfacluesforre

. . the charter fishing
until the creation -~ -~
rnercial developrr

of Harbor Gentre . . .. .-
in 1990, the construction
sive recreational uses and special events related 101
The District provides direct lakefront and rive
Ular and boater traffic, and a winding riverfront boal
system for foot traffic With additional improvemery
ohase implementation of the Harbor Centre Maste
tures attractive streetscaping and expanded views ¢
riverfront
The historic residential neighborhood adjoini
reflects a strong neighborheod character and provi
scenic link to the downtown, maring and riverfront
While the Riverfront District has been very ¢
itors and residents to downtown Sheboygan, s re:

was not fully realized until the creation of Marbor €

originat Harbor Centre Master Plan propased 10 liy




istrict with the new Marina Districh Its development opportunities for Sheboygan's

rict,

entire central business di

mactive was to create new riverfront uses,

The Marbor Certre Master Plan Phase

i Thus 10 provice Droadar SConsmic

Two focuses on three key areas in this
district — the Armory site, the WP & L

property, and properties in the vicinity of

Eighth Street.

Sonsthy Eig!

Master Plan Phase Two. The Master Plan

Phase Two proposes 1o create a new mixed-

use corrnercial and cultural district at the

end of Pennsyivania Avenie, between th

completed Riverfront District and Marina
Dhstrict,

Relocation of Pennsylvania Avenue

arcuind the Amory and acguisition of blight-

ed, vacant riverfront proparties, v eate
the setiing for this new district. Key features

will include a2 new cultural cemter for indoor

and ouidoor communily exiibils and special

avents a mixed-use riverfront commerdial
ared for specially retall, office, and boater
refated residential uses; expansion of the

boardwalk and recreation frail systems 1o

connect the riverfront with the lakefront; and

“a major view corridor to Lake Michigan,

in addition 1o this new riverfront
development, the Harbor Centre Master
Plan Phase Two proposes expansion of river-
frort uses and activities 16 the west, with the
ultimate goal of finking Kiwanis Park with

the lakefront.

New initiatives include the develop-
mant of mid-rise condominiums at
Pennsylvania Avenue and Riverfront Drive;
expansion of Shanty Village, mixed use
redevelopment of the WP&L site for
waterrelated retail uses and improved boat

ties; and the consiruction of a

and Kiwanis Park

oA 4444444 Perspective View of Riverfrant District, from Pennsylvanio Avenue east to Leke Michigan




PROPOSED

6. South Pier Distric

Future use will build
on 'the_current
strengths of the
district — primarily
its ciose proximity
and convenient access
to both the riverfront
and the lakefront.

he South Pier District, former-
Iy highly utilized as an active
shipping site, has been under

utibized in recent years. The

originat Harbor Centre Master

Plan identified i as a prime
iakefront/riverfront site with tremendous
potential for development.

Future use will buld on the current
strengths of the district — primarily its close

proximity and convenient access to both the

riverfront and the
mentation of the
Plan Phase Two, t
ing access wili be
enhancad; the na
preserved for pu
ational trad witl b
side of the river,
High profii
tiss such as a civi
other businesses,
dental housing ©
for implementatic
Harbor Centre I
The forty-:
on the south side
was described in
Master Plan as a
higher density re:
mixed-use comy

ment, mator hote

~ open spaces. L w

ever, that this visi

'SOUTH PIER DISTRICT




ot a signdficant increase In the market deveicpment, and a private dodia

srest Tor downiown Sheboygan Proposed public development indludes

improved access to the riverfront and lake-

[P

Recently a major Indtiative 1o construct

sconsin Freshwater Aguariurm on the front for breskwater fishing and passive

recTeaton,

» site for acquisition, has created the mar Multi-modal transportation linkages,

Sestrian, waten and

.

¢ opporiunity to achieve i

15 Wision,

PR

Marbor Certre Master Plary Phase Two EXCUSHON |
conrect the South Pler District with Harbor

access, are proposed to better

oposes the development of the Reiss

Centre, the community and the region,
i &

serty as a regional visitor destination and

/¢ certer that wil efevate Harbor Centre
3 new economic level. The nicleus estab-
sad by the Wisconsin Preshwater

quarium and other regional civic Uses is

swed as the catalyst to stmulate private
uch a3 high density residential

1d commercial construction, maior hotel
The South Pier District offers tremendous potentiaf for lake-

frontfriverfront development, and serveral high profile Jong-
range projects are being considered for the District. ¥

T
¥
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k4
v
.
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7. Southshore Neighborhood

Today this neighborhood
maintains a mixed-use
character, with a blend of
residential, commercial and
industrial sites.

ke Southshore Neshborhond,
iocated along Lake Michizan
south of the Sheboyvgan River is
one of Sheboygan's garliest
scuin-side nelghborhoods.
Historically, the neighborhicod
WaS & pmdom inantly residential area, with sev-

iiv tied to the

l

and uses Gﬂgw

Sheboygan River's chair manufacturin

Today the neighborhood maintains
a mixed-use characten with a blend of

residential, commercial and industrial sites. s

industrial land uses inciude Ametek and

riving

heboygan Fapar Box, two large, th

companies imporiant to Sheboygan's local
economy The district also includes many cen-
Tur / old hores which zre

dized as family

The recently completed
Longleliow Elementary

School adds much to th

imoortant anchor for LThe

Heritage School, the original
neighborhocd school, has
been preserved as an his-
toric school and schoo!
museum. I is now uiilized
as an 1876 learning class-
room for fourth grade
siudents,

Numerous proposed
rnprovermnents for the
district should serve 1o
enargize the residertial
neighborhood, conserve the
existing housing stodk, pro-
tect historic strictures,
provide 2 mix of housing
opporiunities for people at

various income levals, and

PROPOSED
PROJECTS

1. Selective acquisition and
development of lakefront
property for higher density
residential development
between Ametek and King
Park.

i. Réée';eicpment of the
Optenburg site for lakefront
housing.

3. Selective long-term reloc

tion of industrial fand uses td

augment-neighborhood revi
~talization-and facilitate.
“Armietel futurg expansion.

4. Retention of Ametek and
Sheboygan Paper Box as ke
industries that provide dow
town employment.

5. Development of
streetscape improvements
along Kentucky, Alabama an
Georgia Avenues to link the
Southshore Neighborhood
with Longfellow Schoof,

&. Preservation of the lake-

front as a natural beach for

passive recreation uses, with
--street and public access.

7. Development of a multi-
recreational trail along the
lakefront, extending from th
Sheboygan River to Kohler
Andrae State Park.

orovide employment opportunities for
neighborhood residants,
The Harbor Centre Master Plan
Two prometes the revitalization of the
cuthshore Neighborhond through eb
tion of Dight; improvements 1o safaty,
secunty and visual character; expansion

home ownersiip and upscale rental he

opportunites; neighbornood rehabilita
H g1

and historic preservation; maintenance

the downtown job base, particularly A

and Sheboygan Paper Box public acces
improvernents to the lakefront, and ber
utilization of the lakefront for recreatio

residential purposes,




8. Boatworks District

The land along the Sheboygan River west of 8th Street
is identified as the key site for marina support services.

hen the first settiers arrived in Sheboygan, in the early |830s, lake

transportation was the ffebiood of the community. During the mid-

18C0s tan different shipyvards along the barks of the Sh ,ebuygan River,

rovided employment for thousands of skifed craftsmen and laborers,
pioy

The Harbor Centre Master Plan Phase Two prioritizes development

fities in the area around the historic

of new marina supoort fa

Koepseli Bullding, It promotes retention of existing boaterralyted retal
nd repair businesses currently operating along Commerce Street, and recrutment of
usinesses that encourage greater recreational Use of the Sheboygan River and the
estoration of the Sheboygan River's histaric woodworking fradition,
: e The historic industral
waterfront character of
major thoroughfares, includ-
ing Indiana Avenue,
Pernsylvania Avenue and
Commerce Street will be
retained through appru;:.; iate
residertial and commercial

-1

re:’haabaataf:ion. Theme lighting
and g pedestrian watkway wil
be intreduced on the river
side. Streetscape improve-
ments, and rehabilitatic
historic buiidings such as the
Koepsel Buiding, R-Way
Building, raiiroad depot and
retail properties along
Perinsylvania Avenue and
indiana Avenue, will create &
distinctive mistoric industrial
waterfront district and 2 new
visitor destingtion for Harbor

Centre,

2d South Bth Street it bridge
will provide better boater
access 1o the west side of 8th
Street and faciitate the
implementation of important
marina support facilities

U The recently reconstruct-

PROPOSED
PROJECTS -

I. Development of a Boatworks entrance
ture at Indiana Avenue and 9th Street,

2. Mixed-use adaptive reuse of the Koepse
Building for market rate residential, specia

--lodging; and retail uses suchasa sh;p s Sto
“related to tixe boat service center.

3. Development of a boat service center a
storage facility between the Koepsell Build
and 8th Street, designed with an architect
character that compliments the character

the ﬂverfront and the Boatworks district.

. Deveiopment fa pub -boardwafk and

Koepse!l Busldmg and 8th Street.

5. Development of an outdoor boat storag
facility on the block west of tbe Koepsell
building.

6. Development of off-street parking
between the rotary intersection and 9th
Street, to serve businesses on Indiana
Avenue.

7. Adaptive reuse of the R-Way Building fo
residential, commercial, and lght industria
uses. Potential uses include small boat stor
age, woodworking and crafts shops, furnitu
outlets and showrooms, urban storage facil

- ties,business incubator-artists® studios; toft

apartments, and specialty lodging,

8. General development of Commerce
Street for marina support uses, artisan ind
tries and urban outfitters related to
Sheboygan River discovery. Possible uses
include bicycle and canoe rentals, hunting a
fishing outfitters, and entertainment sites
such as eateries, taverns, smoked fish shops
etc. Streetscape development along
Commerce Street should be done to creats
an historic industrial waterfront theme.

9. Redevelopment of the historic railroad
depot as a key Boatworks destination, offer
ing retail shops, visitor serv:ces, restaurant,
etc.

Q. Commerc;al rehabzhtatmn, hrstc.nc

_preservation, streetscape design and ige

enhancements for Pennsylvania Avenue, as
major entrance to Harbor Centre.

. Commercmi rehabmtatmn h:stor;c
preservation, and historic streetscape desig
for Indiana Avenue as a major entrance to
Harbor Centre. Conversion of Indiana Aven
buildings for craftsmen studios, retail sales
and second floor apartments.

12, Potential development of a multi-use
recreation trail in the former rail corridor



9. Water Street Neighborhood

This District holds he Water Straet
nood, adacent to the Harbor

gxcellent polential

) Centre retall district and the north G—?’? nnsyivania Avenue and neigh
for neighborhood ;évef{mm, hood rehabifitation 1o the sout]

develapment north The Hartor Cantre Master Plar

iy c::” Water Street

and south of

. residences | deveiopment of Water Street Naighbor!
Pennsyivania Avense. industrial and production uses, Park on the & ne site ftalse p
Mary industries, dependent on the poses acquisition of vacant propertes a
river for movernent of raw materials and fin- strengthening of the tradition i
ished product, were consiructed along the hborhcod.

The princple thrust of the neighb.

riverbanks, They left

access o the riven | ood plan is to provide housing apporiL

o o

SO

ARH range

for & diverse popu

<
=)

been razed, and the onoe ac of ncome levels, Starter homes, multi-f

rertal units, upscale condominiums, and

on of existing hou Sef‘g stock ft

scale residernt sireets, w

sireets and & mixture of housing scales. neghbornocd,

Some of the homesites feature views 1o the

This artist’s rendition Hustrates the impact which the planned
riverfront park, extensive sirestscape improvements, and
extensive residential developrment will have an the Water
Street Neighborhood. ;

i
i




> developad

iver for neighbor-

and walkways
Allink the reighborhood with other
larbor Centre destinations Water Street
A e reconstructed 1o crexte a stronger
ssidential character while affording OpRRGr-
nities for scenic enjoyment of the

eboyzan residents,

“eboygan River by al

reetscape improvements are pro-

ssed for Miagara Averue, to create a

gy

degtrian corridor liniing the Water Street

sorhoed with the downtown znd the

eiront. Neighborhood retail shops are

o
R

troposed to supnort the needs of 4

w residential population,

The revitalization of the Watar Street

Nelghiorhoad also indudes strategic trans-

portation imorovements for arterial streets,

o improve accessibiity and wayiinding for
Harbor Centre as a whole, Streetscape
improvenents, wayfinding, and buiiding reha-

HiEtions are proposed for Erie Avenue and

Fth Street A major Harbor Centra
entrance feature and visitor center is also

proposed ior the intersection of these key

Hearbor Centre transporation corridors,

PROPOSED
PROJECTS

l. Development of the Toy Factory for
riverfront residential use, with ground
floor neighborhood retail uses.

2. Development of North Water Street]
as a scenic drive with a riverfront resi-
dential streetscape theme,

3. Development of Verifine property as
the Water Street Neighborhood Park,
for passive recreation.

4. Redevelopment of the former

Kingsbury Brewery site for medium

dential and neighborhood
retail uses, with views to the Sheboyga
River.

5. Neighborhood rehabilitation and
redevelopment of existing residential
properties along Ontario Avenue.

6. Potential long-term redevelopment
of the Ontario/North Water Street
intersection for medium density resi-
dential and neighborhood retail uses,
with views to the Sheboygan River,

7. Redevelopment of the former indus-
trial lands between [0th Street and
North Water Street for fow and medi.
um density residential uses includi

" market rate and affordable housing.

Development of small scale residential
streets with streetscape amenities to
create a unified neighborhood,

8. Potentiaf fong-term conversion of
Campmarina to riverfront open space.

9. Development of a riverwalk between
8th Street and Kiwanis Park. Limited
docking opportunities for riverfront res-
idential uses.

10. Development of a Harbor Centre
entrance feature and visitor information
center at ! 4th Street and Erie Avenue,
with views to the Sheboygan River.

11, Streetscape improvements and com-
mercial redevelopment of Erie Avenue
between 14th Street and 7th Street as 3 .
primary entrance to Marbor Centre
from Interstate 43.

12. Streetscape development of Niagara
Avenue as a major pedestrian corridor
connecting the Sheboygan River, Water
Street Neighborhood, Eighth Street
retail district, Ellis Historic
Neighborhood and Lake Michigan,

I3 Development of new Riverfront
housing between Center and



10. Kiwanis Park District

recreation faciiity located along the

Shebaygan Rwver on the west side of
Harbor Centre. The Kiwanis Park

[rstrict is notable for Hs interasting,

hifly terrain and road riverfront
perspective. it provides a vibrant, aesthetically

appealing link between Kiwanis Fark and Harbor
Centre, as well as serving as 2 community festival
ground and a popular recreational faciiny,

The park is an important jand use because it
provides a center for active recreation including
softoall feids, soccer fieids, hard court games, ete,

as wail as a setting for major comimunity festivals,

Coliecuvely, Kewanis Park, Deland Community
Fark Vollrath Park and King Park provide a signifi-
cant and unique open space network with a variety

of recrestiona! factities to support the diverse

needs of Harbor Centre residents and visito
"

The Harbor Centre Master Plan Phase Two

proposes improvements 1o Kiwanis Park to better

fink this important recreation land use 1o Harbor

Centre and the surrounding community.
Maior commuter bécyc!e trails are proposed
10 pass through Kiwanis Parl as part of new city-

wide inffiatives 1o onnect the western limits of

Sheboygan with the fzkefront A proposed riverwalk
will provide a continuous pedestrian corridor along
the Sheboygan River between Kiwan's Park and the

s bricige over the Sheboygan

River will link Kiwanis Park with neighborhoods and

other destingtions on the east side of the river,

Q‘"’"‘"S"‘b zg the tery

ey s it

PROPOSED
PROJECTS

1. Improvements to Kiwanis Park as
community festival grounds an
active and passive recreation fac

2. Potential construction of a pedes-

~ trian bridge across the Sheboygan

River, to fink Kiwanis Park with
Wisconsin Avenue and the
Boatworks District.

3. Development of a riverwalk that
links Kiwanis Park with residential
neighborhoods, redevelopment area
and recreation areas along the
Sheboygan River.

4. Development of a multi-use recre
ation trail through Kiwanis Park to
link the park with Harbor Cem:re a
community destinations




Implementation Priorities

2 last |

{?ﬁ

the City o suego ygan | IMPLEMENTATION PRIORITIES
and the Sheboygan

Development

P

Corparztion have imple- EXPANDED HARBOR CENTRE PLANNING AREA
. RIVERFRONT-MARINA LINK

BOATWORKS DISTRICT

SCUTH PIER DISTRICT

WATER STREET NEIGHBORHOOD

REGIONAL TOURISM LINK

mented Phase One of

the long-range Harbor Centre Master

UOw

Fian 1o comprehensively rabuild the

central dity of Sheboygan,

m m

Phase One focused primarily on

construction of the Harbor Cenire
Marina, deveionmen: of Deland Park,
and revitalization of the downtown
retall core These projects have been

substantially compieted, and the ¢

realizing the economic benefits that

were anticipated in the original Harbor

Centre Master Plan,
or Centre Master Plan

igned ¥o take advan-

specifically pricritized 1o build on and
compiete orojects that have anly been
by implemented to date. The

sverall objective of the implementation

“ategy i 10 implement projects that
Ehave economic return wihin the
i three to five vears,

Fis extramely imoortant that

Semplementation strate 28y DE COom-

“;:rwswf.a i

T o

and Tocus on

sniended o be g long-range vision

List be
arly staged In order o crezte
fi

et feasibility for future projects.

following projects represent the
Bhest priority activities for the next
¥ee to five years,



implementation Priorities

A. Expansion of the Harbor Centre
Planning Area

The Harbor Centre Magter Pian Phase Two
expands the geographical area defined in

the 1990 Harbor Centre Plan, The :%aminc

area must be SN anded in areserve

he economic aciivitias which have

base development, Because many of the
new fand uses for Harbor Centre are
Tourism-based, access to Harbor Centre, and
the image created by the trave! routes and

entrances to Barbor Centre, should be given

the largest public and private invest-

nent i the rrpsz'"“erﬁ tion of the Harbor

—

{entre Master

has been in the devel Op-

mert of the marina and the riverfront.

Fowever there Is stilf an uncormpleted "miss-

15 area, The riverfront area
> maring

ghted and undeveloned,

n of this segment is planned, and
has baen identified as the priority project

will orovide the greatest short

return o the investmen

by the ity

C. Boatworks District

oriizes the developmenrt of iy

‘es in the Boatworis Dis

lity proposed for the site immediately

2 Bth Street bridge,

built. Existing businesses that offer boat
repair and boater services shouid be
retained. If additional marina support faciities
are peeded, they should be recruited,

D. South Pier District
Redevelopment of the Relss Coal property

s the greatest long rangs impact on the

ity of the Sheboygan cenral

business district. The proper reuss

strategic waterfront real estate has the

107 Creating the largest new fax

—

gl

base and the most farreaching economic

development opportunities in Harbor Centre,
The site provides both tremendous

opportunty and a chalenging marketing

diiernma, Because it s 5o args, it may be diff-
cult to incorporate it into the overall Master
Pian. In order to achieve its long range bene-
fits, it will have o have an anchor use that
will stimuiate incremental dey e]op et

The Sheboygan Development
Corporation has spawned a non-profit orga-

nizaticn, WATERS, whose mission it 1o find

o develop 2 Wisconsin

funding forand to

IO Aren ann

educational, scientifc, and entertanment
ity Bvery effort should be made to pur

sue the implementation of

onent during the next three years,

E.Water Street Neighborhood
The Water Street Neighborhood is 2djacens
1o the Harbor Centre Dovertown District

and the riverfront area, From 2 land us

lzed area
arpor Centre. The redevelopment of
this area provides opporiunity 1o create a

rhood, with now

new central ity neighbor
housing opportunities for attracting higher
income residents 1o Harber Centre. The total
land arez involved is farge enough to allow

for the creation ofa my

wighborhood with a signi

inancing sources for the project could

inciude state and fadersl funding and io

tax incremental financng Developer ind

nthis ;ﬁojcm should be

feasi

porates the river shouid be feas

the near future,

F. Regional Tourism Link
Historically, Sheboygan County's maior

communities developed along river anc
corridors. Providing excursion and tour
cornections by water and rzi between

Harbor Centre and Sheboygan Cournty

inalions represents 2 Major economic
opportunity for both

S'ﬁeb@ygem Coury

rbor Certra, Thi

advantage of providing a u

esiing connection between S“Gb(f)‘ can

County communities and Lake Mighigs:



Community Development
and Housing Objectives

in cooperation witha

number of groups,
agencies, and
individuals,
the housing program
provides balance in
meeting a variety
of needs with the
resources available,

for Housmg ard Community Devel-

apment i) JG“HU‘}/ and meet

unity development needs and
affordable housing objectives. Among

s objectives are 1o

M Conserve andd expand the Tity's

DUSING STOCK

W Develop aopropriate utlization of land

and natural rescurces

M Support historic praservation activites

B Foster economic deveiopment

W improve energy conservation

B Organize neighborhood groups to work

with the City to create safern deaner; more

st

| Cominue to stremg&hen a police officer

le neighborhoods

home owners ;p o T farget areas
The Cizy of Sheboygan has developed
& Cormmurity Development Block Crant
orogram which offers 2 comprehensive
range of programs and services. It includes

and coordinates numerous groups involve

in housirzg. n order to offer specialized

m

VILE

U\
o

nd 0 volve as many ctizens a
ossible in the process,
Activities funded by the housing com-
ponant of the community Developrment

T COnserve e existing
i provide new unils through
Fabitat for Huﬂranfiy and Partners for
Community Deveiopment programs; provide
securtty deposits for new res mJ Lnits; and
provide down payment assistance for quali-
fied families who wish 10 nurchase homes,
fhe housing orogram provides batance
i meeting the various needs identified, with
the reseurces avallable, A number of groups,
agemc%es. and individuals are involved and

articipate in ihe process,



Financial and Technical Resources

arbor Centre Phase Two focuses
on new commercial and resi-
denitial development.
Businesspersons and homeown-
ars who wish 1o renovate
existing buildings or nvest in
new construction may be efigibie for City,
State, and /or Federal programs which
provide fnancial or technical assistance.
The Ciy of Sheboygan

ages owners of residential properties in

actively encour-

Harbor Centre to restore and renovate their

ructures in keeping with the original archi-

tectural character of the bulldings. It offers

several gract and loan programs designed o
expand the supply of zafe, affordable housing
promote conservation and restoration of his-
toric struciures; and promaote employment
and business OQDO?‘?&

:gh

ties in the City of

Sheboygan. Neighborhood supnort services

and safety programs are also being devel-

oped,

i zddizion, several civic and ecurnenical

organizations provide housing assistance 1o

low incame families and indhaduais.

Prhotographs and detailed information

istoric structures in

W c;-z‘""zhe orincpat }
Harbor Centre zre on fie st the City of
Shebayzan Department of City
Develooment offices,

Grant and loan programs:

The Economic Development Loan

Progr

0
)

am promotes em;sic;ymerwz and

The OwnerOcoupied Loan Program
helps home owners with low o moderate
mcomes finance the maintenance and/or
rehabilitation of their homes and expands
the supply of adequate, safe housing within
the City of Sheboygan.

The Rental Rehabitation Loan

Program heips owners of residential rental

properties leased by tenants with low or

moderate incomes finance the maintenance
andfor rehabilitation of the rental properties
and expands the supply of adequate, safe

housing within the City of Sheboygan.

Historic preservation programs:
The Slgn Grant Program encourages the
development of sighage which reflects and

augrments the historic architectural character

of structures in the dowmtown commercial

district

The Histaric Preservation Grant Program

promotes facade renovation of historic buid-

ings; conserves valuable architecture wi
Harbor Centre; preserves the Uity
nic and cuftural heritage as reflected in

c:

mistoric struciures.

Federal and state income tax cre
programs for rehabilitation of his
properties:

The federal 20% investment tax credit
relabilitation of historic income-produ

properties promotes rehabifitation of b

toric buiidings, such as commert
or residential rental properties, used in
producton of income, Owners who ag
for the tax credit and receive approval
before beginning work receive an addit
tax cradit aWisconsin 5% supplement

the federal 20% rehabilfation credit.

This grocious Greek Revival style structure,

construcied in 856, is now the heme of a promim
Shebovgan Law Office. It hos been fistad op the Ne
Register of Historic Ploces end Lendmarked by She

County Loadmarks, LT,




Wisconsin 25% rehabilitation tax
Credit for owner-occupied historic
residences:

Provides a state 25% investment tax creditto

DWREPS WhO 1 historic howses,

Federal 10% non-historic tax creditz
Provides a 10% federal tax credit to persons
wio rehabittate non-histeric bisidings built
before 1936 and used for the production of

income other than residential rertal income.

The rules for applying for these programs
vary, and are subject 1o changs, Design assis-
tance approvals given by the City of
Sheboygan do not ensure that projects meet
tax credit program standards for State or
Feceral funds. Please cantact the City of
Sheboygan Department of City Development

for more information on these and other

programs.

Far more normation abowt histaric
preservation fax credis, please contact
Division of Historic Preservation

State Historical Sodiety of Wisconsin

818 State Street: Madison, W! 53705
Telephone: 608-264-64%0 or £08-264-649

The foliowlng pamphiets provide additional

infarmation programs avaiable through the

City of Sheboygan, In more det

Econiomic Development and Histaric

Freservation: Grant & Loan Programs for

Businesses & Industrizs in the Ciy of
Sheboygan
City of Shebaygon Harbor Centre District

Design Guidelires for Fistorical Restoration

Sheboyoon Housing Rehab n Loan

o
£=4

Program

For mere information on sources of
assistance, or to request one of the
pamphiets isted, please contacn
City of Sheboygan

Department of Ciy Devalopmaent
87 Center Avenue

Sheboygan, Wisconsin 53081

Phone: 414-45%9-3377



A Cooperative Effort

Harbor Gentre
Master Plan Phase Two
will continue to draw on
essential human resources
for its success.

vate partnership.
investment by the City, County
and State of Wisconsin is belng
leveraged rmanylold through
private investmernt opportunities,

Initial investment in Harbor Cenire i3

i

navw providing significant economic benefits

and improved guality of life to businesses and
midedduals in Harbor Cenire |, the City of
Shebaygan, and throughout the regon.
Harbor Centre i the manifestation of
a sound and visionary Master Plan developed

as a cooperative effort by many private

uld an the considerable accompiis
ments acheved by the original Harbor

Centre Master Plan, and will continue 1¢
draw on these essential human resourc

35 SLCCEss.
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For more information please contact:
The City of Sheboygan
Department of City Development
BOT7 Center Avenue
Sheboygan, Wi 53081
(414 459 3377)






