Introduction to Chapter

The previous chapters in this Plan have focused upon evaluating and assessing past and current
conditions within the Taylor Drive District. This chapter looks to the future. It describes the process
undertaken to create the various land use alternatives presented for community review and concludes with
the preferred development alternative for the District.

Understanding Stakeholder Desires

In order to fully incorporate public involvement in the development of the Taylor
Drive District Master Plan, the planning process was structured to provide
stakeholders with multiple avenues of participation. The Plan development
effort included presentations, meetings, visioning & design exercises,
interviews, land use alternative reviews, and a public hearing...as well as an
interactive project webpage. On two separate occasions (Kick-off Meeting and
Vision Meeting), postcard invitations were sent to more than 250 stakeholders
within, or adjacent, to the project area.

At the beginning of the planning effort, OMNNI facilitated a series of four
exercises aimed at gathering information from stakeholders and generating
discussion oriented around the future of the District. These included: |

A SWOT exercise; $
A Visual Preference Survey; %
A Vision exercise; and,

A Cognitive Mapping exercise.

A description and summary of these exercises follows.

Kick-off Meeting
STRENGTHS, WEAKNESSES, OPPORTUNITIES, & THREATS (SWOT) EXERCISE

On February 19, 2008, the City of Sheboygan held a SWOT Exercise and Visual Preference Survey
Exercise (VPS) as part of the Kick-Off meeting for the Taylor Drive District Master Plan development
process. The event was held at the Sheboygan County Museum and was attended by thirty-nine residents,
landowners, business owners, and city officials. The meeting was facilitated by OMNNI Associates, the
City’s planning consultant.

A SWOT is a planning exercise that encourages participants to think about and evaluate their community
or a portion of the community in its current state. The objective of this exercise was to determine how
residents, business owners, landowners, and officials viewed various aspects of the Taylor Drive District.
Each person was asked to identify the strengths, weaknesses, opportunities, and threats in the District,
from their own perspective. Following the individual SWOT, participants were asked to form small groups to
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discuss and identify a total of three responses for each SWOT category and present their results to the
group at large.

Attendees participating in the SWOT Exercise during the February 19, 2008 Taylor Drive District
Master Plan Kick-off Meeting held at the Sheboygan County Museum.

INDIVIDUAL SWOT RESPONSES

The tabulated results of the Individual SWOT Exercise appear below and on the following pages. The
numbers in parentheses following each heading indicates multiple responses. The comments provided by
participants during the individual and group phases of the SWOT exercise will be used by project planners
and city staff to guide the development of the Master Plan.

Individual Strengths

Proximity/accessibility to and from other districts and Hwy 23 and 1-43 (26)
Topography, natural environment & unspoiled wooded areas (12)
Available land space (10)

Centrally located — heart of Sheboygan (10)

Large traffic volume (8)

Taylor Dr — people can drive straight through rather than going onto highway or through downtown (7)
Mall and its retail opportunities (7)

Good infrastructure (5)

Connectivity to other districts (5)

Diverse existing businesses (4)

Parking (4)

Proximity to Kohler (3)

Strong existing businesses (3)

Empty farmland, Schuchardt Farm (3)

Mixed demographics (2)

Existing storefronts ready to be moved into (2)



Attractive existing buildings (2)

Taylor Park is a beautiful area (2)

Great potential for new business (2)

Many “anchors” to draw people to the area (2)
UW-Sheboygan (2)

Proximity to larger cities (2)

Proximity to hospital (2)

Nice paved roads

Longevity of existing business

Potential for mix of residential and commercial establishments
Bike paths that connect to other parts of town

Sheboygan County Museum

Shopping, restaurants

Housing

Great north-south transportation link

Prime real estate

Variety of land uses

Sheboygan River — environmental/recreational and economic opportunities
Transportation system capacity

Grade changesl/visibility

Visual icon of reservoir

Friendly, community atmosphere

Serviceable buildings

No run-down areas

District has nothing to lose in taking risks with planning for the future
Get back stores that have left the district

Influx of office space North Taylor & Kohler Memorial Dr.
Committed, skilled local workforce

Good tourism draw

Low crime

Lake Michigan shoreline

Higher median income/younger median age group than surrounding areas

Individual Weaknesses

Empty storefronts/vacancy — areas look deserted (19)

Poor pedestrian/bike/vehicle access to businesses within district (10)

Not clearly visible from 1-43/Hwy 23, poor signage on [-43 (9)

More “flow-through” traffic than “destination” traffic — no sense of “arriving” (5)

No sidewalks or bike paths on Taylor Drive (5)

Lacking a good mix of local retail or other “magnets” to get people to stop here (4)
“Tired"/forgotten district — area needs to be revitalized (3)

Weak building designs (3)

Sense of failure for businesses forcing them to leave the area (3)

Ingress/egress to local business, private properties, infrastructure, storm sewer, water, etc (3)
Mall — needs to be revitalized and updated to include newer, popular shopping stores (3)
Losing out to Deer Trace and other newer, more exciting areas for retail business (3)
Poor traffic patterns (2)

Bad connecting intersections for Hwy 23 and Taylor Drive (2)

Limited population (2)

Seas of asphalt — push buildings to streets (2)

Land is under several different jurisdictions — not all within city limits (2)
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Unattractive businesses/landscaping (2)

Hilly area to the west of Taylor Drive (2)

Vacant properties are not attractive for potential buyers, renters, etc. (2)
Vacant land significantly below the grade of the rest of the area (2)
Proximity to residential district (2)

Storm water issues

Lack of central draw

Area not completely developed

Lack of restaurants

Deterioration

Money problems

Possible lack of interest in area

Community perception regarding district

Need “hub” businesses to attract consumers to area

Only one gas station, though located north of plan area

Have not taken advantage of improving City of Sheboygan

Land at NE corner of intersection of Indiana and Taylor by the river
Need joint advertising amongst local businesses

Narrow conception of Taylor Drive as a retail corridor

Current condition of district is “negative momentum”

Sidewalk regulations vary in area (city vs. town)

No significant business that has 8-5 workforce

Varying speed limits on Taylor Drive

Having several business areas that are further dividing

Unsightly water tank

Lack of food purveyors in area

Individual Opportunities

Lots of empty buildings available, vacant land, space for development (10)
Mixed-Use opportunities, residential, leisure, hotels, entertainment and commercial (9)
Vacant land, golf, lakefront great opportunities for recreation and tourism (5)
Ability to bring in anchor tenants to boost economy with our proximity to 1-43 (4)
Specialty retail (3)

Better signage (3)

Residential development (3)

Development of Schuchardt farmland (2)

Flexibility in improving existing development (2)

Turn area into “destination” shopping district for the State (2)

Revitalize Memorial Mall as a regional draw (2)

More and better green space (2)

Unique opportunities for something different and exciting — whatever it may be (2)
Enhanced access (2)

Revitalization of District (2)

Our centralized north-south location (2)

Easy access from highways (2)

Landscape the District (2)

To improve the economic vitality of the area

More businesses will draw more visitors

Better traffic flow on Taylor Drive

Opportunity to develop new structures

Turn some shopping areas into office park or commercial property



Chain full-service dining

Our location is known in the community

Our current needs can open the door to change

More street presents for shops/businesses rather then seas of asphalt

Create adhesive plan to develop area as a destination for a variety of uses that will keep people here longer

Diversity

Improve area along the river — NE corner of Indiana and Taylor
Potential for more non-related business aspects

Residential around the north area of the District are popular, good quality, safe neighborhoods
Bike trails

Gas station/mini-mart

Family fun — mini golf, etc.

Improve the park

Opportunities for businesses to relocate

More tax dollars

More interest in “green” development

Visible as “Sheboygan” from northbound 1-43

Ability to pull traffic from outlying areas

Increased employment opportunities

Aging population, but still have a good ethnic mix of young people as home and business owners
Connection to Old Plank Trail

Wetlands

Bring new businesses to the area

Demand for office space around St. Nicholas Hospital

Better transportation

Community Center to serve all residents

Overall design in the District — buildings, signs, streets, etc
Improve bike/pedestrian opportunities along corridor

Individual Threats

Growing retail on fringe of towns/villages, Deer Trace, etc. (9)

Further vacancies (8)

Need better access/visibility from 1-43 (4)

Lack of money (4)

State constraints and lack of funded improvements on changing/updating Taylor Drive (3)
Buildings/areas left vacant for too long begin to deteriorate (3)

Community perception — viewed as an “old” district (2)

Run down community (2)

Economy (2)

Competition from Milwaukee, Lake Front specialty stores, big box stores and other districts (2)
Lack of buy-in from stakeholders (business, landowners, etc.) (2)

City is boxed in by surrounding townships and villages

Lack of planning

Outdated storefronts

Unpopular anchor stores moving into area

Random/unplanned development that under-utilizes the areas potential

Reaching a point where so many businesses have left, that no new ones are willing to come in
Lack of imagination with moving into a new era

Sheboygan seems to have a strange economic “quirk” that will not allow businesses to succeed
Abandonment

Wetlands
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Lack of vision - businesses believing they cannot be successful in Sheboygan
Apathy

High taxes

Poor planning in the past may hinder support of future planning efforts
Residential impact needs to be considered

Becoming a through corridor

Local resistance

Lack of property owners to fill all the vacancies

Railroad

Other destinations in the City

Not duplicating other destinations

Other local “distinction” areas i.e. South Pier, Kohler, Bayshore Shopping Complex in N. Milwaukee, etc
Perceived negative image

Everything turning residential (condos, apartments, etc.)

Time — the longer it sits idle, the more people forget

High rental/lease costs for prospective tenants

Topography

Very “tight”, conservative area not willing to spend money

No marketing by the City

Increased traffic could cause access difficulties in surrounding neighborhoods

Participants present group responses to the SWOT Exercise during the February 19, 2008 Taylor
Drive Master Plan Kick-off Meeting held at the Sheboygan County Museum.

GRoup SWOT RESPONSES

The tabulated results of the Group SWOT Exercise appear below and on the following pages. The
numbers in parentheses following each heading indicates multiple responses.



Group Strengths Revamp the mall — new sign to list stores and new sign to draw people from Hwy 23
The fact people realize something needs to be done

Proximity/accessibility to and from other districts and 1-43 (7) Increased employment
Large traffic volume (2) Residential development
Centrally located — heart of Sheboygan (2) High-tech business park option
Already have homes, business and recreation (2) Mixed-Use development to provide 24/7 activity
Natural environment, park & unspoiled wooded areas (2) Unique opportunities for something different and exciting — whatever it may be
Public transportation within district as well as linking to other districts
Major landowner willing to work with master planning process Group Threats
Diverse existing businesses
Available land space Decline of surrounding safe neighborhoods (2)
Parking Growing retail on fringe of towns/villages
Well-paved roads Development of other shopping areas (Deer Trace)
Good infrastructure has potential to carry a lot of traffic to the type of “destination” it becomes Becoming a through corridor
Serviceable buildings — area is not yet run down Changing trends in retail shopping
Potential for new business Perceived negative image
Everything going to the outskirts
Group Weaknesses Everything turning residential
Competition from other districts
Increasing vacancies and declining occupancies (5) Time — the longer it sits idle, the more people forget
Poor pedestrian and vehicular access to businesses within district (3) Buildings left vacant for too long begin to deteriorate
Not clearly visible from 1-43, poor signage on 1-43 (2) High rental/lease costs for perspective tenants
Lack of diversity in uses Inflexibility of developers to work with perspective tenants
Poor traffic Ability to keep business
Hwy 23 ramps Lack of money and marketing efforts
Lots of undeveloped land Local resistance
Inconvenient accessibility
Limited population VISUAL PREFERENCE SURVEY
Lack of additional hub businesses — leasing rates are too high
Negativity, constant drop-outs During the Kick-off Meeting and following the SWOT

Competition between old and new shopping centers
Deterioration
More “flow-through” traffic than “destination” traffic

Exercise, OMNNI led participants through a visual
preference survey. A Visual Preference Survey (VPS) is an

No sidewalks on Taylor Drive exercise in which meeting participants are shown a series of
Ingress/egress to local business, infrastructure, storm sewer, water, etc digital images representing differing potential land uses and
“Tired” district development options and asked to rank each on a scale of
Lack of multi-modal transportation +5 to -5. The images were to be ranked based upon
Lacking a good mix of local businesses individual preference as to whether the particular land use
N type or design presented within the image would be a
Group Opportunities desired addition to the Taylor Drive District. The results of

the VPS will provide project planners and city staff with

Better landscaping and signage (2) important information related to local preferences regarding

Growth opportunities for the right business mix (2)

Golf, lakefront great opportunities for tourism (2) future land use alternatives, architectural and design Visual Preference Survey held during the
Spa(,:e for residential/business development (2) guidelines, and other attributes within the District. The Kick-off meeting.

Create great shopping/retail district to draw people results of the VPS will be included in their entirety in the

Building and environmental design planning Apper_ldlx of the Mastgr Plan. The results of the VPS

Improve family-oriented places exercise on the following pages.

Accommodate aging population
Accommodate diverse ethnic culture
Good quality neighborhoods for residential isolated from noise and busyness
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VPS Images 1, 2, and 3

Participant Ra ting

VPS Images 7, 8, and 9

Participant Rating

Avg. 1 0
2.3 0 3
Participant Ratin
Avg. 1 P 0 g
1.2 3 3
Participant Ratin
Avg. 1 P 0 g
-1.2 8 4
VPS Images 4, 5, and 6
Participant Ratin
Avg. 1 P 0 g
1.3 2 8 6
Participant Ratin
Avg. 1 P 0 g
-2.5 4 3 3
Participant Ratin
Avg. 1 P 0 g
-3.3 3 5 0

g | A9 1 -0
7 2.9 1 0 2
Image Participant Rating
g | AV 1 -0
8 -0.3 5 9 9
Image Participant Rating
g | A9 1 -0
9
VPS Images 10, 11, and 12
Image Participant Rating
4 Avg. 1 0
10 0.7 0 9 3
Image Participant Rating
g | AV 1 -0
11 0.1 6 6 9
Image Participant Rating
g | A9 1 -0
12 1.8 2 7 9




VPS Images 13, 14, and 15

VPS Images 19a/19b / 19c, 20, and 21

Image

Participant Rating

Image

Participant Ratin g

# |™M9 5 1 4] 3 2 [ 1] 0 1 2 3 5
13 3.2 0 1 0 0 0 2 3 5 10 12
Image Av Partici pant Rating
# 9 75 4 3 2 1 0 1 2 3 5
14 -2.2 6 5 7 10 5 4 1 0 1 0
Image Av Participant Rating
# 9 75 -4 3 ) 1 0 1 2 3 5
15 0.3 4 2 3 1 1 7 7 6 4 1
VPS Images 16,17, and 18a/ 18b
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2 3 5
16 -0.4 1 4 0 7 3 12 7 5 0 1
Image Av Participant Rating
# 9 75 -4 3 2 1 0 1 2 3 5
17 0.1 1 2 4 4 2 6 10 7 3 0
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2 3 5
18 1 0 0 0 4 3 9 8 9 4 0
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# |™M9 5 1 4] 3] 2 ] 1] 0 1 3 4 5
19 0.4 5 0 0 2 3 12 6 2 4 2
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 3 4 5
20 2.3 0 1 0 2 0 2 7 5 12 2
Image Av Participant Rating
# 9 ™5 -4 3 2 1 -0 1 3 4 5
21 3.6 0 0 0 0 0 0 0 10 12 10
VPS Images 22, 23, and 24
Image Av Participant Rating
# 9 ™5 -4 3 ) 1 -0 1 3 4 5
22 2.5 1 0 1 1 1 0 6 9 9 6
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 3 4 5
23 1.1 0 2 1 0 4 6 11 3 4 1
Image Av Participant Rating
# 9 ™5 -4 3 2 1 0 1 3 4 5
24 2.7 1 1 1 0 2 2 2 11 7 11




VPS Images 25, 26, and 27

VPS Images 31, 32, and 33

Image

Participant Rating

Image Participant Rating
# |™M9 5 1 4] 3 2 [ 1] 0 1 2
25 0.3 1 0 2 6 4 6 10 8
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2
26 1.7 0 0 0 1 1 6 10 10
Image Participant Rating
# |™M9 5 1 4] 3] 2 [ 1] 0 1 2
27 1.4 0 0 1 0 1 11 7 13
VPS Images 28a / 28b, 29, and 30
Image Avg. Participant Rating
# -5 -4 -3 -2 -1 -0 1 2
28 1 3 0 1 4 1 4 6 13
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2
29 1.8 0 0 2 2 3 3 5 7
Image Participant Rating
# |™9 5 1 41 3] 2 [ 1] 0 1 2
30 -3.4 17 5 4 6 7 1 0 0
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# |™9 5 1 4] 3 2 [ 1] 0 1 2
31 2 0 1 1 0 0 4 6 14
Image Av Participant Rating
# 9 ™= 4 3 2 1 0 1 2
32 -2.6 11 5 7 6 4 4 1 1
Image Participant Rating
# |™9 [ 1 4] 3] 2 [ 1] 0 1 2
33 0 1 1 1 5 6 10 9 3
VPS Images 34, 35a/ 35b / 35c, and 36
Image Avg. Participant Rating
# -5 -4 -3 -2 -1 -0 1 2
34 1.2 2 2 0 2 2 3 5 10
Image Av Participant Rating
# 9 ™= 4 3 2 1 0 1 2
35 1.9 3 1 0 1 0 3 4 10
Image Participant Rating
# |™9 5 1 4] 3] 2 [ 1] 0 1 2
36 0.4 1 1 3 3 3 11 5 6




VPS Images 37, 38, and 39

VPS Images 43, 44, and 45

Image Av Participan t Rating
# 9 75 4 3 2 1 0 1 2 4 5
37 0.9 1 3 2 2 6 4 11 4 0
Image Av Participant Rating
# 9 75 -4 3 ) 1 0 1 2 4 5
38 0.2 0 3 3 1 5 8 11 4 1 0
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2 4 5
39 2.4 0 0 1 0 3 2 6 7 8 6
VPS Images 40, 41, and 42
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2 4 5
40 2.9 1 0 0 0 0 5 4 6 11 10
Image Av Participant Rating
# 9 75 -4 3 2 1 0 1 2 4 5
41 0.9 1 1 2 5 3 3 7 7 5 3
Image Av Participant Rating
# 9 75 4 3 2 1 0 1 2 4 5
42 -1 3 1 6 7 9 3 6 2 1 1

Image Av Participant Rating
# 9 ™= 4 3 2 1 0 1 2
43 -1.6 5 4 5 6 8 3 0
Image Participant Rating
# |™9 5 1 4] 3] 2 [ 1] 0 1 2
44 -1 6 3 4 7 6 6 2
Image Av Participant Rating
# 9 ™= 4 -3 2 1 0 1 2
45 -1.8 7 2 4 8 8 5 4 2
VPS Images 46, 47, and 48
Image Av Participant Rating
# 9 ™= 4 3 2 1 0 1 2
46 2 0 0 2 0 0 4 6 15
Image Participant Rating
# |™9 5 1 4] 3] 2 [ 1 ] 0 1 2
47 1.3 2 1 1 1 2 8 4 4
Image Av Participant Rating
# 9 ™= 4 3 2 1 0 1 2
48 1.6 1 0 0 0 2 6 7 11
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Following the vision exercise, participants were each provided with
three yellow adhesive dots and asked to place them upon the wall
graphic next to the visions they felt most strongly about. The results of
the vision exercise will be used as a resource in drafting the Taylor
Drive District Master Plan. A digital image of the finished wall graphic
(which appears in full at the top right of page 6-10) will be posted on the
project website and incorporated into the final Plan.

VPS Images 49 and 50 The Visioning Exercise was centered around four primary issues:
commercial development, residential development, the transportation
— , system, and sustainable development. Participants were asked to Vision Meeting wall graphic.
'nge Avg. - y < 5 Pfrtmlpang Ratmgl 5 < 5 - describe, within the context of these four issue areas, the types of land
= 02 - I - > - y - y - 5 - y 2 - 3 . I uses they would like to see as part of the future Taylor Drive District.
: The questions and responses to the vision exercise appear on the following pages. The numbers
appearing in parentheses to the right of each comment reflects the total number of yellow dots placed next
Image Av Participant Rating to that vision.
# 9 "5 [ 4 3 2 1 0 1 2 3 4 5
50 2.2 1 0 0 0 1 4 6 6 > 9 > Commercial Development

National chains [retail stores] (8)

Vision Meeting Office park — to sustain other businesses (8)
Wayfinding, visibility, signage (6)
Multiple housing options (3)

VISIONING EXERCISE ‘Spaceport Sheboygan’, planetarium, sports venue, amusement park (3)
Grocery store (2)

On April 22, 2008, the City of Sheboygan hosted Visioning and Smaller stores (2)

Mapping Exercises as part of the Vision Meeting for the Taylor Gourmet restaurants (2)

Drive District Master Plan development process. The event was Outdoor aquatic center (1)

held at the Sheboygan County Museum and attended by thirty- Micro-breweries (1)

five residents, landowners, business owners, and city officials. Expansion of UW-Sheboygan — natural resources

The meeting was facilitated by OMNNI Associates, the City's slla)\riety 1)

planning consultant. Prior to commencing the two exercises,

OMNNI provided a summary of the Kick-off Meeting including a Day-care center

Cafes, lodging

presentation of the results of the SWOT Exercise and Visual Golf courses, trees — family activities
Preference Survey. Multi-modal transportation

Art fairs on weekends
Unlike the SWOT and VPS held during the Kick-off Meeting in Participants at the April 22, 2008 Vertical [not horizontal] development
February, the Visioning and Mapping Exercises asked Visioning Exercise. Culture, hearts-and-minds
participants to describe, in words and on maps, their ideal future ‘Homespun’ shop

for the Taylor Drive District. ) _
Residential Development
During the meeting, OMNNI lead participants through a visioning exercise utilizing a process known as
facilitation graphics. Facilitation graphics combine leadership skills with graphic note taking. Particularly
effective within group settings, this technique encourages free-thinking and the rapid generation of ideas. . . :
- . . . . Assisted care, housing for seniors (1)
Participant comments were recorded on a large wall graphic (which appears in full at the top right of page Well-designed, well-maintained rentals (1)

6-10). Live-work lofts (1)

Park, family-oriented — ski trails (4)

Condominiums — affordable, but not cheap (3) Commercial and residential sections of wall

graphic created during the Visioning Exercise on
April 22, 2008 at the Sheboygan County Museum.
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Affordable housing — multi-bedrooms Priority on redevelopment
Interspersed with commercial Clean air, clean water, no drugs
Abutting existing residential

Transportation System

Bike trails, walking, sidewalks (14)

Slow traffic, redesign roadway — city ‘streetscape’ (2)

Benches, landscape — sense of place (2)

Redesigned parking lots for improved access (2)

Access to Indiana Avenue from 1-43 (1)

Electric trolleys (1)

Visibility from 1-43 and STH 23 — better lighting (1)

Parking designed to meet needs — multi-level with lookouts [similar to Bayshore in Milwaukee] (1)
Recreation on Sheboygan River — canoe/kayak rentals (1)

Buses, extended city transit

On-road bike lanes

Segway rentals

High-speed rail link to Milwaukee/Chicago with Taylor hub

Well-designed roundabouts

Pedestrian connections outside of District — destination nodes, south side Wall graphic created during the Vision Exercise held at the Sheboygan County Museum on April 22,
Future use of railway 2008

Low-level parking (Schuchardt) '
Nature trails

Commuter boats on the river

To and from Blue Harbor, Lakeshore, downtown — existing trolley MAPPING EXERCISE
Sky trolley
Spaceport designation The purpose of the Mapping Exercise was to provide

attendees an opportunity to develop their own preferred future
land use map for the Taylor Drive District. Prior to beginning
the mapping element of the meeting, OMNNI summarized the
SWOT Exercise and VPS and held the Visioning Exercise so
as to provide a frame of reference as the stakeholders in

Sustainable Development

Ecological park, natural wetlands (4)
Development that takes advantage of corridor, environment (4)
Design standards for specific areas — use standards (3)

Noise pollution, light pollution (2) attendance considered the best and most appropriate types of

Better stormwater management (1) land use for the future District.

Less impervious surface (1)

Redevelopment, in-fill development (1) Each participant was given a black & white map of the District

Outdoor educational opportunities (1) showing the project area boundary, roads, parcel lines,

Lots of trees (1) _ streams, and wetlands. Each was also provided with a set of Mapping Exercise held during the Vision
Low-maintenance landscaping (1) crayons or colored pencils. After a brief presentation by meeting.

Park setting at NE corner Indiana Avenue and Taylor Drive (1)

OMNNI, those in attendance were asked to use the following

community gardens colors and drawing elements to indicate their preferences for the associated types and categories of future

Reduced car use Transportation and Sustainable o o

Farmer’'s market — health food Development sections of wall land use within the District:

Eco-friendly buildings graphic created during the Visioning ) ) )

Place to dump the snow Exercise on April 22, 2008 at the Blue star - location of their business, land, or home

Alternative energy — solar Sheboygan County Museum. Red shading - commercial and general retail development

Man-made lakes — paddling, fishing Red circles - specialty or upscale retail

Get rid of pollution in river . . Light blue shading - banks, clinics, insurance, and similar types of development
Recreational value of Sheboygan River, Willow Creek Dark blue shading - offices, realty, or other non-retail businesses

Nature trails, educational wayfinding
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Black circles — gas stations and convenience stores

Brown shading - restaurants, coffee shops, delis, etc.

Brown circle — grocery store

Yellow shading - single-family housing

Yellow circles — Senior housing

Orange shading - alternative housing (townhouses, condos, garden apartments, etc.)
Dark green circles — farmer’s market, festival area, community gathering space
Purple shading - cultural attractions (theatres, museums, performing arts centers, etc.)
Purple circles - hotels, resorts, and hospitality

Dark green shading — preserved open space

Light green shading — recreational areas (parks, golf courses, etc.)

Brown lines - pedestrian and bicycle trails

Upon completion of the Mapping Exercise, OMNNI collected the individual maps created by participants
and used them to create a composite map. The final result of the mapping exercise is the Majority Opinion
Map (which appears on the following page). The map, which will be included within the Plan and will guide
the development of design alternatives, indicates broad support for a diverse mix of land uses within the
Taylor Drive District.

A review of the map shows that participants favor:

Incorporating a pedestrian and bicycle path  along Taylor Drive.

Single-family housing east of the vacant Wal-Mart building and along the west and southwest
boundaries of the District.

Providing housing for seniors  near the Sheboygan County Museum and just south of the rail line
on the Schuchardt property (west of Taylor Drive, south of the Union Pacific rail line).

Locating alternative housing (which may include condominiums, townhouses, duplexes, and well-
designed multi-family units) within the northern part of the Schuchardt property and in the southwest
portion of the District.

Offering cultural attractions (theatres, museums, performing arts center, etc.) in the northern
portion of the Schuchardt property and northwest of the intersection of Taylor Drive and Kohler
Memorial Drive.

Commercial development focused in the northern portion of the District.

Mixed-Use development (i.e. a mix of commercial and residential land uses) west of Taylor Drive,
within and around the vacant grocery store, and northeast of the intersection of Taylor Drive and
Indiana Avenue.

Preserving large areas of open space on the Schuchardt property and smaller areas northwest of
the intersection of Taylor Drive and Indiana Avenue.

Including small parks or recreation areas in the northern portion of the Schuchardt property and
north of Indiana Avenue approximately one-half mile west of the intersection with Taylor Drive.

Stakeholder Interviews

At the onset of the planning process staff from the City of Sheboygan Department of City Development
identified eight key stakeholders to be interviewed regarding their opinions about the past, present, and
future of the Taylor Drive District. Interviews were conducted in June 2008 with seven of the eight who
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agreed to be interviewed. The interview instrument consisted of twenty-five questions aimed at gathering
important information related to interviewee’s opinions about the planning process and their preferences
regarding future development and redevelopment within the project area. In order to ensure anonymity,

the stakeholder who was interviewed are not identified specifically by name, but according to general
descriptions of their business or interest within the District. The interview subjects included:

One owner of undeveloped land
Two owners/representatives of vacant structures
Two owners/representatives of large retail operations
One small business owner
One neighborhood resident
STAKEHOLDER INTERVIEW INSTRUMENT
The Stakeholder Interview Instrument appears in its entirety in the Appendix.

SUMMARY OF STAKEHOLDER INTERVIEW RESPONSES

This section provides a summary of stakeholder interview responses. For the complete responses to the
interview please refer to the appendix.

Question #1

Each participant identified himself/herself by name and by their interest within the District.

Question #2

Five interviewees own land and two lease property or structures in the District.

Question #3

Ownership or lease of land within the District ranged from a low of 2.5 years to more than 70.

Question #4

Five of the seven anticipate remaining within the District long term. One is actively marketing his/her
property/business. Another isn’t sure how long he/she will remain in the District.

Question #5

The target market for the stakeholders with commercial interests in the District focused primarily on women

between the ages of 25 and 45 in the City of Sheboygan and within a 20-mile radius.
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Question #6

The market area for the commercial interests within the District tends to be local in nature, focused on the
City, County and adjoining communities. Although potential opportunities exist for an expansion of the
market area, the stakeholders do not anticipate expansion (of the market area) in the near future.

Question #7

In general, the stakeholders view the District as a destination within the City and the nearby communities.
There is some support for enhancements to the District oriented around community gathering places since
the 1-43 corridor is viewed as the most likely and desirable location for future commercial development.

Question #8

The stakeholders view the District as a highly desirable location for local commercial, service, and
entertainment. Free parking, easy access, proximity to nearby residential neighborhoods, and the natural
environment of the District were seen as magnets for desired future development.

Question #9

In general, overcoming existing community sentiments about the District (particularly current vacancies)
are viewed as the primary challenge facing the Taylor Drive Corridor. Competition from other parts of the
City (including the downtown, South Pier, riverfront/lakefront, and I-43 corridor) also pose obstacles to
future commercial development.

Question #10

Most stakeholders view the City as a willing and able partner in the marketing of, and redevelopment
planning process for, the District. Continued support for existing businesses is viewed as equally important
to attracting new development. The vacant Wal-Mart structure is seen as an opportunity for direct or
indirect City investment.

Question #11

Improving marketing for existing businesses is seen as an effective first step in enhancing and expanding
businesses and development opportunities within the District. Improvements in access and wayfinding
would benefit the existing transportation network, particularly for the Shopko/Memorial Mall and Wal-
Mart/Taylor Heights sites.

Question #12

Adding additional traffic generators (desirable businesses or residential development) within the District is
crucial to the long-term success of the area. Locally-owned businesses and alternative housing options are
viewed as potential future enhancements.



Question #13
There is some doubt as to whether any development should occur on the Schuchardt property. The

general consensus of the stakeholders is that future development, should it occur, must respect the
existing natural environment.

Question #14

The stakeholders tend not to view the district as a competitor of the downtown, South Pier, or
riverfront/lakefront.

Question #15

Kohler is viewed as a high-end shopping destination and is not seen as a competitor to the Taylor Drive
District.

Question #16 through 22

The stakeholders support the use of TIF funding and the development of design standards within the
District. Partnerships between the City and existing and future businesses within the area are viewed as
positive and desirable.

Question #23
Support exists for a variety of commercial, residential, and public developments within the corridor with the

strongest support focused upon retail, restaurants, Mixed-Use development, and multi-modal
transportation.

Question #24

Desired future land uses on the Schuchardt property includes Mixed-Use commercial and residential,
business parks, and parks and recreation.

Question #25

In general, the stakeholders support the City taking an active role in the redevelopment and marketing of
the Taylor Drive District.

How Will This Information Be Used?

The information collected from landowners, business owners, elected officials, staff, and others during the
Kick-off Meeting, Visioning Meeting, and Stakeholder Interviews will be used to guide the creation of design
and development alternatives for the Taylor Drive District. These alternatives are presented in Chapter 7:
Design & Development Alternatives.
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