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Stakeholder Interviews 
 
STAKEHOLDER INTERVIEW INSTRUMENT  
 
The interview instrument itself included the following questions: 
 

1. May I ask for your name and a brief description of your business (or interest) within the 
Taylor Drive District? 

2. Do you own or lease the land / building in the District? 
3. How long have you owned / leased land within the District? How long has your business 

been located within the District? 
4. Do you see your business remaining within the District during the next five years? Long-

term? 
5. Who is your target market (demographically, geographically)? 
6. How large is your market area (local, county-wide, state-wide, Midwest region)? 
7. Are there other demographic or geographic markets you would like to pursue? 
8. What do you see as the main strengths or assets of the District? 
9. What do you see as the primary challenges facing the Taylor Drive District at this time? In 

the future? 
10. Are there any actions that the City could take that would allow you to grow or expand your 

business? 
11. What steps, if any, would you take to attract additional development within the District? 
12. What types of future development would you like to see occur within the District? 
13. What types of future development would you like to see occur in the large, undeveloped 

area west of Taylor Drive? 
14. How do you view the Taylor Drive District in relationship to the shopping districts in the 

downtown, the South Pier, and the riverfront/lakefront? 
15. In relationship to the Village of Kohler? 

 
Please answer yes, no, or not sure to the following questions: 
 

16. Would you support the use of Tax Increment Financing, Business Improvement Districts, or 
other locally-generated efforts to encourage development and redevelopment within the 
District? 

 
�  Yes  �  No  �  Not sure 

 
17. Would you support the creation of architectural and design standards for new development 

within the District? 
 

�  Yes  �  No  �  Not sure 
 

18. For existing development within the District? 
 

�  Yes  �  No  �  Not sure 
 

19. Would you support the creation of sustainable development standards for new development 
within the District (green buildings, green site design, etc.)? 

 
�  Yes  �  No  �  Not sure 
 

20. For existing development within the District? 
 

�  Yes  �  No  �  Not sure 
 

21. Would you support public / private partnerships to improve and enhance the District? 
 

�  Yes  �  No  �  Not sure 
 

22. Would you consider partnering with the City to draft and submit grant applications for 
economic development opportunities? 

 
�  Yes  �  No  �  Not sure 

 
23. Which of the following types of new development would you view as providing long-term 

benefit to the District and the City? 
 

�  Upscale retail 
�  Discount retail 
�  Big-box retail 
�  Hotels, hospitality 
�  Upscale restaurants 
�  National chain restaurants 
�  Family dining 
�  Pubs, breweries, bars 
�  Business incubator 
�  Retail center 
�  Locally-owned small businesses 
�  Corporate offices 
�  Banking and insurance 
�  Healthcare, clinics 
�  Library 
�  Community center 
�  Mixed-Use development 
�  Entertainment, theatre, performing arts 
�  Public spaces, fountains, live music 
�  Farmers’ Market 
�  Pedestrian and bicycle trails 
�  Parks and recreation 

 
24. Which of the following types of new development would you like to see occur in the large, 

undeveloped area west of the District? 
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�  Upscale residential subdivisions 
�  Multi-family residential development 
�  Mixed-Use development 
�  Retirement community, housing for seniors 
�  Hotels and hospitality 

 �  Water park  
�  Golf course 
�  Commercial development 
�  Light industrial, manufacturing 
�  Business park 
�  High-tech park 
�  Parks and recreation 
�  Festival grounds 
�  Remain undeveloped  

 
25. Do you have any final questions or comments regarding the Taylor Drive District Master 

Planning Process? 
 
STAKEHOLDER INTERVIEW RESPONSES (IN FULL) 
 
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  
 
Stakeholder #1 – Female, 45 years of age, 3 school-age children, married/single, medium household 
income of $50,000, family-oriented, 5 to 7 mile radius. 
 
Stakeholder #2 – n/a 
 
Stakeholder #3 – Commercial business, office or retail users. 
 

Stakeholder #4 – Women 25 to 45 years of age, City of Sheboygan proper and 20-mile radius beyond, to 
be the central hub between Green Bay and Milwaukee. 
 
Stakeholder #5 – n/a 
 
Stakeholder #6 – Working women ages 18 to 50, higher income, 3 to 5 mile radius. 
 
Stakeholder #7 – major retailers. 
 
Question #6  
 
Stakeholder #1 - Market use to be a regional market, but has become more localized with competition 
moving out to Hwy 43.  Business on Hwy 43 are able to expand the originality of the market and are pulling 
in business from as far away as Plymouth, however as the migration moves to Hwy 43 the Taylor Drive 
District will become more localized. 
 
Stakeholder #2 – n/a 
 
Stakeholder #3 - Very local to the area. 
 
Stakeholder #4 - County-wide. 
 
Stakeholder #5 – n/a 
 
Stakeholder #6 – 3 to 5 miles. 
 
Stakeholder #7 – n/a 
 
Question #7  
 
Stakeholder #1 - I see the District becoming more localized and shrinking in its reach  just about the more 
critical mass that gets built out on Hwy 43 that will effect this District and this District will be more localized 
and more community orientated.  I think the businesses out on Hwy 43 will carry the day for the next 20 to 
30 years.  Mass merchandising has changed and everyone has to learn to adapt. 
 
Stakeholder #2 – n/a 
 
Stakeholder #3 – No response. 
 
Stakeholder #4 - We want [our business] to be a destination spot for the entire community not so much 
targeted to a specific gender or age group. Adding the play area to make it a community gathering center 
rather than a destination to shop.  Number of activities throughout the year by the marketing department to 
try to target our community to bring them to the mall to shop. 
 
Stakeholder #5 – n/a 
 
Stakeholder #6 – Referred to question #6 response. 
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Stakeholder #7 – n/a 
 
Question #8  
 
Stakeholder #1 – I think you still have some retail diversity, however, I would be concerned about the 
continuing of that diversity as some other key stakeholders were to move out to 43 would begin a domino 
effect, which I believe already started with Wal-Mart.  I believe what you are going to see is a continuing of 
that. I would applaud the efforts you are making right now to at least the future District. 
 
Stakeholder #2 – Location to the interstate and Hwy 23.  Quiet and traditional neighbors.  Wal-Mart and a 
grocery store were very complimentary; right now there is not much to draw the neighbors to the District. I 
think the land is very developable in this area, I think there is a lot of potential here that has not been 
utilized yet. 
 
Stakeholder #3 – Very central, high traffic, high visibility.  Some components that would make it a little 
more accessible. 
 
Stakeholder #4 – Location, Location, Location.  Area is appealing of the natural beauty, a tourist area spot, 
other major attractions like Great America that occur here, mini golf, charter fishing, outdoor activities. 
 
Stakeholder #5 – Beautiful area. I think it is applicable for multiple housing, senior type housing and some 
commercial.  But I really not sure, it depends on developer, and what the need is for that particular 
property. 
 
Stakeholder #6 – Free parking, central location, only [store like mine] in town. Taylor Drive being a 
thoroughfare. 
 
Stakeholder #7 – Neighborhood, In-town, Memorial Mall. 
 
Question #9  
 
Stakeholder #1 – The follow up is redefining what you want to the District to be.  So, it’s a two step 
process. 
 
Stakeholder #2 – Competition from other retail areas of the City such as Washington Square, Deer Trade.  
Being able to keep retailers in this area, the mall has been struggling the last 10 years just to keep tenants 
there without even looking at Taylor Heights or other areas.  People tend to use Taylor Drive to get 
somewhere rather then coming to the area especially since Wal-Mart is gone. There has to be a way to 
track businesses and some of the more big box retailers to Sheboygan.  Wal-Mart has done very well as 
they have two in Sheboygan. I think the City of Sheboygan has done a pretty good job with the Harbor 
Center as far as making that a destination for people to go to. 
 
Stakeholder #3 – The older existing buildings are currently occupied, and we would take a fair amount of 
effort to relocate put some enticements out there for redevelopment.  Memorial Mall is one of the oldest 
malls in the country, but currently occupied by national tenants along with the north side by Big Lots, this is 
a rather prime location central Sheboygan right along Hwy 23, but they are very antiquated and need to be 

updated, there is some beautiful developments in Hartland off I-94 with more of a kind of urban setting, 
high quality construction with I think attracts a little bit better retailer, and keeps the quality up all the way 
across the board, I think our City would benefit greatly by taking it up a notch to have developers put up 
quality construction. 
 
Stakeholder #4 – Current challenge is vacancy rates at the mall and other strip centers. Vacant land to be 
developed.  Wal-Mart moving has been an impact.  Lack of economic base here also contributes to low 
tenants and sales.  Location from interstate is mall is not visible. 
 
Stakeholder #5 – I don’t really know. 
 
Stakeholder #6 – Convincing a large business that this is the place to locate.  Need tenant in the Wal-Mart 
store. 
 
Stakeholder #7 – All activities have moved out to interstate. 
 
Question #10  
 
Stakeholder #1 – I think our store is sized perfectly, I don’t think there is much more. We looked at all our 
area families of business within our store and I think we are operating pretty well with in all our different 
categories.  Still store wise it is not as strong as it was for us as the last couple of years, but it is still very 
viable retail for us and we don’t plan to leave at this time.  But I’m not aware of anything the City could do 
immediately.  The City may want to look at doing something with the Wal-Mart property, I’m not sure who 
owns the Wal-Mart property, that parcel has more to do in the future with how the District gets defined then 
anything else, and maybe I think the City should not be afraid to look at alternate uses whether it becomes 
a school campus, insurance campus, some kind of government center, there are other uses that would 
make that parcel very viable and keep the corridor in tacked it’s a nice major corridor, people have to use 
that to get out to 43 to the businesses.  It’s too nice of a property to not use in some way. 
 
Stakeholder #2 – If they could do something similar to that in the Taylor Heights area, it being right off the 
interstate, some type of destination type thing, it doesn’t have to be a 300 room hotel or anything but just 
use that same mentality to create something in the area. Maybe do something with the traffic flow in that 
area to either slow traffic or something, right now its 45 mph the light turns green and people take off, have 
something that would grab people’s attention to slow them down so they may notice what is there or for 
them to see what is more prominent. 
 
Stakeholder #3 – I think they have been very proactive in helping development some in administration 
more then others. But I think once they identify it and put some grants or financial opportunities available 
out there for them to kind of oversee, although it’s not their job to oversee, it is their job to identify good 
quality development.  Again I will refer to Hartland and some of the new areas, Delafield just very good 
quality construction, well thought out and to help those developments along. I think once it is there, you will 
have good quality tenants occupying those kind of properties long term. 
 
Stakeholder #4 – Better partner with the mall as primary property holder in the area. More incentives to 
attract business as tax relief whether in state or local benefits, better marketing for the City, signage, 
turning signals for access of Taylor.  Redevelopment issues, to many vacancies. 
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Stakeholder #5 – n/a 
 
Stakeholder #6 – I personally don’t believe the City government should get mixed up in this. 
 
Stakeholder #7 – Help Taylor Drive to expand in town, incentives, business or property owners to 
redevelopment as opposed to incentives to move out to the interstate. 
 
Question #11  
 
Stakeholder #1 – First of all I would focus on the vacant adjacent parcel where Wal-Mart was and other 
businesses I would try to figure out a direction for that.  I would also have my economical development 
director or group become active in the ICSC, maybe they already are to come up with a plan for the entire 
District and maybe redefine the District. 
 
Stakeholder #2 – Work something out with the existing property owners for Taylor Heights in the mall to 
make sure they are doing everything they can to attract tenants. I know when ShopKo and Wal-Mart came 
in there were demands of City that to attract tenants like the easy-on/easy-off entrance for ShopKo and 
frontage road for Wal-Mart.  Maybe something with financing to help development. 
 
Stakeholder #3 – I think I would be a little more proactive as a City to, in areas of need. I’m not talking 
about new development, I talking about specific areas where the City can be proactive and making 
opportunities more available to a developer in the way of financing, whether it is grants or other 
opportunities. 
 
Stakeholder #4 – Speak with the Governor and Legislature to try to improve marketing campaign, to bring 
more people here as it is a beautiful and it deserves proper due.  Centrally located.  I don’t think the City 
has done enough to partner with the state in that regard.  When they do market the area it is either the 
harbor or golf courses.  Everything turns to the waterfront; they need to include other areas. 
 
Stakeholder #5 – Contact potential developers, all residents and put out a mass mailing to let them know 
the land is available. Maybe the City would be interested in purchasing the land; they could go in any 
directions they wanted. 
 
Stakeholder #6 – City signage ordinances. No one can see my sign on the route.  Tax breaks maybe to get 
big tenants. 
 
Stakeholder #7 – Focused on our property, economic incentives for redevelopment on existing properties. 
 
Question #12  
 
Stakeholder #1 – I’m not sure there is a grocery that would be an opportunity. They like to be closer to 
residential rooftops.  Other things to focus on would be Traffic Generators, maybe some schools.  Maybe 
the City needs a new high school.  Replacing some of the existing footprints like a vacant Wal-Mart site 
with some type of Traffic Generator not necessarily retail. 
 
Stakeholder #2 – No opinion. 
 

Stakeholder #3 – I think the areas in that District we are talking about are going to be commercial primarily, 
but we certainly seen a change over the last 3 to 5 years of older development such as Taylor Heights 20 
years old has become antiquated in location and the national retailer users have gone out to the interstates 
and relocated next to the super centers.  And I think that is where the national regional tenants are going to 
go.  So I think we would be wrong to think we would get those kinds of tenants at Taylor Heights. I think 
you could redevelop that site with a little more local retail maybe some condos to create the demand of 
more retail, a little bit more Mixed-Use along Taylor Heights but if done well I think it would be a very nice 
area. 
 
Stakeholder #4 – Strip center rehab.  Wal-Mart property needs to be addressed.  Retail office, food 
vendors.  On the farm land, a large conference/resort type, make it a big corporate destination. 
 
Stakeholder #5 – Residential, commercial, multi-family. 
 
Stakeholder #6 – Big retail, more shopping, social services locating, but that does not drum up business, 
gas stations, do something with the Sentry building.  Could anything be done with the old junkyard, auto 
parts store that is empty? 
 
Stakeholder #7 – Refurbishments, more density whether it be more housing, entertainment, retail, or 
commercial.  I think the more density in town would separate us from the interstate. 
 
Question #13  
 
Stakeholder #1 – I feel I don’t know enough to have a comment on that. 
 
Stakeholder #2 – No opinion. 
 
Stakeholder #3 – It is a really beautiful green space and right now I cannot see enough demand to develop 
the west side of Taylor Drive. And in as much, would like to see that stay a green, a park or maybe a 
refuge. I don’t see that in the end in the near, near to warrant trying to develop that.  I think the highest use 
would be multi-family residential. But I would kind of hate to see the area get developed. 
 
Stakeholder #4 – Development of the vacant farm land.  I would like to see some kind of conference/resort, 
big-box restaurant, stand alones, offices. 
 
Stakeholder #5 – Open space, wetland could be turned into parkland, trails, hiking trails, commercial, 
residential.  There is a lot of open space available. 
 
Stakeholder #6 – Leave alone. 
 
Stakeholder #7 – High quality, Mixed-Use, destination for Taylor Drive. 
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Question #14  
 
Stakeholder #1 – I think it use to be the main regional retail area, most dominate, which it no longer is the 
most dominate. I think it’s on equal playing field with the others, I think it’s going head to head with the 
development to the south and to the north.  But at the end of the end day I think it needs to get redefined.  
It’s not going to complete with the lakefront as that is more tourist oriented.  I see it more providing services 
to the residents in the smaller radius then previously.  I don’t consider it a regional corridor anymore. 
 
Stakeholder #2 – No response. 
 
Stakeholder #3 – Totally different.  I see the downtown changing over to some of the older retail and offices 
have moved out to the interstate and Kohler Memorial Drive for higher traffic and to be closer to the rest of 
the county. But I think the City has done a good job with keeping a central downtown with boutique retail, 
restaurants, the hospitality at that riverfront is very good.  I think it was a huge mistake not to put the bridge 
across the river to help support that retail, which is a major link to foot traffic and the businesses on the 
river. 
 
Stakeholder #4 – All different.  We are all for the everyday person who lives and works here. 
 
Stakeholder #5 – South and north have taken over the major shopping areas. But I think this central area 
could be developed into specialty shopping. 
 
Stakeholder #6 – Not competitive. We have core customers but that’s it. 
 
Stakeholder #7 – Regional focused, neighborhood, more tourist focused. 
 
Question #15  
 
Stakeholder #1 – I don’t think it is effected in anyway. 
 
Stakeholder #2 – Totally compliments Kohler, provide safety affect. Similar Caliber of Shops. 
 
Stakeholder #3 – I don’t compare the two.  I like Kohler due to the strict covenants how they build things, 
there is consistency, there is quality, and I think is it easier for retail to look at that kind of space to look 
along Taylor Heights. I think we could create that same demand if we did a little bit better job managing 
those properties. 
 
Stakeholder #4 – No comparison. 
 
Stakeholder #5 – I don’t think there is that much relationship, maybe complimentary. 
 
Stakeholder #6 – Kohler is so high end; I believe we are not in the same ballpark. Kohler’s shopping 
centers thrive on tour buses and weekends.  I see no relationship. 
 
Stakeholder #7 – Retail & service, not as high-quality. Kohler has a higher standard as far as a destination 
retail. 
 

Question #16  
 
Yes 7   No 0   Not Sure 0 
 
Question #17  
 
Yes 5   No 0   Not Sure 2 
 
Question #18  
 
Yes 3   No 3   Not Sure 1 
 
Question #19  
 
Yes 4   No 1   Not Sure 2 
 
Question #20  
 
Yes 3   No 2   Not Sure 2 
 
Question #21  
 
Yes 6   No 1   Not Sure 0 
 
Question #22  
 
Yes 6   No 0   Not Sure 1 
 
Question #23  
 
      # % 
 
Upscale retail     5 71% 
Discount retail     6 86% 
Big-box retail     6 86% 
Hotels, hospitality    5 71% 
Upscale restaurants    6 86% 
National chain restaurants   7 100% 
Family dining     7 100% 
Pubs, breweries, bars    5 71% 
Business incubator    3 43% 
Retail center     6 86% 
Locally-owned small businesses  6 86% 
Corporate offices    6 86% 
Banking and insurance   7 100% 
Healthcare, clinics     4 57% 
Library       2 29% 
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Community center     4 57% 
Mixed-Use development    7 100% 
Entertainment, theatre, performing arts  5 71% 
Public spaces, fountains, live music   3 43% 
Farmers’ Market     5 71% 
Pedestrian and bicycle trails    5 71% 
Parks and recreation     4 57% 
 
Question #24  
 
Upscale residential subdivisions   2 29% 
Multi-family residential development   3 43% 
Mixed-Use development    5 71% 
Retirement community, housing for seniors  3 43% 
Hotels and hospitality     3 43% 
Water park      3 43% 
Golf course      1 14% 
Commercial development    5 71% 
Light industrial, manufacturing   1 14% 
Business park      4 57% 
High-tech park      5 71% 
Parks and recreation     4 57% 
Festival grounds     3 43% 
Remain undeveloped     3 43% 
 
Question #25  
 
Stakeholder #1 – No response. 
 
Stakeholder #2 – No response. 
 
Stakeholder #3 - No. You’ve got a large group that own the property in Taylor Heights that live in New York 
if I’m not mistaken. What are their plans if you talked with them.  I would think they are looking for small 
discount retail boxes that they can develop. 
 
Stakeholder #4 - Are we still on a 6 months process here from our review? 
 
Stakeholder #5 - I think it’s a good idea.  I don’t think anyone in a small group can really determine to much 
what the real need is or how it should be developed. I think people who are interested in developing the 
area should have some flexibility. 
 
Stakeholder #6 - For my needs, I need the City to do anything they need to do and use the Wal-Mart 
building. 
 
Stakeholder #7 - None, not really. 
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