
NOTICE 

There will be a Planning Commission meeting on Wednesday, March 23, 2016 at 7:30pm in the 
Committee Room at the St. Francis City Civic Center located at 3400 E. Howard Avenue. 

PLANNING COMMISSION AGENDA 

1. Call to Order 

2. Minutes of the meeting held February 24, 2016 

3. Public Comment 

4. Updates for Commission (no action) 
 A. Landing at Park Shore – Transition Plan Update 
 B. Bear Development South Lake Drive 
 C. Sherman Associates South Lake Drive Proposal 

5.  Discussion and Possible Action – Comprehensive Plan 
 A. Page H19 Update 
 B. Other Possible Corrections 

6. Discussion and Possible Action – Applications dated February 11, 2016 
 Re: Rezoning of County Park Land in the City of St. Francis 
 A. Bay View Park 
 B. Greene Park 
 C. Oak Leaf Trail (Sheridan Park) from E. Lunham Ave extended to E. Howard Ave Extended 

7. Unfinished Business 
 A. 4235 S. Nicholson Avenue Site – RFP Review 
     1. RFP Review – Updated Site Plan from Brinshore 
     2. Library Site and Parking 

8. Adjourn. 

Upon reasonable notice, a good faith effort will be made to accommodate the needs of individuals to 
participate in public meetings, who have a qualifying disability under the Americans with Disabilities 
Act.  Request should be made as far in advance as possible, preferably a minimum of 48 hours.  For 
additional information or to request this service, contact the St. Francis City Clerk at 481-2300.  The 
meeting room is wheelchair accessible from the East and West entrances. 

Note:  There is the potential that a quorum of the Common Council may be present. 

CITY OF ST. FRANCIS
PLANNING COMMISSION MEETING

MARCH 23, 2016
7:30PM



MINUTES OF THE PLANNING COMMISSION MEETING 
HELD FEBRUARY 24, 2016, 6:30 PM 

The meeting was called to order by Mayor St. Marie-Carls at 6:31 PM. 

Members present: Mayor St. Marie-Carls, Alderperson Debbie Fliss, Commission Members Eric Stemwell, 
Rick Grubanowitch, Charles Buechel, Eric Manders and Tom Kiepczynski. 

Members excused:  None. 

Also present:  Alderman Ray Klug, City Engineer/Director of Public Works Melinda Dejewski, Library 
Director Amy Krahn, Library Board Member Ann Carter-Drier, Special Projects/Code Compliance 
Coordinator Todd Willis, Director of Administrative Services for Milwaukee County Teig Whaley-Smith, 
Richard Sciortino and Mike Rhone of Brinshore Development, SR Mills, and Joe Schwenker of Bear 
Development, Robert Zingara, Richard Adamczewski, Andy Wendt, Michael Grimshaw, Ken Tutji, 
Richard Meissner and other interested citizens. 

1. Call to Order 

2. Minute Approval 
A motion was made by Commissioner Buechel, seconded by Commissioner Stemwell to approve the 
minutes of the January 27, 2016 meeting.  Motion carried. 

3. Public Comment 
Email regarding Marian Center Article in the Bay View Compass 
Mayor St. Marie-Carls stated that the Bay View Compass had an article about the Marian Center.  In the 
article, it stated that the City of St. Francis has approved a development for the Marian Center which is 
inaccurate.  She called the Bay View Compass and requested that they correct the article.  The editor that 
she spoke with indicated that the Bay View Compass would not be printing a retraction. 

4. Discussion and Possible Action 
 A. Letter dated 1/25/2016 from Milwaukee County re:  County Park Land Zoning 
Mayor St. Marie-Carls introduced Teig Whaley-Smith the Director of Administrative Services for 
Milwaukee County.  Mr. Whaley-Smith stated that the County has done an audit of its park system and 
found that many parks within communities are not zoned appropriately for the use as a park.  The County is 
working with the different communities to get the proper zoning for the park lands.  There is no intent by 
the County to change the use of the lands.  They just need the parks to have the correct zoning in each 
community.  Mayor St. Marie-Carls indicated that the applications for the change in zoning are on the 
March 1, 2016 Common Council agenda for referral to the Planning Commission.  A motion was made by 
Alderwoman Fliss, seconded by Commissioner Buechel to place the letter on file.  The motion carried. 

 B. Milwaukee Aerotropolis Development Plan 
Mayor St. Marie-Carls stated that this plan is informational only.  She will keep the Commission updated 
on developments with the planning process. Alderwoman Fliss inquired as to who attends the meetings.  
Mayor St. Marie-Carls responded that the mayors attend but the meetings are now quarterly instead of 
monthly as they had been in the past.  She continued that the planning group will include SEWRPC.  A 
motion was made by Alderwoman Fliss, seconded by Commissioner Kiepczynski to place the plan on file.  
The motion carried. 

 C. Email dated 1/27/2016 from Bruce Peacock re:  Low Income Housing Impacts 
Mayor St. Marie-Carls stated that she wanted the Planning Commission to be aware of Mr. Peacock’s 
concerns regarding the possibility of the Bear Development becoming low income housing.  Included in 



Mr. Peacock’s email is information which he believes supports his concerns on the possible impacts of 
low/moderate income housing.  She also stated that she believes that Bear is aware of Mr. Peacock’s 
concerns as well.  A motion was made by Alderwoman Fliss, seconded by Commissioner Kiepczynski to 
place the email and information on file.  The motion carried. 

 D. Email dated 1/27/2016 from Richard Meissner re:  Assessments, Real Estate Taxes, 
Mil Rate, Bear Development and TIF Funding 
Mayor St. Mare-Carls stated that she wanted the Commission to be aware of the information and ideas of 
Mr. Meissner regarding the existing and proposed developments on the lakefront.  A motion was made by 
Alderwoman Fliss, seconded by Commissioner Kiepczynski to place the email on file.  Discussion 
followed. 

Commissioner Grubanowitch stated that on page 2, the last sentence indicated that the Planning 
Commission and/or City was  “hustled or on the take”.  He was personally offended by the comment.  
Mayor St. Marie-Carls stated that she heard the same comment about the Bear project from residents of 
Park Shore.  She is trying to be as public as possible as the process continues.  Commissioner Stemwell 
inquired if the CDA was award of the comments since TIF is mentioned in the email  Mayor St. Marie-
Carls stated she will provide a copy of the email to the CDA for their information.  Mr. Meissner was in 
attendance and asked to clarify his comments. 

Richard Meissner – 4110 S. Lake Drive, Unit 437 
Mr. Meissner stated that he does things with sarcasm so some of his comments were intended to be 
sarcastic.  He believes that $10 million is very generous to Bear.  The Landing has issues Thomson 
Properties and he knows the cost of living on the lake.  He is afraid that it will become too expensive to live 
at the Landing.  The A-wing is unfinished .  The condominium documents were changes to make the 
maintenance, etc. part of the responsibility of the condo association. There are rusting pipes, the rubber roof 
membrane leaked, etc.  He does not want the “perfect storm” of cost where everyone leaves.  He believes 
that there is a huge disparity in the tax revenues between the proposed Bear development and the existing 
development.  He does not mean to be disrespectful but there are issues. 

Mayor St. Marie-Carls stated that she appreciated all the time Mr. Meissner put into his comments.  
Commissioner Grubanowitch stated that he does not believe that most of the comments in the email are 
applicable to the Planning Commission. 

A resident requested for someone to explain TIF funding and how it works.  She also would like something 
posted on the website for citizens to read.  She believes it is an issue of contention and therefore 
information on TIF funding should be disseminated for the community. 

 E. Bear Development South Lake Drive Update 
Mayor St. Marie-Carls stated that there was no update.  Commissioner Stemwell inquired as to the impact 
the Thomson development has on the Bear development.  SR Mills of Bear Development stated that the 
elevator shaft will be removed.  He is not familiar with the interworking of the association or the 
infrastructure of the complex.  He continued that their purchase agreement also requires the clean-up of the 
existing base of the area but Thomson has not clarified what that clean-up will exactly be.  Commissioner 
Stemwell thought there should be a more definite description of what “clean-up” means such as does it 
include putting grass on the area where the elevator shafts are taken down.  Mr. Mills could not speak to 
exactly what “clean up” means although he believes it includes that the tar paper is washed, windows are 
repaired but it probably does not include clean up to the degree of a building inspector.  A motion was 
made by Commissioner Stemwell, seconded by Alderwoman Fliss to contact Thomson Properties to clarify 
what clean-up will take place on their site.  The motion carried. 



 F. Sherman Associates Development South Lake Drive Development Proposal 
Mayor St. Marie-Carls stated that Sherman Associates made essentially the same presentation to the CDA 
as they did to the Planning Commission.  The CDA voted to have Ehlers and Associates work with 
Sherman Association to review the financial aspect of the project from a TIF perspective.  They may be 
coming to the March meeting. 

Alderman Klug had a comment regarding the statement by Sherman Associates that the need for senior 
housing will continue to grow.  Alderman Klug referenced the draft Comprehensive Plan section 1.6 which 
states that the need for “…senior housing may decline and the supply of units will outstrip the demand…”
Commissioner Stemwell thought that Alderman Klug made a good point, however; the comprehensive 
plan, which is a guide, states that the City needs diversity in the housing available and that applies to even 
senior housing.  The City has a lot of financial assisted senior housing but not market rate or assisted living.  
He continued that the City needs to make sure it is not over duplicating what is already in existence and he 
believes this proposal can be a unique niche for the City.   

Commissioner Kiepczynski stated that it sounded like the units had been tweaked some from the initial 
presentation based upon the market studies Sherman was performing as reported by Mayor St. Marie-Carls.  
She further added that there was discussion with Sherman regarding public access to the Oak Leaf Trail 
from the site at a location to be determined in the future. 

There was no action taken on this item. 

5. Unfinished Business 
 A. 4235 South Nicholson Avenue Site – RFP Review 
Both Bear Development and Brinshore Development were in attendance.  Mayor St. Marie-Carls requested 
that Brinshore present first. 

Richard Sciortino of Brinshore Development stated that they took to heart what they heard at the previous 
Planning Commission meeting.  They have refined, and will continue to refine, their proposal for the site.  
Based upon those comments and the cell tower and its easement, they have reconfigured the site layout and 
reduced the density.  There are now 23 family units with a one to one underground parking ratio.  The site 
also has approximately surface parking spaces.  They are using a traditional design with some brick 
features but on such a small building, all brick would not provide a residential feel so they have included 
some hardy plank type panels.  The design is still “green” with eco-friendly features.  A benefit is that the 
City receives a tax increase on the site.  Their financial plan does include some TIF financing but has been 
reduced to approximately $300,000.  For a good score with WHEDA, the City needs to participate in the 
development.  Brinshore is prepared to work with the City on the purchase of the land.  Their timeline is to 
work through the design and zoning in 2016 and be prepared to submit to WHEDA in January of 2017.  If 
successful, Brinshore would close with WHEDA in fall of 2017 and complete the project in 2018. 

There were some general questions from the Commission about the site plan regarding the rain garden, 
parking, bedroom sizes and where the other Brinshore developments in the area are located.  Mr. Sciortino 
stated that the rain garden is a place holder for stormwater management, clarified the parking configuration 
and bedroom sizes and indicated that their other developments were at Center and Tutonia and Dr. Martin 
Luther King Jr. Drive and Locust.   

A question was then asked if substantial changes could be made after WHEDA approved the project.  Mr. 
Sciortino stated that no substantial changes could be made.  There could be some leeway for minor 
changes, but nothing major.  Another question was asked regarding the use of WHEDA funding as to why 
the site did not lend itself to market rate housing.  Mr. Sciortino stated that overall, the mortgage per unit is 
substantial and it would take rents of over $1000/month to break even.  The location does not support rents 
of that value.  The Brinshore presentation was concluded. 



Mayor St. Marie-Carls then had SR Mills and Joe Schwenker of Bear Development present their concept 
for the site.   

Mr. Mills began by stating that there were lessons learned at the previous Planning Commission meeting.  
They heard that the development cannot be too dense, that parking for the library is important, pedestrian 
safety is important and that the design must blend with the surrounding area.  They also reviewed their 
workforce housing concept and have found that the numbers needed to make market rate housing an option 
for the site are not supported.   

Mr. Schwenker brought forward two options.  Option 1 is 22 – 1-3 bedroom units.  There are 18 
underground parking spaces with 22 surface spaces for the apartments and 49 general use surface spaces.  
There will be no access to Nicholson Avenue and they will create bump-outs to assist in pedestrians 
crossing the street.  Option 2 includes 32 – 1-3 bedroom units with 32 underground parking spaces with 27 
surface spaces for the apartments with 29 surface spaces for general use.  The building will be 3 stories and 
they will work with relocating the electric line..  The exterior building materials will be a combination of 
masonry and hardy plank.  Bear Development has updated their financing plan in light of the 2 new 
options.  Originally, they had requested $1,250,000 in TIF financing.  They are now requesting $462,000 
for option 1 and $640,000 for option 2.  They will still be applying for WHEDA assistance for the project. 

Amy Krahn, Library Director, was appreciative of Bear listening to the concerns of the Library. 

The Commission generally thought that one large parking lot was overwhelming.  While the spaces may be 
needed, it also needs to be aesthetic.  There was discussion on whether the number of parking stalls being 
proposed by either developer is really needed.  The concern is that some of the street parking which is 
being utilized by the library patrons currently, will be used by visitors and tenants of the proposed 
apartments thus leaving less spaces for the patrons.   

Mayor St. Marie-Carls asked what type of tax value the development could have for the City.  Mr. 
Schwenker estimated that their project would create approximately $1000/unit in taxes.  Mr. Sciortino 
stated that Brinshore would be paying fair market value for the land with a ground lease which would be an 
approximate $600,000 benefit to the City. 

There was discussion regarding the need for workforce housing and how WHEDA reviews workforce and 
market rate housing in the application process. 

Mayor St. Marie-Carls requested that the Library Board review the proposals and the parking lot proposals 
that had been done for the library side of the street and provide feedback to the Commission. 

No action was taken on this item. 

6. Adjourn 
The  next meeting will be March 23, 2016 at 6:30pm.  A motion was made by Commissioner Buechel, 
seconded by Commissioner Kiepczynski to adjourn. Motion carried.  Meeting adjourned at 8:23pm. 



City of St. Francis____Building Inspector 
3400 E Howard Ave     Office Hours Mon.– Fri.     Craig Vretenar 
St. Francis, Wisconsin 53235  8:00- 9:00 AM
Ph 414-316-4311   1:00-2:00 PM 
Fax 414-481-6483     E-mail craigv@stfranwi.org

          2/15/2016 

Mayor St. Marie-Carls and Members of Common Council, 

Attached are three applications for rezoning from Milwaukee County to appropriately zone parks 
in the City of St. Francis. Two of them are zoned Institutional Use which require a Special Use 
under this zoning. These would be Bay View Park and Nathanial Greene Park. The third park 
area is the land deeded by Kimball Hill Homes to Milwaukee County. It is the land east of 
Parkshore and the Landings abutting Lake Michigan and Sheridan Park to the south (in Cudahy) 
This is zoned PUD and would need to be changed to IU SU. Please forward to the Planning 
Commission for their review and recommendation. 

Craig Vretenar 
        Craig Vretenar 
        Building Inspector/ 
        Zoning Administrator 

mailto:craigv@stfranwi.org
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