
July 21, 2021 Community & Economic
Development

FROM: Justin Lyons

SUBJECT: Discussion of a Preliminary Planned Unit Development (PUD) application at
141 Vester Street

SUGGESTED ACTION
No action will be taken on this item. If the applicant moves forward after the discussion, public
hearings would be required at the Planning Commission and City Council. 

Agenda Item Category
Operational Item

Agenda Item Deadline Date
2021-07-14

Item Description
Krieger Klatt Architects, on behalf of Sturgeon Bay Partners, is proposing a preliminary Planned Unit
Development (also called "PUD") plan application. The proposed project, Vester Flats, would a
redevelop the existing privately owned surface parking lot at 141 Vester, between Woodward Avenue
and Bermuda. The initial proposal would convert the site to a four-story, mixed use building with 75
upper-level residential units for a mixture of incomes, and ground floor retail, building amenities,
greenspace, and parking spaces. 

Planned Unit Development regulations are noted in the zoning ordinance (section. 24-301 to 305). This
policy tool is "intended to provide a development option that allows for flexibility in normal zoning
requirements", for projects that "result in recognizable and substantial benefits tot he city overall that
would not be available under the existing, underlying zoning classification." This is the first step in the
Planned Unit Development review procedures, outlined in Sec. 24-305. 

Item Background
Sturgeon Bay Partners contacted City staff to explore potential options at the site and evaluated
potential design options for a mixed use development with Krieger Klatt Architects. After a review of
the existing zoning district and potential development, a Planned Unit Development (PUD) was the
recommended course for the possible project. The current zoning for the parking facility is P-1
(Vehicular Parking), and any use other than off-street parking would require a rezoning or PUD. The
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2017 Ferndale Master Plan's Future Land Use Map
(https://ferndale.maps.arcgis.com/apps/mapviewer/index.html?
webmap=dbe990d5baca40edae609e26c1ffedc6) designated the site for "Downtown" land use, which
generally aligns with the Central Business District (CBD) zoning district. In looking at the context of the
site in Downtown Ferndale, but adjacent to Mixed Use 1 (MXD-1), P-1, R-3 (Single/Multiple-Family
Residential), and other CBD zoned sites, the applicant considered a project that closely aligned with
the Urban Flex subdistrict within the CBD zoning district. As noted in Sec. 24-71 (c), the intent of Urban
Flex subdistrict "serves as a transition to the adjacent zone districts and urban patterns. The sub-
district is characterized by a mix of uses, which include retail, offices, multi-family and civic uses." 

As part of the PUD review procedures, the applicant submit a preliminary PUD plan for Planning
Commission consideration. As noted in the ordinance, the "review does not constitute any form of
approval of the PUD, but is intended to give the applicant an indication of the issues and concerns that
must be resolved prior to the final PUD submission." The preliminary PUD worksheet completed by
the applicant includes basic information, such as location, zoning designation, vehicular circulation,
and a "description of how the proposed PUD will result in recognizable and substantial benefits to the
city that would not be available under the underlying zoning district." The applicant notes how the
project aligns with "qualifying conditions" (Sec. 24-303), as well as the Master Plan, including "a
complementary mixture of uses", "sustainable building and site design", "diversification of housing
types", "pedestrian and transit oriented development", and more. A full site plan review of the project
has not been complete at this time, but the applicant has provided an initial list of deviations from the
zoning ordinance (off-street parking, and maneuvering lanes). 

The Planning Commission will review and consider the preliminary PUD plan, but will not vote on the
application. Staff and the applicant are interested in feedback from the community and Planning
Commission to determine next steps for the project. If the applicant were to move forward in the PUD
process, then a formal PUD agreement, site plan, and full list of deviations from the zoning ordinance
would be submit to the City for review. Staff would review the documents, and then a public hearing
would be held for Planning Commission consideration. If the Planning Commission recommends
approval of the PUD plan, then City Council would also hold a public hearing and make a final
determination on the application. The formal PUD agreement is a legal document that includes
development details, project phases, etc., that the applicant would be bound to, if approved by City
Council.

Prior to the preliminary PUD plan submittal, the applicant has been meeting with adjacent residents
and businesses to learn more about the community's goals and vision for a project on Vester Street.
Staff also mailed a notice regarding the Planning Commission meeting to property owners and
occupants within 500 feet of the project. Staff also created a "project page" on the City's website for
interested community members to keep up to date with the latest project information and meeting
dates. Please check this page for upcoming information: https://www.ferndalemi.gov/projects/141-
vester-street.

Item Costs
N/A

GL#
N/A
 

 

 



CIP#
N/A

Additional Notes
 

 
ATTACHMENTS:
 
20210721-141 Vester-Preliminary PUD Presentation.pdf
20210721-141 Vester-Preliminary PUD Worksheet.pdf
20210721-141 Vester-Preliminary PUD Plan.pdf
20210721-141 Vester-Preliminary PUD Notice FINAL.pdf

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/995020/20210721-141_Vester-Preliminary_PUD_Presentation.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/995021/20210721-141_Vester-Preliminary_PUD_Worksheet.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/995017/20210721-141_Vester-Preliminary_PUD_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/993116/20210721-141_Vester-Preliminary_PUD_Notice_FINAL.pdf

