
 

Agenda of the Green Bay Planning Commission 
January 22, 2024 
Page 1 

AGENDA OF THE GREEN BAY  
PLAN COMMISSION 

 
MONDAY, JANUARY 22, 2024, 6:00 PM 
City Hall, Room 604 - The Harry Maier Room. 
Virtual attendance is also available via Zoom. 

 
 
 
A. Zoom Meeting Information. 
    

  

1. Join Zoom Meeting Online: 
https://us02web.zoom.us/j/84137675822?pwd=L2EyVlpDSlZGZ1FjcmlpWnZIOEVnUT09  
 
Or call in by phone: +1 312 626 6799 
Meeting ID: 841 3767 5822 
Passcode:  483400 
 
If you wish to speak at this public meeting or leave a comment, please fill out the online 
Comment Form prior to the meeting. More detailed Zoom Instructions can be found online. 

      
B. Roll Call. 
    

  1. Members: Lisa Hanson - Chair, Jacob Miller - Vice-Chair, Ald. Jim Hutchison, Sidney Bremer, 
Derius Daniels, Ken Rovinski, and Michael Poradek. 

      
C. Approval of the Agenda. 
    
  1. Approval of the agenda for the January 22, 2024, meeting of the Plan Commission. 
      
D. Approval of Minutes. 
    
  1. Approval of the minutes from the January 8, 2024, meeting of the Plan Commission. 
      
E. Regular Business. 
    

  

1. (ZP 24-02) Public hearing on the request for a Conditional Use Permit to create a restaurant 
with drive-through in a C1 General Commercial district at 3112 Finger Road, submitted by 
Joel Ehrfurth of Mach IV Engineering and Surveying, on behalf of Early Childcare II LLC, 
property owner (Ald. J. Hutchison, District 2). 

      

https://us02web.zoom.us/j/84137675822?pwd=L2EyVlpDSlZGZ1FjcmlpWnZIOEVnUT09
https://greenbaywi.gov/FormCenter/Clerks-41/Virtual-Meeting-Comment-Form-for-Committ-147
https://greenbaywi.gov/DocumentCenter/View/10468/Virtual-Zoom-Meeting-Instructions-PDF
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2. (ZP 24-02) Consideration with possible action on the request for a Conditional Use Permit 
to create a restaurant with drive-through in a C1 General Commercial district at 3112 
Finger Road, submitted by Joel Ehrfurth of Mach IV Engineering and Surveying, on behalf of 
Early Childcare II LLC, property owner (Ald. J. Hutchison, District 2). 

      

  

3. (ZP 24-03) Public hearing on the request for a Conditional Use Permit to create a 
communication tower in the BP Business Park district at 1931 Cofrin Road, submitted by 
Michael Bieniek on behalf of Jose J. Morales Gonzalez, property owner (Ald. S. Campbell, 
District 6). 

      

  

4. (ZP 24-03) Consideration with possible action on the request for a Conditional Use Permit 
to create a communication tower in the BP Business Park district at 1931 Cofrin Road, 
submitted by Michael Bieniek on behalf of Jose J. Morales Gonzalez, property owner (Ald. S. 
Campbell, District 6). 

      
F. Informational. 
    
  1. Director's Report. 
      
  2. Date of the next meeting: February 26, 2024. 
      
G. Adjournment. 
    
 
 

1) THIS MEETING IS RECORDED:  THE VIDEO OF THIS MEETING AND MINUTES ARE AVAILABLE ONLINE 
AT www.greenbaywi.gov 

2) ACCESSIBILITY:  Any person wishing to attend who requires special accommodation because of a disability, 
should contact the City Safety Manager at 920-448-3125 at least 48 hours before the scheduled meeting time so 
that arrangements can be made. 

3) QUORUM:  Please take notice that a majority or quorum of the Common Council will attend this Plan 
Commission meeting and will constitute a meeting of the Common Council for purposes of discussion and 
information gathering relative to this agenda. 

4) REPRESENTATION:  The party requesting the communication, or their representative, should be present at this 
meeting. 

http://www.greenbaywi.gov/


 
Report to the 

Green Bay Plan Commission 
 
 

 
100 North Jefferson Street, Green Bay, Wisconsin 54301-5026 

greenbaywi.gov 

 
MEETING DATE   PREPARED BY 

January 22, 2024    
 
  
AGENDA ITEM # E.1 

(ZP 24-02) Public hearing on the request for a Conditional Use Permit to create a restaurant with drive-
through in a C1 General Commercial district at 3112 Finger Road, submitted by Joel Ehrfurth of Mach IV 
Engineering and Surveying, on behalf of Early Childcare II LLC, property owner (Ald. J. Hutchison, District 2). 

  
BACKGROUND 
 

  
RECOMMENDATION 
 

  
FISCAL IMPACT 
 

  
ATTACHMENTS 

None 
 
 



 
Report to the 

Green Bay Plan Commission 
 
 

 
100 North Jefferson Street, Green Bay, Wisconsin 54301-5026 

greenbaywi.gov 

 
MEETING DATE   PREPARED BY 

January 22, 2024   Jon LeRoy, Zoning Administrator 
 
  
AGENDA ITEM # E.2 

(ZP 24-02) Consideration with possible action on the request for a Conditional Use Permit to create a 
restaurant with drive-through in a C1 General Commercial district at 3112 Finger Road, submitted by Joel 
Ehrfurth of Mach IV Engineering and Surveying, on behalf of Early Childcare II LLC, property owner (Ald. J. 
Hutchison, District 2). 

  
BACKGROUND 

Alderperson/District: Ald. Jim Hutchison (District 2) 
Reason for Request: The applicant would like to develop the subject parcel for a drive-through 
restaurant.   
 
Surrounding Zoning and Land Uses: 
SUBJECT: General Commercial (C1) Vacant 
NORTH: Low Density Residential (R1) Two Family Dwellings Telephone Utility Building 
SOUTH: Planned Unit Development (PUD) Business Park 
EAST: General Commercial (C1) Vacant 
WEST: Rural Residential (RR) Vacant 
 
Comprehensive Plan: The 2022 Smart Growth Plan designates this area as Commercial. 
 
Consistency Analysis: While Ch. 66.1001 Wis. Stats. does not specifically require conditional uses to 
meet the consistency requirement, the proposed conditional use permit is consistent with the 
comprehensive plan.  The proposed use of the subject property is compatible with and is not contradictory 
to the applicable recommended policy and the future land use map.   
 
Report: This request is to facilitate the construction of a drive-through restaurant/café. The vacant site is 
located on a three-sided parcel fronting East Mason Street, Ontario Road, and Finger Road. A five-tenant 
commercial building is proposed for the site. While the site has three sides, the proposed design designates 
the predominant front of the building facing East Mason Street with surface parking to the south and east of 
a 9,636 square foot building. Specific users for the commercial tenant spaces were not known at the time, 
but C1 zoning permits a wide variety of service businesses, retail sales, and commercial recreation and 
entertainment options. The applicant is seeking to create a site plan which accommodates a coffee shop/café 
user in the western-most space within the building (Tenant 1) which would utilize a drive-through. 
Restaurants are permitted in C1 districts, but a drive-through requires a conditional use permit. 
 
A drive-through lane is proposed to come off a driveway entrance along Finger Road, wrapping around the 
building counterclockwise. The window pickup is situated along the western building wall facing Ontario 
Road. The distance from the pick-up window to the end of the drive through lane (which is located where 
the drive through lane meets the ingress/egress lane for the parking lot) is approximately 260 feet. The drive 
through lane can hold up to 13 autos if each automobile, on average, is separated within 0–4 feet of one 
another. If vehicles are separated by an average of 12–15 feet apart, the number of automobiles is reduced 
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to 9 autos in the queue. The city code requires room for three stalls in front of the pick-up window and 
three behind a menu board. This design meets both standards. Other recent drive through lanes which have 
been constructed in the city range from approximately 200 feet in length for the University Avenue Burger 
King, to 295 feet for the Scooters on East Mason Street, to over 350 feet in length for the Main Street 
Popeyes. 
 
Vehicular access to the site is provided via a shared drive along Finger Road. While the site has three sides, 
access is limited. East Mason Street cannot provide access to the site through ingress/egress due to existing 
no-access agreements along East Mason Street. Ontario Road cannot provide access as the intersection is 
too close to both Finger Road and East Mason Street. The proposed placement of the driveway to the 
property is both the most logical and fits within the City code. The proposed driveway placement provides 
for sufficient distance from the Ontario/Finger intersection.  Because of the limitations on Mason and 
Ontario, a driving entrance must be placed somewhere along Finger Road. Inherently, development will 
create ingress egress which faces out towards existing two-family residences. The staff believe the placement 
of the driveway in the location, nearly as far east as possible on the lot, is the best placement for a driveway 
entrance. 
 
The proposed site plan notes a landscape area with vegetated berm and plantings separating the drive 
through lane and the northern property boundary. The intent of a buffer separation is shown in the 
proposal. A detailed landscaping plan meeting regulations specific to Sec. 44-1966 (perimeter parking lot 
landscaping) must be met with formal site plan review. These standards include a landscape at least 15 feet in 
width, screening consisting of either a masonry wall, fence, berm, plantings, or a combination thereof that 
forms a screen a minimum of three feet in height, and not less than 90 percent opaque on a year-round 
basis. Screening located along front and corner side yards is limited to three feet in height and must be at 
least 90 percent opaque on a year-round basis, and tree plantings of at least one canopy tree per 40 lineal 
feet of the perimeter of the parking lot. The landscaping code provides a good starting point to separate 
drive-through purposes from neighboring properties. In addition, staff recommends a higher threshold for 
this drive-through use as automobiles are in a more fluid state compared to a typical parking lot. With this in 
mind, staff recommends a screening no less than four feet in height and not less than 100 percent opaque on 
a year-round basis, as well as a focus 
 
The landscaping code provides a good visual separation of auto uses from neighboring properties but does 
not address specifically sound which emanates from drive-through uses. Typical city ordinance sound levels 
limit decibel levels during the overnight hours. The drive through area is approximately 150 linear feet away 
from the front of the nearest homes across Finger Road. This is comparable to the distance drive-through 
order windows or menu boards are compared to other similar new drive-through restaurants located near 
neighborhoods on East Mason Street or University Avenue. Because of the proximity to neighboring 
residences, staff recommends limiting the hours of operation of the drive-through lane from 6am to 10pm. 
The staff do not recommend any additional conditions for operations inside the restaurant/café. 
 
This property received a variance from the Board of Appeals at the January 15, 2024, meeting because of the 
placement of drive-through windows or menu boards between the principal building and street. The variance 
was conditioned for approval based off final approval of a conditional use permit for drive through restaurant 
use by the Common Council. 
 
Zoning Ordinance Section 44-83(e) establishes seven standards for the Plan Commission to consider when 
reviewing a conditional use permit: 
1.    The establishment, maintenance, or operation of the conditional use will not be detrimental to or 
endanger the public health, safety, or general welfare. 
2.    The establishment of the conditional use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district. 
3.    The conditional use, its exterior architectural design, and functional plan of any proposed structure will 
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not be injurious to the use of other property in the immediate vicinity nor substantially diminish or impair 
property values within the surrounding neighborhood. 
4.    Adequate utilities, access roads, drainage, and/or necessary facilities have been or are being provided. 
5.    Adequate measures have been or will be taken to provide ingress and egress and so designed as to 
minimize traffic congestion. 
6.    The conditional use shall have adequate parking facilities as specified in Article XVIII of this chapter. 
7.    The conditional use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located and all other applicable city ordinances. 
 
Staff believes the use in conjunction with the proposed conceptual site plan meets the standards for a CUP 
for drive-through purposes. Staff believes the commercial site will inherently bring anticipated change to the 
area, but the proposed use and proposed design meet the standards for a conditional use permit. 
 
Alder Hutchison, the McAuliffe Neighborhood Association, and adjacent property owners within 200 feet of 
the site have been notified of the request.  As of the drafting of this report, staff had received an inquiry into 
the development from a neighboring property owner at the fore had mentioned Board of Appeals meeting. 
The neighbor had concerns about the queuing at the drive-through potentially leading to traffic backed up on 
Finger and expressed concern for properties facing across from a drive entrance leaving the property. 

  
RECOMMENDATION 

Approval of the request, subject to: 
a. A site plan and applicable permit applications are submitted to the Department of Community and 
Economic Development for review and approval. 
b. Landscaping along the northern boundary between the drive-through lane and the property line must 
include a screening of a minimum of four feet in height and 100 percent opaque on a year-round basis. A 
focused concentration of planting shall occur in front of any order boards or window openings along the 
north side of the drive-through lane on the north side of the property. 
c. Hours of operation for the drive-through use shall be 6am-10pm. 
d. Compliance with the regulations of the Green Bay Municipal Code is not covered under the Conditional 
Use Permit, including standard site plan review and approval. 

  
FISCAL IMPACT 
 

  
ATTACHMENTS 

1. ZP 24-02 Application and Info 
2. ZP 24-02 Site Layout Concept 
3. Property Map 24-02 
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100 North Jefferson Street, Green Bay, Wisconsin 54301-5026 

greenbaywi.gov 

 
MEETING DATE   PREPARED BY 

January 22, 2024    
 
  
AGENDA ITEM # E.3 

(ZP 24-03) Public hearing on the request for a Conditional Use Permit to create a communication tower in 
the BP Business Park district at 1931 Cofrin Road, submitted by Michael Bieniek on behalf of Jose J. Morales 
Gonzalez, property owner (Ald. S. Campbell, District 6). 

  
BACKGROUND 
 

  
RECOMMENDATION 
 

  
FISCAL IMPACT 
 

  
ATTACHMENTS 

None 
 
 



 
Report to the 

Green Bay Plan Commission 
 
 

 
100 North Jefferson Street, Green Bay, Wisconsin 54301-5026 

greenbaywi.gov 

 
MEETING DATE   PREPARED BY 

January 22, 2024   Dena Mooney, Staff 
 
  
AGENDA ITEM # E.4 

(ZP 24-03) Consideration with possible action on the request for a Conditional Use Permit to create a 
communication tower in the BP Business Park district at 1931 Cofrin Road, submitted by Michael Bieniek on 
behalf of Jose J. Morales Gonzalez, property owner (Ald. S. Campbell, District 6). 

  
BACKGROUND 

Primary Address: 1931 Cofrin Road (Parcel 21-1183-9) 
Alderperson/District: Ald. Campbell, District 6 
Reason for Request: The proposed CUP would allow for a telecommunications tower facility to be built 
at 1931 Cofrin Road. 
  
Surrounding Zoning and Land Uses: 
SUBJECT: Business Park (BP) Automobile Repair 
NORTH: Business Park (BP) Contractor Office, Manufacturing 
SOUTH: Business Park (BP) Government, Manufacturing 
EAST: Business Park (BP) Manufacturing, Self-Storage 
WEST: Business Park (BP) Self-Storage 
 
Comprehensive Plan: The 2022 Smart Growth Green Bay Comprehensive Plan currently recommends 
Light Industry for the parcel.  The proposed use does comply with the comprehensive plan.   
 
Report: 
Michael Bieniek, LCC Telecom Services, and Jose J. Morales Gonzalez, property owner, are seeking to build 
a 155’ tall monopole tower with a 4’ tall lightning rod for a total height of 159’, to be located in a 50’ x 50’ 
area on the northern portion of 1931 Cofrin Road (rear of the lot).  The site is in the Business Park (BP) 
District.  In this district, telecommunication towers/wireless communication facilities are allowed with a 
Conditional Use Permit (CUP).  However, 2013 Act 20 passed by the Wisconsin Legislature requires that 
telecommunication towers be allowed within all municipal zoning districts.  The parcel currently contains a 
building that has an automobile repair business.  The rear portion is undeveloped and would be the site of 
the tower.   
 
According to the narrative provided by the applicants, the proposed wireless communications support 
structure is being erected to initially accommodate the equipment of Cellcom. Cellcom is currently located 
on an existing tower immediately behind the Baycom building at 2040 Radisson Street (tower fronts Cofrin 
Drive), three lots to the east of the proposed tower.  The existing tower is not structurally capable of 
handling the necessary equipment upgrades. Therefore, this tower is no longer a viable option for the 
carrier.  The new tower will be available for at least two additional carriers.     
 
Conditional use approval may be recommended by the Plan Commission with reasonable consideration of 
the following: 
1.  The establishment, maintenance, or operation of the conditional use will not be detrimental to or 
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endanger the public health, safety, or general welfare. 
2.  The establishment of the conditional use will not impede the normal and orderly development and 
improvement of the surrounding property for uses permitted in the district. 
3.  The conditional use, its exterior architectural design, and functional plan of any proposed structure will 
not be injurious to the use of other property in the immediate vicinity nor substantially diminish or impair 
property values within the surrounding neighborhood. 
4.  Adequate utilities, access roads, drainage, and/or necessary facilities have been or are being provided. 
5.  Adequate measures have been or will be taken to provide ingress and egress and so designed as to 
minimize traffic congestion. 
6.  Adequate parking facilities as specified in Article XVIII of Section 44-83 within the Municipal Code. 
7.  The conditional use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located and all other applicable City ordinances. 
 
Many of the above standards have been met or will be addressed during the site plan review process.  The 
applicant has included responses to each of the Conditional Use Permit criteria, and it’s included in the 
application packet.   
 
The staff is requesting that at least one parking stall dedicated to the tower is installed on-site and that a 
pedestrian access route to the facility from the road be included in the site plan.  The site plan must also be 
compliant with the land use development standards of Sec. 44-1586(b). Wireless communication facilities 
and/or support structures and all other regulations of the Green Bay Municipal Code.     
 
Staff supports the request as it complies with the CUP requirements.  Ald. Campbell and neighbors within 
200 feet have been notified of the meeting based on Plan Commission policy.  No inquiries have been made 
as of the drafting of this report.   

  
RECOMMENDATION 

Approval of the request, subject to: 
a. Parcel must have at least one (1) parking stall dedicated to the tower on site and paved vehicular access to 
the tower at all times. 
b. Compliance with Sec. 44-1586(b) of the Green Bay Municipal Code. 
c. Compliance with all other regulations of the Green Bay Municipal Code. 

  
FISCAL IMPACT 
 

  
ATTACHMENTS 

1. 24-03 Map 
2. 24-03 Application Narrative Info 
3. 24-03 Site Plan 
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# Project Name Developer Project Location Project Description Status Update Est. Prop Value
Total # Under 80% 
225 0

Total # Under 80% 
43 36

Total # Under 80% 
48 40

Total # Under 80% 
172 0

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 
233 187

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 
7 6

Total # Under 80% 
14

Total # Under 80% 
33 26

Total # Under 80% 
71

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 
11 7

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 

1

Total # Under 80% 

Total # Under 80% 
2 1

Total # Under 80% 
52 52

Total # Under 80% 

Total # Under 80% 

Total # Under 80% 

COLOR KEY
Multi‐family
Single‐family
Commercial
Industrial
Park/Public

26

27

City East Apartments

City of Green Bay Development Tracker ‐ January 2024

17

18

19

20

21

22

23

24

25

10

11

12

13

14

15

16

1

2

3

4

5

6

7

8

9

Market multi‐family 
rental, retail

CSM underway. PUD considered at Plan 
Commission in January. Construction Anticipated 

Summer 2024.
$21,000,000.00

Housing Units

Merge @ Shipyard Merge LLC 239 Arndt Street

$11,627,300.00

Bay City Lofts Bay City Lofts, LLC. 2510 University Ave
Affordable multi‐family 

rental

City East Apartments, 
LLC.

1165 E Walnut
Affordable multi‐family 
rental, United Way office

DA, TIDAH, HOME and ARPA SLFR Approved ‐ 
Construction started Sept. 2023

Market rate multi‐family 
rental, grocery, UWGB, 

retail

Developer reworked development design and re‐
bidding. DA approved but out of compliance

$22,000,000.00

DA/TIF, HOME and ARPA SLFR Approved ‐ 
Construction started Sept. 2023

$14,125,500.00

200 N. Monroe
200 N. Monroe 
PropCo LLC

200 N. Monroe

Market rate multi‐family 
rental, retail

Planning option extension to April requested.  
PUD and Site Plan to be considered at Plan 

Commission in January.
tbd

Development RFP being revised/reissued

tbd

New Land 221 Cherry New Land Enterprises 221 Cherry

JBS City/RDA 0 Lime Kiln Rd
Destination park, mixed 
housing, urban farm

Affordable multi‐family 
rental, retail

Under construction. Completion anticipated 
Spring 2024

$21,000,000.00

$1M EPA Grant awarded. RFP preparation 
underway

tbd

The Fort @ Railyard TWG 419 Donald Driver Way

Former Badger Sheet 
Metal

TBD
420 S. Broadway/419 S. 

Maple

Market rate multi‐family 
rental, retail, green 

infrastructure corridor

Industrial ‐ pet food 
processing

Partial occupancy 12/20/23  phase two to be 
complete 3/31/24

$35,000,000.00

Engineering underway for Pulliam impovements

tbd

Carnivore Lanny Viegut  3757 Vital Pl

Pulliam Redevelopment
Port of Green Bay / 

Brown County
420 S. Broadway/419 S. 

Maple
Port development / C. 

Reiss relocation

Affordable multi‐family 
rental, bank, retail

Bank and 2nd story housing complete. Second 
retail space and first floor apt under construction 

to be complete in early 2024.
tbd

Under construction. Completion anticipated July 
2024

$12,150,000.00

Bangkok Gardens 
Redevelopment

BFAM, LLC
317 Dousman/240 N. 

Broadway

Shipyard Phase I City/RDA 100 W. Mason, 239 Arndt
Riverfront promenade, 

pier, docks, kayak launch, 
habitat, site utilities

Planning Option approved, expires 02/14/2024

tbd

Predevelopment, road intsall start and 
groundbreaking in fall

tbd

Cherry Faith Properties DuJuan Cherry 436 S. Monroe

Habitat Homestead Habitat for Humanity 0 Richmond St
Affordable single‐family 

owner occupied  detached 
and townhomes

Amendment to DA anticipated in February 2024. 

tbd

222 Cherry St LLC Peter Nugent 216‐222 Cherry St
Market rate apts with 

retail 1st floor

Developer finalizing financing

tbd

Schauer & Schumacher 33 Investments LLC
227 E Walnut, 101 & 109 N 

Adams St

Event venue, speakeasy 
and housing P/O Expires 

03/13/2024

10 unit, 3 buildings, 
market‐rate units

Finalizing bidding and design.  Planning Option 
expires 03/30/2024

tbd

Bidding and Design process. Planning Option 
extension may be considered in February 2024.

4th Street
Neighborworks Green 

Bay
4th Street and Chestnut

University Ave
Neighborworks Green 

Bay
20‐24 Unit Complex

Single family, owner 
occupied home

DA expires 12/31/2024

$198,300.00

PO Expires 2/14/2024

tbd

1915 Harold St. LeMense 1915 Harold St

 Mary and Gallagher
Neighborworks Green 

Bay
Tri‐plex dwellings,  design 

still TBD

Single family, owner 
occupied home

PO Expires 03/12/2024

tbd

Completion anticipated Fall 2024

$243,000.00

929 N Broadway
Neighborworks Green 

Bay
929 N Broadway

445 S Baird St
Deals, Development, 
Partnership Capital

445 S Baird St
Single family, owner 

occupied home

52 Unit affordable housing 
multi story & Stacked 

Townhomes

Developer preparing development proposal and 
is seeking financing. PO Expires 5/14/2024

tbd

DA Expires 12/31/2024

$500,000.00

1035 Vandertbraak Danna Capital
1035 Vanderbraak & 

Corner Vanderbraak and 
Clay

1162 & 1164 Day St
Neighborworks Green 

Bay
1162 & 1164 Day St

Single family, owner 
occupied home on each 

lot

Affordable single‐family  DA expires 12/31/2024

DA expires 12/31/2024

1132 Harvey St. Habitat for Humanity 1132 Harvey Street

1008 Smith St. Habitat for Humanity 1008 Smith Street Affordable single‐family 

DA expires 12/31/20241151 Reber St. Habitat for Humanity 1151 Reber Street Affordable single‐family 
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