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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by RLO Sign, Inc. to install a 
new electronic readerboard monument sign at Wilson Elementary School located at 1625 
Wilson Avenue. SR-5 Zone 

REPORT PREPARED BY: Steve Sokolowski, Manager of Planning and Zoning 

REPORT DATE: October 19, 2018 

FISCAL SUMMARY: 

Budget Line Item: N/A 
Budget Summary: N/A 
Budgeted Expenditure: N/A 
Budgeted Revenue: N/A 

BACKGROUND I ANALYSIS: 

MEETING DATE: October 23,2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: 
Municipal Code: 

N/A 
N/A 

RLO Sign, Inc. is proposing to install a new electronic readerboard monument sign at Wilson 
Elementary School located at 1625 Wilson Avenue. The applicant states: 

• Wilson School would like to replace its existing weathered manual readerboard 
monument sign with a new electronic readerboard. The applicant is proposing to retrofit 
the old changeable copy portion of the sign with a message center and to install a new 
Wilson Elementary School sign on the top of the readerboard cabinet. 

• The sign will be located in the same location which has a central location and faces 
Wilson Avenue. The sign is approximately 55 feet to the Wilson Avenue property line. 

• The new monument sign is approximately 36sf 

o The electronic readerboard portion of the monument sign to be replaced is 
approximately 18sf (3 x 6). 

o The top cabinet advertises Wilson Elementary School and the Sheboygan Area 
School District Community Recreation is approximately 18sf (3 x 6). 

• Monument sign is approximately six (6) feet tall (top of the arch). 

• The new electronic message center will provide better opportunities to advertise school 
activities and events to the public. 
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STAFF COMMENTS: 

Applicant is requesting the following variance: 

Applicant is requesting to install a 36sf sign - maximum square footage for a school sign in 
the SR-5 zone is 24sf. 

ACTION REQUESTED: 

Staff recommends approval of the conditional use/sign permit and variance subject to the 
following conditions: 

1) Applicant shall obtain the necessary sign permits prior to installation. 
2) Maximum height of sign is eight (8) feet (top of sign to grade). 
3) Sign shall meet the minimum the minimum 12 foot setback to all property lines (closest 

edge of sign to property line). Applicant is responsible to insure the sign meets the 
required setbacks. 

4) Applicant shall meet Sections 15.804(a) and (c) of the City of Sheboygan Zoning 
Ordinance relating to signage and pedestrian/traffic safety and sign timing/cycles. No 
signs containing flashing, intermittent or moving sections or intermittent or flashing lights 
shall be permitted. 

5) All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 
Ordinance. There shall be no spillover light onto adjacent properties or the streets. 

6) Sign messages and/or location shall not create any pedestrian/vehicular conflicts. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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PARCEL N0.5::\df>l 1..-\ 6.;) 0~ 0 I Office Use Only I 
MAP NO. __________ _ 

ZONING CLASSIFICATION: ~- .,5 REVIEW DATE: 

FILING FEE: $250.00 (Payable lo C1ly of Sheboygan) 

APPLICATION FOR .0 
CITY OF SHEBOYGAN R 

CONDITIONAL USE PERMIT { 
Requirements Per Section 15.905 

Revised May 2012 

Completed application is to be filed with the Department of City Development, 828 Center Avenue, Suite 
104. To be placed on the agenda of the City Plan Commission, application must be filed two weeks prior 
to date of meeting. Applications will not be processed if all required attachments and filing fee of $250 
(payable to the City of Sheboygan) is not submitted along with a complete and legible application. 
Application filing fee is non-refundable. 

1. APPLICANT INFORMATION 

APPLICANT: RLo s~ -:-sxx:: .. 
ADDRESS: \o..:D Or; Cl'C 'Q 0\€_. E-MAIL: c\o>,OO 9r\Q5'gp .~ 

FAX NO. (Q;:o) 45']- .:?399 PHONE: cgdo l lp'J-lo\.oo:;J 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: \J.:J"~OY) i,,\.e.lfl'\£r'\ t 0~ 5:na:>l 
ADDREss oF PROPERTY AFFECTED: HD~ \.JJ\\son ~n..u.~ 
LEGAL DESCRIPTION: :)Qe ~ffi-€.1\ t-

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE:!:5C.Xxo\ 

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLU~N_G"--. \ 
ANY CHANGES TO THE EXISTING USE: C'C) ~ - ~ ,0() 

BRIEF DESCRIPTION OF ALL REQUESTED VARIANCES FROM PROVISIONS 
OF THE ZONING ORDINANCE, WHICH ARE RELATED TO :dE PROPOSED 
OPERATION OR USE: 0. rl.c\CP C £tr(· 'ffi0U){) t ·, D 

f'N9f\U!)Jen t \ 0\-\:h Qab ~ Q.Q,\-



OFFICE USE ONLY 
OFFICE USE ONLY 

PARCEL NO.:Sq'df> l ~"3;) Q q u 
REVIEW DATE:-------

MAP NO.: -------­

ZONING CLASSIFICATION: sQ :5 APPROVAL:-~~-:--:-:-::::--:::--­
Steve Sollolowski, C~y Planner 

CITY OF SHEBOYGAN 
DEPARTMENT OF CITY DEVELOPMENT 

828 Center Avenue Suite 104, Sheboygan, WI 53081 
Phone: (920) 459·3377 Fax: (920) 459·7302 

E-Mail: development@cl.sheboygan.wi.us 

SIGN PERMIT APPLICATION 
(November, 2009) 

Completed application and all required attachments are to be filed with the Department of 
City Development, 828 Center Avenue, Suite 104 for review by the City Planner. 

1. APPLICANT INFORMATION 

APPLICANT: 'Q.Lo 51en, -.:Lrc.· 
ADDRESS: roo OD\oc;u a~)Qif\&Le, frl~o() 

E-MAIL ADDRESS: cb_L.()I\@2 r \QS\(3 D , t'.o YYY) 

PHONE: (9.:;)0 ) ':15:7 -\.o\eO d FAX NO: (q¢2) YS'l ·;:;139 9 

2. OWNER INFORMATION \ d · l.- · ~ 
~l\qO(\ Orec..L ~00 \:=>u ,c_;, 

OWNER OF SITE: IJ.5\\s'7M '5cho() \ 

ADDRESS: 830 V \ "8~ Y\ 0- Q.\.::~..V\U. -e._ 

3. DESCRIPTION OF THE PROPOSED SIGN AND USE OF THE SUBJECT SITE 

NAME OF PROPOSED/EXISTING BUSINESS: \)) .\\sCJf\ £ \.ememc.t..Qi 
ADDRESSOFPROPERTYAFFECTED: l~S \D\\~ Qoe~ 
USEOFPROPERTY: ~~~~~~~0~0L\~-------------



4. CONFIGURATION OF PROPOSED SIGN: 

HEIGHT:.~=s'101 ' X WIDTH: ~~ =TOTAL SQUARE FOOTAGE: 3 5 ~ 
, (o!l ' ()'(\ lO \ \50""fl (),\)Q.\'\.\..4-"L 

AMOUNT OF PUBLIC STREET FRONTAGE: (0'M' Gb 5 , l J VI S\:(.Q,·e.t 
55)6>' c::Jn VJ \\~a\ Q,.OQY\)...l.Q. 

AMOUNT OF EXPOSED EXTERIOR WALL LENGTH :~ ' ccn s . I']~ S tc~t 

SETBACK: 55 i'C)YY) W \\;:)QO (1\..)Q.'<\_~Q_ 'b METHOD OF ATTAC MENT:c::=r,.e_u.;l"S and bcoeL-ei ~ 

METHOD OF ILLUMINATION: \ \"\\~\('.a\ LED~ 

siGN MATERIALs: Q\u ro i hllV'C\, ~l<:1co.r\oof\cde 1 Vi n\j l 
TOTAL SQUARE FOOTAGE OF SIGNS ON SUBJECT PROPERTY: 

BEFORE PROPOSED SIGN: :;)J.i .lp \ AFTER PROPOSED SIGN: ~5 

5. CERTIFICATE 

I hereby certify that all ofthe above statements and attachments submitted hereto 
d correct to the best of my knowledge and belief. 

8\f'l () 
"'-:::::±::?.At:.P~P~L~IC~A~N::T~'S~SI:::G:::-N;-;;A~T:;";U=R~E""-=~ 

~\..CO fD. G,ra.\clD 
PRINT ABOVE NAME 

6. APPLICATION SUBMITTAL REQUIREMENTS 

\D·9 · l?J 
DATE 

a. For new development. the approved site plan for the subject property, showing the 
location and dimensions of all buildings, structures, signs on the subject property, 
property boundaries and dimensions; and the location of the proposed sign. 

b. For existing development, a site plan approved by the City Planner & Zoning 
Manager, showing the location and dimensions of all buildings, structures, signs on 
the subject property, property boundaries and dimensions; and the location of the 
proposed sign. 

c. A scale drawing of the proposed sign listing the height, width, total square footage, 
method of attachment, method of illumination, sign materials, design and 
appearance. 



10/09/2018 

1030 Ontario Ave. Sheboygan,WI 53081 
920-457-6602 · 800-479-6602 · Fax: 920-457-2399 

-w.rtosign.com 

Narrative for sign at Wilson Elementary School 

Steve Sokolowski 
City of Sheboygan 
828 Center Ave 
Sheboygan WI 53081 

Mr. Sokolowski, 

On behalf of our client The Sheboygan Area School district we are requesting a conditional use 
permit to retrofit the old sign with a message center cabinet. The location of the school is 1625 
Wilson Avenue, Sheboygan, WI 53081. 

The proposed sign is an already existing structure and we would just like to modify it. The 
proposed sign cabinet is slight larger than the existing cabinet as it has a radius top. We will be 
using the existing brick pillars and retrofitting the new cabinet and electronic message center in 
between the pillars. The message center will be mounted to within the new sign cabinet which is 
significantly far from the road (55 ' ). 

The school would like the ease of changing messages from the office that will create awareness 
within the community of their upcoming events. 

Thank you, 
RLO Sign, Inc 
920-457-6602 



NewS/FlED 
illuminated cabinet 
with fu ll calor 
electronic message 
center. Graphics to be 
3/ 16" white lexon with 
vinyl graphics applied 
first surface. Ca binet to 
be onstalled using 
existing brick pillars. 

Note: specs TBD 

Site#: S 1 0069 
Customer: Wi lson Elementary 

Street: 1625 Wilson Ave 

City. Sheboygan Stole ·~ 

Site Contoct ·-"La,u,_r,_o __ _ 

Tel#: (920) 459-3688 

Emoil:_.x _____ _ 

Dosogn: Andy Groff 

Revisions 
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New 5/F LED 
illuminated cabinet 
with full color 
electronic message 
center. Graphics to be 
3/16" white lexon with 
vinyl graphics applied 
first surface. Cabinet to 
be installed using 
existing brick pillars. 

Note: specs TBD 

Site#: 510069 
Customer: Wilson Elementary 

Street: 1625 Wilson Ave 
City: Sheboygan Stole :~ 

Site Contact:_,L"'ou"'r-=o'--­
Tel#: 1920) 459·3688 

Emoil :.~x'------­
Design: Andy Groff 

Revisions· 

Customer Approval Dote 
This loyoui design Is o., unpvb1istw!d 
WOI'k ol\d RLO Sign hereby e~;p1euly 

re~rves the common low fight pursuonl 
to trtle 17, wdlon 2 of the Un t&d Sta•es 

code to prevent the vse of fh:s design 
ond lo obto•n dofllaget therefore .... 

eiCIN ,. .. 
www.R:LOSIGN.com 

I 0 30 Onto110 Ave 
Sheboygor'l, Wl53081 
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foJ~t: 920-457-2399 EXISTING SIGN SF: 24.61 sf: 35.0 
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electronic message 
center. Graphics to be 
3/16" white lexan with 
vinyl graphics applied 
first surface. Cabinet to 
be installed using 
existing brick pillars. 

Note: specs TBD 

Srte#: S 1 0069 
Customer; Wilson Elementary 

Street: 1625 Wilson Ave 

Crty. Sheboygan Stole:~ 

Site Contoct:..,Lo.,u"-ro,_ __ 

Tel# : (920) 459·3688 

Emoil·_,x _____ _ 
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NewS/FLED 
illuminated cabinet 
with full color 
electronic message 
center. Graphics to be 
3/16" white lexon with 
vinyl graphics applied 
first surface. Cabinet to 
be installed using 
existing brick pillars. 

Note: specs TBD 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use application by Sheboygan Area School District to 
occupy/operate Tower and Forward Special Education Programs from 832 Niagara Avenue 
(former Maritime Insurance Building). CC Zone 

REPORT PREPARED BY: Steve Sokolowski, Manager of Planning and Zoning 

REPORT DATE: October 5, 2018 

FISCAL SUMMARY: 

Budget Line Item: N/A 
Budget Summary: N/A 
Budgeted Expenditure: N/A 
Budgeted Revenue: N/A 

BACKGROUND I ANALYSIS: 

MEETING DATE: October 9, 2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: 
Municipal Code: 

N/A 
N/A 

The Sheboygan Area School District is proposing to occupy/operate Tower and Forward 
Special Education Programs from 832 Niagara Avenue (former Maritime Insurance Building). 
The applicant states: 

• The Sheboygan Area School District is applying for a conditional use permit for the 
purpose of moving the Tower and Forward special education programs to the existing 
Maritime Insurance building located at 832 Niagara Avenue. 

• Tower and Forward are district wide self-contained special education programs for 
students with emotional behavioral disabilities. Tower/Forward is a self-contained 
program that for the past eight years has been located in the former St. Clement 
School building at 721 North 61

h Street. The space is currently leased by the district 
from St. Clements. The building has some significant capital maintenance needs and 
because the Parrish no longer has a need for the building, they do not intend to 
invest capital money on the building. This has necessitated the need for the District to 
find a new home for the program. 

• While registered as students in their neighborhood school attendance area (North 
High School or South High School and Farnsworth, Horace Mann, or Urban), 
students are placed in the Tower/Forward program through the IEP process . While in 
the home school, students receive services/interventions/behavioral plans from a 
cross-categorical program prior to being placed in the Tower/Forward program. In 
addition, students typically recommended for this support have significant 



interventions outside the school setting, i.e. OHS social worker, court ordered 
attendance, outside of home placement, Lincoln Hills, Rawhide, and/ or incarceration. 

• Tower/Forward are unique to the county and majority of the State due to the 
collaboration with outside agencies. The Department of Health and Human Services 
has been a contributing part of the program since the 1980s. Currently, there are 3 
on-site OHS social workers. Each social worker is assigned a student or family. 
Social workers and Tower staff work collaboratively to create an environment 
sensitive to extensive trauma, poverty, abuse, mental health, and criminal thinking. At 
times students do transition to Parole Officers. We have established a relationship 
with the agency, meeting once a month with a liaison from that department. 

• In addition to OHS, Tower also incorporates other community resources through each 
month. Job Service has ongoing weekly visits with students. Safe Harbor has 
developed tools to identify positive relationships. Mental Health America has provided 
small group work on Mindfulness. Students receive hands-on experience when 
working with Meals on Wheels in both programs. 

• The goal of the Tower/Forward program is to provide a structured, safe, learning 
environment for students that exhibit ongoing emotional, social , and behavioral 
needs. Reintegration into their neighborhood high school/middle school is an ongoing 
process and is only introduced when the student meets the individual goals outlined 
in their IEP. 

• One of the goals in relocating the program is to maintain a central location within the 
city. Close proximity to the Department of Health and Human Services and to the 
Districts central administration building are important for support of the program. 

• The Tower program serves grades 9-12 and is currently staffed with 3 specia l 
education teachers, 3 educational assistants, 2 security assistants, one secretary, .50 
administrator, .50 school counselor, a part time technology teacher, 1 FTE art 
teacher, .20 school resource officer. In addition, each student has an assigned DHHS 
social worker. Currently, three DHHS social workers have offices at Tower. 

• The Forward program serves grades 6-8 and is currently staffed with 1 special 
education teacher and two education assistants . The Forward Program is also 
supported by the Tower Staff. 

• During District scheduled school days, the building will be in use Monday-Friday 
7:30AM- 4:30PM. Potentially on Saturday from 7:30AM-4:30PM for staff use. 
Entrance to the building would be through the west doors adjacent to the west 
parking lot. 

• School is in session 8:30AM-3:00PM, Monday through Friday. However, students 
may be dropped off up to 30 minutes before the start of the school day and 30 
minutes after the end of the school day. 
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• A yellow school bus drops student off for morning arrival only. There is no after 
school bus transportation. Vans are used to transport student's home at the end of 
the school day. 

• There are currently 3 vans used to transport students at arrival, dismissal, and for 
educational field trips. The vehicles will be parked on the parking lot during the school 
day, when not in use and overnight. 

• Current enrollment is approximately 30 students. 

• A maximum of 25 staff members could be parked in the lot during the day. This 
includes up to 5 traveling staff members that could occupy the lot periodically. 

• Students will be outside during the day for educational and recreational purposes, 
including but not limited to : lunch/recess, outdoor learning experiences, etc. Students 
are at all times under direct adult supervision by district staff. It should be noted that 
there have not been any problems or incidents with students in the current 
neighborhood surrounding St. Clements and the John Michael Kohler Art Center. 

STAFF COMMENTS: 

None. 

ACTION REQUESTED: 

Staff recommends approval of the conditional use/sign permit subject to the following 
conditions: 

1) Prior to operation/occupancy, the applicant shall obtain all licenses and occupancy 
permits as well as meet all required codes including but not limited to building, plumbing, 
electrical, HVAC, fire, health, etc. An occupancy permit will be granted only at such time 
as the applicant has met all requirements. 

2) If using dumpsters, the dumpster(s) shall be screened/enclosed and constructed of like 
materials and colors of the facility. If using chain link fencing, the applicant shall install 
Privacy Decorative Slatting (PDS) material in order to effectively screen the dumpster. 

3) All ground level and rooftop mechanicals shall be screened and/or enclosed and 
constructed of like materials and colors of the facility (HVAC equipment, etc.). 

4) Outdoor storage of materials, products or equipment shall be prohibited. 
5) All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 

Ordinance. There shall be no spillover light onto adjacent properties or the streets. 
6) Applicant shall obtain the necessary sign permits prior to installation. Applicant shall be 

permitted to install individual letter signs - no cabinet or flat panel signs. If staff has any 
concerns with proposed signage design, the matter may be brought back to the Plan 
Commission for their consideration. 
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7) If applicant leases space to additional tenants, the tenants shall obtain all necessary land 
use and building approvals/permits prior to occupancy. 

8) If there are any exterior alterations, those alterations will be reviewed by the City of 
Sheboygan Architectural Review Board. 

9) If there are any amendments to the approved use and/or site plan, the applicant will be 
required to submit a new site plan and/or conditional use application reflecting those 
amendments. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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PARCEL NO -lfJ~7 ~(() I Office Use Only 

MAP NO ______________________ _ 

C{_~--
ZONI NG CLASS I Fl CATION --~,.,__...., _ __.c=-."---- REVIEW DATE: 

FILING FEE: $250.00 (Pavable to C1tv of Shebovoan) 

CITY OF SHEBOYGAN .rll 
APPLICATION FOR ( /J.._ 

CONDITIONAL USE PERMIT . 
Requirements Per Section 15.905 

Revised May 2012 

Completed application is to be f1led w1th the Department of C1ty Development, 828 Center Avenue. SUite 
104 To be placed on the agenda of the C•ty Plan Commission, application must be f1led two weeks prior 
to date of meetmg Applications will not be processed if all required attachments and filing fee of $150 
(payable to the C1ty of Sheboygan) is not submitted along with a complete and legible apphcat1on 
Apphcat1on f1ling fee is non-refundable 

1. APPLICANT INFORMATION 

APPLICANT: Sheboygan Area School District 

ADDRESS 830 Vit·ginia AVe, Sheboygan E-MAIL: rnboeh 1 ke@sasdn. et 
-- ·- -

PHONE: J. 920 ) 459-3955 FAX NO. _( 920 ) 1159-4300 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 
SASD Tower and forward Program/Propose~ 

NAME OF PHOPOSED/EXISTING BUSINESS Mari time Insurance (Ex1s ting ) - -

ADDRESS OF PROPERTY AFFECTED 832 Niagara Avenue 

LEGAL DESCRIPTION. Tax Pat·cel Nos. 59281106170 and 59281106200 

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE 

Insurance /\gen~y 

DEl AIU: D DI::SCRIPTION OF PROPOSED OPE::RAliON OR USE INCLUDING 
ANY CHANGES TO THE I::XISliNG USE 

see attached -- - - - - - - - --·- ---

BRIEF DESCRIPliON OF All REQUESTED VARIANCES FROM PROVISIONS 
OF THE ZONING ORDINANCE. WHICH ARE RE:LATED TO 1 HE PROPOSED 
OPERATION OR USE: None requested 



The Sheboygan Area School Drstnctrs applyrng for a condrtional use permrt for the purpose of 
movrng the Tower and Forward specral education programs to the existing Marrtime Insurance 
building located at 832 Niagara Avenue. 

Tower and Forward are drstrrct wide self-contarned specral educatron programs for students wrth 
emotional behavroral drsabrlities. Tower/Forward is a self-contained program that for the past 
eight years has been located in the former St Clement School buildrng at 721 North 61

h Street. 
The space is currently leased by the district from St Clements The buildrng has some 
signrfrcant capital maintenance needs and because the Parrrsh no longer has a need for the 
building, they do not intend to invest capital money on the building This has necessitated the 
need for the District to frnd a new home for the program 

Information on the Program 
While registered as students in their nerghborhood school attendance area (North High School 
or South High School and Farnsworth, Horace Mann, or Urban), students are placed in the 
Tower/Forward program through the IEP process While in the home school, students receive 
services/interventrons/behavioral plans from a cross-categorical program prior to being placed in 
the Tower/Forward program. In addrtron. students typically recommended for this support have 
signrfrcant interventions outside the school setting, i e DHS social worker, court ordered 
attendance, outside of home placement. Lincoln Hrlls Rawhide. and/ or incarceration 

Tower/Forward are unrque to the county and majorrty of the State due to the collaboratron wrth 
outsrde agencres The Department of Health and Human Services has been a contributrng part 
of the program since the 1980s Currently, there are 3 on-site DHS social workers Each social 
worker rs assrgned a student or famrly Sacral workers and Tower staff work collaboratrvely to 
create an envrronment sensi trve to extensive trauma, poverty, abuse. mental health. and 
cnmrnal thrnkrng At times students do transitron to Parole Offrcers We have establrshed a 
relatronshtp with the agency. meetrng once a month with a lrarson from that department 

In addrtion to DHS. Tower also rncorporates other communrty resources through each 
month Job Servrce has ongoing weekly vrs1ts wrth students Safe Harbor has developed tools 
to rdentrfy pos1trve relatronshrps Mental Health Amenca has provrded small group work on 
Mrndfulness Students recerve hands-on expenence when working wrth Meals on Wheels rn 
both programs 

The goal of the Tower/Forward program rs to provrde a structured. safe, learnrng envrronment 
for students that exhrbrt ongoing emotronal sacral and behavroral needs Rerntegratron rnto 
therr nerghborhood htgh school/middle schoolrs an ongotng process and rs only Introduced 
when the student meets the rnd1vrdua l goals outlined rn therr IEP 

One of the goals rn relocatrng the program rs to ma1ntarn a central locatton wrthrn the crty Close 
proxrmrty to the Department of Health and Human Servtces and to the Drstncts central 
admrnrstratron bulld1ng are rmportant for support of the program 

Program Staffing -
The Tower program serves grades 9 12 and rs currently staffed wrth 3 specral educatron 
teachers 3 educational assrstants 2 securrty assrstants one secretary. 50 admrnrstrator 50 
school counselor a part trme technology teacher 1 FTE art teacher 20 school resource 
offrcer In addrtron each student has an assrgned DHHS sacral worker Currently. three DHHS 
social workers have offrces at Tower 



The Forward program serves grades 6-8 and IS currently staffed w1th 1 spec1al educat1on 
teacher and two education ass1stants The Forward Program IS also supported by the Tower 
Staff 

Building Usage Times 
During District scheduled school days. the buildrng will be in use Monday-Friday 7:30AM-
4 30PM Potentially on Saturday from 7 30AM-4·30PM for staff use. Entrance to the building 
would be through the west doors adjacent to the west park1ng lot 

Student Drop Off and Pick Up 
School is in sess1on 8.30AM-3 OOPM, Monday through Fnday. However. students may be 
dropped off up to 30 minutes before the start of the school day and 30 m1nutes after the end of 
the school day 

Student Transportation 
There are currently 3 vans used to transport students at arnval, d1sm1ssal, and for educatronal 
field trips The vehicles will be parked on the parking lot during the school day, when not in use 
and overn1ght 

A yellow school bus drops student off for morning arnval only There is no after school bus 
transportation Vans are used to transport students home at the end of the school day 

Student and Staff Numbers 
Current enrollment is approximately 30 students 

A maxrmum of 25 staff members could be parked rn the lot during the day Th1s 1ncludes up to 5 
traveling staff members that could occupy the lot periodically 

Students Outside of the Building 
Students wi ll be outs1de durrng the day for educational and recreatronal purposes 1nclud1ng but 
not lrm1ted to lunch/recess outdoor learn1ng experiences. etc Students are at all t1mes under 
d1rect adult superv1s1on by d1strrct staff It should be noted that there have not been any 
problems or 1nc1dents with students rn the current neighborhood surroundrng Sl Clements and 
the John Mrchael Kohler Art Center 



..J 
) 
..J 

D 

i • 

u 
<C 
CD 

<C 

. . , .. . . 

\-

(}) 

E 



Main entrance on west side of building. View is from N 9th Street 

Parking to the west of the main build1ng entrance. 



View of north side of building. 

View of northside parking lot. 



Vrew of south side entrance off of Niagara Avenue (entrance will not be used). 
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September 11 . 20 18 

Steve Sokolowski 
Ctty of Sheboygan 
Via Email 

Dear Mr Sokolowski , 

Maritin1c Real Estate IIoldingsJ LLC 
-

P. .. ~.., r,'ic,gar ,. A, l·JJlll 

Th1s letter confirms that Maritime Real Estate Hold1ngs. LLC (owner/seller). authorizes Mark 
Boehlke of the Sheboygan Area School Oistrict(tenanUbuyer) to submit a cond1t1onal use 
perm1t application to operate school use from my property located at 832 Niagara Avenue 
(address of property buyer w1ll operate from) 

Sincerely,, /.. ' 

- --:::,(r 1 / 
/'~rl-c:~~-/ 

Donald Hammond 
Manag1ng Member 
Mant1me Real Fstate Hold1ngs LLC 



DWIGHT D. DARROW 
DEAN M. DIF.TRJCH 

DARROW&DIETRICH 
LAW OFFICES 

October 9, 2018 

Mr. Steve Sokolowski 
Manager of Planning and Zoning 
City of Sheboygan 

Re: Darrow & Dietrich, S.C. 
File No. 890108 

Dear Mr. Solowski: 

Via Email to steve.sokolowskK@sheboyganwLgov 

I want to thank you in advance for considering our comments via letter. My partner, Dean Dietrich, 
and I, are committed to anend legaJ proceedings this afternoon and simply cannot be present at 4:00 
p.m. 

I have asked my paralegal, Brenda Kissinger, to represent our interests in this maner and have asked 
her to share the content of this Jener with you. 

The proposal is to locate a school facility for certain young people approximately 20 inches from our 
building. We oppose the use of this facility for this purpose. 

My partner and I have spent hundreds of thousands of dollars to create and help establish a 
downtown aesthetic that is an environment friendly to shoppers, pedestrians, users of the Children's 
Museum, users of our Stephanie Weill Center and local restaurants and businesses. 

I am concerned that the proposal will adversely affect what has begun to be progress in maintaining 
that aesthetic in our downtown area. 

I do not mean to sound harsh, but the facility that is being proposed is to house young people who 
are deemed either too dangerous or have behavioral problems of such a serious nature that they are 
not allowed to attend school in a normal school setting. Each of these young people have been 
adjudicated as delinquent by our Court system. The let1er authored by the Sheboygan Area School 
District does not overtly tell you that each of these young persons has been adjudicated as a 
delinquent by the Court system. lnferentially, the information is there, but one should understand that 
these students have been deemed to have behavioral challenges significant enough to deem them 
inappropriate or a danger to the general student population in the normal school setting. 

PHOI\'F 920-451·6100 

lJARROW & DII:TRICH S.C 
822 ~IAGARA AVE~L'E 

PO BOX 1001 
SHEBOYGA:-.1. WI SJOS~ - 1001 FAX 920-'51 -6110 



Mr. Sokolowski 
October 9, 2018 
Page 2 

With that in mind, we are concerned over several aspects of the proposal as set forth by the school 
district. We note that there are a total of six (6) teachers and two (2) security assistants, one (I) 
secretary, a part-time administrator/counselor/technology teacher. Apparently, one full-time art 
teacher and a very part-time school resPurce officer. We essentially have three(3) teachers, three (3) 
assistants, and two (2) security assistants to service thirty (30) students which is the current 
enrollment in the program according to the district. I am concerned about the ratio of adult 
supervisors to students. That concern is heightened by the fact that the school district indicates that: 

"Students will be outside during the day for educational and recreationa1 purposes, 
including but not limited to: lunch/recess, outdoor learning experiences, etc." 

It is our opinion that the site is not conducive to be a school setting. There is simply no space within 
the building or outside of the building to conduct recreational activities. We are left with a clear 
inference that these adjudicated, delinquent individuals will be allowed to congregate outside of the 
building either in public sidewalk areas, public alleyway areas, or in the streets. The site in question 
has no playground area or other outdoor area that would assure the neighbors that these individuals 
will stay on site at the facility. The Children's Museum is a half a block to the east of this site. That 
Children's Museum has worked diligently and with many donors to create an outdoor area next to 
the museum that is utilized for educational programs and for programs involving very small children. 
The interaction of the students as proposed by the District with the Above and Beyond Children's 
Museum clientele would be inappropriate. 

I also understand that to the west across the street is a daycare facility run by the Trinity Lutheran 
School System. Again, interaction with these types of behavioral challenged individuals with the 
young people across the street would be wholly inappropriate. 

It would also be inappropriate to have these young people congregating around my office, around 
our parking lot or in the alley ways or sidewalks servicing our law firm office. 

Because of the lack of ability to house these young people indoors for recreational activities, that 
means the exclusive area for recreation will be outside. This site is bordered on the west and south 
by heavily used roadways. To the north, there is an empty lot owned by the Fountain Park Motel, and 
there is a paved lot that we believe is owned by Maritime Insurance. I note that the School District 
says that there wiJI be a maximum of twenty-five (25) vehicles associated with this school facility 
and those vehicles will take up almost all of that parking lol. To the east of this building is my office. 
My office is literally twenty (20) inches away from this building. There is a parking lot behind my 
office. There is simply no space in the immediate vicinity for these young people to recreate. There 
is a park to the north. I think it is wholly inappropriate to believe and understand that these 
individua1s will be properly supervised to attend some kind of recreational pursuit in a public park. 
That park has no play ground facility or other facilities that would allow for recreation, such as a 
basket ball court, or a baseball diamond. This makes this site inappropriate. 



Mr. Sokolowski 
October 9, 2018 
Page 3 

We arc also concerned about the eruo!Jment figures used by the District. They contend that currently 
there are thirty (30) students in the program. As a part of the conditional use pennit, ifthat pennit 
is extended to the District, we would ask that as a condition of use, that no more than thirty (30) 
students be allowed to use this facility. We would further ask that as a condition to the use of the 
property that the students not be allowed outdoors in using either the public alleyway, sidewalks, or 
other private property to loiter, congregate, or recreate. 

We would ask that as a condition of use that the hours of operation of this site be Monday through 
Friday, 7:30a.m. to 4:30p.m. We ask that as a condition of use that the facility not have students 
on site on the weekends. We also ask that as a condition of use that the facility not have students on 
site during the swnmer public school vacation time period. 

We note with great concern that there is no after school bus transportation. We note that vans are to 
be used to transfer students home at the end of the school day. We would ask that as a condition of 
use of the facility that all students be required to vacate the facility by 5:00p.m. on Monday through 
Friday while the facility is in session. 

We would note that the District's central administration building has sufficient room and facilities 
for this program. We would note that there are a sufficient number of other school owned properties 
in which these individuals could be housed and subject to an academic program. 

We thank you again for your time, attention, and consideration to our requests. 

Very truly yours, 

DARROW & DIETRICH, S.C. 

Uw6h.- o;J,....-
Dwight D. Darrow 
State Bar #0 I 003912 

DDD/eh 
890 I 08.stevel 00918 

pc: Chad Pelishek, via email at chad. pclishek@shebo~anwi.~ov 

Janet Duell man, t-·ia email at jane£. duellmqnrii>Jheboy~am"'j, ~O\' 
Nancy Maring, via email al tU1flC)',marinwhebo)'~anwi. s,:ov 



CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use application by Sheboygan Area School District to 
occupy/operate Tower and Forward Special Education Programs from 832 Niagara Avenue 
(former Maritime Insurance Building). CC Zone 

REPORT PREPARED BY: Steve Sokolowski, Manager of Planning and Zoning 

REPORT DATE: October 19,2018 

FISCAL SUMMARY: 

Budget Line Item: N/A 
Budget Summary: N/A 
Budgeted Expenditure: N/A 
Budgeted Revenue: N/A 

BACKGROUND I ANALYSIS: 

MEETING DATE: October 23, 2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: 
Municipal Code: 

N/A 
N/A 

The Plan Commission held this matter at the last meeting. Some issues/concerns were 
raised and the Plan Commission wanted to have the applicant meet with some of the 
adjacent properties in order to further discuss this proposal further. 

Darrow and Dietrich Law offices provided a letter the day of the meeting and verbal 
information at the meeting. Darrow and Dietrich stated they opposed the use of 832 Niagara 
Avenue for the Tower/Forward program for several reasons: 

• The programs will house young people who are deemed too dangerous or have 
behavioral problems of such a nature that they are not allowed to attend school in a 
normal setting. 

• Concerns of the ratio of adult supervisors to students (not enough). 

• 832 Niagara Avenue is not conducive for a school setting- no space inside or outside the 
building to conduct recreational activities, no space for kids to congregate outside, etc. 

• Concerns regarding the number of students who will attend this school - how do we know 
there will not be more than 30 students in the future. 

• Concerns with the days and hours of operation 
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• Concerns with the day and hours of operation - before school, during school, after 
school. 

• Appears to be other school owned properties to house this program. 

Darrow and Dietrich also recommended the following conditions to the Plan Commission if 
the conditional use permit was to be granted: 

• Not more than 30 students be permitted to use the facility. 

• Students not be allowed outdoors in using either the public alleyway, sidewalks or other 
private property to loiter, congregate or recreate. 

• Hours of operation be Monday through Friday, 7:30am to 4:30pm. 

• All students be required to vacate the facility by 5:00pm Monday through Friday while the 
facility is in session. 

• The facility not have students on site during summer public school vacation time period. 

The Sheboygan Area School District (SASD) has provided letters in support of the project. 

Thomas Dinolfo, St. Clement Parish trustee, stated SASD has been a good tenant. The 
students of Tower Academy used the facilities of the building and recreation area in the 
parking lot and there have never been any problems involving interference with Parish 
activities or disturbance of neighbors. Furthermore, the Parish Officers were satisfied that 
the educational purpose of Tower Academy was compatible with the mission of the Catholic 
Church. Nothing has happened during the tenancy of the SASD to contradict that. 

Emily Rendall-Araujo, Executive Director of the Above and Beyond Children's Museum, 
stated that it has recently come to our attention that there might be concerns that the 
Museum would not like having Forward and Tower programs as neighbors. This is not a 
concern of ours at all and we are glad to have that building find good use. In fact we have 
had great success partnering with other local schools for volunteer projects. I am hopeful 
that we might be able to work out something similar with the students learning in this new 
location. 

Scott Shackelford, Manager, and Barb Kultgen, Supervisor, of the Sheboygan County Health 
and Human Services Department stated that they provide three (3) dedicated social work 
positions who have office in the school that help to support some of the youth and famil ies 
that attend Tower Academy. The concept of Tower, formerly known as Strive, began in 
1980. The goals of the community based collaborative between human services and the 
school program were to provide a safe, nurturing learning environment, facilitate positive 
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family interaction and unity, and develop vocational skills to be field tested in the community. 
The partnership was based on the premise that education is not the sole responsibility of the 
schools and that community involvement is a key ingredient to effect lasting change in 
attitudes and actions of students and families served. This letter of support affirms our strong 
partnership with SASD for the past 38 years with the Strive/Tower Academy program and 
commitment to help address any issues that may arise with the children, youth and families 
that are served. We value that the program is located in the downtown area where the youth 
are able to take advantage of public transportation, community programming and support 
services. 

It is staffs understanding that the SASD had a meeting with neighbors on Wednesday, 
October 17. Darrow and Dietrich informed the SASD that they would be unable to attend this 
meeting. The SASD reported no one attended the meeting. 

The SASD has included a new letter for the Plan Commission to review describing the 
Tower/Forward program. 

Staff report from August 28th 2018 below: 

The Sheboygan Area School District is proposing to occupy/operate Tower and Forward 
Special Education Programs from 832 Niagara Avenue (former Maritime Insurance Building). 
The applicant states: 

• The Sheboygan Area School District is applying for a conditional use permit for the 
purpose of moving the Tower and Forward special education programs to the existing 
Maritime Insurance building located at 832 Niagara Avenue. 

• Tower and Forward are district wide self-contained special education programs for 
students with emotional behavioral disabilities. Tower/Forward is a self-contained 
program that for the past eight years has been located in the former St. Clement 
School building at 721 North 6th Street. The space is currently leased by the district 
from St. Clements. The building has some significant capital maintenance needs and 
because the Parrish no longer has a need for the building, they do not intend to 
invest capital money on the building. This has necessitated the need for the District to 
find a new home for the program. 

• While registered as students in their neighborhood school attendance area (North 
High School or South High School and Farnsworth, Horace Mann, or Urban), 
students are placed in the Tower/Forward program through the IEP process. While in 
the home school, students receive services/interventions/behavioral plans from a 
cross-categorical program prior to being placed in the Tower/Forward program. In 
addition, students typically recommended for this support have significant 
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interventions outside the school setting, i.e. OHS social worker, court ordered 
attendance, outside of home placement, Lincoln Hills, Rawhide, and/ or incarceration. 

• Tower/Forward are unique to the county and majority of the State due to the 
collaboration with outside agencies. The Department of Health and Human Services 
has been a contributing part of the program since the 1980s. Currently, there are 3 
on-site OHS social workers. Each social worker is assigned a student or family. 
Social workers and Tower staff work collaboratively to create an environment 
sensitive to extensive trauma, poverty, abuse, mental health, and criminal thinking. At 
times students do transition to Parole Officers. We have established a relationship 
with the agency, meeting once a month with a liaison from that department. 

• In addition to OHS, Tower also incorporates other community resources through each 
month. Job Service has ongoing weekly visits with students. Safe Harbor has 
developed tools to identify positive relationships. Mental Health America has provided 
small group work on Mindfulness. Students receive hands-on experience when 
working with Meals on Wheels in both programs. 

• The goal of the Tower/Forward program is to provide a structured, safe, learning 
environment for students that exhibit ongoing emotional, social, and behavioral 
needs. Reintegration into their neighborhood high school/middle school is an ongoing 
process and is only introduced when the student meets the individual goals outlined 
in their IEP. 

• One of the goals in relocating the program is to maintain a central location within the 
city. Close proximity to the Department of Health and Human Services and to the 
Districts central administration building are important for support of the program. 

• The Tower program serves grades 9-12 and is currently staffed with 3 special 
education teachers, 3 educational assistants, 2 security assistants, one secretary, .50 
administrator, .50 school counselor, a part time technology teacher, 1 FTE art 
teacher, .20 school resource officer. In addition, each student has an assigned DHHS 
social worker. Currently, three DHHS social workers have offices at Tower. 

• The Forward program serves grades 6-8 and is currently staffed with 1 special 
education teacher and two education assistants. The Forward Program is also 
supported by the Tower Staff. 

• During District scheduled school days, the building will be in use Monday-Friday 
7:30AM- 4:30PM. Potentially on Saturday from 7:30AM-4:30PM for staff use. 
Entrance to the building would be through the west doors adjacent to the west 
parking lot. 

• School is in session 8:30AM-3:00PM, Monday through Friday. However, students 
may be dropped off up to 30 minutes before the start of the school day and 30 
minutes after the end of the school day. 
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• A yellow school bus drops student off for morning arrival only. There is no after 
school bus transportation . Vans are used to transport student's home at the end of 
the school day. 

• There are currently 3 vans used to transport students at arrival, dismissal, and for 
educational field trips. The vehicles will be parked on the parking lot during the school 
day, when not in use and overnight. 

• Current enrollment is approximately 30 students. 

• A maximum of 25 staff members could be parked in the lot during the day. This 
includes up to 5 traveling staff members that could occupy the lot periodically. 

• Students will be outside during the day for educational and recreational purposes, 
including but not limited to: lunch/recess, outdoor learning experiences, etc. Students 
are at all times under direct adult supervision by district staff. It should be noted that 
there have not been any problems or incidents with students in the current 
neighborhood surrounding St. Clements and the John Michael Kohler Art Center. 

STAFF COMMENTS: 

If the Plan Commission elects to approve the conditional use permit there are several 
conditions of approval that staff is recommending. 

In addition, Darrow and Dietrich have recommended several as well. The Plan Commission 
will need to determine if they would like to include these suggestions: 

• No more than 30 students shall be permitted to use the facility. 

• Students shall not be allowed to use the public alleyway, sidewalks or other private 
property to loiter, congregate or recreate. 

• Hours of operation shall be Monday through Friday, 7:30am to 4:30pm. 

• All students shall be required to vacate the facility by 5:00pm Monday through Friday 
while the facility is in session. 

• The facility shall not have students on site during the public school summer vacation time 
period. 

Staff is not saying these conditions should or should not be added but the Plan Commission 
needs to be aware that these proposed conditions may be difficult for staff to administer. 
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ACTION REQUESTED: 

Staff recommends approval of the conditional use/sign permit subject to the following 
conditions: 

1. Prior to operation/occupancy, the applicant shall obtain all licenses and occupancy 
permits as well as meet all required codes including but not limited to building, plumbing, 
electrical, HVAC, fire, health, etc. An occupancy permit will be granted only at such time 
as the applicant has met all requirements. 

2. If using dumpsters, the dumpster(s) shall be screened/enclosed and constructed of like 
materials and colors of the facility. If using chain link fencing, the applicant shall install 
Privacy Decorative Slatting (PDS) material in order to effectively screen the dumpster. 

3. All ground level and rooftop mechanicals shall be screened and/or enclosed and 
constructed of like materials and colors of the facility (HVAC equipment, etc.). 

4. Outdoor storage of materials, products or equipment shall be prohibited. 
5. All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 

Ordinance. There shall be no spillover light onto adjacent properties or the streets. 
6. Applicant shall obtain the necessary sign permits prior to installation. Applicant shall be 

permitted to install individual letter signs - no cabinet or flat panel signs. If staff has any 
concerns with proposed signage design, the matter may be brought back to the Plan 
Commission for their consideration. 

7. If applicant leases space to additional tenants, the tenants shall obtain all necessary land 
use and building approvals/permits prior to occupancy. 

8. If there are any exterior alterations, those alterations will be reviewed by the City of 
Sheboygan Architectural Review Board. 

9. If there are any amendments to the approved use and/or site plan, the applicant will be 
required to submit a new site plan and/or conditional use application reflecting those 
amendments. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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October 15, 2018 

Steve Sokolowski, Manager of Planning & Zoning 
City of Sheboygan 
828 Center Avenue 
Sheboygan, WI 53081 

Dear Steve, 

Please find this letter from the Above & Beyond Children's Museum in support of the 
Sheboygan Area School District's purchase of the former HUB Insurance building 
located on the corner of N. 91h Street and Niagara Avenue. 

It has recently come to my attention that there might be concern that the Museum 
would not like having the Forward and Tower Programs as neighbors. This is not a 
concern of ours at all, and we're glad to have that building find good use. In fact, we 
have had great success partnering with other local schools, such as the Etude Group, 
for volunteer projects. I am hopeful that we might be able to work out something 
similar with the students learning in this new location. 

If you have any questions or concerns for me on behalf of the Above & Beyond 
Children's Museum, located at 902 N. 8th Street in Sheboygan, you may contact me 
directly at emily@abkids.org or (920) 207-5899. 

Thank you for all that you do for the City of Sheboygan. 

Sincerely, 
) 

(C-x-4· 
~ .~ ( ) 

Emily Rendall -Araujo 

CC: Seth Harvatine, Superintendent of Schools 

902 N. X'" St. Sho:ho~ )!illl . \V I 530R I (920H58-4263 11 11 \\ .a hi-. id~.or~ 



SIIEDOYGAN COUNTY 

October 16, 2018 

Ms. Rachel Ledezma 

Scott Shackelford - Manager 
Division of Social Services 
Health and Human Services Department 

Principal-Tower and Forward Special Education Programs 
Sheboygan Area School District 

Re: Letter of Support 

Dear Ms. Ledezma 

We would like to thank you for react1ing out and informing our agency or the Sheboygoll Area School 
Districfs ongoing plans for relocating Tower Academy to the 832 Niagara Avenue location. As you know, 
Sheboygan County Health and Human Services has 3 dedicated social work positions that help to 
support some of the youth and families that attend Tower Academy and have office space in the school 
setting. 

The concept of Tower Academy, formerly STRIVE, was originated from committee meetings back in 1976 
that eventually launched programming beginning in 1980. The goals of the community-based 
collaborative between human services and the school program were to provide a safe, nurturing learning 
environment, facilitate positive family interaction and unity, and develop vocational skills to be field tested 
in the community. STRIVE'S Village Partnership was founded on a basic premise that education is not 
the sole responsibility of the schools and that community involvement is a key ingredient to effect lasting 
change in attitudes and actions of the students and families served. 

This letter of support affirms our strong partnership with the Sheboygan Area School District for the past 
38 years with the STRIVE/Tower Academy program and commitment to help address any issues that 
may arise with the children, youth and families that are served. We value that the program is located in 
the downtown area where the youth are able to take advantage of public transportation, community 
programming, and support services. 

Sincerely, 

~o~h~~~~ 
Manager 

Jlltl;a, 11 ~J.~ 
Barb Kultge~£ 
Supervisor 

Sheboygan County Health and Human Services Sheboygan County Health and Human Services 

Telephone (920)-459-6400 
or 1-(800)-596-1919 

Facsimile (920) 459-4009 

Health and Human Services Building 
I 0 I I North 8°' Street 

Sheboygan, VVI 53081 
humsrv@SheboyganCounty.com 

www .SheboyganCounty.com 



SAINT CLEMENT CONGREGATION 
5~2 NEW YORK AVENUE 

SHEBOYGAN, WISCONSIN '>1081-4126 

October 17, 2018 

Mr. Mark Boehlke 
Assistant Superintendent Business & Operational Services 
Sheboygan Area School District 
830 Virginia Avenue 
Sheboygan, Wisconsin 53081 

Dear Mark: 

On behalf of St. Clement Parish, I am happy to provide you with this letter of reference regarding 

the lease Agreement between St . Clement Parish and the Sheboygan Area School District for the 

Tower Academy program. 

SASD has leased a school building which is on the grounds of St. Clement Parish for many years 

and through several lease renewals. During that time SASD has been a very good tenant. The 

students of Tower Academy have used the facilities of the building and the recreation area in the 

parking lot. There have been no problems involving interference with Parish activities, or 

disturbance of neighbors or people using the Parish Church and other facilities. 

Furthermore, upon approving the original lease, the Parish Officers were satisfied that the 

educational purpose of Tower Academy was compatible with the mission of the Catholic Church. 

Nothing has happened during the tenancy of the SASD to contradict that. 

Respectfully, 

?T-~ (~f._,__" ~ 
Thomas C. Dinolfo 

St. Clement Parish Tru te 

Phone: 920-457-4629 • f-AX : 920-452-24 17 • Email: parishofficc@)stclerncntshcboygan.org 



TOWER/FORWARD PROGRAM 
Who We Serve 

Forward and Tower are a vital programs in the District's continuum of special education 
services and support. The goal of the Tower/Forward programs is to provide a 

structured, safe, learning environment for students that exhibit ongoing emotional, 

social, and behavioral needs. We pride ourselves in being able to offer an opportunity 

for these students to continue to achieve academically while acquiring the social and 

behavioral skills needed for reintegration when their goals are met. 

While registered as students in their neighborhood school attendance area, students 

are placed in the Tower/Forward program through the IEP process. The off-site location 

allows us to provide the programs' students with a fresh start in nurturing school 

environment. The small, off-site location also enables us to intensely focus of the skills 

needed for students to be reintegrated into a more traditional school environment. It is 

noteworthy, that other Sheboygan Area School District (SASD) programs are also 

housed in smaller and/ or stand alone locations (Warriner, Etude, Central High School, 
SAIL, KIDSHIP, TEENSHIP, etc.). 

We currently have students that spend a portion of their school day at Forward/ Tower 

and a portion of their school day in general education classrooms at their home schools 

within SASD. We have even had students attend Lakeshore Technical College (LTC) for 

classes while attending Tower. Since students are registered in their neighborhood 

schools, many of them are also able to participate in school-wide functions and 

extracurriculars at their home schools. Thus our goal is to have all students participate 
in the least restrictive setting at a traditional school whenever possible. 

We also believe it is important to note that not all of the students at Forward and Tower 

are adjudicated youth and that other schools throughout the school district also serve 

adjudicated juveniles throughout the school year. Since our students have a right to 

confidentiality, we deem it inappropriate to disclose how many of our students are 

adjudicated juveniles and/ or any information regarding students' disabilities. 

Student Supervision 

Tower Academy serves grades 6-12 and is currently staffed with 4 special education 

teachers, 5 educational assistants, 2 security assistants, 1 secretary, .50 administrator, 

.50 school counselor, a part-time support teacher, a part-time technology teacher, a 

part-time art teacher, .20 school resource officer. In addition, we currently, have three 



Department of Health and Human Services (DHHS) social workers working out of the 
Tower Academy building. 

Based on our current enrollment this puts the student to staff ratio at 30:19, 
approximately 3:2 when only SASD staff is included and 30:22 when both SASD and 

DHHS staff are considered. This is an appropriate staffing ratio when compared to 

similar programs. Our school-wide practices also ensure that students receive 100% 
adult supervision at all times. 

Student Recreation 

Our students currently have the necessary access to physical education and 

recreational activity. We would continue our practice of offering these opportunities to 

Forward/ Tower students within the school building and at designated SASD schools. 

Throughout the school week our students travel to traditional SASD schools for physical 

education and to use the swimming pool and weight room. We have also considered the 

possibility of acquiring exercise equipment for internal use, if required. Thus we believe 
that the proposed site would meet our needs adequately. 

Scheduled Use of School Building 

The use of our school building is very similar to what you will find at any other small, 

off-site school program. During District scheduled school days, the building will be in 

use Monday-Friday 7:30AM-4:30PM. The building may be potentially used on Saturday 

from 7:30AM-4:30PM for school staff only. 

Time Activity 

7:30AM-8:00AM School staff begins to arrive at the school 
building. Cars are parked in the lot and 
school staff enters the school building. 

8:00AM-8:30AM The work day begins. School staff 
participate in meetings and prepare for 
the day with students. 

8:30AM-9:00AM One school van leaves with 2 staff 
members to pick up Forward/middle 
school students. The school van returns 
with the students and 2 staff members. 
Students and staff enter the school 



building to start the day. 

9:00AM-9:15AM A yellow school bus arrives to pick up four 
staff members for morning transportation. 
After completing the route the Tower/ high 
school students and 4 staff members 
arrive back at the school building. Staff 
and students enter the school building to 
start the day. 

9:15AM- 2:55PM During this time students can attend up to 
seven blocks of academic classes. They 
also eat breakfast and lunch at 
designated times. We currently have 3 
scheduled van runs to transport students 
to attend classes at SASD schools during 
this block of time. 

2:55PM-3:30PM We use all three vans and 7 staff 
members to transport our middle and high 
school students home at the end of the 
school day. We run one route using one 
van for our middle school students. When 
this van returns we run a second route 
using all three vans for our high school 
students. 

3:30PM-4:OOPM School staff start to leave for the day. 
School staff exit the building and drive 
cars away. Only the three school vans are 
parked overnight. 

It is important to note that due to our school expectations and the scheduled use of the 

school building, students do not have the opportunity to loiter or congregate around the 

school building. For the past eight years we have been good neighbors at our current 

school site. This school site is located across from the John Michael Kohler Arts Center, 

next to the St. Clement's Church, and within walking distance of businesses that are 

similar to the kind near the proposed site (law offices, preschools, accountant's office, 

senior activity center, fitness centers, etc.). 

We strongly believe that all students within our District are a vital part of the community. 

Thus, Forward and Tower students participate extensively in community activities 

including field trips, job shadows, and hands-on experiences when working with Meals 



on Wheels. Ultimately, we value collaborative relationships with our neighbors and the 
community at large. 

Valued Partners 

The Forward and Tower program is a longstanding, interagency partnership with the 

Dept. of Health & Human Services. This partnership allows for close collaboration 

between school and county staff. Tower/Forward are unique to the county and majority 

of the State due to the collaboration with outside agencies. The Department of Health 

and Human Services has been a contributing part of the program since the 1980s. 

Currently, there are 3 on-site DHHS social workers. 

In addition to DHHS, Tower also incorporates other community resources including: 

weekly visits from the Job Service to provide youth career consultation and from Safe 

Harbor to deliver lessons related to healthy relationships. Students also participate in 

hands-on, experiential learning while working with the Meals on Wheels programs. 

Background of Facility Needs Audit 

• The Administration recommended to the Board, and the Board approved at the 

June 20, 2017 Annual Planning Session , that an ad hoc Long Term Facilities 

Planning Committee be formed. 

• The Committee considered the Forward/Tower program facility needs. 

• The initial committee meeting took place on October 24, 2017, and the agenda 

started with a review of the current programs and related facilities. 

• Meetings continued through February, 2018. 

• Beginning in April, the committee began to look at specific options for the 

program facilities. 

• During this time, five possible relocation options were explored. 

• At the August 21, 2018 committee meeting, a motion was passed to make a 

recommendation to the Board to pursue the purchase of the property at 832 

Niagara Avenue and renovate the property for the purpose of reloca ting the 

Forward and Tower Program to that location. 

• This motion was brought before the board and approved on August 28, 2018 to 

purchase the proposed building 
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!)WIGHT D. DARROW 
DEAN M. DIF.TRICH 

DARROW&DIETRICH 
LAW OFFICES 

October 9, 201 8 

Mr. Steve Sokolowski 
Manager of Planning and Zoning 
City of Sheboygan 

Re: Darrow&. Dietrich, S.C. 
File No. 890108 

Dear Mr. Solowski: 

Via Email to steve.soltolowskl@fheboyganwLgov 

I want to thank you in adl'ance for considering our comments via letter. My partner, Dean Dietrich, 
and I, are committed to attend legal proceedings this afternoon and simply cannot be present at 4:00 
p.m. 

I have asked my paralegal, Brenda Kissinger, to represent our interests in this matter and have asked 
her to share the content of this letter with you. 

The proposal is to locate a school facility for certain young people approximately 20 inches from our 
building. We oppose the usc of this facility for this purpose. 

My partner and I have spent hundreds of thousands of dollars to create and help establish a 
downtown aesthetic that is an environment friendly to shoppers, pedestrians, users of the Children 's 
Musewn, users of our Stephanie Weill Center and local restawants and businesses. 

I am concerned that the proposal wiJJ adversely affect what has begun to be progress in maintaining 
that aesthetic in our downtown area. 

I do not mean to sound harsh, but the facility that is being proposed is to house young people who 
are deemed either too dangerous or have behavioral problems of such a serious nature that they are 
not allowed to attend school in a nonnal school setting. Each of these young people have been 
adjudicated as delinquent by our Court system. The letter authored by the Sheboygan Area School 
District does not overtly tell you that each of these young persons has been adjudicated as a 
delinquent by the Court system. Inferentially, the information is there, but one should understand that 
these students have been deemed to have behavioral challenges significant enough to deem them 
inappropriate or a danger to the general student population in the normal school setting. 

PHOt-.1: 920-451-6100 

DARROW & DII:.TR ICH S.C. 
822 ~IAGARA AVE~L"E 

P.O. HOX 1001 
SHEBOYGA~. WI 5308~· 1 00 1 FAX 920-451-6110 



Mr. Sokolowski 
October 9, 2018 
Page2 

With that in mind, we are concerned over several aspects of the proposal as set forth by the school 
district. We note that there are a total of six (6) teachers and two (2) security assistants, one (I) 
secretary, a part-time administrator/counselor/technology teacher. Apparently, one full-time art 
teacher and a very part-time school resour« officer. We essentially have three (3) teachers, three (3) 
assistants, and two (2) security assistants to service thirty (30) students which is the current 
enrollment in the program according to the district. I am concerned about the ratio of adult 
supervisors to students. That concern is heightened by the fact that the school district indicates that: 

"Students will be outside during the day for educational and recreational purposes, 
including but not limited to: hmch/recess, outdoor learning experiences, etc ... 

It is our opinion that the site is not conducive to be a school setting. There is simply no space within 
the building or outside of the building to conduct recreational activities. We are left with a clear 
inference that these adjudicated, delinquent individuals will be allowed to congregate outside of the 
building either in public sidewalk areas, public aJJeyway areas, or in the streets. The site in question 
has no playground area or other outdoor area that would assure the neighbors that these individuaJs 
wiJl stay on site at the facility. The Children's Museum is a half a block to the east of this site. That 
Children's Museum has worked diJigently and with many donors to create an outdoor area next to 
the museum that is utilized for educationaJ programs and for programs involving very small children. 
The interaction of the students as proposed by the District with the Above and Beyond Children's 
Museum clientele would be inappropriate. 

I also understand that to the west across the street is a daycare facility run by the Trinity Lutheran 
School System. Again, interaction with these types of behavioral challenged individuals with the 
young people across the street would be wholly inappropriate. 

It would also be inappropriate to have these young people congregating around my office, around 
our parking lot or in the alley ways or sidewalks servicing our law firm office. 

Because of the lack of ability to house these young people indoors for recreationaJ activities, that 
means the exclusive area for recreation will be outside. This site is bordered on the west and south 
by heavily used roadways. To the north, there is an empty lot owned by the Fountain Park Motel, and 
there is a paved Jot that we believe is owned by Maritime Insurance. I note that the School District 
says that there wiJJ be a maximum of twenty-five (25} vehicles associated with this school facility 
and those vehicles will take up almost all of that parking Jot. To the east of this building is my office. 
My office is literally twenty (20) inches away from this building. There is a parking lot behind my 
office. There is simply no space in the immediate vicinity for these young people to recreate. There 
is a park to the north. I think it is wholly inappropriate to believe and understand that these 
individuals will be properly supervised to attend some kind of recreational pursuit in a public park. 
That park has no play ground facility or other facilities that would allow for re<:reation, such as a 
basket ball court, or a baseball diamond. This makes this site inappropriate. 



Mr. Sokolowski 
October 9, 2018 
Page 3 

We arc also concerned about the enrollment figures used by the District. They contend that currently 
there are thirty (30) students in the program. As a part of the conditional use pennit, if that pennit 
is extended to the District, we would ask that as a condition of use, that no more than thirty (30) 
students be allowed to use this facility. We would further ask that as a condition to the use of the 
property that the students not be allowed outdoors in using either the public alleyway, sidewaJk.s, or 
other private property to loiters congregate, or recreate. 

We would ask that as a condition of use that the hours of operation of this site be Monday through 
Friday, 7:30a.m. to 4:30p.m. We ask that as a condition of use that the facility not have students 
on site on the weekends. We also ask that as a condition of use that the facility not have students on 
site during the summer public school vacation time period. 

We note with great concern that there is no after school bus transportation. We note that vans are to 
be used to transfer students home at the end of the school day. We would ask that as a condition of 
use of the facility that all students be required to vacate the facility by 5:00p.m. on Monday through 
Friday while the facility is in session. 

We would note that the District's central administration building has sufficient room and facilities 
for this program. We would note that there are a sufficient number of other school owned properties 
in which these individuals could be housed and subject to an academic program. 

We thank you again for your time, attention, and consideration to our requests. 

Very truly yours, 

DARROW & DIETRICH, S.C. 

CJ,ir~O(J .. ..., 
Dwight D. Darrow 
State Bar #01003912 

DDD/eh 
890 I 08 .steve I 00918 

pc: Chad Pelishek, via email at chadpclishek@J·hebq,v~anwi. gov 

Janet Duellman, via email at jam:t.duellman@.shebqvewrwi.eov 
Nancy Maring, via email ar !Ulnq•. marinwhehqyganwi.l[OV 



CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by M&K 3411 Lakeshore, 
LLC to create a new tenant space, to install new signage and to construct a parking lot 
addition at 3411 Lakeshore Road. SI Zone 

REPORT PREPARED BY: Steve Sokolowski, Manager of Planning and Zoning 

REPORT DATE: October 19, 2018 

FISCAL SUMMARY: 

Budget Line Item: N/A 
Budget Summary: N/A 
Budgeted Expenditure: N/A 
Budgeted Revenue: N/A 

MEETING DATE: October 23, 2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: 
Municipal Code: 

N/A 
N/A 

BACKGROUND/ ANALYSIS: 

M&K 3411 Lakeshore, LLC is proposing to create a new tenant space, to install new signage 

and to construct a parking lot addition at 3411 Lakeshore Road. 

Recently, M&K 3411 Lakeshore, LLC rezoned property at 3411 Lakeshore Road from Urban 

Industrial (UI) to Suburban Industrial (SI) to propose creating a new multi-tenant facility. 

The previous Urban Industrial (UI) zone did not permit or conditionally permit a professional 

service use such as a chiropractor. The Suburban Industrial (SI) zone conditionally permits a 

professional service such as a chiropractor. The proposed rezone to Suburban Industrial 

(SI) gives the applicant the opportunity to submit a conditional use permit to create a multi­

tenant facility that includes a professional service. 

The applicant states the following about the zoning of the 3411 Lakeshore Road facility and 

property: 

• Wild Chiropractic is being displaced from their current location at 729 Pennsylvania
Avenue due to changes being pursued by their landlord.

• A large portion of the Guske Electric building is being underutilized and I would like to
pursue a long term lease with Wild Chiropractic. This would address both his need for a
new location and my need to find a suitable tenant.
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• Under the current Ul zoning classification this would not be possible but with the change 
to Sl zoning classification a mixed use of my building for both light commercial and light 
industrial. From the standpoint of the appearance of our neighborhood and types of 
surrounding businesses, I feel that a professional service type tenant would be less 
impactful than an industrial type tenant. 

• This chiropractor is a single doctor operation with an assistant and receptionist which 
would minimally impact traffic in the area. 

The applicant states the following about the proposed Wild Chiropractic use of the facility: 

• This site will accommodate Chiropractic, Nutritional, and Massage Therapy services. 
This site was chosen because of its ideal size for the practice needs, the ease of access 
into the building, (especially for those of special needs and ambulatory issues), and 
parking availability for patients who require multiple treatment visits. Our office will be 
accessed from MacArthur Avenue and we anticipate 1-4 patient vehicles on the premises 
at any given time. 

• The professional practice will consist of one (1) doctor, two (2) employees and a part-time 
massage therapist who is an independent contractor. 

• The office hours are Monday-Thursday 8am-6pm, Friday 8am-12pm, and Saturday by 
appointments only. 

• We plan on maintaining the current exterior architectural design of the building with the 
exception of approved business signage. 

• Our practice has been in Sheboygan for over 32 years and we would appreciate the 
opportunity to continue to serve the community now and into the future. We have 
searched for office space for over eight (8) months because our present office is being 
sold . We have found this facility to best meet the requirements we need to maintain our 
chiropractic services and best provide for the needs of our patients. 

The owner states the following about the proposed site improvements: 

• The exterior of my building would not change in appearance other than replacing all the 
front windows that are approximately 50 years old with new Low-E windows of same size 
in the existing framework. In the past year I have removed approximately 40,000sf of 
asphalt parking and would replace this with approximately 7 ,300sf of concrete parking for 
the tenant and green space for the remainder. 

• Presently, there are seven (7) parking spaces. Applicant is proposing 14 new parking 
stalls that will be utilized by both tenants. A majority of the new parking will be completed 
at the southwest corner of the building by the new Wild Chiropractic tenant space. 

10 



• A new 16 foot concrete driveway on the north side of the site that accesses the facilities 
loading dock. Access to the loading dock is from Lakeshore Road at the northwest 
corner of the property. 

• New concrete drives, parking, walks and landscaping. 

The applicant states the following about the proposed monument sign change: 

• The applicant currently has a monument sign advertising Guske Electric along Lakeshore 
Road. This is an internally illuminate sign. 

• The applicant would like to increase the size and height of this monument sign in order to 
permit Wild Chiropractic to advertise on this existing sign instead of constructing another 
sign on the property. Will need to include a new advertising panel and raise the overall 
height of the sign to nine (9) feet tall. 

• The proposed sign infill panel addition is approximately 30sf (3.1 x 1 0) and will also be 
internally illuminated. 

• Thus, the monument sign will now be approximately 60sf and nine (9) feet tall. 

STAFF COMMENTS: 

Applicant is requesting the following variance: 

Applicant is requesting to install a nine (9) foot tall sign - Maximum eight (8) foot tall sign 
permitted. 

One of the sign design items staff and the Plan Commission have tried to incorporate into 
sign proposals are decorative caps, especially when asking for variances. The Plan 
Commission should consider having the applicant include such a decorative cap to improve 
the overall look of this sign. The height variance would need to be increased in order to 
incorporate such a decorative cap - Increase sign height variance from nine (9) to 10 feet tall. 

ACTION REQUESTED: 

Staff recommends approval of the conditional use, variance and sign permit subject to the 
following conditions: 

1. Prior to building permit issuance, the applicant shall obtain all licenses/permits as well as 
meet all required codes including but not limited to building, plumbing, electrical, HVAC, fire, 
water, sewer, storm drainage, health, etc. (Applicant shall be in contact with building 
inspection, fire, police, etc.). An occupancy permit will be granted only at such time as the 
applicant has met all requirements. 

2. Submittal/approval of a proposed storm drainage plan prior to building permit issuance. 
3. Submittal and approval of a landscape plan prior to building permit issuance. Landscape 

plan shall provide a legend that shows how the four ( 4) landscape criteria are being met 

11 



(create a legend along with the landscape plan site plan). Landscape plan shall also meet 
the bufferyard requirements. 

4. Dumpster(s) shall be screened/enclosed and constructed of like materials and colors of the 
facility. 

5. Outdoor storage of materials, products or equipment shall be prohibited. 
6. All ground level and rooftop mechanicals shall be screened and/or enclosed and constructed 

of like materials and colors of the facility (HVAC equipment, etc.). 
7. All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 

Ordinance (site lighting, building lighting, signage, etc.). There shall be no spillover light onto 
adjacent properties or the streets. 

8. Applicant shall obtain the necessary sign permits prior to installation. Sign shall be located in 
the exact same location (shall not be moved any closer to the property line). 

9. Applicant shall provide a decorative cap on the proposed monument sign. If staff has any 
concerns with proposed signage design, the matter may be brought back to the Plan 
Commission for their consideration. 

10. Maximum height of sign is ten (10) feet (top of sign to grade). 
11 . All areas used for parking/maneuvering of vehicles shall be paved. Applicant shall meet all 

required paving setbacks. 
12. All areas that are not required to be paved shall be landscaped with grass and/or approved 

landscaping. 
13. Any new ingress/egress driveway openings and any drives to be closed or modified shall be 

improved to standard City specifications. 
14. Any work within City of Sheboygan Public rights-of-way shall be discussed with the City 

Engineering Department and constructed to standard City specifications (including, but not 
limited to, new and old ingress/egress driveway openings, curb, gutter, sidewalk, pavement, 
utilities, street trees, etc.). 

15. Applicant will provide adequate public access along all streets and sidewalks and will take all 
appropriate actions to minimize the time period that adjacent properties and streets/sidewalks 
are impacted by the development (utilities, streets, etc.). 

16. Applicant shall immediately clean any and all sediments, materials, tracking, etc. that may be 
spilled off-site on private or public lands and streets. 

17. Streets and infrastructure damaged and/or disturbed during construction of all private and/or 
public improvements shall be promptly repaired by the applicant. 

18. Applicant is responsible for working with all private and public utilities in order to adequately 
service this development proposal (applicant will need to provide the necessary easements 
and/or relocate utilities as necessary). 

19. If applicant leases space to additional tenants, the tenants shall obtain all necessary land use 
and building approvals/permits prior to occupancy. 

20. If there are any renovations to the exterior of the facility, the applicant will be required to 
obtain approval from the Architectural Review Board prior to receiving a building permit for 
such renovation . 

21 . If there are any amendments to the approved conditional use permit (including but not limited 
to site plan, architectural design, use, etc. ), the applicant will be required to submit a new 
conditional use application reflecting those amendments. 

ATIACHMENTS: 

Conditional Use Permit Application and required attachments. 

12 
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APPLICATION FOR /) 
CITY OF SHEBOYGAN 1 

CONDITIONAL USE PERMIT ( G 
Requirements Per Section 15.905 

Revised May 2012 

Completed application is to be filed with the Department of City Development, 828 Center Avenue, Suite 
104. To be placed on the agenda of the City Plan Commission, application must be filed two weeks prior 
to date of meeting. Applications will not be processed if all required attachments and filing fee of $250 
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Application filing fee is non-refundable. 
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ATIN: To whom it may concern, 

WJil.[) 
Chiropractic Office 
729 Pt>nnsv)vania A''~'· 

SJwho:gun, \V]I 5308] 
Ph: (920) -J-58-8886 
fa': (920) -t..SS-1128 

This information is in regards to the 3411 lakeshore Road address. 

The proposed multi-tenant professional services for this site will be for the use of W ild Chiropractic Office, which 

will accommodate Chiropractic, Nutritional, and Massage Therapy services. 

This site was chosen because of its ideal size for the practice needs, the ease of access into the building, (especially 

for those of special needs and ambulatory issues), and parking availability for patients who require multiple 

treatment visits. We will be located in the Southwest part of the building which was previously used as the D&M 

Plumbing showroom area. The space we will occupy is approximately 2,000 sq. ft. 

The professional practice will consist of one doctor, two employees and a part-time massage therapist who is an 

independent contractor. With this business, we anticipate only 1-5 patient vehicles on the premises at any given 

time, and our office will be accessed from MacArthur Avenue. The office hours are Monday-Thursday 8am-6pm, 

Friday 8am-12pm, and Saturday by appointments only. 

We plan on maintaining the current exterior architectural design of the building with the exception of approved 

business signage. *See proposed accompanying signage paperwork. In addition to this signage by the road we are 

considering having our business name painted on the brick portion of the exterior facing MacArthur Avenue 

(Where D&M Plumbing previously had their business logo painted). We are also considering having our business 

name painted on the West side of the office space above the windows. 

Our practice has been in Sheboygan for over 32 years and we would appreciate the opportunity to continue to 

serve the community now and into the future. We have searched for office space for over 8 months because our 

present office is being sold. We have found this facility to best meet the requirements we need to maintain our 

chiropractic services and best provide for the needs of our patients. Thank you for our consideration in this matter. 

Sincerely, 



9-25-2018 

Attn: To Whom it may concern 

In regards to the property located at 3411 Lakeshore Rd otherwise known as Guske Electric Inc. I am 
hereby submitting for your review 2 items related to the conditional use permit. I am looking to add some 
parking area for my new tenant (Wild Chiropractic) as well as reconnecting the street to my loading dock 
which was removed during street modifications last year and a modification to my existing signage. The 
parking and driveway changes are detailed in the site survey prepared by Wagner Excavating and are 
attached. The sign modification prepared by RLO sign is also attached. The new sign modification will 
extend 1 foot higher than current regulations allow and I am requesting a variance to allow for this. 

Thank you for your time and consideration in reviewing my request. 

Michael A Wiltzius 
President, 
Guske Electric Inc. 

r~ ~LJJJ~ 

Guske Electric, lnc. l 2004 Waverly Ct. I Sheboygan, WI 53083 1 T: 920.458.42861 F: 920.458.6042 1 guskeelectric.com 
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PROPOSED ZONING CHANGE 
FROM URBAN INDUSTRIAL (UI) TO SUBURBAN INDUSTRIAL (SI) 

SECTION 10, T. 15 N, R. 23 E 

LAKE SHORE DIVISION LOTS 13,14,15,16, 17,18 & 19 BLK 10, ALSO UNPL LAND BEING PRT OF THEN 1/2 OF SE 1/4, OF 
SEC 10 T15N R23E DESC AS; COM IN CENTER OF COUNTY HWY "LS", 616.00' SE OF ITS INTERSECTION WITH E-W 1/4 

LN OF SO SEC 10, TH SE 129.00' ALG THE CENTER LN OF SO COUNTY HWY "LS", THE 463.00' ALG THEN LN OF BLK 10 OF 
LAKE SHORE DIVISION, TH N 122.86', TH W 511 .51' TO THE POB, EXC THAT WLY PRT RESERVED AS PERPETUAL ROAD 
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OFFICE USE ONLY OFFICE USE ONLY 

PARCELN0.:5<fd<Q \I \d ~li I 
REVIEW DATE:--- ----

MAP NO.: --- - - --­

ZONING CLASSIFICATION: U j_ 
APPROVAL: -~""""7-:--:---::-:-=--=:---­

Steve Sokolowski. Cijy Planner 

CITY OF SHEBOYGAN 
DEPARTMENT OF CITY DEVELOPMENT 

828 Center Avenue Suite 104, Sheboygan, WI 53081 
Phone: (920) 459-3377 Fax: (920) 459·7302 

E·Mall: development@ci.sheboygan.w i.us 

SIGN PERMIT APPLICATION 
(November, 2009) 

Completed application and all required attachments are to be filed with the Department of 
City Development, 828 Center Avenue, Suite 104 for review by the City Planner. 

1. APPLICANT INFORMATION 

APPLICANT: RLo s~ .~ . 
ADDRESS: jQ3Q ()tr"\-\-Q.r\ 0 0.\,.)0Y\LL€ 

E-MAIL ADDRESS: c\QWY'I 0,2 c\O:Si()l'"~ ·C.OVV'J 

PHONE: (qt;X)) Y5'7-l.o~O~ FAX NO: (9,;)0 ) lje)T"""J -(;;) ~ 9 9 

2. OWNER INFORMATION 

OWNER OF SITE: m . \.( ?i-i l \ L a.Jt P~O ce~ l l (' 

ADDRESS dQQL\ \..QO.De.r\6 ~Ou.r\- - 'S)wl~ c4Yj 

PHONE: FAXNO: ~-~-------

3. DESCRIPTION OF THE PROPOSED SIGN AND USE OF THE SUBJECT SITE 

NAME oF PRoPosEDIEXtSTING susiNEss: G\ 1\'SU e e1 e.cl:-0'Q_ 

ADDREss oF PROPERTY AFFECTED: 2>l:\l\ LoJ~OOo ~oo..d 
USE OF PROPERTY: fj\ee.J:-v=~ C o.J {Jvn-\ CCLUO r 
TYPEOF SIGN: l ~ \\ t mDnu '«) e.nt 

SCR~P IOdN OF PROPOSED SIG~: ~~~~~iT ~t~d t~l \0i €. . ~ _ ~!3'J\j m•---- --~j~-\------:--'n-f, nl{ ___ e f ·-:..._~ ~_c_e \'--c f_ _ '-.) 



4. CONFIGURATION OF PROPOSED SIGN: w \-\¥\ ~ 9 \ X J 0\ == g Ol!J 
I _ 1 " , 

HEIGHT:..L{l ~X WIDTH: \ D =TOTAL SQUA,RE FOOTAGE:(ck)v E) 
.dOO e~ 5 c;.r.. Ma.~ ctt" \-t\,u r ~V\~ ~ 

AMOUNT OF PUBLIC STREET FRONTAGE :_Q)~,· (!() I o.'Kes'Yx;)ce BQa.d 17ft 1 ern f-..\ o.e. o..r \"h u.. r 
AMOUNT OF EXPOSED EXTERIOR WALL LENGTH: 1 ~ ():r) l o...L.,obDr e.. Q oo-e/ 

\ 

SETBACK:~~------------------------------------------

METHOD OF ATTACHMENT: 5GC£u2 ~ , braC! k.eJ:-s 

METHOD OF ILLUMINATION: j '{\\:£.Ct\Cd 'b l j t- ~ ) ~,:Q ';:, 
SIGN MATERIALS:Q\\h'Y) l "\1 Yf\ J ~OSC.o..dDOY)CL\-€.. 

TOTAL SQUARE FOOTAGE OF SIGNS ON SUBJECT PROPERTY: :::::J\L
6

t 5
1
(3 Y'\ 

BEFORE PROPOSED SIGN::)' .d5 AFTER PROPOSED SIGN: (ad .. 5 
\)..) \ fu \o C(,{,\Jl. 

C10·tD 
5. CERTIFICATE 

I hereby certify that all of the above statements and attachments submitted hereto 
d correct to the best of my knowledge and belief. 

(;' ~ 1 D -\d-/~ <() 
~~~A~P~PL=I=CA~N~T~'~S~S-IG~N=A~T~U~R-E~~ I DATE 

UQw {\ VVI . Q' ca.\ du 
PRINT ABOVE NAME 

6. APPLICATION SUBMITTAL REQUIREMENTS 

a. For new development, the approved site plan for the subject property, showing the 
location and dimensions of all buildings, structures, signs on the subject property, 
property boundaries and dimensions; and the location of the proposed sign. 

b. For existing development, a site plan approved by the City Planner & Zoning 
Manager, showing the location and dimensions of all buildings, structures, signs on 
the subject property, property boundaries and dimensions; and the location of the 
proposed sign. 

c. A scale drawing of the proposed sign listing the height, width, total square footage, 
method of attachment, method of illumination, sign materials, design and 
appearance. 



Retrofit new D/ F LED 
illuminated cabinet onto 
existing monument 
structure. Update lower 
cabinet to LED to use 
same electrical. New 
cabinet to match 
existing. 3/16" white 
polycarbonate faces. 
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Site#: 510075 
Customer: Guske Electric 

Street: 3411 Lokeshore Rd 

City: Sheboygan Stote: ....!YL 

Site Contact: _,x~----­

Tel# : (920) xxx-xxxx 

Email: ,_x'---------­
Designer: Andy Graff 

Customer Approval Dote 

Th1s layout des•gn •s on unpublished 
work and RLO Sign hereby expressly 

reserves the common low right pursuant 
to title 17, section 2 of the United Stoles 

code to prevent the use of th1s design and 
to obtain damages therefore. 

www.RLOSIGN.com 
1 030 Ontario Ave. 

Sheboygan, WI 53081 
l'llane: 920·457 -6602 Fax: 920-457-2399 
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Retrofit new D/F LED 
illuminated cabinet onto 
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10/12/2018 

1030 Ontario Ave. Sheboygan,WI 53081 
920-457-6602 · 800-479-6602 · Fax: 920-457-2399 

- .rlosign.com 

Narrative for sign at Guske Electric 

Steve Sokolowski 
City of Sheboygan 
828 Center Ave 
Sheboygan WI 53081 

Mr. Sokolowski, 

On behalf of our client Guske Electric we are requesting a conditional use permit to retrofit the 
existing monument with an additional sign cabinet for their tenant that is the same size as the 
existing cabinet. The location of the business is 3411 Lakeshore Road, Sheboygan, WI 53081. 

The proposed sign is an already existing structure and we would just like to modify it. The 
existing sign cabinet is 3' 1.5" tall and is 1 0 ' wide. We are proposing adding an additional cabinet 
for his new tenant that will be the same size as the existing cabinet. In doing this it would raise 
the total height of the sign to approximately 9 feet by using the existing sign base. 

Guske Electric would like to have the same size cabinet for his tenant as the Guske Electric sign. 
In doing so the sign will exceed the allotted 8 feet height. 

Thank you, 
RLO Sign, Inc 
920-457-6602 



CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional use and variance application by CCM-Sheboygan ?Penn, 
LLC to construct new apartments on the former Sheboygan County parking lot property located 
at the northeast intersection of N. 7tn Street and Center Avenue (Parcel #'s 59281110750, 
59281110810, 59281110820, 59281110840 and 59281110850). CC Zone 

REPORT PREPARED BY: Steve Sokolowski, Manager of Planning and Zoning 

REPORT DATE: October 19, 2018 

FISCAL SUMMARY: 

Budget Line Item: N/A 
Budget Summary: N/A 
Budgeted Expenditure: N/A 
Budgeted Revenue: N/A 

BACKGROUND I ANALYSIS: 

MEETING DATE: October 23,2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: 
Municipal Code: 

N/A 
N/A 

2 CCM-Sheboygan ?Penn, LLC is proposing to construct the new apartments on the former 
Sheboygan County parking lot property located at the northeast intersection of N. yth Street and 
Center Avenue (Parcel #'s 59281110750, 59281110810, 59281110820, 59281110840 and 
5928111 0850). The applicant states the following about the project: 

• In line with the City of Sheboygan's comprehensive vision and plan, the proposed 
development will create a 5-story mixed use apartment and commercial building in the 
heart of the Sheboygan's City Center. Total building/site construction costs are estimated 
to be in the $13 million range. 

• There will be 66 market-rate multifamily apartments, approximately 8,000sf of 1st floor 
commercial space, at grade and underground parking on one ( 1 ) acre of land located 
at the northeast intersection of N. 7tn Street and Center Avenue. 

• The first floor will contain approximately 8,000 S.F. of commercial space, adding 
employment downtown, in addition to two apartment units and common area for the 
residential tenants. Floors two (2) through five (5) will be exclusively for market 
apartments to capitalize on the views of Lake Michigan and provide further market rate 
urban housing options. 

• The site has been previously used by Sheboygan County as a parking lot and there are 
several lots that were previously used as residential lots. These single-family and duplex 

13 



building has been previously demolished. There is a County storage building that 
remains on the site but will be demolished. 

• We are placing the building in the southwest corner of the site, in order to hold the street 
edge and provide a buffer between our site and the neighboring businesses/residences to 
the east and north. Landscaping will be provided within this buffer yard area. 

• There will be a 4,300sf courtyard located at the northwest corner of the site providing 
residence an outdoor patio space. 

• The current site has a couple of access points onto Pennsylvania Avenue. The proposed 
site design will now provide access to the facility from the alley on the north side of the 
site that runs from N. 6th to North yth Street (at grade parking and underground parking 
ramp on the north side of the building/site). 

• Demand has increased for market rate multifamily apartment housing for young 
professionals and empty nesters. This sites prime location presents a unique and 
exciting opportunity allowing the redevelopment of a vacant, underutilized site into 
market-rate housing which will provide infill development and be complementary to the 
adjoining uses. 

• The proposed development fits in aesthetically with downtown Sheboygan and the project 
supports the downtown Sheboygan plan to add more multi-family housing units and 
brings a pre-leased new commercial tenant to support downtown job growth and 
businesses. 

The applicant states the following about the proposed apartment building: 

• Proposed unit mix is four ( 4) studios, 46 one-bedroom units and 16 two-bedroom units 
(total of 66 units). Unit sizes are: 

o Studio= approximately 530sf 
o 1-bedroom = approximately 7 40-820sf 
o 2-bedroom = approximately 970-1,170sf 

• We propose a minimum of 57 underground, heated parking spaces and 35 surface 
parking spaces for a total of 92 parking spaces. At the outset the Developer will rent 10 
parking stalls from the City of Sheboygan Transit and Parking Department in Lot 9. The 
developer also will be looking to secure parking from adjoining parcels. 

Site improvements include: 

• The apartment building is approximately 86,000sf (17,200sf per floor) and has 66 studio, 
one and two bedroom units (16 units per story). 

• There will be 8,000sf of commercial tenant space. 



• There will be 92 parking spaces- 57 underground and 35 at grade. 
• New ingress/egress from the alley accessing N. 6th and ih Streets. 
• New asphalt drives, parking, concrete walks, retaining walls, fencing. 
• New landscaping and storm drainage throughout the site. 
• Signage will consist of the primary building signage. 

STAFF COMMENTS: 

Parking is probably the biggest concern with this development. The applicant believes that 
92 parking spaces ( 1 02 parking spaces if you include the temporary use of 10 spaces in City 
Lot 9) is enough for 66 apartments and an 8,000sf commercial tenant space. Staff has 
concerns whether the applicant has appropriately addressed the parking needs for their 
development and will be including a condition of approval that if there are parking issues that 
arise in this area due to the construction and use of this development that the applicant will 
be responsible for adequately addressing these parking concerns/issues. 

Applicant indicates in their letter that they will utilize 10 stalls from Shoreline Metro in Lot 9. 
Transit Director Derek Mench stated that he spoke to the developer a couple of weeks about 
utilizing this parking, which is available, but nothing has been confirmed at this time. Staff 
will be including a condition that requires the applicant to provide up to 10 parking spaces in 
a publicly owned lot. 

All ingress/egress to the site is from the alley that access N. 6th and 7th Streets. Thus, there 
will be traffic that will be going by the businesses that are located on the north and south 
sides of the alley along N. 6th Street. Portions of the alley are in tough shape as you drive 
east towards N. 6th Street. Also, exiting onto N. 6th Street can be challenging at times due to 
on-street parking and activity in the area (area businesses, Sheboygan County Courthouse, 
Sheboygan County Sheriff, etc.). 

Applicant is providing a 20 foot setback area between the building and the east property line. 
Applicant is placing the building in the southwest corner of the site, in order to hold the street 
edge and provide a buffer between our site and the neighboring businesses/residences to 
the east and north. Landscaping is proposed to be installed I this area to try and minimize the 
developments impact on the neighbors to the east. 

Applicant is proposing a greenspace for its residences at the northwest corner of the property 
along N. th Street. Plan Commission may want to explain what they are thinking for this 
space. 

No formal sign package has been presented. Applicant shall work with staff with regards to 
constructing a well-designed sign package for the site that utilizes colors and materials 
similar to the building. Staff may bring the proposed signage design back to the Plan 
Commission for review/approval. 

Plan Commission may want to have the applicant address: 



• The anticipated monthly rents. 
• If there will be an on-site property manager and how the facility will be managed. 
• Specific plants and heights of the landscaping to be installed along the east property line 

to buffer the development from the properties to the east. 
• The plans/details of the 4,300sf courtyard located at the northwest corner of the site (use, 

structures, landscaping, etc.). 

The applicant is requesting the following land use variances: 

• To have a building height of 62 feet- Maximum building height in excess of 35 feet is 
permitted with a conditional use permit. 

A majority of the building is 52 feet tall but there are some architectural elements that are 
a bit higher at the corners of the building to add additional design to the building. The 
building is 62 feet and these architectural elements add visual interest by highlighting the 
building corners. 

• To have 66 units on 1.03 acres- For apartment structures, a maximum 40 units per acre 
(2,500sf lot area per unit). 

• To have a minimum lot area of 660 sf per unit (1 acre) - For apartment structures, 
minimum lot area is 2,500sf per unit or 3.8 acres. 

2,500sf x 66 units= 165,000sf 165,000sf I 43,560 (an acre)= 3.8 acres 

1 acre x 43,560 (an acre)= 43,560sf 43,560sf I 66 = 660sf per unit. 

• Requesting a variance from the locational and bufferyard landscaping requirements -
Applicant shall meet the four ( 4) locational landscaping requirements. 

ACTION REQUESTED: 

Staff recommends approval of the conditional use and variances subject to the following 
conditions: 

1. Prior to building permit issuance, the applicant shall obtain all licenses and permits as 
well as meet all required codes including but not limited to building, plumbing, electrical , 
HVAC, fire, water, sewer, health, storm drainage, etc. (Applicant shall be in contact with 
building inspection, fire, police, etc.). An occupancy permit will be granted only at such 
time as the applicant has met all requirements. 

2. Applicant shall obtain all necessary razing permits for all structures to be demolished. 
Once structures have been demolished, the applicant will maintain the site(s) in a clean 
and dust free condition. 

3. Submittal/approval of a proposed storm drainage plan prior to building permit issuance. 
4. Submittal and approval of a landscape plan prior to building permit issuance. Landscape 

plan shall provide a legend that shows how the four ( 4) landscape criteria are being met 



(create a legend along with the landscape plan site plan). Landscape plan shall also 
meet the bufferyard requirements. 

5. Dumpster(s) shall be screened/enclosed and constructed of like materials and colors of 
the facility. Dumpster enclosure shall be completed prior to issuance of an occupancy 
permit for the first apartment unit to be occupied. 

6. Outdoor storage of materials, products or equipment shall be prohibited. 
7. If fencing is to be installed, fence shall be installed per Section 15.720(3)(c) of the City of 

Sheboygan Zoning Ordinance. Applicant is required to submit specific fence details to 
staff. If staff has any concerns with the fence design, the matter may be brought back to 
the Plan Commission for their consideration (fencing would need a decorative design). 

8. All ground level and rooftop mechanicals shall be screened and/or enclosed and 
constructed of like materials and colors of the facility (HVAC equipment, etc.). 

9. All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 
Ordinance (site lighting, building lighting, signage, etc.). There shall be no spillover light 
onto adjacent properties or the streets. 

10. Applicant shall work with staff with regards to appropriate signage. Only at such time as 
the sign package has been reviewed and approved may the applicant obtain sign 
permits to install the proposed signage. If staff has any concerns with proposed signage 
design, the matter may be brought back to the Plan Commission for their consideration. 

11. Applicant shall to install individual letter signs- no cabinet or flat panel signs. 
12. Applicant shall be permitted a freestanding monument sign for the site. Minimum 

setback of a monument sign is 12 feet. Maximum height of the monument sign is 8 
feet. Sign shall be located outside of the 15 foot vision triangle. 

13. All areas used for parking/maneuvering of vehicles shall be paved. 
14. All areas that are not required to be paved shall be landscaped with grass and/or 

approved landscaping. 
15. Any new ingress/egress driveway openings shall be improved to standard City 

specifications. 
16. All existing access drives on Pennsylvania Avenue shall be removed and all unused 

driveways shall be closed and improved to standard City specifications. 
17. Applicant shall replace all street trees that are required to be removed along N. 7th 

Street and Pennsylvania Avenue. 
18. Applicant will provide adequate public access along all streets and sidewalks and will 

take all appropriate actions to minimize the time period that adjacent properties and 
streets/sidewalks are impacted by the development (utilities, streets, etc.). 

19. Applicant shall immediately clean any and all sediments, materials, tracking, etc. that 
may be spilled off-site on private or public lands and streets. 

20. Streets and infrastructure damaged and/or disturbed during construction of all private 
and/or public improvements shall be promptly repaired by the applicant. 

21 . Absolutely no portion of the new building and/or site improvements shall cross the 
property lines including but not limited to buildings, balconies, decks, foundations, walls, 
gutters, eaves, roof, parking, fencing/retaining walls, signs, landscaping, etc.). 

22. Any work within City of Sheboygan Public rights-of-way shall be discussed with the City 
Engineering Department and constructed to standard City specifications (including, but 
not limited to, new and old ingress/egress driveway openings, curb, gutter, sidewalk, 
pavement, utilities, retaining walls, street trees, etc.). 



23. Applicant is responsible for working with all private and public utilities in order to 
adequately service this apartment complex development proposal (applicant will need to 
provide the necessary easements and/or relocate utilities as necessary).

24. All vehicles, equipment, materials, products, etc. shall be located on the applicant's 
property (no storage on public rights-of-way).

25. City Development staff will issue a building permit only if the applicant has adequately 
satisfied all concerns related to the Sheboygan Water Utility.

26. City Development staff will issue a building permit only if the applicant has adequately 
satisfied all concerns related to the Sheboygan Fire Department, including but not limited 
to fire lane access at the site, sprinkler systems, hydrants, water pressures, etc.

27. Applicant will work with Shoreline Metro to lease a minimum of eight (8) parking spaces. 
Applicant shall provide documentation to staff that they have leased these eight (8) 
spaces from Shoreline Metro prior to obtaining an occupancy permit.

28. If there are parking issues that arise in this area due to the construction and use of this 
development, the applicant shall be responsible for adequately addressing these parking 
concerns/issues.

29. If applicant leases space to additional tenants, the tenants shall obtain all necessary land 
use and building approvals/permits prior to occupancy.

30. Building permits shall be issued only at such time as the applicant can provide recorded 
documentation from Sheboygan County that the five (5) parcels have been combined 
into one (1) parcel as depicted on the approved site plan.

31. Prior to building permit issuance, the City of Sheboygan Architectural Review Board shall 
review/approve the proposed building design.

32. If there are any amendments to the approved conditional use permit (including but not 
limited to site plan, architectural design, use, etc.), the applicant will be required to 
submit a new conditional use application reflecting those amendments. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 



F:-\RCEL NO.---------- j Office Use Only 

MAP NO. ___________ _ APPLICATION/FILE NO. ______ _ 

ZONING CLASSIFICATION: CENTRAL COMMERICAL REVIEW DATE: 

FILING FEE: $250.00 (Payable to City of Sheboygan} 

CITY OF SHEBOYGAN 
APPLICATION FOR 

CONDITIONAL USE PERMIT 
Requirements Per Section 15.905 

Revised May 2012 

Completed application is to be filed with the Department of City Development, 828 Center Avenue, Suite 
104. To be placed on the agenda of the City Plan Commission, application must be filed two weeks prior 
to date of meeting. Applications will not be processed if all required attachments and filing fee of $250 
(payable to the City of Sheboygan) is not submitted along with a complete and legible application. 
Application filing fee is non-refundable. 

1. APPLICANT INFORMATION 

APPLICANT: CCM-Sheboygan ?Penn, LLC 

ADDRESS: 901 s. 701
h st.. West Allis. WI 53214 E-MAIL: dkroetz@cardinalcapital.us 

PHONE: 608-663-2076 FAX NO. 414-727-9731 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: ?Penn Apartments 

ADDRESS OF PROPERTY AFFECTED: 698/700 Pennsylvania Ave, Sheboygan, 
Wl53081 

LEGAL DESCRIPTION: See attached Exhibit A 

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: Parking and vacant 
land with a Sheboygan County maintenance shed. 

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 
ANY CHANGES TO THE EXISTING USE: A 66 Unit multifamily apartment 
complex with approximately 8,048sf of commercial space on the first floor. 
The building would consist of 5 stories with underground and surface parking. 

BRIEF DESCRIPTION OF ALL REQUESTED VARIANCES FROM PROVISIONS 
OF THE ZONING ORDINANCE, WHICH ARE RELATED TO THE PROPOSED 
OPERATION OR USE: 



Building Height 

The maximum building height in the Central Commercial District is 35 feet. 
Applicant is requesting a variance to construct to the structure at a maximum of 
62'-0" at the peak of the sloped roofs. The primary roof elevation will be 
approximately 52'-0" above finished grade. 

Parking Requirements 

As presently proposed, the development consists of commercial/retail space on the 
first floor and 66 residential units on floors 2-5. Applicable ordinance requires that 
the amount of space devoted to commercial/retail tenancy have at least one on-site 
parking space for every 300 ft.2 of commercial/retail space. The square footage 
presently intended for commercial/retail space is 8000 fU, which would require 27 
on-site parking spaces. There is no applicable ordinance requiring a minimum 
number of on-site parking spaces for the 66 residential units. However, a reasonable 
expectation is at least one parking space (on or off site) per residential unit. Thus, 
the mix of required/desirable parking spaces for the development would be 
approximately 93 parking stalls (required 27 on-site stalls for the 
commercial/residential tenant and 66 stalls for the residential tenants). 

The proposed development includes 57 on-site parking stalls in the basement level 
of the development and 35 on-site parking stalls on the first floor level of the 
development, for a total of 92 on-site parking spaces, which is one short of the 93 
minimum target for parking spaces (on and off site). At the outset the Developer will 
rent 10 parking stalls from the City of Sheboygan Transit and Parking Department in 
Lot 9. By doing such, the Developer will secure the one stall to reach the 93 parking 
space minimum goal, and have an additional 9 parking stalls at the outset as the 
level of demand for parking is better understood as residential and commercial 
tenants are secured. As the extent of parking demand is best understood from actual 
tenant use, the Developer can adjust the number of rented stalls as it determines. 
The Developer also will be looking to secure parking from adjoining parcels. 

As the developer of a municipal project, especially a project without municipal 
incentives, the Developer fully understands the need for adequate parking, both on 
and off site, in order to secure the residential and commercial/retail tenants it 
requires to achieve its goals and objectives for th is development. 

Density Requirements 

The existing site is 1.03 acres 

The maximum Residential Density for an Apartment is 40 units per acre. The 
Developer is requesting up to 66 units per acre. 
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Conditional Use - Project Narrative 
7Penn Apartments 
Sheboygan, WI 

The following is a detailed summary of the proposed project. 

PROJECT NAME AND ADDRESS: 

7Penn Apartments 
698/ 700 Pennsylvania Avenue 
Sheboygan, Wisconsin 53081 

PARCEL INFORMATION/SITE DATA/LEGAL DESCRIPTION: 

CSM is included as part of submittal 

Project No. 2016--106 

Tax parcels are defined as 59281110750, 59281110810, 592811 10850. 5928 1110820. 59281 110840. 
ORIGINAL PLAT LOTS 7.8 & THEW 16' OF LOT 9 BLK 310 

ZONING CLASSIFICATION/ZONING: 

CC-Central Commercial 

EXISTING SITE CONDITIONS/LAND USE: 

Some of the previous above grade components (two residences) have been 
demolished and removed offsite by the County. There is currently a County 
Garage- yet to be demolished on site. Site also contains some parking- yet to be 
demolished. 

PROPOSED LAND USE/LOT COVERAGE SITE DATA 

In line with the City of Sheboygan's comprehensive vision and plan. the proposed development 
would create a 5 story mixed use apartment and commercial building in the heart of the 
Sheboygan's City Center. The first floor (at grade) will contain appox. 8.000 S.F. of commercial 
space. adding employment downtown, in addition to two apartment units and common area 
for the residential tenants. Floors two through five will be exclusively for market apartments to 
capitalize on the views of Lake Michigan and provide further market rate urban housing options. 
The development is also served by underground parking serving 57 parking spaces. 
The building height is generally 52'-0" above grade. There are portions of the structure that reach 
62' -0' '. These areas are mostly a t the corners of the building structure. 
The apartment counts are as follows: 16(2) bedroom, 4 studio, and 46( 1) bedroom apartments. 
There will be two access drives from the alley on the north side of the property. 
The entire site will be graded such that developed storm water runoff will be directed away 
from the building. Roof drainage will be collected and directed to the city storm sewer using 
an existing lateral. 
Existing water service will be utilized. which connects to the public water main in Pennsylvania 
Ave. 
Building sanitary will connect into the public sanitary sewer. which exists in both North 7th. 
Street and Pennsylvania Ave. 

Site Information 

• Proposed pavement area 
• Proposed concrete walk 

Proposed green space 
• Proposed ( 1) apartment 

1 0.656 square feet (24-percent of total lot) 
4, 997 square feet ( 11 -percent of total lot) 
12.354 square feet (27 -percent of total lot) 
17,264 square feet (38-percent of total lot) 



Sheboygan Apartments 
Site Narrative 

Page 2 of 4 
October 10.2018 

NOTE: Based upon the current proposed site plan, we have provided (35) surface parking spaces. 
(57) underground parking spaces. and ( 1 0) offsite parking spaces for a total of 
(102) spaces. See Variance Request section of this narrative for more detail. 

SITE SELECTION 

The project supports the downtown Sheboygan plan to add more multi-family housing units and 
brings a pre-leased new commercial tenant to support downtown job growth and businesses. 

The proposed development fits in aesthetically with downtown Sheboygan and the continued 
growth in the City and County. 

LANDSCAPE REQUIREMENTS 

Landscape plan to comply with the requirements of Section 15.6 and the subsequent point 
values defined for all four landscape point criteria (Building Foundation. Developed Lot. Lot 
Frontage and Pavement). See attached Landscape Plan. 

PERFORMANCE STANDARDS/POTENTIAL NUISANCES: 

All performance standards to comply with City of Sheboygan Zoning Ordinanc e, Section 15-7 
to ensure this development will not become a nuisance to neighboring residential property 
owners. 

SITE LIGHTING: 

This will be submitted separately by Quasius Construction. 

ARCHITECTURE: 

The proposed exterior design is comprised of thin brick veneer, smart siding panels and 
architectural metal panels. Per the attached renderings the materials are used in various yet 
consistent locations to highlight both the commercial and residential portions of the facility. The 
struc tures corners are also highlighted with architectural metal panels and wrap around 
balconies. 

The buildings materials are consistent with other developments in the downtown area. 



VARIANCE REQUEST/VARIANCE DESCRIPTION: 

Building Height 

The maximum building height in the Central Commercial District is 35 feet. IN order to capitalize on the 
views of Lake Michigan. the developer is requesting a variance to construct to the structure at a 
maximum of 62' -0' ' at the peak of the sloped roofs. The primary roof elevation will be approximately 
52'-0" above finished grade. 

Parking Requirements 

As presently proposed, the development consists of commercial/retail space on the first floor and 66 
residential units on floors 1-5. Applicable ordinance requires that the amount of space devoted to 
commercial/retail tenancy have at least one on-site parking space for every 300 fP of 
commercial/retail space. The square footage presently intended for commercial/retail space is 8000 
ft?, which would require 27 on-site parking spaces. There is no applicable ordinance requiring a 
minimum number of on-site parking spaces for the 66 residential units. However, a reasonable 
expectation is at least one parking space (on or off site) per residential unit. Thus, the mix of 
required/desirable parking spaces for the development would be approximately 93 parking stalls 
(required 27 on-site stalls for the commercial/residential tenant and 66 stalls for the residential tenants). 

The proposed development includes 57 on-site parking stalls in the basement level of the 
development and 35 on-site parking stalls on the first floor level of the development, for a total of 92 
on-site parking spaces, which is one short of the 93 minimum target for parking spaces (on and off 
site). At the outset the Developer will rent 10 parking stalls from the City of Sheboygan Transit and 
Parking Department in Lot 9. By doing such, the Developer will secure the one stall to reach the 93 
parking space minimum goal, and have an additional 9 parking stalls at the outset as the level of 
demand for parking is better understood as residential and commercial tenants are secured. As the 
extent of parking demand is best understood from actual tenant use, the Developer can adjust the 
number of rented stalls as it determines. The Developer also will be looking to secure parking from 
adjoining parcels. 

As the developer of a municipal project. especially a project without municipal incentives. the 
Developer fully understands the need for adequate parking, both on and off site, in order to secure 
the residential and commercial/retail tenants it requires to achieve its goals and objectives for this 
development. 

Density Requirements 

The existing site is 1 .03 acres 

The current Residential Density for apartments is listed at only 40 units per acre. In the passionate effort 
to promote the Sheboygan downtown growth and image, the developer is requesting up to 66 units 
per acre. 
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CAN BE MODIFIED TO BE A TYPE "A" UNIT 

1 BED UNIT- ALTERNATE 
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ALTERNATE DESIGN ALLOWS FOR A 
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DESIGNED AS A TYPE "A" UNIT 

1 BED UNIT- TYPE "A" 
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DESIGNED AS A TYPE "B' UNIT 

l BED UNIT- CORNER 
SCALE: 1/8" = 1'·0" 

UNIT: (•/·) 740 Sf 
BAlCONY: 200 Sf 
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DESIGNED AS A TYPE "B" UNIT W/ OPTION "8" BATHROOM 

2 BED UNIT - #2 SOUTH 
SCALE: 1/Er' ~ 1'-0" 

UNIT: (+/·) 973 SF 
BALCONY: 200 SF 
I UNIT PER FlOOR · TOTAl OF 4 UNITS 
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DESIGNED AS A TYPE "B" UNIT W/ OPTION ' 8" BATHROOM 

2 BED UNIT - #1 
SCAlE: 1/8" = 1'·0" 
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BALCONY: 110 SF 
I UNIT PER FlOOR • TOTAl OF 4 UNITS 
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