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CITY OF SHEBOYGAN 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by Robert E. Lee and 
Associates, Inc. to construct a new Prevea Medical Office building on the St. Nicholas 
Hospital Campus located at 3100 Superior Avenue. SO Zone 

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

REPORT DATE: January 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: January 23, 2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: N/A 
Municipal Code: N/A 

Robert E. Lee and Associates, Inc. is proposing to construct a new Prevea Medical Office 
building on the St. Nicholas Campus located at 3100 Superior Avenue. The applicant states: 

• The proposed $17,500,000 project includes construction of a new medical office 
building for Prevea Health on the existing St. Nicholas Hospital campus. The proposed 
building will be a standalone building located on the north side of the existing hospital 
building and east of the existing surgery center within the existing parking lot area. 
This facility will join St. Nicholas Hospital, Marsho Family Medical Group, St. Nicholas 
Surgery Center, and other medical facilities on this block. 

• The proposed building will provide services for Lab, X-Ray, Physical Therapy, 
Occupational Therapy , and clinical space for Gl, Surgery, Urology, Orthopedics, 
Podiatry , Pain and Spine, Sports Medicine, Ear/Nose/Throat, Audiology , Cardiology, 
Endoscopy and Neurology. Space is included for a future MRI suite. These services 
are ultimately a consolidation and expansion of medical services offered throughout the 
Sheboygan area. 

• Approximately 91 employees will be on site during peak hours - 20 of those jobs will be 
new positions. 

• The hours of operation for the building will be 6:00 AM to 5:30 PM Monday to Friday. 
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The applicant states the following about the proposed medical office building: 

• The exterior materials proposed for the new medical office building are a combination 
of face brick, glass, quarried stone and metal wall panel. At approximately 61,000 
square feet, the proposed structure will stand five ( 5) stories tall with the parapet 
approximately 67 feet above grade. 

• The building's form, materials and textures are distinctive components of Prevea's 
architectural brand. Other Prevea facilities include smaller scale health centers in 
Manitowoc, Mondovi, Rice Lake and Shawano. Additional facilities are planned for 
Altoona, Menomonie, and Ladysmith. A facility similar in size to this proposed building 
is planned in the Eau Claire area. 

• Primary structure forms are paralleled by the individual program components within the 
building. The double-height space of the entry sequence, clad mostly in north-facing 
glass and trimmed in wall panel is utilized to clearly identify a welcoming front door. A 
drive-up canopy offers protection for patients in adverse weather and a modest outdoor 
plaza provides gathering space immediately adjacent to the first-floor library. 

• Various specialty services offered within the structure are differentiated by metal wall 
panels. This cladding provides versatility in shape and fenestration configurations, and 
is expandable to meet the programmatic needs of the internal spaces. The wall panel, 
anchored by a quarried stone base, includes a housing for the glass openings 
throughout the second , third and fourth floors. A fourth-floor walk-out patio, set-back 
and overlooking the park to the north, caps the entry sequence while offering users a 
brief area of respite from the consultation and conference rooms within. 

• The Primary Care and Family Medicine portion of the building is identified with a 
dark, iron-spot, velour clay brick and repetitive punched windows. Set back from the 
specialty services block, it serves as a sturdy back up to the glass and wall panel 
foreground. Solid stone walls anchor the various building components together. The 
locally quarried I imestone (Fond du Lac) was selected to celebrate Prevea's 
interest in locally procured materials and longevity within a community. Together 
the various exterior elements and forms articulate the program, provide a sense of 
scale to the building and unify Prevea's branded architecture throughout the state. 

Site improvements include: 

• This is a 61 ,OOOsf, five (5) story medical office building. The applicant intends on 
building out 53,500sf of the facility immediately with an additional 7,500sf which can 
be built based on future demand. 

• Access to the site will be through a new driveway connection to Saemann Avenue. 
This driveway will be located just east of the current main driveway off Saemann 
Avenue and this current driveway will then be removed. Portions of the existing 
parking lot will be reconstructed and additional new parking areas will be 
constructed to serve the facility. Overall, the project will result in the addition of 188 
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parking stalls. Space has also been allotted for an additional 56 future parking 
stalls, should they be necessary (southeast corner of the site by drainage pond). 

• A traffic study was performed by Traffic Analysis & Design, Inc. (TADI) in order 
to determine the effects of the proposed project on the traffic patterns along the 
adjacent City streets. The study first looked at the traffic volumes that could be 
expected from the proposed development and it was determined that on a typical 
weekday, the proposed project is expected to generate 2,240 total driveway trips 
(1 , 120 in and 1,120 out). The study then analyzed the adjacent street 
intersections with these additional trips and determined that the project would 
not have a significant impact on existing traffic patterns and no additional street 
improvements would be required . 

• The existing site drains from the southwest to the northeast and this current 
drainage pattern will remain. The majority of the reconstructed parking lots and 
other new impervious surfaces will be captured via storm sewer and directed to a 
proposed wet detention pond in the northeast corner of the site. The pond will 
provide the storm water management necessary to com pi y with the WDNR and 
City of Sheboygan storm water requirements. 

• The proposed exterior lighting, building materials, screening materials, and 
landscaping will all meet City zoning requirements. 

• The proposed landscape plan will exceed the requirements set forth by the City 
and will greatly increase the number of trees and plantings on site, thus 
improving the overall landscaping of the can1pus. 

• The proposed lighting plan will provide safe and efficient lighting for the parking 
lot while minimizing the excess lighting around the perimeter of the lot. The 
proposed facility will result in a minimal increase to the number of truck 
deliveries to the site and the overall noise generated by the existing campus. 

STAFF COMMENTS: 

The Plan Commission should be aware that the applicant is proposing to construct the new 
medical office building and reconfigured parking on parcel 631520 and a new parking on 
parcel # 631540. The applicant will need to either combine these lots or provide a shared 
access/parking, utility, etc. easement or agreement prior to issuance of a building permit. 

No formal sign package has been presented but it appears the applicant will be proposing 
monument and wall signage. 

There is presently a two (2) way stop sign at the intersection of N. 291
h Street and Saemann 

Avenue. The two (2) way stop is for east-west traffic on Saemann Avenue only. Traffic 
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traveling north-south on N. 29th Street is permitted to drive through this intersection. East­
West traffic is sometimes not aware that North-South traffic does not have to stop which can 
lead to confusion, near misses and accidents. Based on this new development, staff would 
recommend that the Plan Commission make a formal request to the public works committee 
that the Saemann Avenue and N. 29th Street intersection become a four (4) way stop. A four 
( 4) way stop will provide safer/improved public safety at this busy intersection which will only 
become busier once the medical office is operating and as future development occurs at the 
St. Nicholas Hospital campus. 

The Plan Commission may want to have the applicant explain which existing facilities in the 
City are relocating to the new medical office and what is the plan for the old facilities? 

The applicant is requesting the following variances: 

• Applicant is proposing a sideyard paving setback 0 feet for the multi-tenant parcel - The 
minimum paving setback is 5 feet. 

• To have a building height of 67 feet- Maximum building height is 35 feet (Can exceed 35 
feet with a conditional use permit). 

• Requesting a variance from the locational landscaping requirements - Applicant shall 
meet the four ( 4) location a I 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/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 
(create a legend along with the landscape plan site plan). 

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. 
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8. 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. 

9. 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. 

1 O.Applicant shall to install individual letter signs- no cabinet or flat panel signs. 
11 .AII areas used for parking/maneuvering of vehicles shall be paved. 
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. City Development staff will issue a building permit only if the applicant has adequately 
satisfied all concerns related to the Sheboygan Water Utility. 

20. 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. 

21 . Prior to building permit issuance, the applicant is responsible for providing all shared 
agreements/easements between Prevea and adjoining properties including but not limited 
to ingress/egress, parking, stormwater facilities, utilities, etc. 

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

23.1f 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. 
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PARCEL NO. 595281631520 & 595281631540 I Office Use Only 

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

ZONING CLASSIFICATION: SUBURBAN OFFICE 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 C ity 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 ail 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: Robert E. Lee & Associates. Inc.- Aaron Breitenfeldt 

ADDRESS: 1250 Centennial Centre Blvd. Hobart. Wl54155 

E-MAIL: abreitenfeldt@releeinc.com 

PHONE: (920) 662-9641 FAX NO. (920) 662-9141 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: Prevea Health is proposing to 
construct a medical office building on the existing St. Nicholas Hospital campus. 
The proposed building will be a separate stand-alone building. 

ADDRESS OF PROPERTY AFFECTED: 3100 Superior Avenue, Sheboygan, WI 
53081 

LEGAL DESCRIPTION: SEC 16 T15N R23E PRT OF THE SW SE OF SEC 16 DESC AS: COM AT 
THE INTERSECTION OF THEE LN OF N TAYLOR DR AND THEN LN OF SUPERIOR AVE, BEING N-88-
DEG-29'-58"-E 50.46' & N-01- DEG-31'-56"-W 40' OF THE SW COR OF THE SW SE, TH N-88- DEG-29'-58"­
E 830.34' ALG THEN LN OF SUPERIOR AVE, TH N-01-DEG-21'-47"-W 381 .02', TH N-88-DEG-25'-30"-E 
82.26', TH N-01-DEG-21 '-47"- W 314.48', TH N-88-DEG-29'- 58"-E 193.36', TH N-01 -DEG- 22'-13"-W 551 .79' 
TO THE S LN OF SAEMANN AVE, TH S-87- DEG-24'-18"-W 163.27' ALG SO AVE, TH S-01-DEG -21 '-47"-E 
399.90', TH S-87-DEG-24'- 18"-W 331 .65', TH N-01-DEG- 21'-47"-W 399.90' TO THE S LN OF SAEMANN 
AVE, TH S-87- DEG-24'-18"-W 315.40' ALG SO S LN , TH S-01-DEG-31'-56"-E 170', TH S-87-DEG-24'-18"-W 
300' TO THEE LN OF N TAYLOR DR, TH S-01-DEG-31 '-56"-E 150' ALG SO E LN, TH N-88- DEG-28'-04"-E 
190', TH S-01 - DEG-31'-56"-E 217', TH N-88- DEG-28'-04"-E 125', TH S-01- DEG-31 '-56"-E 155', TH S-88-
DEG-28'-04"-W 315' TO THEE LN OF N TAYLOR DR, TH S-01- DEG-31'-56"-E 528.94' ALG SO E LN TO 
POB (SAINT NICHOLAS HOSPITAL), EXC THE FOLLOWING: COM AT SW1/4 COR SO SEC 16; TH N 
88*29'58" E 50.46', TH N 01*31'56" W 40' TO THEE LN OF TAYLOR OR, TH CONT N 01*31'56" WALG SO E 
LN 1056.12' TO THE POB, TH N 87*24'18" E 300', TH N 01*31'56" W 170' TO THE S LN OF SAEMANN AVE, 
TH N 87*24'18" E ALG SO S LN 22', TH S 01*31'56" E 268.57', TH N 88*18'21" W 321 .95' TO THE SO E LN, 
TH N 01*31'56" W ALG SO E LN 93.5' TO THE POB 



City of Sheboygan Site Plan Review 
Prevea Health Medical Office Building 
Project Narrative 

INTRODUCTION 

The proposed project includes constructing a new medical office building for Prevea 
Health on the existing St. Nicholas Hospital campus. The proposed building will be a 
standalone building located on the north side of the existing hospital building and east of 
the existing surgery center within an existing parking lot area. This facility will join St. 
Nicholas Hospital, Marsho Family Medical Group, St. Nicholas Surgery Center, and 
other medical facilities on this block. The proposed building will provide services for 
Lab, X-Ray, Physical Therapy, Occupational Therapy, and clinical space for GI, Surgery, 
Urology, Orthopedics, Podiatry, Pain and Spine, Sports Medicine, Ear/Nose/Throat, 
Audiology, Cardiology, Endoscopy and Neurology. Space is included for a future MRI 
suite. These services are ultimately a consolidation and expansion of Medical Services 
offered throughout the Sheboygan area. 

The proposed project will be constructed at a cost of approximately $17,500,000. The 
hours of operation for the building will be 6:00AM to 5:30PM Monday to Friday. 
Approximately 9 I employees will be on site during peak hours. 

BUILDING DESIGN DISCUSSION 

The proposed building will be located on the south side of St Nicholas Campus, nearest 
Saemann Avenue. The neighboring buildings include: 

The St Nicholas Surgery Center, immediately west-
A 2008 Project, made of face brick and gabled roof building with punched 

openings and a masonry base 

The Marsho Family Medical Group Building; southwest of the proposed project­
An early 2000 ' s building, clad with face brick and a large standing seam 

roof portico. 

St. Nicholas Hospital , due south -
A I 970's vintage, six story, face brick and punched opening structure. The 

proposed project will be nearest the loading dock, generator space and mechanical 
services. 

Other structures on the city block of St. Nicholas's campus include a medical arts 
building on the far southwest comer and a row of houses facing north 291

h street. 



The exterior materials proposed for the new Medical Office Building on St. Nicholas 
Hospital 's campus are a combination of face brick, glass, quarried stone and metal wall 
panel. At approximately 61,000 square feet, the proposed structure will stand five stories 
tall, with the parapet 66' -1 0" above grade. 

The building's form, materials and textures are distinctive components of Prevea's 
architectural brand. Other Prevea facil ities include smaller scale Health Centers in 
Manitowoc, Mondovi, Rice Lake, and Shawano. Additional facilities are in planning for 
Altoona, Menomonie, and Ladysmith. A facility similar in size to this proposed building 
is planned in the Eau Claire area. 

Mondovi Health Center Manitowoc Health Center 

Primary structure forms are paralleled by the individual program components within the 
building. The double-height space of the entry sequence, clad mostly in north-facing 
glass and trimmed in wall panel, is utilized to clearly identify a welcoming front door. A 
drive-up canopy offers protection for patients in adverse weather; and a modest outdoor 
plaza provides gathering space immediately adjacent to the first-floor library. 

Various specialty services offered within the structure are differentiated by metal wall 
panels. This cladding provides versatility in shape and fenestration configurations, and is 
expandable to meet the programmatic needs of the internal spaces. The wall panel, 
anchored by a quarried stone base, includes a housing for the glass openings throughout 
the second, third and fourth floors. A fourth-floor walk-out patio, set-back and 
overlooking the park to the north, caps the entry sequence while offering users a brief 
area of respite from the consultation and conference rooms within. 
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Quarried Stone Face Brick Metal Wall Panel 



The Primary Care and Family Medicine portion of the building is identified with a dark, 
iron-spot, velour clay brick and repetitive punched windows. Set back from the specialty 
services block, it serves as a sturdy back up to the glass and wall panel foreground. Solid 
stone walls anchor the various building components together. The locally quarried 
limestone (Fond duLac) was selected to celebrate Prevea's interest in locally procured 
materials and longevity within a community. Together the various exterior elements and 
forms articulate the program, provide a sense of scale to the building, and unify Prevea 's 
branded architecture throughout the state. 

SITE DESIGN DISCUSSION 

Access to the site will be through a new driveway connection to Saemann A venue. This 
driveway will be located just east ofthe current main driveway offSaemann Avenue and 
this current driveway will then be removed. Portions of the existing parking lot will be 
reconstructed and additional new parking areas will be constructed to serve the facility. 
Overall, the project will result in the addition of 188 parking stalls. Space has also been 
allotted for an additional 56 future parking stalls, should they be necessary. 

In addition, a traffic study was performed by Traffic Analysis & Design, Inc. (TADI) in 
order to determine the effects of the proposed project on the traffic patterns along the 
adjacent City streets. The study first looked at the traffic volumes that could be expected 
from the proposed development and it was determined that on a typical weekday, the 
proposed project is expected to generate 2,240 total driveway trips (1 , 120 in I 1,120 out). 
The study then analyzed the adjacent street intersections with these additional trips and 
determined that the project would not have a significant impact on existing traffic 
patterns and no additional street improvements would be required. 

The existing site drains from the southwest to the northeast and this current drainage 
pattern will remain. The majority of the reconstructed parking lots and other new 
impervious surfaces will be captured via storm sewer and directed to a proposed wet 
detention pond in the north east comer of the site. The pond will provide the storm water 
management necessary to comply with the WDNR and City of Sheboygan storm water 
requirements. 

Chapter 15-7 of the City's zoning ordinance has been reviewed and the proposed 
development complies with all requirements of sub-chapter 15-7. The proposed exterior 
lighting, building materials, screening materials, and landscaping will all meet City 
zoning requirements. The proposed landscape plan will exceed the requirements set forth 
by the City and will greatly increase the number of trees and plantings on site, thus 
improving the overall landscaping of the campus. The proposed lighting plan will provide 
safe and efficient lighting for the parking lot while minimizing the excess lighting around 
the perimeter of the lot. The proposed facility will result in a minimal increase to the 
number of large truck deliveries needed on site and the overall noise generated by the 
existing campus. 
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PR~V~A M~DICAL OI=I=IC~ BUILDING I ST. NICHO LAS HOSPITAL CAMPUS 

CLINICAL S~RVIC~S 
Services include Lab. X-Ray. Physical Therapy, Occupational Therapy, and clinical space ror Gl. Surgery. 
Urology, Orthopedics. Podiatry. Pain and Spine. Sports Medicine. Ear/Nose/Throat. Audiology, 
Cardiology, Endoscopy ono Neurology. Space is included foro future MRI suite. These services include o 
consolidation and expansion o f Medical Services offered throughout the Sheboygan area . 

ARCHIT~CTURAL LANDSCAP~ 

The proposed buildtng location is snown on the north side of 51 Nicholas Campus, nearest Seemann 
Avenue. The neighboring buildings include: 

The St Nicholas Surgery Center. immediately west -
A 2008 Project. mode of face brick and gabled roof building with punched openings 

ond o masonry bose 

The Marsha Family Medical Group Building: southwest of the proposed project 
An early 2000's building, c lod with lace brick and o large standing seam roar portico. 

St. Nicholas Hospital. due south -
A 1970's vintage, six story, face brick and punched opening structure. H1e proposed 
proJect will be nearest !he loading dock. general or space and mechanical services. 

Other structures on the ctfy block of St. Ntcholos's campus include a medical arts buildtng on lhe tar 
southwest corner and crow of houses toeing north 29th street. 

BUI LDING EXT~RIOR DESCRIPTION 
T11c exterior molcriols proposed for the new Medical Oflice Building on St. N'cholos Hospital's campus 
ore a combinottan of face brick. gloss. quarried stone and metal wall panel. 

AI opproximafely 61.000 square feet. the propo;ed structure wtl· sTand five stories toll . with the poropet 
66' 10" above grade. 

The buitd :ng's form. materia sand textures are distinctive components of Prcvca's architectural blond. 
Other Preveo facilities include smo!ler scoJe Health Centers in Manitowoc. Mondovi. Rice Lake. ond 
Shawano. Additional facilities ore in p lanning for Altoona, Menomonie. ond Lodysm1th. A fad ty similar 
:n siLO to tnis proposed building is p lanned in the Eou Clatre at ca. 

Montiovi Heollh Center Mal'il<>woc Hl"at+h Center 

Primc<y strucllJre forms are porolleleo by the i"''o•violJOI program components within the building. The 
daub e heighT space of the en-ry sequence. ciao mostly in "''arth fac•ng gloss and trimmed in wolf 
panel, is u•ilizcd ro clearly identify a welcom·ng front door. A d11vc up canopy offers protccron for 
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PR!;:V!;:A M!;:DICAL OI=I=IC!;: BUILDING I ST. NIC~OLAS ~OSPITAL CAMPUS 

patients in adverse weather; and a modest outdoor p laza provides gmhering space immedia lely 
adjacent to the first-'loor library. 

Various specialty services offered within the structure are differentiated by metal wall panels. This 
cladding provides vcrsalility in shape and fencslration contigurofions, and is expandable to meet the 
programmatic needs o f the internal spaces. The wall panel, anchored by a quarried stone bose. 
includes a housing for t11e glass openings throughout the second. tt1ird and fourth floors. A fourth-floor 
walk-out polio. set-bock and overlooking the pork 1o lhe norlh. caps the enlry sequence while offering 
users a brief area of respite from the consultation and conference rooms within. 
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Quarried Stone Fac e Brick Metal Wall Panel 

The Primary Care and Family Medicine portion of the building is identified with a dark. iron-spot. velour 
cloy brick and repetitive punched windows. Set bacl< from the specialty services block, it serves as a 
s1urdy back up 1o lhe gloss and wall panel foreground. Solid stone walls anchor 1he various building 
components together. The locally quarried limestone (Fond duLac) wos selected to celebrate Prevea's 
interesl in locally procured rnalerials and longevily wilhin a cornmunily. 

Together I he various exterior elemenls and forms articulate the program. p rovide o sensf} o f scale lo I he 
building, and unify Preveo's branded architecture throughout the state. 

Birds Eye View of locat ion on St. Nick s Campus 
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CITY OF SHEBOYGAN 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by the City of Sheboygan to 
construct a new building addition and to renovate City Hall located at 828 Center Avenue. 
CC Zone 

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

REPORT DATE: January 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: January 23, 2018 

STATUTORY REFERENCE: 

Wisconsin Statutes: N/A 
Municipal Code: N/A 

City of Sheboygan elected officials and administration have made the decision to construct a 
new building addition and to renovate City Hall located at 828 Center Avenue. Once the 
decision was made to renovate City Hall, it was necessary to address all of the required 
improvements needed to construct a well-functioning and efficient City Hall. 

The applicant states the following about the exterior improvements: 

• The existing boiler/radiator system is being replaced by a "central forced-air" system 
that will also provide air conditioning from a chiller on the roof (chiller will be hidden 
behind parapet walls). The new central forced air system eliminates the collection of 
air conditioners and condensing units hanging from the building. Heating/cooling 
system will be controlled by a digital energy management system compatible with 
controls at other City properties. New electrical service and completely new wiring will 
insure safety and efficiency. New emergency generator on the roof keeps facility up­
and-running in case of outage. New water service and all new piping replace the 1 00 
year old system. 

• In terms of life-safety, the old, degraded fire escapes that hang on the north fac;ade will be 
replaced by interior exit stairways. A building that is presently not protected by an 
automatic fire sprinkler system will have one as part of the project. New modern, digital 
fire alarm, security systems will be integrated. It's worth pointing out that the exit stairs 
replacing unsafe fire escapes were a driving factor for the addition on the north side. The 
north (back) of the building was never given the same architectural features (stone-work) 
as the other sides. Over the years, additions, such as electrical transformer and 
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condensing units have accumulated on that north side. The building addition is an 
opportunity to "clean-up" a neglected fa9ade and make it the new entrance to City Hall. 
This does not diminish the traditional south entry. In fact, the stone/brick restoration, 
along with window replacement, will bring them closer to their original condition. 

• The brick/stone/steel elements of the existing building are in need of cleaning, restoration 
and repair. The stone/brick restoration, along with window replacement, will bring the 
existing building closer to its original condition. This project preserves the "shell" of the 
historic building while creating a modern, safe and efficient interior. 

• Another crucial maintenance element is a new roof membrane. The new roof and 
insulation replaces an uninsulated condition. At the same time, we can structurally 
reinforce aging brick parapet walls. As mentioned earlier, unsightly equipment such as 
the chiller unit and the emergency generator will be hidden on the roof behind tall parapet 
walls. Other "unsightly" features that must remain at ground level, such as electrical 
transformer and refuse bins will be screened behind masonry walls with upgraded gates. 

• Along with the stair towers, the north addition contains a new elevator to replace the 
present unreliable elevator. These needs (new elevator and exit stairs) required that the 
existing free-standing garage be removed. 

• Demolishing the garage opened the potential for a whole new fayade and a new primary 
entrance. The space created by demolition of the garage allows for 14 off-street, 
customer parking stalls. The rise in elevation (between parking I sidewalk and first floor) is 
accomplished around two symmetrical planters between the new parking and the 
building. A central stair and ADA ramps lead up to a semi-circular "plaza", but one that 
relates to the new organizing principle of the interior layout. The masonry material on the 
planter walls (and even the transformer/dumpster screen walls) serve as a visual base on 
which the addition stands. 

• The addition maintains and reinforces the imagery and prominence suitable for a 
municipal building. It does not try to mimic or replicate architectural features that were 
only achievable with 100 year old construction methods. Like other (interior features) the 
exterior takes the approach of incorporating contemporary materials alongside older 
traditional materials. Therefore, the addition is clad with terra cotta panels that are not 
only low-maintenance and energy efficient, but that also respects the color and horizontal 
banding of the existing building. Likewise, a large curtainwall of glass in aluminum framing 
signals the entrance and reflects a more contemporary, open and forward looking image. 

Interior Improvements include: 

• Openness is not only the image that is meant to be projected, but the organizing concept 
behind the interior arrangement. Beyond the tall glass entrance vestibule, the visitor will 
encounter a mix of old and new. For the most part, the interior walls on all floors will be 
removed to make way for a new arrangement. Two exceptions include the preservation 
of the present central stair and the historic Council Chamber. The existing central east-



west corridor with closed-off offices on either side will be eliminated. The semi-circular 
exterior plaza is mirrored inside by a semi-circular lobby/atrium. The existing stair 
becomes a free-standing, "sculptural" feature in that public space. Customers visiting City 
Hall will be met at new service counters for the various departments of city administration. 
The driving principle behind every decision was based on open, transparent 
administration and enhanced customer service. It's anticipated that the various 
conference rooms spread throughout the building will be available to the community or 
guests needing comfortable, technologically connected meeting spaces to conduct 
business. 

• The Council Chamber as originally built on the third floor of the building has undergone 
several interior remodels. These remodels have covered up and hidden away a few 
architectural gems. Above the suspended acoustical tile ceiling remains the original 
plaster crown molding and ornate plaster beams. In the center of the ceiling remains a 
stained glass panel that originally had a skylight above to provide light. The hope now is 
to clean and stabilize the stained glass panel and backlight it with artificial light available 
anytime day or night. The size of the Council Chamber has been reduced over the years. 
The remodel will return the chambers to its original dimensions with all three arch-top 
windows along its south side. A new dais (raised platform) and desk will seat the mayor, 
all the alderpersons, the city administrator and the primary officials. The Mayor and 
Common Council will now face the public at Common Council proceedings. 

• Every effort has been made to provide a safe, comfortable, efficient and technologically 
updated facility for the public and for the administrative functions of city government. The 
goal is to create a modern environment within the renovated and preserved City Hall 
facility. All the tradition, prominence, familiarity and stability of municipal administration is 
being maintained and enhanced. Civic pride and prominence will be embodied in this 
structural that will stand and function efficiently into the future. 

Site improvements include: 

• This will be a renovation to the existing City Hall. In addition, there will be a new three (3) 

story building addition on the north side of the building that will now serve as City Halls 

primary entrance. The addition is approximately 2,500sf. 

• Improvements include a new exterior plaza, stairs, handicap access, planter walls, 

concrete walks, etc. 

• 14 off-street customer parking stalls will be constructed on the north side of the building. 

• The site will consist of a combination of curb, gutter and asphalt and will meet the city's 
requirements for landscaping, storm drainage and exterior lighting. 

• Screened and enclosed dumpster and transformer pads. 



STAFF COMMENTS: 

Applicant is requesting the following variance: 

• Requesting a variance to install curb and gutter on the Wisconsin Bank and Trust 
property to the East- minimum zero (0) foot setback to the property line. 

Applicant shall obtain the necessary agreemenUeasement from the property owner to 
install this improvement. If this cannot be done then the applicant shall maintain all 
improvements on the City Hall property. 

• Requesting a variance from the locational 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/permits as well as 
meet all required codes including but not limited to building, plumbing, electrical, HVAC, 
fire, water, sewer, storm drainage, 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. 
4. Dumpster(s) and mechanicals 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. There shall be no spillover light onto adjacent properties or the streets. 
8. All areas used for parking or maneuvering of vehicles shall be paved. 
9. All areas that are not required to be paved shall be landscaped with grass and/or 

approved landscaping. 
10. 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 street improvements, new and/or closed ingress/egress driveway 
openings, curb, gutter, sidewalk, pavement, utilities, retaining walls, street trees, etc.). 

11 . 1t will be the applicant's responsibility to work with all private and public utilities in order to 
provide easements and/or relocate utilities as necessary. 

12. 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.). 



13. 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. 

14. Prior to building permit issuance, the applicant is responsible for providing all shared 
agreements/easements between the City and adjoining properties. 

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

16.1f 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 attachment. 
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ZONING CLASSIFICATION: C c 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 

I Office Use Only 

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: City of Sheboygan 

ADDRESS: 828 Center Avenue, Sheboygan, WI 53081 
E-MAIL: david.biebel@ sheboyganwi.gov 

PHONE: (920) 459-3366 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: Sheboygan City Hall 

ADDRESS OF PROPERTY AFFECTED: 828 Center Avenue, Sheboygan, WI 53081 

LEGAL DESCRIPTION: 
Lot 7 and the West 1/3 of Lot 8, Block 151, City of Sheboygan original plat 

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: 
Municipal administration I city governance. Office and assembly 

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 
ANY CHANGES TO THE EXISTING USE: 
No change to existing use. 

BRIEF DESCRIPTION OF ALL REQUESTED VARIANCES FROM PROVISIONS 
OF THE ZONING ORDINANCE, WHICH ARE RELATED TO THE PROPOSED 
OPERATION OR USE: 
No variance being requested. 

3. JUSTIFICATION OF THE PROPOSED CONDITIONAL USE 



Sheboygan City Hall project 

A written description of the proposed general design 

January 2018 - City Plan Commission 

The City's administration and elected representatives recognized the need to improve 

infrastructure, life-safety and overdue maintenance to Sheboygan City Hall . Once the decision was made 

to remain in the traditional seat of municipal administration, it was necessary to categorically address 

those improvements. From an infrastructure point of view, the existing boiler/radiator system is being 

replaced by a "central forced-air" system that will also provide air conditioning from a chiller on the 

roof, hidden behind parapet walls. This will eliminate the collection of air conditioners I condensing 

units hanging of the building. Heating I cooling system will be controlled by a digital, energy 

management system compatible with controls at other City properties. New electrical service and 

completely new wiring will insure safety and efficiency. New emergency generator on the roof keeps 

facility up-and-running in case of outage. New water service and all new piping replaces 100 year old 

system. 

In terms of life-safety, the old, degraded fire escapes that hang on the north fac;:ade will be 

replaced by interior exit stairways. A building that is presently not protected by an automatic fire 

sprinkler system will have one as part of the project. New modern, digital fire alarm, security systems 

will be integrated. It's worth pointing out that the exit stairs replacing unsafe fire escapes were a driving 

factor for the addition on the north side. The north (back) of the building was never given the same 

architectural features (stone-work) as the other sides. Over the years, "ugly" additions, such as electrical 

transformer and condensing units have accumulated on that north side. The building addition is an 

opportunity to "clean-up" a neglected fac;:ade and actually make it a feature- a new entrance- to the 

facility. This does not diminish the traditional south entry. In fact, the stone I brick restoration, long 

with window replacement, will hence the traditional facades and bring them closer to their original 

condition. 

This ties in with maintenance issues, the brick I stone I steel elements of the existing building 

are in need of cleaning, restoration and repair. This project preserves the "shell" of the historic building 

while creating a modern, safe and efficient interior. Another crucial maintenance element is a new roof 

membrane. The new roof and insulation replaces an uninsulated condition. At the same time, we can 

structurally reinforce aging brick parapet wa lls. As mentioned earlier, unsightly equipment such as the 

chiller unit and the emergency generator will be hidden on the roof behind tall parapet walls. Other 

"unsightly" features that must remain at ground level, such as electrical transformer and refuse bins will 

be screened behind masonry walls with upgraded gates (not chain link). 

Along with the stair towers the north addition contains a new elevator to replace the present 

"unreliable contraption". The required for these basic needs mandated that the existing free-standing 

garage be removed. This fact opened potential for a whole new fac;:ade and a second (maybe primary) 

entrance. Again, this takes nothing from the south entrance. But the space available on the north with 

the removal of the garage allows for 14 off-street, customer parking stalls. The rise in elevation 

(between parking I sidewalk and first floor) is accomplished around two symmetrical planters between 

the new parking and the building. A central stair and ADA ramps lead up to a semi-circular " plaza" (a 



very modest plaza), but one that relates to the new organizing principle of the interior layout. Before 

moving to the interior however, I'd like to point out that the masonry material on the planter walls (and 

even the transformer/dumpster screen walls) serve as a visual base, a plinth on which the addition 

stands. 

The addition maintains and reinforces the imagery and prominence suitable for a municipal 

building. It does not try to mimic or replicate architectural features that were only achievable with 100 

year old construction methods. Like other (interior features) the exterior takes the approach of 

incorporating contemporary materials alongside (and juxtaposed against) older materials. Therefore, 

the addition is clad with terra cotta panels that are not only low-maintenance and energy efficient, but 

that also respects the color and horizontal banding of the existing building. Likewise, a large curtainwall 

of glass in aluminum framing signals the entrance and reflects a more contemporary, open and forward 

looking image. 

Openness is not only the image that is meant to be projected, but the organizing concept behind 

the interior arrangement. Beyond the tall entrance vestibule (behind the curtainwall) the visitor will 

encounter a mix of new and old. For the most part, the interior walls on all floors will be removed to 

make way for a new arrangement. Two exceptions to this rule are the preservation of the present 

central stair and the historic Council Chamber. The old idea of a central east-west corridor with closed­

off offices on either side will be gone. The semi-circular exterior plaza is mirrors inside by a semi-circular 

lobby I atrium. The existing stair becomes a free-standing, "sculptural feature in that public space. 

Customers visiting City Hall will be met at new service counters for the various departments of city 

administration. The driving principle behind every decision was based around open, transparent 

administration and enhanced customer service. It's anticipated that the various conference rooms 

spread throughout the building will be available to the community or guests needing comfortable, 

technologically connected meeting spaces to conduct business. 

The Council Chamber as originally built on the third floor of the building has undergone several 

interior remodels and "encroachments". These remodels have hidden away a few architectural gems. 

Above the suspended acoustical tile ceiling remains the original plaster crown molding and ornate 

plaster beams. In the center of the ceiling remains a stained glass pane l that originally had a skylight 

above to provide light. The hope now is to clean and stabilize the stained glass panel and backlight it 

with artificial light available anytime day or night. The size of the Council Chamber has been reduced 

over the years. It will be returned to its original dimensions with all three arch-top windows along its 

south side. A new dais and desk will seat all the alderpersons along with the mayor, the city 

administrator and the primary officials. All will face the public at Common Council proceedings and no 

longer have their backs to the public. 

Every effort has been made to provide a safe, comfortable, efficient and technologically updated 

facility for the administrative functions of city government well into the future. Again, we hope to 

create a modern environment within a traditional enclosure. All the tradition, prominence, familiarity 

and stability of municipal administration is being maintained and enhanced. Civic pride and prominence 

will be embodied in this structural that will stand and function efficiently into the future. 
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