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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by Acuity to install 
temporary banners at 2800 S. Taylor Drive. SO Zone 

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

REPORT DATE: March 10, 2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14, 2017 

STATUTORY REFERENCE: 

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

Acuity is again proposing to install several banners at 2800 S. Taylor Drive for the purpose of 
highlighting ACUITY's recognition of various events, groups and milestones. The applicant 
states the following about the proposal: 

• The 644sf (14.3 x 45) banners will be installed on the existing Acuity monument sign 
located on the west side of the property adjacent to 1-43. 

• The first banner will display Acuity's new logo and will stay visible until the permanent 
company sign is established or as proposed to be rotated for the special occasions. 

• The second banner will display Acuity's "Great Place to Work" ranking as a company. 
This design is not yet finalized so Acuity will work with City staff to obtain approval of this 
banner sign. 

• The third banner will display support of motorcycle safety awareness. 

• The fourth banner will display Acuity's appreciation and respect for law enforcement. 

• The fifth and sixth banners will convey ACUITY's appreciation for truck drivers and 
manufactures which are major segments of ACUITY's business and Sheboygan's 
workforce. 
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STAFF COMMENTS: 

The applicant is requesting the following variances: 

• To install a 644sf temporary advertising banner - maximum 32sf temporary banner 
permitted. 

• To install temporary advertising banners for more than 30 days throughout 2017 -
maximum number of days permitted is 30 days. 

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

1. Banner(s) shall be removed by December 1, 2017. 
2. If applicant proposes to install any future banners, the applicant will be required to obtain 

the necessary permits to do so (conditional/variance and sign permit). 

ACTION REQUESTED: 

Motion to approve with possible amendments as determined by the Plan Commission. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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PARCEL NO. 59281431085 I Office Use Only 

MAP NO. ___ ________ _ 
APPLICATION/FILE NO._d 

REVIEW DATE: ,J~ 7 ZONING CLASSIFICATION: SUBURBAN OFFICE 

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

CITY OF SHEBOYGAN ,a 
APPLICATION FOR f)__ 

CO~.~!~~!!~~~'~.~~" ~.~~MIT~ 
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: Acuity, A Mutual Insurance Company 
ADDRESS: 2800 South Taylor Drive E-MAIL: paul.miller@acuity.com 
PHONE: (920)458-9131 FAX NO . .(920}458-1618 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: 
Acuity, A Mutual Insurance Company 

ADDRESS OF PROPERTY AFFECTED: 
2800 South Taylor Drive 

LEGAL DESCRIPTION: _ Parcel Number 59281431085 
SEC 33 T15N R23E PRT OF THE W1/2 OF SEC 33 DESC AS: COM AT THE NW COR OF 
SEC 33, TH N-87-DEG-52'- 24"E 518.52' ALG THE N LINE OF SEC 33 TO THE ELY 
R/W LINE OF I-43, TH S-04-DEG- 24'-46"W 329.78' ALG SO ELY R/W LINE TO 
POINT OF BEG, TH N-87-DEG-55'-28 
"E 845.91' TO THEE LINE OF THE W1/2 OF THE W1/2 OF SEC 33, TH S-01- DEG-
18'-21"E 1136.29' ALG SO ELINE, TH N-87- DEG-52'-39"E 100.91' TO THE WLY 
LINE OF S TAYLOR DR, TH SWLY 566.07' ALG SO WLY LINE BEING THE ARC OF A 
CURVE TO THE LEFT HAVING A RADIU 
S SELY OF 2292.69', THE CHORD OF WHICH BEARS S-19-DEG-10'-27.3"W 564.63' 
TO A POINT OF TANGENCY, TH S-12-DEG-06'- 04"W 649.23' ALG SO WLY LINE, TH 
S-10-DEG-38'-02"W 1187.03' ALG SO WLY LINE, TH W 690.66' TO THE ELY R/W 
LINE OF I-43, TH N-00-DEG- 00'-
22"E 92.71' ALG SO ELY LINE, TH N-04-DEG-24'-49"E 2302.97', TH N-12-DEG-56'-
23"E 101.5', TH N- 04-DEG- 24'-13"E 400.38', TH N-04- DEG- 08'-03"W 100.73', TH 
N- 04-DEG- 24'-46"E 450.46' TO POINT OF BEG AND THE END OF SO COURSES ALG 
THE ELY R/W LINE OF I -
43 



Brief Description: 

City of Sheboygan Permit 
Application Narrative 

The addition of six (6) different sign covers, for the purpose of highlighting Acuity's 
recognition of various events/groups/milestones: 

• New Acuity Logo (displays ASAP, and taken down only during the other 5 
special sign wraps and when the permanent replacement monument is 
established. 

• Great Place to Work (displays from 3/9/17- 4/28/17 

• Motorcycle Safety Awareness (display from 4/28/17- 5/15/17) 

• Law Enforcement Appreciation (display from 5/15/17- 6/7/17) 

• Truck Driver Appreciation (display from 9/06/17- 9/26/17) 

• Manufacturing Month (display from 9/27/17- 11/7/17) 

Justification of Proposed Banners: 

The first banner will display Acuity's new logo and will stay visible until the permanent 
company monument is established or during the special occasions listed for the other 
five sign wraps (Great Place to Work ranking, motorcycle safety, law enforcement 
appreciation, truck driver appreciation, & manufacturing month) 

The second banner will display our Great Place to Work ranking as a company. (This 
design is not yet finalized, however once it is finalized, Acuity will work with city staff to 
obtain approval.) 

The third banner will display Acuity's support of motorcycle safety awareness. 

The fourth banner will display Acuity's appreciation and respect for law enforcement. 

The fifth and sixth banners will convey Acuity's appreciation for truck drivers and 
manufacturers, both of which are major segments of Acuity's business and 
Sheboygan's workforce. 

Please Note: These six banners will be temporary covers for Acuity's existing sign-however 
the first banner will stay on the existing sign until a new permanent sign with our new logo is 
created and installed. 
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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 Urban Middle School located at 1226 North 
Avenue. SR-5 Zone 

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

REPORT DATE: March 10,2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14,2017 

STATUTORY REFERENCE: 

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

RLO Sign, Inc. is proposing to install a new electronic readerboard monument sign at Urban 
Middle School located at 1226 North Avenue. The applicant states: 

• Urban Middle School would like to replace its existing manual readerboard monument 
sign with a new double faced electronic readerboard monument sign. 

• The sign will be located in approximately the same location- middle of the south side of 
the property along North Avenue. 

• The sign is approximately 69sf (7 x 9.9) and eight (8) feet high (top of the arch). 

• The Urban Middle School part of the sign is 26sf and the electronic readerboard is 19sf. 

• The sign has brick columns with stone decorative caps. 

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

Applicant is requesting the following variances: 

• Applicant is requesting a 69sf sign - Maximum square footage permitted is 24sf. 
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• Applicant is requesting an 11 foot setback - minimum setback required is 12 feet from the 
property line. 

Staff is ok with the 69sf sign proposal but does not understand why the sign cannot meet the 
minimum 12 foot setback to property line. Staff will be recommending that the proposed 
variance to install a sign with an 11 foot setback be denied because there is sufficient 
property to meet the minimum 12 foot setback. 

STAFF COMMENTS: 

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 12 foot setback to the property line (closest edge of sign to property 

line). It is the applicant's responsibility to insure the sign meets the required setback. 
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. 
7. The proposed colors and materials of the brick columns shall match the existing school 

facility brick colors and materials so that they are consistent and match. 

The variance request to have a minimum 11 foot setback from the property line is denied. 

ACTION REQUESTED: 

Motion to approve with possible amendments as determined by the Plan Commission. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 

4 



REVIEW DATE: 

PARCELNO. 171'~~~ 
MAP NO. tCJ tt?t1 <JOL -
ZONING CLASSIFICATION: 5/2..-5 

Office Use Only 

FILING FEE: $250.00 (Payable to City of Sheboyqanl 

APPLICATION FOR D 
CITY OF SHEBOYGAN i 

CONDITIONAL USE PERMIT f j 
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 $150 
(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: ~R~L~O~S~i~n~----------------------------------------

ADDRESS: 1030 Ontario Ave. Sheboygan. WI 53081 E-MAIL: nikki@rlosign com 

PHONE: ( 920 ) 457-6602 FAX NO. ( 920 ) 457-2399 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: Urban Middle School 

ADDRESS OF PROPERTY AFFECTED: 1226 North Ave. Sheboygan. WI 53081 

LEGAL DESCRIPTION:-------------------

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: ~s~ch~o~ol'-------

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 
ANY CHANGES TO THE EXISTING USE: .....::S"-l<c=ho..,.o,__l _________ _ 

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

OPERATION OR USE: Urban Middle School would like to update/upgrade their existing 

monument sign 



OFFICE USE ONLY OFFICE USE ONLY 

REVIEW DATE: I ~dvd7 PARCEL NO.: -4--.,__~~'----lo,£_ __ 

MAPNO.: I 
--~~~~-~~~- APPROVAL: -~---=:-:--:-~:-::-::--=--­

Steve Sokolowski, City 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@ci.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: _R_L_O_S_ig~n ______________________________________ _ 

ADDRESS: 1030 Ontario Ave. Sheboygan, WI 53081 

E-MAIL ADDRESS: nikki@rlosign.com 
---~~~--------------------------------

PHONE: ( 920 ) 457-6602 FAX NO: ( 920 457-2399 

2. OWNER INFORMATION 

OWNER OF SITE: Sheboygan Area School District 

ADDRESS: 830 Virginia Ave. Sheboygan. WI 53081 

PHONE: ( 920 ) 459-3680 

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

NAME OF PROPOSED/EXISTING BUSINESS: Urban Middle School 

ADDRESS OF PROPERTY AFFECTED: 1226 North Ave. Sheboygan. WI 53081 

USE OF PROPERTY: 

TYPE OF SIGN: """M..,_,o=n=um'-'-'-""en....,t ________________________________________ __ 

DESCRIPTION OF PROPOSED SIGN: Double sided LED illuminated monument sign with 
do!Jble sjded EMC 



4. CONFIGURATION OF PROPOSED SIGN: 

HEIGHT: 84" X WIDTH: 118" =TOTAL SQUARE FOOTAGE:_6,....8"""'.8'-----

AMOUNT OF PUBLIC STREET FRONTAGE: ___________ _ 

AMOUNT OF EXPOSED EXTERIOR WALL LENGTH: ________ _ 

SETBACK:~x~1~1·--------------------------------------------

METHOD OF ATTACHMENT: ..... P.._.o=le....,m....,.o...,.u....,.n.._t -----------------------------

METHOD OF ILLUMI NATION:....,~IIUJntl.l;i,erLJl,io.u..r..lo.JLE._.Q ___________________________ __ 

SIGN MATERIALS:_.a..,.h...,Jm ..... in...,.u ..... m,._· y,....in...,y"""l -----------------

TOTAL SQUARE FOOTAGE OF SIGNS ON SUBJECT PROPERTY: 

BEFORE PROPOSED SIGN:___;4:~..~1....:~.4.._ __ AFTER PROPOSED SIGN:_....6a..,.a......__ __ 

5. CERTIFICATE 

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

bAh~ 2/21/2017 

APPLICANT'S SIGNATURE DATE 

Nicole Hand 

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. 



2/28/2017 

1030 Ontario Ave. Sheboygan,WI 53081 
920-457·6602 · 800-479-6&02 ·Fax: 920-457-2399 

-.rlosign.com 

Narrative for new sign at Urban Middle School 

Steve Sokolowski 
City of Sheboygan 
828 Center Ave 
Sheboygan WI 53081 

Mr. Sokolowski, 

On behalf of our client, Urban Middle School, we are requesting a sign conditional use permit to 
add an updated sign. The location ofthe school is 1226 North Ave. , Sheboygan, WI 53081. 

The sign that is being proposed will be double sided, internally illuminated, aluminum cabinet 
painted green, and will include an EMC. The size of the sign will be 78" wide by 83" tall. The 
sign itself will be mounted to new. 

The school would like to upgrade as their current sign is in disrepair. The new sign will no 
longer pose any safety issues. In addition, the new EMC will allow the school to better 
communicate important information with students, their families, and the community. 

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



Urban Middle site plan 
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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 
new signage at SACO Polymers located at 3120 Crocker Avenue. Sl Zone 

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

REPORT DATE: March 10, 2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14, 2017 

STATUTORY REFERENCE: 

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

RLO Sign, Inc. is proposing to install new signage at SACO Polymers located at 3120 
Crocker Avenue. The applicant states: 

• SACO would like to install new signage to advertise the businesses that are operating 
from their new headquarters facility. 

• The sign will be located in southwest corner of the property along Crocker Avenue. 

• The sign is approximately 90sf (6 x 15) and 15 feet high. 

• The proposed single-sided sign will be aluminum and non-illuminated. 

STAFF COMMENTS: 

Staff has the following concerns with the present sign proposal: 

• SACO has constructed a very attractive headquarters facility. The present sign design 
appears very basic - a single sided aluminum sign with vinyl applied for each business to 
be identified on the sign. It would appear that the applicant could provide a design that is 
more compatible with the very attractive headquarters building in terms of design, 
materials and colors. It would appear that a sign design utilizing similar colors and design 
would enhance the overall look of this very attractive development. 
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• The sign could be reduced in height from 15 to 12 feet and be more compatible with most 
of the monuments signs that have been reviewed and approved in the Sheboygan 
Business Park #1. 

Applicant is requesting the following variances: 

• Applicant is requesting a five (5) foot setback to their west property line - minimum 
setback required is 12 feet from the property line. 

Staff is ok with the proposed setback to the west because SACO also owns the 
manufacturing facility to the west. 

Staff is recommending that this matter be held so that the applicant can work with staff and 
consider some of the design options presented with regards to design, height, colors, 
materials, etc. 

If the Plan Commission elects to approve the sign, staff would recommend the following 
conditions: 

1. Applicant shall obtain the necessary sign permits prior to installation. 
2. 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. 
3. Sign shall meet the five (5) foot setback to the west property line (closest edge of sign to 

property line). It is the applicant's responsibility to insure the sign meets the required 
setback. Applicant shall meet the minimum 12 foot sign setback to the Crocker 
Avenue/south property line. 

4. The free standing signs shall be designed so as to not impede or impair vehicular and 
pedestrian traffic movement, or exacerbate the potential for pedestrian/vehicular conflicts. 

5. The maximum height of the sign is 15 feet (top of sign to grade). 
6. If there are any amendments to the approved site/sign plan, the applicant will be required 

to submit a new conditional use application reflecting those amendments. 

ACTION REQUESTED: 

Motion to approve with possible amendments as determined by the Plan Commission. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 

6 



PARCEL NO. '/l2 tt.fL 
MAP NO·--------..,.----­

ZONING CLASSIFICATION: ,27 REVIEW DATE: 

FILING FEE: $250 00 !Payable to City of Sheboyqanl 

I Office Use Only 

CITY OF SHEBOYGAN ~ 
APPLICATION FOR I 

CONDITIONAL USE PERMIT he 
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 $150 
(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:~R~L~O~S~i~gn~----------------------

ADDRESS: 1030 Ontario Aye. Sheboygan, Wl53081 E-MAIL: nikki@rlosign.com 

PHONE: ( 920 } 457-6602 FAX NO. ( 920 } 457-2399 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: _,S"'al.l.<lcooLJACliE-.~.I...LP..loLJoiL,J.Jym~e~ar>il...s ______ _ 

ADDRESS OF PROPERTY AFFECTED: 3120 Crocker Ave. Sheboygan, WI 53081 

LEGAL DESCRIPTION:------------------

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: Office building 

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 

ANY CHANGES TO THE EXISTING USE: ---=Offi=t,.,ce<....Ob~u"""'ild=in.!.l:lg'-----------

BRIEF DESCRIPTION OF ALL REQUESTED VARIANCES FROM PROVISIONS 
OF THE ZONING ORDINANCE, WHICH ARE RELATED TO THE PROPOSED 
OPERATION OR USE: Saco AEI Polymers would like to add an exterior monument sign to their 

newly constructed office building. 



OFFICE USE ONLY OFFICE USE ONLY 

PARCEL NO.: C/JJ$:5! REVIEW DATE:--------

MAP NO.: ---------­

ZONING CLASSIFICATION: --r+-.::r---
APPROVAL:-~---=:-:-:-~~-=--­

Steve Sokolowski, City 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.wl.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: _R_L_O_S_i~gn ______________________________ _ 

ADDRESS: 1030 Ontario Ave. Sheboygan, WI 53081 

E-MAIL ADDRESS: nikki@rlosign.com 
--~~~------------------

PHONE: ( 920 ) 457-6602 FAX NO: ( 920 457-2399 

2. OWNER INFORMATION 

OWNER OF SITE: _,S=a=c=o-'-'A=E"-'1 P'-'o:<.:..ly..,_m:..:..::e"'-'rs"-------------------

ADDRESS: 3120 Crocker Ave. Sheboygan. WI 53081 

PHONE: ( 920 ) 694-3661 FAX NO: 

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

NAME OF PROPOSED/EXISTING BUSINESS: -=S=a=co"""'A...:..:E:..:..I-=-P=ol-'-'vm..:..:..:e=rs"-------------

ADDRESS OF PROPERTY AFFECTED: 3120 Crocker Ave. Sheboygan. WI 53081 

USE OF PROPERTY: _c""'o...,m....,m...._e,..r..,.ci ..... al._.o....,ffi..,.c..._e _______________ _ 

TYPE OF SIGN: _.M...,o...._n...,.u .... m .... e ...... nt~--------------------

DESCRIPTION OF PROPOSED SIGN: Single sided. non-illuminated aluminum monument 



4. CONFIGURATION OF PROPOSED SIGN: 

HEIGHT: 15' X WIDTH:____..s'-· __ =TOTAL SQUARE FOOTAGE:---""'go"----

AMOUNT OF PUBLIC STREET FRONTAGE: ___________ _ 

AMOUNT OF EXPOSED EXTERIOR WALL LENGTH: ________ _ 

SETBACK:~2~'--------------------------------------------

METHOD OF ATTACHMENT:--""s....,ad...,.d""'le""""m'"""o""'u....,_,nt'--____________ _ 

METHOD OF ILLUMINATION:--L.l.loWlo<---------------

SIGN MATERIALS:--L.IA..,.Iu ..... m....,;n....,um ..... :.....,v"""in ..... yl.__ _______________ _ 

TOTAL SQUARE FOOTAGE OF SIGNS ON SUBJECT PROPERTY: 

BEFORE PROPOSED SIGN: _____ AFTER PROPOSED SIGN: ___ _ 

5. CERTIFICATE 

I hereby certify that all of the above statements and attachments submitted hereto 
are trME:ect to the best of my knowledge and belief. 

A.~ 2t2Bt2o1 7 

APPLICANT'S SIGNATURE DATE 

Nicole Hand 
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. 



2/28/2017 

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

www.rlosign.c.om 

Narrative for new sign at Saco AEI Polymers 

Steve Sokolowski 
City of Sheboygan 
828 Center Ave 
Sheboygan WI 53081 

Mr. Sokolowski, 

On behalf of our client, Saco AEJ Polymers, we are requesting a sign conditional use permit to 
add a new monument sign on their property. The location of the school is 3120 Crocker Ave., 
Sheboygan, WI53081. 

The sign that is being proposed will be an aluminum single sided, non-illuminated monument. 
The size ofthe sign will be 6' wide by 15 ' tall. 

The company would like to install the monument at their newly constructed office building here 
in Sheboygan. The monument will display their address, along with the names of all of the 
companies in their global conglomerate. 

Thank you, 
RLO Sign, Inc. 
920-457-6602 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by Sheboygan County 
YMCA to construct building additions and to relocate their outdoor playground on the west 
side of the facility located at 812 Broughton Drive. NR Zone 

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

REPORT DATE: March 10, 2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14,2017 

STATUTORY REFERENCE: 

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

Sheboygan County YMCA is proposing to construct building additions and to relocate their 
outdoor playground on the west side of the facility located at 812 Broughton Drive. 

The applicant states the following about the daycare and playground use: 

• We are proposing to move our playground from its current location on the west 
side of the building to the southwest corner of the property (currently an open 
area that used to be a residential house). A 4'-0" tall fence is proposed to surround the 
perimeter of the new playground equipment. The fence is to be a chain link style fence 
with a black vinyl coating. 

• The play space, commonly known as the "play yard" does not allow for a 
significant amount of active play. This is due to the fact that the playground is 
extremely narrow, and does not allow a lot of room for children to run . 

• The playground is geared towards children ages two (2) to four (4). School-aged 
children do not presently have a safe fenced in area to at the YMCA. 
Unfortunately this is a deciding factor for many parents in determining an 
afterschool program to enroll their children. Many parents are frustrated and 
weary of the fact that school-aged children are required to visit off-site parks in 
order to play outside. 
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• In the spring and winter month's children are not able to play outside due to the fact 
that the snow banks prevent the fence from opening. 

• The large play structure on the play yard is constructed of wood. Even with close 
monitoring and supervision, children have gotten splinters from the wood. 

• Wood chips are at the base of the play structure. These wood chips are required 
to be replaced often, as they are required to be 9 inches deep at all times. This 
becomes an annual cost that could be prevented by researching a variety of 
other, permanent options for a playground base. 

• Children are required to walk past dumpsters and other maintenance equipment 
in order to gain access to the play area. This is unsanitary and often 
dangerous. 

• Currently, the YMCA daycare (YDA) is under a variance for playground space and 
the new playground will help the YDA meet this requirement. 

• The current play structure is nearly 30 years old, it's time for something new. 
Relocating the playground to the new location will improve the appearance of 
the YMCA property and will provide the children with a new, safer, state of the art 
playground. 

The applicant states the following about the proposed building additions: 

• We are proposing an addition of a small maintenance shop (to include the 
removal of the 2 current storage sheds) on the west side of the current building, an 
additional storage building on the west side of the gymnasium after the current 
playground is relocated and a new dumpster enclosure. 

• The proposed 8 0 0 sf ( 1 5 x 5 0 ) garage addition is to replace the existing garage 
and storage building that is being removed from the site. The use will remain the same as 
the existing garage with the exception of that it will be connected to the existing facility 
and will be constructed with materials to match the existing facility providing a seamless 
transition to the overall existing appearance. The proposed addition also provided access 
to the new garage from the existing facility without having to go outside first. 

• The proposed 832sf (27.8 x 30) storage addition is providing new storage space for 
existing equipment that is now being stored on the existing floor space of the existing 
gymnasium. This will allow for the existing gymnasium to regain its existing overall floor 
area. The proposed storage addition is to be connected to the existing facility similar to 
the proposed garage addition to provide a seamless transition into the overall existing 
appearance. 
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• We will also be constructing a new 400sf (20 x 20) dumpster enclosure. 

STAFF COMMENTS: 

The applicant is requesting the following variances: 

• Requesting a 12.3 foot setback for the new storage garage building addition toN. Franklin 
Street - Minimum street setback is 25 feet. 

• Requesting a 1.9 foot setback for the new storage room building addition to N. Franklin 
Street- Minimum street setback is 25 feet. 

The applicant states that the two (2) proposed building additions blend into the existing 
facil ity and do not create a setback situation that does not already exist with the existing 
facility. Also, the existing facility does not butt up against any other properties. The 
existing facility is surrounded by city streets on all four sides. We are asking that the 
variance be granted due to the already existing conditions that remain. 

• Requesting a one (1) foot paving setback variance for the new playground sidewalk N. 
Franklin Street and Wisconsin Avenue - Minimum street paving setback is 10 feet to the 
street. 

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

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

1. Prior to construction and operation, the applicant shall obtain all necessary permits and 
licenses including but not limited to building, plumbing, electrical, HVAC, fire, health, State 
of Wisconsin certification, etc. An occupancy permit will be granted only at such time as 
the applicant has met all requirements. 

2. Applicant will obtain all required licenses to operate the day care facility. 
3. Submittal/approval of a proposed storm drainage plan prior to building permit issuance. 
4. Submittal and approval of a proposed landscape plan prior to building permit issuance. 
5. Dumpster(s) shall be screened/enclosed and constructed of like materials and colors of 

the facility. 
6. If fencing is to be installed, fencing shall be installed per Section 15.720(3)(c) of the City 

of Sheboygan Zoning Ordinance. The fence shall have black vinyl coating. 
7. 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.). 
8. 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 street and properties. 
9. All areas used for parking and maneuvering of vehicles shall be paved prior to issuance 

of an occupancy permit. 
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1 O.AII areas that are not required to be paved shall be landscaped with grass and/or 
approved landscaping prior to issuance of an occupancy permit. 

11 . It 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. 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.). 

13.Applicant will provide adequate public access along N. Franklin Street, Washington Court, 
and Wisconsin Avenue and will take all appropriate actions to minimize the time period 
that these streets, sidewalks and driveways will be closed/affected . 

14. Absolutely no portion of the building, parking lot, landscaping, etc. shall cross the property 
line (appears the building, fencing and landscaping is very close to the property line). It is 
the applicant's responsibility to insure the new structures meet the approved setbacks. 

15. Applicant shall obtain the necessary sign permits prior to installation. Applicant shall be 
permitted to install individual letter signs- no cabinet signs. 

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

17.1f there are any amendments to the approved site plan, the applicant will be required to 
submit a new conditional use application reflecting those amendments. 

ACTION REQUESTED: 

Motion to approve with possible amendments as determined by the Plan Commission. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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PARCEL NO. ( / d /fVc2 
MAP NO. :n (/1~~ 
ZONING CL~;;IFICATI;; 1 

I Office Use Only 

APPLICATION/FILE NO·--,-------

REVIEW DATE: '":f 

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

CITY OF SHEBOYGAN \ 
APPLICATION FOR ~ co~.~~~,?.~~~' ~~~"~;.~MIT ~ 

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: Sttt...4~p&..~~-,v ~~~,~ ~mt/1 

ADDRESS: 8'/2 ~lf~u..(;,~1"~JJ /)If. E-MAIL: JP#1Tt!SII£4•f<M~~t.•,u•A?Y"~M·~~~ 
SIIU., 411: SWJ 

PHONE: ( 9z~ > ~;/- p11P FAX No. ____._ _ _.J... _____ _ 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

If. NAME OF PROPOSED/EXISTING BUSINESS: JNt;SO~~ ~;IJ7'1 YAJL/1 
d. ADDRESS OF PROPERTY AFFECTED: ¥'/ l.. 41f ~~#T~v t7~ . 

SHt~.~ 1.1% ~"*r.TI 

< . LEGAL DESCRIPTION: .SEE Z~<J.u,()~~ ~M.A7)11( 

/). BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: ______ _ 

j£c ~~<L..,/'Jt;; !C-'AAMTirL. 

E. DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 
ANY CHANGES TO THE EXISTING USE:------------

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

$££ /IU<L-~"ib ~IPIJ.M-TI)"{, 



FOR YOUTH DEVELOPMENr 
FOR HEALTHY LIVING 
FOR SOCIAL RESPONSIBILITY 

Youth Development Center Outdoor Play Space 

Outdoor play is a necessary component to a child's day for a variety of reasons. To begin, children 
need time outdoors to explore their environment, use and develop gross motor skills, and gain social 
and emotional confidence while playing with peers. Additionally, play is an essential part of every 
child's day; through play, children learn necessary and life-long skills that they will carry w ith them from 
years to come. 

As the Childcare Director at the Sheboygan YMCA. I feel that we currently do not have an 
adequate outdoor play space for our children to utilize during child care. The following are important 
facts to understand about our current outdoor play space. 

• The play space, commonly known as the "play yard" does not allow for a significant amount of 
active play. This is due to the fact that the playground is extremely narrow, and does not allow 
a lot of room for children to run. 

• The playground is geared towards children ages two through four. School-aged children do 
not have a safe. fenced in area to play located on the premises of the Sheboygan YMCA. 
Unfortunately, for many parents. this is a deciding factor in determining an afterschool program 
to enroll their children. Many parents are frustrated and weary of the fact that school-aged 
children are required to visit off-site parks in order to play outside. 

• In the spring and winter months children are not able to play outside due to the fact that the 
snow banks prevent the fence from opening. 

• The large p lay structure on the play yard is constructed of wood. Even with close monitoring 
and supervision, children have gotten splinters from the wood. 

• Wood chips are at the base of the play structure. These wood chips are required to be 
replaced often, as they are required to be 9 inches deep at a ll times. This becomes an a nnual 
cost that could be prevented by researching a variety of other, permanent options for a 
playground base. 

• Children a re required to walk past dumpsters and other maintenance equipment in order to 
gain access to the play area. This is unsanitary and often dangerous. 

• The area is completely covered by trees. allowing nearly no exposure to sunshine while p laying 
outside. Although this could be considered positive, because children will less likely get a 
sunburn, a certain amount of direct sun exposure is important. Additionally, the shade often 
bring mosquitos a nd other unpleasant bugs. 

• Currently, YDC is under a variance for playground space. To explain, we do not have nearly 
enough playground space on site for all children. The following is an excerpt taken directly from 
the Wisconsin Childcare Licensing Handbook, "The total outdoor play space of a center shall 
accommodate not less than I /3 of the number of c hildren for whic h the center is licensed or 
shall be a minimum of 750 square feet, whichever is greater. The number of children under one 
year of age need not be included for purposes of computing the minimum required outdoor 
play space if the center provides spaces in wheeled vehicles such as strollers and wagons 
equal to the number of children under one year of age." YDC is licensed for I 60 c hildren (only 
reaching this number in the summer months), 1/3 o f 160 is roughly 53 children. The construction 

SHEBOYGANCOUNTYYMCA 
812 Broughton Drive, Sheboygan WI 53081 
P 920 451 8000 F 920 451 8019 www.sheboygancountyymca.org 
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the FOR YOUTH DEVELOPMENT-
J FOR HEALTHY LIVING 

FOR SOCIAL RESPONSIBILITY 

City of Sheboygan Application for Conditional Use Permit 

2C. legal Description: 

ELLIS ADDN PRT OF LOTS 18 & 19 AND ALL OF LOTS 19,20,21 ,22 & 23 W OF BROUGHTON DR DESC 
AS: COM AT A POINT ON THE S LINE OF LOT 18 OF ELLIS ADDN 56' E OF THE SW COR OF LOT 18, TH 
E 242' ALG SD S LINE AND ITS EXTENSION TO THEW LINE OF BROUGHTON DR, THNLY 150' ALG SO W 
LINE, TH CONT NWL Y 157' ALG SO W LINE TO THE ELY EXT N LINE OF LOT 23, TH W ALG SO N LINE OF 
LOT 23 AND ITS EXTENSION 260' TO THE NW COR OF SD LOT 23, TH SLY 21 0' ALG THEE LINEN 
FRANKLIN ST, THE 51 '-7", TH SLY 90' TO THE POINT OF BEG; AND ALSO COM AT INTER OF ELINE OF 
FRANKLIN ST & N LINE OF WIS AVE, THE 56', N 90', W 51 7 /12', TH S TO BEG, BEING PRTS OF LOTS 18 
& 19. 

2D. Brief Description of Existing Operation or Use: 

The YMCA is a full family,- value centered recreational facility with a full state licensed daycare 
childcare center. With operation hours for the dates listed as follows: 

Hours - January 2- June 3, 2017 
Monday- Thursday- 5:00am - 1 O:OOpm 
Friday 5:00am- 9:00pm 
Saturday 7:00am - 5:30pm 
Sunday 7:00am- 4:00pm 
Coffee Shop 
Posted 
Babysitting- January 2- June 3, 2017 
Monday- Friday- 8: 15om- 12: 15pm 
Monday & Wednesday- 4:30pm- 7:45pm 
Tuesday & Thursday - 4:00pm - 7:45pm 
Daycare Playground 
Monday- Friday- 9:00am- 6:00pm 

2E. Detailed Description of Proposed Operation or Use Including any Changes to Existing Use: 

We are proposing to move our Playground from its current location to the southwest corner of 
the property (currently an open area that used to be a residential house). We are also 
proposing the addition of a small maintenance shop (to include the removal of the 2 current 
storage sheds) on the west side of the current building and an additional storage on the west 
side of the gymnasium after the current playground is relocated. The existing operation of the 
YMCA will remain unchanged. 

The following is a detailed description from Tanya Goes, Sheboygan County YMCA Child Care 
Director, on the importance of moving and upgrading the outdoor playground: 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan WI 53081 
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of a new playground would provide ample space for 1 /3 of our children to be outside at one 
time; thus, allowing the variance to be an issue of the past. 

Over a ll, a new play space would provide the children enrolled in YDC a safe place to p lay on a daily 
basis. The current play structure is nearly 30 years old. It's time for something new! Additionally, when 
families drive past a brand new, state of the art play space, they may certainly become interested in 
finding more out about the YMCA! 

2F. Brief Description of All Requested Variances form Provisions of the Zoning Ordinance, which are 
Related to the Proposed Operation or Use: 

We are requesting all required variances for the desired uses above. We believe these are as 
follows: 

1. Setback requirements of the new additions - The new addition setbacks are consistent with 
existing building setbacks on the site. 

3A. How is the Proposed Conditional Use (Independent of it's Location) in Harmony with the Purposes, 
Goals, Objectives, Policies, and Standards of the City of Sheboygan Comprehensive Master Plan? 

By relocating our playground to the new location it will improve the appearance and quality 
of our existing playground with a new, safer, state of the art playground. 

The new maintenance shop will replace two old and dated storage sheds with a new brick 
addition that will blend in with the existing building to look as one building. We will also be 
constructing a new dumpster enclosure to properly screen the dumpsters. 

The storage addition will add much needed storage for our gymnasium which will match the 
existing building. 

38. Does the Conditional Use, in it's Proposed Location, Result in any Substantial or Undue Adverse 
Impact on Nearby Property the Character of the Neighborhood, Environment, Traffic, Parking, Public 
Improvements, Public Property Rights-of-Way? 

No. We believe the proposed improvements will enhance our current land use by installing a 
beautiful state of the art playground. There will be no impact on any parking, traffic patterns, 
public improvements for public property right-of-way. 

3C. How does the Proposed Conditional Use Maintain the Desired Consistency of Land Uses in Relation 
to the Setting within which the Property is Located? 

The relocation of the current playground to the new location will enhance the current use 
substantially by bringing a beautiful code compliant playground to our full family,-value 
centered recreational facility. Also, by connecting the two new additions to the current building 
and removing two existing storage garages we will greatly enhance the desired consistency of 
land use. 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan WI 53081 
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CITY OF SHEBOYGAN CONDITIONAL USE ADDITIONAL INFORMATION 

• Give an explanation of the proposed building additions. 

The proposed garage addition is to replace the existing garage and storage build ing 
that is being removed from the site. The use will remain the same as the existing garage 
with the exception of that it will be connected to the existing facility a nd will be 
constructed with materials to match the existing facility providing a seamless transition 
to the overall existing appearance. The proposed storage addition is providing new 
storage space for existing equipment that is now being stored on the existing floor 
space of the existing gymnasium. This will allow for the existing gymnasium to regain its 
existing overall floor area. The proposed storage addition is to be connected to the 
existing facility similar to the proposed garage addition to provide a seamless transition 
into the overall existing appearance. 

• Why are the building additions needed? What purposes will they serve? Why are they 
proposed to be located in these areas? How big are the additions? 

As stated in above comments. The proposed storage addition is to provide storage for 
existing equipment that in now being stored in the existing gymnasium space. The 
additional storage will allow the gymnasium to regain its existing floor area for the 
intended use. The garage addition is needed to consolidate the existing exterior 
garage and storage building into one building with a ll the contents under one roof. The 
proposed addition also provided access to the new garage from the existing facility 
w ithout having to go outside first. The two new additions are proposed to be in the 
locations that they are because provide direct access to the areas that they are 
providing the service for. both the storage area and the garage. The proposed garage 
addition is 27 '-9" x 30'-0", adding an area of 832 square feet. The height of the 
proposed garage addition is to match the existing building it is attaching to. which is 
approximately 12'-0". The proposed storage addition is 15'-0" x 50'-8", adding an area 
of 760 square feet. The height of the proposed storage addition is to be approximately 
12'-0". 

• Are structures being removed? If so. what specific structures are being removed from 
the site? 

There are two structures being removed from the existing site. The existing garage 
building and the existing storage building adjacent to the existing garage (refer to the 
site plans for additional information). 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan WI 53081 
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• What are the building addition setbacks? Are variances required? If so, the applicant 
needs to provided justifications why the structures should be approved with the 
setbacks as proposed. Burden is on the applicant to provide Plan Commission with 
legitimate justifications for the proposed setback variances. 
The proposed garage addition is located 12.3 feet from the existing property line. The 
proposed storage addition is located 1.9 feet from the existing property line at its closest 
condition. We will be requesting for a variance for both of the proposed building 
additions. The existing zoning requires 25 feet from the property line. In the overall 
scheme of the existing facility in relationship to it meeting the existing zoning 
requirements the facility does not. On almost all sides of the existing facility it is either 
almost directly constructed on the existing property line or within just a few feet of the 
existing property lines. The two proposed building additions blend into the existing 
facility and do not create a setback situation that does not already exist with the 
existing facility. Also, the existing facility does not butt up against any other properties. 
The existing facility is surrounded by city streets on all four sides. We are asking that the 
variance be granted due to the already existing conditions that remain. 

• You need to provide me with the exact variances you are seeking (building setbacks, 
paving, landscaping, etc.)? 

Nonresidential Bulk Requirements: 

Minimum setbacks: Building to Front or Street Side Lot Line: 25 feet. 

Minimum Paved Surface Setback: 5 feet from side or rear; 10 feet from street. 
(New Concrete Walk in Playground Area- See Site Plan for additional 
information) 

• Fence - how tall. where is it located, materials, colors, etc. Please provide an example 
of what is to be installed. 

The proposed fence is to be 4'-0" tall and it surrounds the perimeter of the new 
playground equipment (See Site Plan for additional information). The fence is to be a 
chain link style fence with a black vinyl coating. I don't not have a sample, but it will 
look very similar to the fence that separates the walkway from the river at the Water 
Street Park and the park directly to the south. 

• How far is the proposed sidewalk to the property line? 

The proposed sidewalk is to be 1 foot from the existing south and west property line. 
(See Site Plan for additional information) 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan WI 53081 
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• What are you proposing for the curb cuts and driveways? What is the existing condition 
and what are you proposing? 

A 3.7' foot curb cut is proposed to widen the existing sidewall on N. Franklin Street to 
allow wider access to the proposed playground area. This is to allow for ease of 
installing or removing equipment and for ease of access for maintenance to the 
proposed playground area. 

• What are you doing from a landscaping perspective? Are you requesting variances to 
landscape ratio. locationallandscaping. etc.? 

In the process of determining the landscape at this time. 

• Do you have a specific playground layout/plan. perspective. etc .. If so. please include 
it because right now there is only the site plan that does not give the Plan Commission 
any idea of what you are proposing and what they are approving. 

The playground equipment supplier is in the process of re-designing the playground 
equipment layout. Color product photo renderings have been included to view what 
the equipment will look like. These renderings do not reflect the actual existing property 
environment. 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan WI 53081 
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CITY OF SHEBOYGAN ARCHITECTURAL REVIEW APPLICATION 

2. DESCRIPTION OF THE SUBJECT/ PROPOSED PROJECT 

DESCRIPTION OF PROPOSED PROJECT: 

New Storage Room (15'-0" x 50'-8"0), Storage Garage (27'-9" x 30'-0"), and Dumpster 
Enclosure (20'-0" x 20'-0") to be added to the west side of the existing YMCA facility, 
see plans for exact locations. New Storage Room, Storage Garage, and Dumpster 
Enclosure being proposed are to replace and improve the existing stand alone storage 
buildings and storage garage and provide and enclosure for the existing dumpsters 
that currently exposed and stored on the existing concrete walkway. The new building 
additions and enclosure are proposed to replace the existing operations while creating 
a clean seamless transition into existing buildings. These proposed additions and 
enclosure will also enhance the existing site conditions and overall visual appearance 
of the West side of the existing facility. 

DESCRIPTION OF EXISTING EXTERIOR DESIGN AND MATERIALS: 

The existing building design is made up of masonry cavity wall with a modular brick 
veneer, exterior insulation finish system (E.I.F.S.) and pre-finished metal wall panels over 
structural steel frame (refer to exterior elevations for material locations). 

DESCRIPTION OF THE PROPOSED EXTERIOR DESIGN AND MATERIALS: 

The New Storage Room and Storage Garage are to be a masonry cavity wall 
construction with a modular brick veneer to match the existing modular brick. The 
hollow metal doors and frames will finished to match the existing door and frame 
finishes. The steel overhead door is to be finished with the manufacturers standard 
paint finish to match existing. All pre-finished metal roof coping and fascia trim finishes 
to match existing pre-finished metal trim. Stone coping for the Dumpster Enclosure to 
match existing building stone coping. Using materials that match existing allow for new 
building additions and enclosure to provided a seamless transition to the existing 
exterior appearance. 

SHEBOYGAN COUNTY YMCA 
812 Broughton Drive, Sheboygan W I 53081 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: Conditional Use and variance application by Ben Stanley to operate a 
mini-storage facility from 1234 Kentucky Avenue (former Wisconsin Woodcrafters). UC Zone 

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

REPORT DATE: March 10,2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14,2017 

STATUTORY REFERENCE: 

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

Ben Stanley is proposing to operate a mini-storage facility from 1234 Kentucky Avenue 
(former Wisconsin Woodcrafters). The applicant states: 

• The proposed use of 1234 Kentucky Ave is to be a self-storage facility (Mini-Storage). 
The reinvestment project will make significant improvements inside & outside of the 
existing building to eliminate the "eyesore." The facility will complement the addition of 
100's of apartments in the downtown area. On average people use 7 to 8sf of storage 
each. People will only travel 1 to 3 miles to store their household goods generally. 
Given this, there is a need for additional storage in a 3-mile radius. The facility will 
bring in significant reinvestment in the Indiana corridor that will help continue to 
revitalize it. 

• The storage facility will be operated professionally. We plan on having between 430-
450 units ranging in sizes from 2 0 sf ( 5 x 4) to 300sf (1 0 x 30). We plan on having 1 
full-time manager and possibly 2 part-time workers operating the facility. The facility 
will also be monitored with security cameras throughout the interior and exterior of the 
facility. The business operations will be maintained via computer software. We will 
keep the maintenance up on the building along with maintaining the interior of the 
building to create a clean facility. 

• The storage facility will not allow such items as hazardous or combustible materials, 
perishables such as food, plants, and live animals to be stored. Further, self-storage 
managers are usually told to advise their tenants that they should not store items of 
extraordinary value, such as antiques, furs, or coin collections in their storage spaces 
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unless the facility specializes in storing such items. We will offer insurance to the 
customers storing items to help protect their possessions. 

• The self-storage facility will provide a quiet transition from the commercial spaces on 
Indiana to the residential neighborhood on Kentucky. With the traffic generally being 1 
visit per 1 ,OOOsf, the streets should have less traffic. The hours of operation will 
typically be XX am to 7pm and this will reduce night traffic and noise. The motion 
sensor lights will reduce the light noise to the neighbors. The garbage will be 
maintained in dumpsters and located within the building. It will be the duty of the on­
site manager to make sure the garbage is cleaned up. Overall, the self-storage 
business will create a buffer between the businesses on Indiana and the residents on 
Kentucky. 

• The interior and exterior of the building will be redone. It will consist of metal panels & 
garage doors for the most part on the interior. We plan to use Trachte to build out the 
inside of the building since they are the supplier along with the installer of their 
storage systems. 

• The exterior of the building will have some windows replaced. Also, the exterior will 
be redone in metal siding. We will have multiple colors in metal as to not have another 
"yellow box" and make the building more aesthetically pleasing. 

• Along with the interior & exterior, we plan on adding signage above the office, on the 
side of the building facing Indiana Avenue and monument sign along Kentucky 
avenue. 

• There will be the addition of a parking lot along with updating the sidewalk up to the 
door on the East side of the building. 

• The building can be accessed via overhead doors on Kentucky, 13th & in the parking 
lot along with regular doors on Kentucky and off of the parking lot as well. While 
updating the parking lot, we will run a trench out to the East toward 12th avenue and 
this will allow for water retaining during heavy rains. 

• The interior, exterior, parking and landscaping will be a significant reinvestment in the 
property. 

STAFF COMMENTS: 

The applicant is requesting the following variances: 

• Requesting a parking lot paving setback of 0 feet- Minimum paving setback is five (5) 
feet to the property line. 

12 



Other issues of concern include: 

• The 430-450 mini-storage units proposed for this building is significant. 

• According to the applicant traffic should be minimal and has based his count on traffic 
generally being 1 visit per 1,000sf. The building is 54,000sf so there will be 54 trips. 
Although the traffic may be minimal it will likely be more than what is presently occurring 
at the facility now. 

• Access to the building is from the gravel alley. So a majority of the people utilizing this 
site will be accessing from a gravel alley that is in very poor shape. The Plan 
Commission would have to consider requiring the proposed use to either pave the alley or 
pave a new private driveway to access the facility. 

• The exterior of the building is weathered and tired . The applicant is proposing to remodel 
the exterior of the building utilizing metal. This building needs to have a nice architectural 
design utilizing quality materials and colors. 

One of the criteria for a mini-storage use in the zoning ordinance is that the "Facility shall 
be designed so as to minimize adverse visual impacts on nearby developments. The 
color, exterior materials, and orientation of proposed buildings and structures shall 
complement surrounding development." 

It is important for both the Plan Commission and the architectural review board to make 
sure the proposal meets this requirement. 

• It appears that this proposal is generating minimal employment opportunities. 

• How will the applicant insure that no hazardous or combustible materials will be stored 
at the facility? 

• It appears there are other more appropriate sites in the City to operate a mini-storage use 
other than this downtown location. 

In 2011, the City of Sheboygan Common Council adopted the Indiana Avenue 
Redevelopment Plan and Implementation Strategy. The plans focus is to lay out an 
implementation strategy for corridor redevelopment, which when implemented by the City 
and project partners, will serve as a catalyst for long-term corridor reinvestment and 
revitalization. The Indiana Avenue Plan includes an approximately eight-block stretch of 
Indiana Avenue between the lakefront and S. 14th Street. 

The plan also incorporates redevelopment opportunities both north and south of Indiana 
Avenue including 1234 Kentucky Avenue. The Plan specifically identifies the former 
Wisconsin Woodcrafters building at 1234 Kentucky Avenue as a redevelopment opportunity. 
The Plan states the following with regards to 1234 Kentucky Avenue: 

13 



"Superblock Redevelopment- The south section of this block offers a large 
redevelopment site with views to downtown and the lake. Following the relocation of 
existing uses on the north section, this location offers the opportunity to redefine an 
entire block. Redevelopment of the superblock should focus on a mix of retail, mixed­
use along Indiana Avenue and residential along Kentucky A venue." 

The Indiana Avenue Redevelopment and Implementation Strategy Plan recommends that 
1234 Kentucky should be redeveloped residentially and that this location offers the 
opportunity to redefine an entire block. 

The goal of the Land Use Section of the City of Sheboygan Comprehensive Plan states: 

"Engage in thoughtful/and use decision making to achieve economic growth, cultural 
opportunities and vibrant neighborhoods in Sheboygan." 

The objectives and policies of the Land Use Section of the City of Sheboygan 
Comprehensive Plan state: 

Continue developing Sheboygan's downtown and lake front into a vital center of civic 
activity, commerce, and living for the community. 

Ensure that new development positively impacts the quality of life for existing 
residents and contributes to making Sheboygan a special and unique place to live and 
to raise a family. 

Promote catalytic new mixed use developments at key infi/1 and redevelopment sites, 
such as in the downtown and lake front areas and the Indiana A venue, Michigan 
Avenue, and Taylor Drive corridors. 

Partner with private property owners, developers, and neighbors to realize the 
greatest potential for each new development and redevelopment site envisioned under 
this Plan. 

Ensure better transitions and connections between pre-existing, potentially conflicting 
neighboring land uses, such as where industrial property abuts residential 
neighborhoods, through code enforcement, noise and odor controls, and landscaping 
and fencing for buffering. 

Focus neighborhood-oriented business uses in areas that will conveniently serve 
residential areas, enhance Sheboygan's traditional character, and provide viable 
reuse opportunities for older commercial structures nestled in neighborhoods. 

Maintain the existing neighborhoods and housing stock, while increasing the amount 
of quality housing opportunities in the City, particularly in and near the downtown. 

14 



Map 2-3 Future Land Use - Central of the City of Sheboygan Comprehensive Plan 
designates this property as "Neighborhood Preservation." This future land use category is 
primarily intended to accommodate residential development in the City's established 
neighborhoods. 

It is critical for the Plan Commission to consider both the Indiana Avenue Revitalization Plan 
as well as the City of Sheboygan Comprehensive Plan when considering this conditional use 
permit to use 1234 Kentucky Avenue for mini-storage purposes. These plans have been 
previously reviewed by the public, staff, the Plan Commission, etc. and adopted by the 
Common Council. These plans recommend when making land use decisions that the City try 
to realize the greatest potential of a proposed redevelopment. 

It is staff's position that there is greater potential that can be realized at 1234 Kentucky 
Avenue. Therefore, staff is recommending that the conditional use permit for a mini-storage 
use of 1234 Kentucky Avenue be denied based on the goals and objectives of the Indiana 
Avenue Redevelopment Plan and Implementation Strategy and the City of Sheboygan 
Comprehensive Plan as noted above. 

If the Plan Commission considers approving the conditional use permit request, staff would 
recommend that this matter be tabled until such time as the applicant provides drawings 
indicating how the site is to be accessed (staff would be recommending a new private access 
drive on the private property), a better understanding of the architectural drawings and a date 
specific as to when the exterior of the building is to be improved. 

ACTION REQUESTED: 

Motion to approve with possible amendments as determined by the Plan Commission. 

ATTACHMENTS: 

Conditional Use Permit Application and required attachments. 
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I Office Use Only PARCEL NO. ~0 7 7,5 (J 
MAPNO. 27 J7? (i}? 
ZONING CLASSIFICATION: (lC. 

APPLICATION/FILE NO. __ -r----­

REVIEW DATE: 

APPLICATION FOR /J 
CITY OF SHEBOYGAN i 

CONDITIONAL USE PERMIT f t 
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 $150 
(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 _____ Be_n_S_t_an_le~y---------------------

ADDRESS: 1234 Kentucky Ave E-MAIL: stanleyben@hotmail.com 
--------~----

PHONE: (..._ _ ____,1~6_08_9_3_1_4_23_6___ FAX NO. 

2. DESCRIPTION OF THE SUBJECT SITE/PROPOSED PROJECT 

NAME OF PROPOSED/EXISTING BUSINESS: __________ _ 

ADDRESSOFPROPERTYAFFECTED: _____ 1_23_4_K_EN_T_U_C_KY_A_V_E ___ _ 

LEGAL DESCRIPTION:-------------------

BRIEF DESCRIPTION OF EXISTING OPERATION OR USE: ______ _ 

warehousing and storage 

DETAILED DESCRIPTION OF PROPOSED OPERATION OR USE INCLUDING 
ANY CHANGES TO THE EXISTING USE:------------
The existing building will be used as an indoor mini stora . . . 
various sizes. Access will be from the low d ge facJhty. There Will be 430-460 storage units of 
le ef d k er access oars and from kentucky a"e +1=1 .II b EHngoc a11d two parkmg spaces ~.ere Wle a paved 

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



1234 Kentucky Ave 
Plan Commission Narrative 

2/27/17 

The proposed use of 1234 Kentucky Ave is to be a self-storage facility. The 
reinvestment project will make significant improvements inside & outside of the existing 
building to eliminate the "eyesore". The facility will complement the addition of 1 OO's of 
apartments in the downtown area. On average people use 7-8 sq ft of storage each. People 
will only travel 1 to 3 miles to store their household goods generally. Given this, there is a need 
for additional storage in a 3-mile radius. The facility will bring in significant reinvestment in the 
Indiana corridor that will help continue to revitalize it. 

The storage facility will be operated professionally. We plan on having between 430-450 
units ranging in sizes from 5x4 to 1 Ox30. We will have a full time manager and possibly a 
couple of part-time managers. The facility will also be monitored with security cameras 
throughout the interior & exterior of the facility. The business operations will be maintained via 
computer software. We will keep the maintenance up on the building along with maintaining 
the interior of the building to create a clean facility. 

The storage facility will not allow such items as hazardous or combustible materials, 
perishables such as food , plants, and live animals to be stored. Further, self-storage managers 
are usually told to advise their tenants that they should not store items of extraordinary value, 
such as antiques, furs, or coin collections in their storage spaces unless the facility specializes 
in storing such items. We will offer insurance to the customers storing items to help protect 
their possessions. 

The self-storage facility will provide a quiet transition from the commercial 
spaces on Indiana to the residential neighborhood on Kentucky. With the traffic generally 
being 1 visit per 1 ,000 sq ft, the streets should have less traffic. The hours of operation will be 
typically be ?am to ?pm and this will reduce the traffic at night to reduce noise. The motion 
sensored lights will reduce the light noise as well to the neighbors. The garbage will be 
maintained in dumpsters and located within the building. It will be the duty of the on-site 
manager to make sure the garbage is cleaned up. We plan on having 1 full-time manager and 
possibly 2 part-time workers operating the facility. Overall, the self-storage business will create 
a buffer between the businesses on Indiana and the residents on Kentucky. 

The interior and exterior of the building will be redone. It will consist of metal 
panels & garage doors for the most part on the interior. We plan to use Trachte to build out the 
inside of the building since they are the supplier along with the installer of their storage 
systems. The exterior of the building will have some windows replaced. Also, the exterior will 
be redone in metal siding. We will have multiple colors in metal as to not have another "yellow 
box" and make the building more aesthetically pleasing. Along with the interior & exterior, we 
plan on adding signage above the office, on the side of the building facing Indiana avenue and 
monument sign along Kentucky avenue. There will be the addition of a parking lot along with 
updating the sidewalk up to the door on the East side of the building. The building can be 
accessed via overhead doors on Kentucky, 13th & in the parking lot along with regular doors on 
Kentucky and off of the parking lot as well. While updating the parking lot, we will run a trench 
out to the East toward 12th avenue and this will allow for water retaining during heavy rains. 
The interior, exterior, parking and landscaping will be a significant reinvestment in the property. 
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Indiana Avenue Redevelopment Plan and 
Implementation Strategy 

Sheboygan's Harbor Centre serves as a focal point of activity for residents and visitors to the 
community. The area includes 13 districts comprised of upper and lower downtown, lakeshore 
and riverfront districts, and many urban residential and employment districts. Indiana Avenue 
runs east-west through Harbor Centre just south of the Sheboygan River. Extending west from 
the Harbor Centre area, Indiana Ave connects western areas of the City and the nearby 
communities of Kohler and Sheboygan Falls to Sheboygan's lakefront, riverfront, and 
downtown. 

The Indiana Avenue Corridor was recognized as its own planning district in Phase Three of the 
Harbor Centre Master Plan (District #8 on the following map). Adopted in 2007, this Master 
Plan represents the third phase of the City of Sheboygan's comprehensive long-range vision for 
continued development and 
revitalization of the heart of 
the community. 

The Indiana Avenue corridor 
commands a significant 
presence within the Harbor 
Centre planning area as it 
provides access from the 
west to the Boatworks 
District, the South Pier 
District, the Southshore 
Neighborhood and the 
Urban Employment District . 

The focus of Indiana Avenue 
redevelopment is the 
reinforcement of the 
corridor as a major 
entryway into Harbor 
Centre through 
enhancement of the existing 
commercial district with 
rehabilitation of existing 
buildings (preservation of 
historic commercial building 
stock, redevelopment of 
vacant sites, and increased 
business development). 
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L. Superblock Redevelopment- The south section of this 
block offers a large redevelopment site with views to 
downtown and the lake. Following the relocation of 
existing uses on the north section, this location offers 
the opportunity to redefine an entire block. 
Redevelopment of the superblock should focus on a mix 
of retail, mixed-use along Indiana Avenue and residential 
along Kentucky Avenue. 

M. Long-Term Redevelopment- With functional existing 
uses, this is a long-term redevelopment area which 
should be influenced by adjacent completed projects. 
Over time, retain uses in an urban building located along 
the street to continue Indiana Avenue streetscape and 
connection to Lake Michigan. 

N. Pentair Site Redevelopment 

The former Pentair manufacturing facility provides the unique opportunity for lakefront 
redevelopment. The following are two options for redevelopment of th is important site. 

Option A: 

• Mixed Use- Opportunity for development of a new downtown anchor such as a 
medical facility or large office employer, some buildings may be developed with a mix of 
uses. 

• Housing- develop 
new residential 
units to bridge the 
South Pier and 
Southshore 
Neighborhood 
areas and provide 
additional rooftops 
to promote urban 
living. 

Adopted on 1/ 17/ 2011 as an Amendment to Sheboygan's Harbor Centre Master Plan Phase Three 
Prepared by Vandewalle & Associates 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: R.O. 236-16-17 and G.O. 45-16-17 by Ald. Donohue and Hou-Seye 
amending the City's Future Land Use Map of the Comprehensive Plan to change the Land 
Use Classification of property located at 1031 Maryland Avenue from Employment to Central 
Mixed Use. 

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

REPORT DATE: March 10,2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14,2017 

STATUTORY REFERENCE: 

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

KCG Development, LLC is proposing to amend the City's Future Land Use Map of the 
Comprehensive Plan to change the Land Use Classification of property located at 1031 
Maryland Avenue from Employment to Central Mixed Use. The applicant states: 

• The rezoning and map amendment requests are the groundwork for a transformative 
mixed-use redevelopment that is poised to become the next premier housing community 
in Sheboygan's Harbor Centre and which will act as a catalyst for future commercial 
development along the Indiana Avenue corridor. 

• The industrial complex which occupies the entire site was originally constructed in 1920 
by the Badger State Tanning Company. KCG Development, LLC ("KCG") proposes an 
adaptive-reuse redevelopment of the complex into a mixed-use property anchored by a 
multifamily housing community. As the complex is expected to be eligible for listing on the 
National Register of Historic Places, the redevelopment will restore the property's interior 
and exterior aesthetic in accordance with state and federal historic guidelines, preserving 
the history of the 97 year old building but also the industrial character of the 
neighborhood. 

• KCG formally requests rezoning the subject parcel from Urban Industrial to Central 
Commercial and an amendment to the City's Comprehensive Plan Map covering the 
subject parcels from Employment to Central Mixed Use ("Requests"). Passage of the 
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Requests will allow KCG to pursue a Conditional Use Permit and undergo the 
Architectural Review process with the City of Sheboygan for the proposed development. 

• The redevelopment will create apartment units, community and amenity spaces, and 
interior parking stalls in the main "L" shaped building fronting S 11th Street and Maryland 
Avenue. We envision the 3-story "Boiler House" at the NW corner of Illinois and 1Oth 
Streets to receive a historic retrofit and serve a commercial or retail use, such as a 
restaurant, marketplace, brewery, etc. 

• Our goal is to work with our design team and the State Historic Preservation 
Office/National Parks Service to demolish non-contributing appendage buildings and 
reintroduce green space and open lines of sight at the Coakley Building site. New 
historically accurate windows will replace the broken collection that has amassed over the 
years and the buildings' fac;ade and exterior envelope will receive much needed 
restoration. 

• The small 0.21 acre parcel at the SW corner of Illinois and 1Oth Streets may serve as 
parking for this establishment or as visitor parking for the multifamily component, an 
allowed use under zoning regulations governing that parcel. 

• The riverfront parcel offers an exciting opportunity to enhance the appeal of the apartment 
community but also further the City's plans for revitalizing the Boatwork District. We 
endeavor to work with governmental and community partners to determine the best 
use(s) of the riverfront parcel to maximize the impact on the immediate area and the 
community at large. 

• KCG firmly believes redeveloping this underutilized asset will be a lynchpin in the City's 
efforts to revitalize the Indiana Avenue corridor as well as to attract new business and 
entrepreneurship. 

Justifications for Rezoning and Comprehensive Plan Amendment: 

• The site is currently zoned Urban Industrial and earmarked as an "Employment" district 
on the future land use map in the City's Comprehensive Plan. While this designation 
appears reasonable considering the property's location amongst predominantly industrial 
and manufacturing uses, the condition, location, and prominence of the Coakley Building 
provide both unique challenges and opportunities for any future development or 
redevelopment. 

• The sheer size and condition of the building may be an impediment to redeveloping the 
property with an industrial or employment base. The complex is a collection of 250,000 
square feet of buildings in various conditions with different construction types, dates, 
layouts, and finishes. There are also portions of the property which are too deteriorated to 
preserve or reuse and, in our opinion, there are few areas within the building that are 
immediately ready for use by an occupant other than the current use as a storage or 

17 



warehouse facility. It is our opinion future interest in the building under Urban Industrial 
zoning regulations will be limited to small scale operations in different portions of the 
building which are most suitable for the individual proposed use. The size, condition, and 
capitol required to redevelop the Coakley Building complex as a whole into a useable 
form drastically limits the range of opportunities and would potentially force industrial­
users to look first towards acquisition of existing, operational industrial facilities in the 
immediate area or new construction sites. 

• However, a Central Commercial zoning designation and Central Mixed Use classification 
on the comprehensive plan would allow for a broader array of potential uses and would 
help facilitate a large-scale, comprehensive redevelopment of the property. 

• We recognize the advantage of designated employment districts as a vital component of 
strategic planning as well as the desire to maintain the industrial heritage of this area. 
While the proposed mixed-use development does not specifically facilitate dense 
employment, it does create construction jobs, an undetermined amount of permanent 
jobs, and the urban housing opportunities called upon in the Indiana Avenue 
Redevelopment Plan. A prominent mixed-use housing development would be mutually 
beneficial to prospective employers and employees in determining suitable locations for 
business creation, expansion, and housing opportunities. The redevelopment would 
provide employees of local businesses and within the surrounding industrial park a 
desirable living environment proximate to many downtown amenities and central to the 
future transportation corridors planned to traverse the downtown, riverfront and lakefront 
areas. 

• Further, it is our opinion redeveloping the Coakley Building complex into a mixed-use 
destination will help promote the core missions and expedite the implementation of the 
City's Indiana Avenue Redevelopment Plan. According to the Plan, "The focus of the 
Indiana Avenue redevelopment is the reinforcement.. .through enhancement of the 
existing commercial district with rehabilitation of existing buildings (preservation of historic 
commercial building stock, redevelopment of vacant sites, and increased business 
development)." The proposed project directly addresses that goal and provides a unique 
opportunity for a mixed-use, historic redevelopment to become a focal point and catalyst 
for future implementation of the plan 

In consideration of the above, we request the Plan Commission and Common Council 
consider and approve the Requests for rezoning the subject parcel from Urban Industrial to 
Central Commercial and an amendment to the City's Comprehensive Plan Map covering the 
subject parcels from Employment to Central Mixed Use. KCG will work with community and 
design partners to create design-development plans to submit with a Conditional Use Permit 
application accompanied by Architectural Board review. 

KCG hopes to build upon the project's momentum and look forward to working collaboratively 
with the City of Sheboygan to bring this vision to reality. 
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STAFF COMMENTS: 

The proposed amendment from Employment to Central Mixed Use appears to meet several 
of the City of Sheboygan Comprehensive Plan Goals, Policies and Objectives designed to 
guide and influence future growth and change in Sheboygan: 

• Facilitate the provision of quality, safe, and appealing housing at a variety of price points 
and for all stages of life. Support the development and maintenance of strong 
neighborhoods. 

• Encourage higher-density multi-family housing in appropriate locations in the City, such 
as downtown, and enforce high-quality design and building standards for all new and 
expanded multi-family developments to ensure they retain their value and enhance their 
neighborhoods. 

• Maintain the existing neighborhoods and housing stock, while increasing the amount of 
quality housing opportunities in the City, particularly in and near the downtown. 

• Continue developing Sheboygan's downtown and lakefront into a vital center of civic 
activity, commerce, and living for the community. 

• Ensure that new development positively impacts the quality of life for existing residents 
and contributes to making Sheboygan a special and unique place to live and to raise a 
family. 

• Promote catalytic new mixed use developments at key infill and redevelopment sites, 
such as in the downtown and lakefront areas and the Indiana Avenue, Michigan Avenue, 
and Taylor Drive corridors. 

• Partner with private property owners, developers, and neighbors to realize the greatest 
potential for each new development and redevelopment site envisioned under this Plan. 

• Actively promote infill development and redevelopment of aging or previously passed­
over sites for productive, compatible uses, engaging in public/private partnerships as a 
way to encourage investment in the City. 

• Promote a mix of housing types and price ranges to meet diverse needs of different 
sectors of the City's population. 

• Preserve the architectural and historic character of the core downtown historic buildings. 

• Coordinate transportation planning and improvements with land use planning, ensuring 
that transportation systems will adequately address the anticipated traffic changes 
associated with land use changes before they are approved. 
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• Pursue the City's long-term vision while addressing unique opportunities and market 
trends as they emerge. Continue to build from the successes of the Harbor Centre urban 
revitalization over the past two decades. 

• Support mixed-use development projects that integrate residential and non-residential 
uses into high-quality, unified places. Mixed-use areas provide nodes of concentrated 
activity and integrate people with jobs, services, and shopping in a pedestrian-friendly 
environment. 

• Create a vibrant working and living environment in the community in which all residents 
can pursue economic and personal success. 

• Pursue zoning ordinance text amendments, as appropriate, to achieve the land use and 
design recommendations of this Plan. 

Staff is recommending that the Plan Commission make a recommendation to amend the City 
of Sheboygan Comprehensive Plan Future Land Use Maps from Employment to Central 
Mixed Use based on the fact that the proposal meets a number of the goals, policies and 
objectives of the City of Sheboygan Comprehensive Plan. 

ACTION REQUESTED: 

Motion to recommend the Common Council approve the proposed amendment to the City of 
Sheboygan Comprehensive Plan Future Land Use Maps from Employment to Central Mixed 
Use for property located at 1031 Maryland Avenue. 

ATTACHMENTS: 

Rezone Application and required attachments. 
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Gen . Ord. No . If~ - 16 - 17 . By l\J derperson s Donohue and llou - Seye . 
Harch 6 , 2017 . 

AN ORDI NANCE amending the City of Sheboygan future Land Use Nap of the 
Sheboygan Comprehensive P Jan to change the Land Use C1assi fica tion of 
proper ty located at 1031 Maryland Ave . (Parce l #505650) fr om Employment to 
Central Mixed Use . 

THE COMMON COUNCIL OF THE CI TY Of SHEBOYGAN DO ORDAIN AS FOLLOWS : 

Section 1. Chapte r 2 of the Sheboygan Comprehensive Pl a n establishing 
f uture land use classifica tions i s hereby amended by changing the Future Land 
Use Maps thereof and Use Classifications of the following desc ribed lands 
from Employment t o Central Mixe d Use . 

Property located at 1 031 Maryland Ave . (Parcel #505650) 

Or iginal Plat , being all of Block 230 and the vacated No r th 20 ' of 
Illinois Avenue adjacent to said Block 230 a nd the vacated 18 ' 
east/west alley in Block 230 located in the NW ~ of t he NW ~ of 
Section 26 , T . 15 N. , R. 23 E . in the City of Sheboygan , 
Sheboygan County , State of \•Hsconsin . Said Tract contains 2 . 3 
acres . 



Section 2. All ordinanc es or parts thereof in conflict Hith the 
provisio ns of thj s ordi nance a re hereby r e pealed Lo the extent of such 
conflict , and this o rdinance shall be in effect fr om and after its passage 
and publication. 

/ ~ ~i4t(}Jzt._-c J ~C J!,: c;_ ( ' r l'~~~~~----------
~...-

I HEREBY CERTIFY that the foregoing Ordinance was duly passed by the 
Common Council of the City of Sheboygan, Wisconsin, on the day of 
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PROPOSED COMPREHENSIVE PLAN AMENDMENT 
FROM EMPLOYMENT TO CENTRAL MIXED USE 

SECTION 26, T. 15 N., R. 23 E. 
ORIGINAL PLAT, BEING ALL OF BLOCK 230 AND lHE VACATED NORlH 20' OF ILUNOIS AVENUE ADJACENT TO SAID BLOCK 230 AND 
lHE VACATED 18' EAST/Ytf:ST ALLEY IN BLOCK 230 LOCATED IN lHE NW :1 OF lHE NW 1/4 OF SECTION 26, T. 15 N., R. 23 E. IN 
lHE CITY OF SHEBOYGAN, SHEBOYGAN COUNTY, STATE OF WISCONSIN. SAID TRACT CONTAINS 2.3 ACRES ± 
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February 13, 2017 

Mayor Mike Vandersteen 
City of Sheboygan Plan Commission and Common Counci l 

City Hall 
828 Center Avenue 
Sheboygan. Wisconsin 53081 

Re: Rezone and Comprehensive Plan Map Amendment Appeal for Parcel No. 59281505650 (1031 Maryland Ave.) 

INTRODUCTION 

The purpose of this letter is to provide context around the nature and grounds for a rezoning request and 

an amendment to the City of Sheboygan's Comprehensive Plan map for Parcel No. 59281505650. The rezoning and 

map amendment requests are the groundwork for a transformative mixed-use redevelopment that is poised to 

become the next premier housing community in Sheboygan's Harbor Centre and which will act as a catalyst for 

future commercial development along the Indiana Avenue corridor. 

The industrial complex which occupies the entire site was originally constructed in 1920 by the Badger 

State Tanning Company. KCG Development, llC ("KCG") proposes an adaptive-reuse redevelopment of the 

complex into a mixed-use property anchored by a multifamily housing community. As the complex is expected to 

be eligible for listing on the National Register of Historic Places, the redevelopment will restore the property's 

interior and exterior aesthetic in accordance with state and federal historic guidelines; preserving the history of 

the 97 year old building but also the industrial character of the neighborhood. The Badger State building is visible 

from a number of locations in Sheboygan. along Indiana Avenue as well as a number of locations in the Lower 

Downtown, Boatworks, Indiana Avenue, and Urban Employment Districts. As the project under consideration also 

includes a river-front parcel across S Commerce/S 10"' Street, the proposed redevelopment offers a prime 

opportunity to create a tangible impact on downtown Sheboygan and foster an environment for new capitol, 

employment, recreation and people. 

We acknowledge the proposed use is a departure from current zoning regulations and the future land 

uses contemplated in the City's Comprehensive Plan, though we firmly believe redeveloping this underutilized 

asset will be a Jynchpin in the City's efforts to revitalize the Indiana Avenue corridor as well as to attract new 

business and entrepreneurship. 

KCG formally requests rezoning the subject parcel from Urban Industrial to Central Commercial and an 

amendment to the City's Comprehensive Plan Map covering the subject parcels from Employment to Central 

KCG Development 
U555 N. Meridian Street, Suite 400 I Cannel, IN I 46032 I (317) 708-6519 

www.kcgdevelopment.com 



Mixed Use ("Requests"). Passage of the Requests will allow KCG to pursue a Condit ional Use Permit and undergo 

the Architectural Review process with the City of Sheboygan for the proposed development. 

WHO WE ARE- KCG DEVELOPMENT, LLC 

KCG was formed in 2015 to develop, acquire, rehabilitate and own apartment communities in the East, 

Midwest, South and Southeast. We take a triple bottom line approach to development with the focus on 

maximizing environmental, social and financial returns with in our communit ies and partners. We understand that 

the social impact and profitable development do not have to be mutually exclusive. KCG knows that vibrant 

communities must have connections to all who live and work there. Recognizing that need and knowing ways to 

address it is what sets our team apart. We have a passion for creating communit ies that have a positive impact on 

residents and the overall community. 

KCG was formed by its Founder and President, RJ Pasquesi, after successful tenures with a couple of 

companies in the real estate industry, specifically the past decade in a Senior Executive position with a multi -family 

development company. Over his career, RJ has been involved in the financing and development of (49] multi­

family properties totaling nearly [4,000] units across 11 states, including 6 projects in Wisconsin, three of which 

were historic adaptive re-use in nature. The balance of the KCG team is comprised of an impressive group of 

individuals that, too, have substantial experience in various aspects of the real estate industry. RJ and KCG's Vice 

Presidents cumulatively bring forth development and financing experience on 83 multifamily projects spanning 13 

states, 7,500 housing units, and over $1.4B in total development costs. 

The most meaningful measure of our accompl ishments is the lasting legacy we have with the 

communities we have had the privilege in serving and the families we have helped along the way to provide safe, 

beautiful, and affordable homes. We strive to reach beyond just real estate development and into the realm of 

community development. Ultimately, we want to connect people and ideas with capital, so that together we can 

create meaningful economic, environmental, and social impacts. We work hard to nurture existing relationships 

and develop new ones. We build alliances through responsiveness and an open attitude. It is through collaboration 

that we can unlock complexities and discover true possibilities. History has taught us there is no better way to 

build successful communities. 

ABOUT THE PROJECT 

The complex was originally constructed in 1920 by the Badger State Tanning Company after the 

company's prior complex at the site was destroyed by fire. The complex is a collection of buildings built between 

the 1920's and 1970's that encompass nearly the entire block bound by Maryland Avenue, S 10
111 

Street, Illinois 

Avenue, and S 11th Street in downtown Sheboygan. The overall development also includes a 0.21 acre parcel at the 

SW corner of Illinois Ave and S 101h Streets as well as a 0.37 acre riverfront parcel to the east across Commerce 

Street. Our goal is to work with our design team and the State Historic Preservation Office/National Parks Service 

to demolish non-contributing appendage buildings and reintroduce green space and open lines of sight at the 

Badger State site. New historically accurate windows will replace the broken collection that has amassed over the 

years and the buildings' fa~ade and exterior envelope will receive much needed restoration. 

KCG Development 
11.555 N. Meridian Street, Suite 400 I Carmel, IN I 46032 I (317) 7~519 
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The redevelopment will create apartment units, community and amenity spaces, and interior parking 

stalls in the main "L" shaped building fronting S 11 rh Street and Maryland Avenue. We envision the 3-story " Boiler 

House" at the NW corner of Illinois and lOth Streets to receive a historic retrofit and serve a commercial or retail 

use, such as a restaurant, marketplace, brewery, etc. The small 0.21 acre parcel at the SW corner of Illinois and 101
h 

Streets may serve as parking for this establishment or as visitor parking for the multifamily component, an allowed 

use under zoning regulations governing that parcel. 

The riverfront parcel offers an exciting opportunity to enhance the appeal of the apartment community 

but also further the City's plans for revitalizing the Boatwork District. We endeavor to work with governmental and 

community partners to determine the best use(s) of the riverfront parcel to maximize the Impact on the immediate 

area and the community at large. 

Approval of the Requests will allow KCG to further develop plans for the redevelopment. With Input from 

our design team, historic consultant, and the City, design-development drawings will be drafted and the project 

will be brought to the City of Sheboygan and Arch itectural Review Board for consideration of a Conditional Use 

Permit. 

GROUNDS FOR REZONING AND COMPREHENSIVE PLAN AMENDMENT 

The site is currently zoned Urban Industrial and earmarked as an " Employment" district on the future land 

use map in the City' s Comprehensive Plan. While this designation appears reasonable considering the property's 

location amongst predominantly industrial and manufacturing uses, the condition, location, and prominence of the 

Coakley Building provide both unique challenges and opportunities for any future development or redevelopment. 

The sheer size and condit ion of the building may be an impediment to redeveloping the property with an 

industrial or employment base. The complex is a collection of 250,000 square feet of buildings in various 

conditions with different construction types, dates, layouts and finishes. There are also portions of the property 

which are too deteriorated to preserve or reuse and, in our opinion, there are few areas with in the building that 

are immediately ready for use by an occupant other than the current use as a storage or warehouse facility. It is 

our opinion future interest in the building under Urban Industrial zoning regulations will be limited to small scale 

operations in different portions of the building which are most suitable for the individual proposed use. The size, 

KCG Dewlopment 
U555 N. Meridian Street, SUite 400 I cannel, IN I 46032 I (317) 70&6519 
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condition, and capitol required to redevelop the Coakley Bui lding complex as a whole into a useable form 

drastically limits the range of opportunities and would potentially force industrial-users to look first towards 

acquisition of existing, operational industrial facilities in the immediate area or new construction sites. However, a 

Central Commercial zoning designation and Central Mixed Use classif ication on the comprehensive plan would 

allow for a broader array of potential uses and would help facilitate a large-scale, comprehensive redevelopment 

of the property. 

We recognize the advantage of designated employment districts as a vital component of strategic 

planning as well as the desire to maintain the industrial heritage of this area . While the proposed mixed-use 

development does not specifically facilitate dense employment, it does create construction jobs, an undetermined 

number of permanent jobs, and the urban housing opportunities called upon in the Indiana Avenue 

Redevelopment Plan. A prominent mixed-use housing development would be mutually beneficial to prospective 

employers and employees in determining suitable locations for business creation, expansion, and housing 

opportunities. The redevelopment would provide employees of local businesses and wi thin the surrounding 

industrial park a desirable living environment proximate to many downtown amenit ies and central to the future 

transportation corridors planned to traverse the downtown, riverfront and lakefront areas. 

Further, it is our opinion redeveloping the Coakley Building complex into a mixed-use destination will help 

promote the core missions and expedite the implementation of the City's Indiana Avenue Redevelopment Plan. 

According to the Plan, "The focus of the Indiana Avenue redevelopment is the reinforcement ... through 

enhancement of the existing commercial district with rehabilitation of existing buildings (preservation of historic 

commercial building stock, redevelopment of vacant sites, and increased business development)." The proposed 

project directly addresses that goal and provides a unique opportunity for a mixed -use, historic redevelopment to 

become a focal point and catalyst for future implementation of the plan. 

SUMMARY 

In consideration of the above, we request the Plan Commission and Common Council consider and 

approve the Requests for rezoning the subject parcel from Urban Industrial to Central Commercial and an 

amendment to the City's Comprehensive Plan Map covering the subject parcels from Employment to Central 

Mixed Use. If granted approval, KCG will work with community and design partners to create design-development 

plans to submit with a Conditional Use Permit application accompanied by Architectural Board review. 

We appreciate your time and consideration of the proposed redevelopment. We hope to build upon the 

project's momentum and look forward to working collaboratively with the City of Sheboygan to bring this vision to 

reality. Should you have any questions, please don't hesitate to contact me. 

Respectfully, 

KCG Dewlopment 
11555 N. Meridian Street, SUite 400 I cannel, IN I 46032 I (317) 7~519 

www.kcgdevelopment.com 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: R.O. 236-16-17 and G.O. 43-16-17 by Ald. Donohue and Hou-Seye 
amending the City's Zoning Map to change the Use District Classification of property located 
at 1031 Maryland Ave. from Class Ul Urban Industrial to Class CC Central Commercial 
Classification. 

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

REPORT DATE: March 10,2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14, 2017 

STATUTORY REFERENCE: 

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

KCG Development, LLC is proposing to rezone 1031 Maryland Avenue from Urban Industrial 
(UI) to Central Commercial (CC). The applicant states the following: 

• The rezoning and map amendment requests are the groundwork for a transformative 
mixed-use redevelopment that is poised to become the next premier housing community 
in Sheboygan's Harbor Centre and which will act as a catalyst for future commercial 
development along the Indiana Avenue corridor. 

• The industrial complex which occupies the entire site was originally constructed in 1920 
by the Badger State Tanning Company. KCG Development, LLC ("KCG") proposes an 
adaptive-reuse redevelopment of the complex into a mixed-use property anchored by a 
multifamily housing community. As the complex is expected to be eligible for listing on the 
National Register of Historic Places, the redevelopment will restore the property's interior 
and exterior aesthetic in accordance with state and federal historic guidelines, preserving 
the history of the 97 year old building but also the industrial character of the 
neighborhood. 

• KCG formally requests rezoning the subject parcel from Urban Industrial to Central 
Commercial and an amendment to the City's Comprehensive Plan Map covering the 
subject parcels from Employment to Central Mixed Use ("Requests"). Passage of the 
Requests will allow KCG to pursue a Conditional Use Permit and undergo the 
Architectural Review process with the City of Sheboygan for the proposed development. 
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• The redevelopment will create apartment units, community and amenity spaces, and 
interior parking stalls in the main "L" shaped building fronting S 11th Street and Maryland 
Avenue. We envision the 3-story "Boiler House" at the NW corner of Illinois and 1Oth 
Streets to receive a historic retrofit and serve a commercial or retail use, such as a 
restaurant, marketplace, brewery, etc. 

• Our goal is to work with our design team and the State Historic Preservation 
Office/National Parks Service to demolish non-contributing appendage buildings and 
reintroduce green space and open lines of sight at the Coakley Building site. New 
historically accurate windows will replace the broken collection that has amassed over the 
years and the buildings' fa<;ade and exterior envelope will receive much needed 
restoration. 

• KCG firmly believes redeveloping this underutilized asset will be a lynchpin in the City's 
efforts to revitalize the Indiana Avenue corridor as well as to attract new business and 
entrepreneurship. 

STAFF COMMENTS: 

The surrounding neighborhood zoning is: 

• The properties to the north and west are zoned Urban Industrial (UI). 
• The properties to the south and East are zoned Urban Industrial (UI) and Central 

Commercial (CC). 

It is important for the Plan Commission to understand that if the property zoning designation 
is changed from Ul to CC, an applicant could submit an application to use the property for 
any use that is permitted and/or conditionally permitted in the CC zone such as mixed used 
facility that has residential and commercial uses. 

If the Common Council approves the rezone, the applicant needs to be aware that a 
conditional use will need to be submitted to and reviewed by the City of Sheboygan Plan 
Commission prior to constructing and operating an apartment complex from this site. 

ACTION REQUESTED: 

Motion to recommend the Common Council approve the proposed rezone to the City of 
Sheboygan Zoning Map from Urban Industrial (UI) to Central Commercial (CC) for property 
located at 1031 Maryland Avenue. 

ATTACHMENTS: 

Rezone Application and required attachments. 
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Gen . Ord . No. J/3 - 16 - 17. By AJderpersons Donohue and Hou- Seye. 
Marc h 6 , 2017 . 

AN ORDINANCE amendi ng the City of Sheboygan Offjcial Zoning Map of the 
Sheboyga n Zoning Ordina nce to change Llle Use District Classi £ i ca t i on of 
p r operty located at 103 1 Maryland l\ve . from CJass UI Urban I ndustrial to 
Class CC Central Commercial Classifjcation . 

THE COMMON COUNCIL OF' THE: CTTY OF' SHP.BOYGAN DO ORDAIN AS fOLLOWS : 

Section 1 . Appendix l\ , Chapter 15 of the Sheboyga n Zoning Or di n ance 
establishing zoning djstricts and prescribing zoning stand ards and 
regulation s i s hereby amended by c ha nging Lhe Official Zoning Map thereof and 
Use District Classification of the following described lands from Class UI 
Urban Industrial to Class CC Central Commercial Classification : 

Property located at 1031 Maryland Ave. more particularly described as : 

Original Plat , being all of Block 230 a nd the vacated North 20 ' of 
Illinois Avenue adjacent to said Block 230 and the vacated 18 ' 
east/west a lley in Block 230 located in the NW ~ of the NW ~ of 
Section 26 , T . 15 N. , R. 23 E: . in the City of Sheboygan , 
Sheboygan County , State of \:Jisconsin. Said Tract contains 2 . 3 
acres . 



4.3 
R. o. No .a3b - 16- 17. By CITY CLERK. March 6, 2017. 

Submitting an applicatio n from KCG Development , LLC , requesting an 
amendment of the Official Zoning Map from Use District Classification Urban 
Industrial (UI) to Use District Classification Central Commercial (CC) . 

City Clerk 



PROPOSED ZONING CHANGE 
FROM URBAN INDUSTRIAL TO CENTRAL COMMERCIAL 

SECTION 26, T. 15 N., R. 23 E. 
ORIGINAL PLAT, BEING ALL OF BLOCK 230 AND THE VACATED NORTH 20' OF IWNOIS AVENUE ADJACENT TO SAID BLOCK 230 AND 
THE VACATED 18' EAST/WEST ALLEY IN BLOCK 230 LOCATED IN THE NW i OF THE NW 1/ 4 OF SECTION 26, T. 15 N., R. 23 E. IN 
THE CITY Of SHEBOYGAN, SHEBOYGAN COUNTY, STATE OF WISCONSIN. SAID TRACT CONTAINS 2.3 ACRES :i: 
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OFFICE USE ONLY 

APPLICATION NO.: 
RECEIPT NO.: -#-J"fj=-0=-:~::--{)1~--
FILING FEE: 5200.00 (Payable to City or Sheboygan) 

CITY OF SHEBOYGAN 
APPLICATION FOR 

AMENDMENT OF OFFICIAL ZONING MAP 
(Requirements Per Section 15.903) 

Revised May, 2012 

Completed application is to be filed with the Office of the City Clerk, City Hall, 828 Center Avenue. Application 
will not be processed if all required attachments and filing fee of $200 (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: KCG Development, LLC PHONE NO.: ( 317) 409-7776 

ADDRESS: 11555 N. Meridian Street. Ste 400. Carmel. IN 46032 

E-MAIL: Matt.Gilhooly@kcgdevelopment.com 

OWNER OF SITE: Roadster Sheboygan. LLC (Chris Coakley) 

PHONE NO.: (412) 272-4040 
2. DESCRIPTION OF THE SUBJECT SITE 

ADDRESS OF PROPERTY AFFECTED: 1031 Maryland Avenue 

LEGAL DESCRIPTION: Original Plat. Being all of Block 230 and the vacated north 20' 
of Illinois Avenue adjacent to said Block 230 and vacated 18' East/West Alley in Block 
230 located in the NW Y.. of the NW Y.. of Section 26. T. 15N .. R. 23 E. in the City of 
Sheboygan, Sheboygan County. State of Wisconsin. 

PARCELN0 . ~5=0=5=65=0~------ MAPN0. __ ~2=6 ______________ _ 

EXISTING ZONING DISTRICT CLASSIFICATION: Urban Industrial 

PROPOSED ZONING DISTRICT CLASSIFICATION: Central Commercial 

BRIEF DESCRIPTION OF THE EXISTING OPERATION OR USE: The building is 
currently used for storage purposes in select areas of the first floor. otherwise sitting 
primarily vacant. 



BRIEF DESCRIPTION OF THE PROPOSED OPERATION OR USE: The proposed 
use is a mixed-use redevelopment anchored by a multifamily housing apartment 
communjtv with a commerciaVretall comPonent. 

3. JUSTIFICATION OF THE PROPOSED ZONING MAP AMENDMENT 

How does the proposed Official Zoning Map amendment further the purposes of the 
Zoning Ordinance as outlined in Section 15.005 and, for flood plains or wetlands, the 
applicable rules and regulations of the Wisconsin Department of Natural Resources 
and the Federal Emergency Management Agency? 

The site and building in question are located in an area that provides a unique 
opportunity to create a tangible impact on downtown Sheboygan. While a departure 
from the current •Employmenr desianation on the Comprehensive Plan. we believe the 
proposed Central Commercial designation will allow for a comprehensive 
redevelopment of the dilapidated structure. The building is also a prominent feature in 
the midst of the area covered under the Citv's Indiana Avenue Redevelopment Plan. A 
larae-scale. comprehensive redevelopment of the site which brings residents into 
downtown area and provides for additional commerciaVretail opportunities will act as a 
catalvst for future commercial development and implementation of the Citv's plans for 
the Indiana Avenue Corridor. 

Which of the following factors has arisen that are not properly addressed on the 
current Official Zoning Map? (Provide explanation in space provided below.) 

c The designations of the Official Zoning Map should be brought into conformity with 
the Comprehensive Master Plan. 

o A mistake was made in mapping on the Official Zoning Map. (An area is developing 
in a manner and purpose different from that for which it is mapped.) NOTE: If this 
reason Is cited, It must be demonstreted that tha discussed inconsistency between actual land use 
and designated zoning Is not Intended, as the City may Intend to stop an undesirable land use pattern 
from spreading. 

o Factors have changed, (such as the availability of new data, the presence of new 
roads or other infrastructure, additional development, annexation, or other zoning 
changes), making the subject property more appropiiate for a different zoning 
district. 

c Growth patterns or rates have changed, thereby creating the need for an 
amendment to the Official Zoning Map. 

c Explain: The factor which most closely describes the situation at hand is #3. The 
Indiana Avenue Redevelopment Plan has created a spotlight on development along 



Indiana Avenue and the surrounding collector streets. While factors have not 
necessarily changed . the subject parcel provides for a prime opportunity to create a 
tangible impact on downtown Sheboygan and to act as a catalyst for future 
implementation of the Indiana Avenue plan. The current Urban Industrial 
designation coupled with the existing condition of the complex may substantially 
limit the range of opportunities for future development of the site. A rezoning of the 
subject parcel would allow for a broader array of potential uses and would help 
facilitate a large-scale. comprehensive redevelopment of the property. 

How does the proposed amendment to the Official Zoning Map maintain the desired 
consistency of land uses, land use intensities, and land use impacts as related to the 
environs of the subject property? 

The site is located in a predominately industrial neighborhood on the edge of 
residential , commercial and retail uses. As the building is expected to be eligible for 
historic designation. the redevelopment would preserve the history of the nearly 100 
year old complex but also maintain the industrial character of the neighborhood. 
Considering the "dense employment" designation on the comprehensive plan. it is 
unlikely the proposed mixed-use complex would create a higher intensity or traffic count 
than originally intended. Further. the proposed mixed-use development would be a 
perfect transition between the industrial. employment uses to the north and the 
commercial. retail and residential uses surrounding the property to the south, east and 
west. 

Indicate reasons why the applicant believes the proposed map amendment is in 
harmony with the recommendations of the City of Sheboygan Comprehensive Plan. 

There are 9 "Key Initiatives" in the City's Comprehensive Plan. We believe the map 
amendment. and thus make possible the proposed mixed-use development, would 
address 5 of those initiatives: promoting infill development and redevelopment: spur 
economic development and job creation: focusing attention on the City's Growth and 
Redevelopment Corridors: enhancing the riverfront: and diversifying the City's housing 
stock. 

4. CERTIFICATE 

above statements and attachments submitted hereto are true 
ts~~of my knowledge and belief. 

£.~.a 
DATE 



February 13, 2017 

Mayor Mike Vandersteen 
City of Sheboygan Plan Commission and Common Council 

City Hall 
828 Center Avenue 
Sheboygan, Wisconsin 53081 

Re: Rezone and Comprehensive Plan Map Amendment Appeal for Parcel No. 59281505650 (1031 Maryland Ave.) 

INTRODUCTION 

The purpose of this letter is to provide context around the nature and grounds for a rezoning request and 

an amendment to the City of Sheboygan's Comprehensive Plan map for Parcel No. 59281505650. The rezoning and 

map amendment requests are the groundwork for a transformatlve mixed-use redevelopment that is poised to 

become the next premier housing community in Sheboygan's Harbor Centre and which will act as a catalyst for 

future commercial development along the Indiana Avenue corridor. 

The industrial complex which occupies the entire site was originally constructed in 1920 by the Badger 

State Tanning Company. KCG Development, LLC ("KCGH) proposes an adaptive-reuse redevelopment of the 

complex into a mixed-use property anchored by a multifamily housing community. As the complex is expected to 

be eligible for listing on the National Register of Historic Places, the redevelopment will restore the property's 

interior and exterior aesthetic in accordance with state and federal historic guidelines; preserving the history of 

the 97 year old building but also the industrial character of the neighborhood. The Badger State building is visible 

from a number of locations in Sheboygan, along Indiana Avenue as well as a number of locations in the lower 

Downtown, Boatworks, Indiana Avenue, and Urban Employment Districts. As the project under consideration also 

includes a river-front parcel across S Commerce/$ 10111 Street, the proposed redevelopment offers a prime 

opportunity to create a tangible impact on downtown Sheboygan and foster an environment for new capitol, 

employment, recreation and people. 

We acknowledge the proposed use is a departure from current zoning regulations and the future land 

uses contemplated in the City's Comprehensive Plan, though we firmly believe redeveloping this underutilized 

asset will be a lynchpin in the City's efforts to revitalize the Indiana Avenue corridor as well as to attract new 

business and entrepreneurship. 

KCG formally requests rezoning the subject parcel from Urban Industrial to Central Commercial and an 

amendment to the City's Comprehensive Plan Map covering the subject parcels from Employment to Central 

KCG Development 
11555 N. Meridian Street, Suite 400 I Carmel, IN I 46032 I (317) 7~19 

www.kcgdevelopment.com 



Mixed Use ("Requests"). Passage of the Requests will allow KCG to pursue a Conditional Use Permit and undergo 

the Architectural Review process with the City of Sheboygan for the proposed development. 

WHO WE ARE- KCG DEVELOPMENT, LLC 

KCG was formed in 2015 to develop, acquire, rehabilitate and own apartment communities in the East, 

Midwest, South and Southeast. We take a triple bottom line approach to development with the focus on 

maKimizing environmental, social and financial returns within our communities and partners. We understand that 

the social impact and profitable development do not have to be mutually exclusive. KCG knows that vibrant 

communities must have connections to all who live and work there. Recognizing that need and knowing ways to 

address it is what sets our team apart. We have a passion for creating communities that have a positive impact on 

residents and the overall community. 

KCG was formed by its Founder and President, RJ Pasquesi, after successful tenures with a couple of 

companies in the real estate industry, specifically the past decade in a Senior Executive position with a multi-family 

development company. Over his career, RJ has been involved in the financing and development of [49] multi­

family properties totaling nearly [4,000] units across 11 states, including 6 projects in Wisconsin, three of which 

were historic adaptive re-use in nature. The balance of the KCG team is comprised of an impressive group of 

individuals that, too, have substantial experience in various aspects of the real estate industry. RJ and KCG's Vice 

Presidents cumulatively bring forth development and financing eKperience on 83 multifamily projects spanning 13 

states, 7,500 housing units, and over $1.48 in total development costs. 

The most meaningful measure of our accomplishments is the lasting legacy we have with the 

communities we have had the privilege in serving and the families we have helped along the way to provide safe, 

beautiful, and affordable homes. We strive to reach beyond just real estate development and into the realm of 

community development. Ultimately, we want to connect people and ideas with capital, so that together we can 

create meaningful economic, environmental, and social impacts. We work hard to nurture existing relationships 

and develop new ones. We build alliances through responsiveness and an open attitude. It is through collaboration 

that we can unlock complexities and discover true possibilities. History has taught us there is no better way to 

build successful communities. 

ABOUT THE PROJECT 

The complex was originally constructed in 1920 by the Badger State Tanning Company after the 

company's prior complex at the site was destroyed by fire. The complex is a collection of buildings built between 

the 1920's and 1970's that encompass nearly the entire block bound by Maryland Avenue, S 10"' Street, Illinois 

Avenue, and S 11th Street in downtown Sheboygan. The overall development also includes a 0.21 acre parcel at the 

SW corner of Illinois Ave and S 10th Streets as well as a 0.37 acre riverfront parcel to the east across Commerce 

Street. Our goal is to work with our design team and the State Historic Preservation Office/National Parks Service 

to demolish non-contributing appendage buildings and reintroduce green space and open lines of sight at the 

Badger State site. New historically accurate windows will replace the broken collection that has amassed over the 

years and the buildings' fa~ade and exterior envelope will receive much needed restoration. 

KCG Development 
11555 N. Meridian Street, SUite 400 I Cannel, IN I 46032 I (317) 70&6519 
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The redevelopment will create apartment units, community and amenity spaces, and interior parking 

stalls in the main "L" shaped building fronting S 11 ~~> Street and Maryland Avenue. We envision the 3-story "Boiler 

House" at the NW corner of Illinois and 10"' Streets to receive a historic retrofit and serve a commercial or retail 

use, such as a restaurant, marketplace, brewery, etc. The small 0.21 acre parcel at the SW corner of Illinois and 101
h 

Streets may serve as parking for this establishment or as visitor parking for the multifamily component, an allowed 

use under zoning regulations governing that parcel. 

The riverfront parcel offers an exciting opportunity to enhance the appeal of the apartment community 

but also further the City's plans for revitalizing the Boatwork District. We endeavor to work with governmental and 

community partners to determine the best use{s) of the riverfront parcel to maximize the Impact on the immediate 

area and the community at large. 

Approval of the Requests will allow KCG to further develop plans for the redevelopment. With input from 

our design team, historic consultant, and the City, design-development drawings will be drafted and the project 

will be brought to the City of Sheboygan and Architectural Review Board for consideration of a Conditional Use 

Permit. 

GROUNDS FOR REZONING AND COMPREHENSIVE PLAN AMENDMENT 

The site is currently zoned Urban Industrial and earmarked as an "Employment" district on the future land 

use map in the City's Comprehensive Plan. While this designation appears reasonable considering the property's 

location amongst predominantly industrial and manufacturing uses, the condition, location, and prominence of the 

Coakley Building provide both unique challenges and opportunities for any future development or redevelopment. 

The sheer size and condition of the building may be an impediment to redeveloping t he property with an 

industrial or employment base. The complex is a collection of 250,000 square feet of buildings in various 

conditions with different construction types, dates, layouts and finishes. There are also portions of the property 

which are too deteriorated to preserve or reuse and, in our opinion, there are few areas within the building that 

are immediately ready for use by an occupant other than the current use as a storage or warehouse facility. It is 

our opinion future interest in the building under Urban Industrial zoning regulations will be limited to small scale 

operations in different portions of the building which are most suitable for the individual proposed use. The size, 

KCG DeVelopment 
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condition, and capitol required to redevelop the Coakley Building complex as a whole into a useable form 

drastically limits the range of opportunities and would potentially force industrial-users to look first towards 

acquisition of existing, operational industrial facilities in the immediate area or new construction sites. However, a 

Central Commercial zoning designation and Central Mixed Use classification on the comprehensive plan would 

allow for a broader array of potential uses and would help facilitate a large-scale, comprehensive redevelopment 

of the property. 

We recognize the advantage of designated employment districts as a vital component of strategic 

planning as well as the desire to maintain the industrial heritage of this area. While the proposed mixed-use 

development does not specifically facilitate dense employment, it does create construction jobs, an undetermined 

number of permanent jobs, and the urban housing opportunities called upon in the Indiana Avenue 

Redevelopment Plan. A prominent mixed-use housing development would be mutually beneficial to prospective 

employers and employees in determining suitable locations for business creation, expansion, and housing 

opportunities. The redevelopment would provide employees of local businesses and within the surrounding 

industrial park a desirable living environment proximate to many downtown amenities and central to the future 

transportation corridors planned to traverse the downtown, riverfront and lakefront areas. 

Further, it is our opinion redeveloping the Coakley Building complex into a mixed-use destination will help 

promote the core missions and expedite the implementation of the City's Indiana Avenue Redevelopment Plan. 

According to the Plan, "The focus of the Indiana Avenue redevelopment is the reinforcement ... through 

enhancement of the existing commercial district with rehabilitation of existing buildings (preservation of historic 

commercial building stock, redevelopment of vacant sites, and increased business development)." The proposed 

project directly addresses that goal and provides a unique opportunity for a mixed-use, historic redevelopment to 

become a focal point and catalyst tor future implementation of the plan. 

SUMMARY 

In consideration of the above, we request the Plan Commission and Common Council consider and 

approve the Requests for rezoning the subject parcel from Urban Industrial to Central Commercial and an 

amendment to the City's Comprehensive Plan Map covering the subject parcels from Employment to Central 

Mixed Use. If granted approval, KCG will work with community and design partners to create design-development 

plans to submit with a Conditional Use Permit application accompanied by Architectural Board review. 

We appreciate your time and consideration of the proposed redevelopment. We hope to build upon the 

project's momentum and look forward to working collaboratively with the City of Sheboygan to bring this vision to 

reality. Should you have any quest ions, please don't hesitate to contact me. 

Respectfully, 

KCG DevelOpment 
U555 N. Meridian Street, Suite 400 I cannel, IN I 46032 I (317) 70&0519 

www .kcgdevelopmentcom 
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CITY OF SHEBOYGAN 

REQUEST FOR PLANNING COMMISSION CONSIDERATION 

ITEM DESCRIPTION: R. 0 . No. 235-16-17 by the City Clerk submitting a petition for direct 
annexation by unanimous approval for property located in the Town of Sheboygan at 3009 N. 
15th St. G.O. 44-16-17 by Ald . Belanger and Wolf annexing territory to the City of 
Sheboygan, Wisconsin. 

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

REPORT DATE: March 10, 2017 

FISCAL SUMMARY: 

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

BACKGROUND I ANALYSIS: 

MEETING DATE: March 14, 2017 

STATUTORY REFERENCE: 

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

The petitioner, Mr. James Kisiolek, owns a residential property at 3009/3001 N. 15th Street in 
the Town of Sheboygan. The property is currently served water from a private well , which is 
failing. Mr. Kisiolek is requesting annexation in order to receive City water service. 

STAFF COMMENTS: 

The Plan Commission should be aware that this property has some property maintenance 
issues including: 

• Storage of a commercial Diamond Realty truck which is not permitted on a 
residentially property. 

• Storage of an unlicensed van which is not permitted. 
• A gravel/mud parking lot along the alley. 
• A fence that is a bit weathered and uses different types of fencing materials. 
• Items scattered throughout the yard . 

Staff is informing the applicant of these issues now so they can be address accordingly and 
so we will not need to deal with noncompliant property issues as soon as the property is 
annexed into the City. 

In addition, the applicant will need to immediately work with the Sheboygan Water Utility and 
the City of Sheboygan Building Inspection Department with regards to obtaining all 
necessary permits to hook into the City's water system. 
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Staff recommends approval of the annexation request with a zoning designation of Urban 
Commercial (UC). 

ACTION REQUESTED: 

Motion to recommend the Common Council approve the annexation for property located at 
3009/3001 N. 151

h Street. 

ATTACHMENTS: 

Annexation information and attachments. 

24 



~ 
Gen . Ord. No . 4tf - 16 - 17 . ------- By Alderpersons Belanger and Wo lf. 

March 6 , 2017 . 

AN ORDINANCE annexing territory to the City of Sheboygan, Wisconsin. 

THE COMMON COUNCIL OF THE CITY OF SHEBOYGAN DO ORDAIN AS FOLLOWS : 

Section 1. In accordance with sec . 66 . 02 17 of the Wiscons in Statutes 
and the petition for direct annexa tion by unanimous approval filed with 
the city clerk on the 24th day of Febr.uary, 2017 , signed by all of the 
electors residing in the territory and the owners of all the real pro perty 
in the territory , together with a scale ma p a nd a l egal description of t he 
property to be a nnexed , the following described territory in the Tovm of 
Sheboygan, Sheboygan County , Wis cons in , j s hereby annexed t o t he City of 
Sheboygan , Wisconsin : 

All of Lot THenty (20) ; and all of Lot T\·Jenty- one (21) excepting 
the North Thi rty- three (33) feet thereof ; also par t of Lot 
Nineteen ( 19) described as fol lo\·IS: Commencing at a point Sixt:y­
seven ( 67) feet Four ( 4) inches v!est of the Northeas t corner of 
Lot Nineteen (19) , Block Six (6) , Lake Shore Division of the ToHn 
of Sheboygan , t hence due South Twelve ( 12) feet, thence due West 
to the West line of said Lot Nineteen (19) , thence North 1'\velve 
(12) feet to the Northwest corner of said lot , thence East along 
said North line to t he point of beginning ; all in Block Six (6 ), 
Lake Shore Division of the To~.om of Sheboygan, Sheboygan County , 
Wisconsin , according to the recorded plat t hereof. 

Said parcel con tains Six Thousand Nine Hundred (6 , 900 ) square feet 
(0 .1 58 acres) . 

Sect i on 2 . From and after the dale of this ordinance , the terri tory 
de scribed in Section 1 shall be a part of t:he City of Sheboygan for any 
and all purposes provided by law and all persons coming or r esiding within 
such territory shall be subject to all o rdinances , rules and regulations 
gove rning the City of Sheboygan. 

Section 3 . I n accordance \•Jith sec . 66 . 02 17(14 ) of the r,v .iscons in 
Sta tu t es , the City of Sheboygan agrees to pay annually to the Town of 
Sheboygan , for five ( 5 ) years, an a mount egua 1 to the amount of property 
taxes that t h e Town levied on the annexed t err i tory, as sho wn by the tax 
roll under sec. 70 . 65 of the Wisconsin Stat u tes , in the year in wh ich t he 
annexati on is final . 

Section 4 . If any provis ion o f this ordinance is invalid or 
uncons~i~utional , or if the appli cation of tl1is o rdinance to any person o r 

( II) 
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R. 0 . No . 0?3~- 16- 17 . By CITY CLER~ . Match 6 , 2017 . 

Submitting a petition f or direct annexation by unanimous approval for 
property loca ted i n t he Town of Sheboyga n at 3009 N. 15th St. 

City Clerk 



FEB 24 '17 PH 1:25 

PETITION FOR DIRECT ANNEXATION BY UNANIMOUS APPROVAL 

The undersigned, constituting all of the electors residing in the following described territory and 

the owners of all of the real property in the following described territory located in the Town of 

Sheboygan, Sheboygan County, Wisconsin, lying contiguous to the City of Sheboygan, petition the 

Honorable Mayor and Common Council of said city to annex the territory described below and shown 

upon the attached map, as permitted by Chapter 66 of the Wisconsin Statutes, to the City of Sheboygan, 

Sheboygan County, Wisconsin . 

All of Lot Twenty (20); and all of Lot Twenty-one (21) excepting the North Thirty-three 
(33) feet thereof; also part of Lot Nineteen (19) described as follows: Commencing at a 
point Sixty-seven (67) feet Four (4) inches West of the Northeast corner of Lot Nineteen 
(19), Block Six (6), Lake Shore Division of the Town of Sheboygan, thence due South 
Twelve (12) feet, thence due West to the West line of said Lot Nineteen (19), thence 
North Twelve (12) feet to the Northwest corner of said lot, thence East along said North 
line to the point of beginning; all in Block Six (6), Lake Shore Division of the Town of 
Sheboygan, Sheboygan County, Wisconsin, according to the recorded plat thereof. 

Said parcel contains Six Thousand Nine Hundred square feet (0.158 acres). 

Dated this~day of February, 2017 

es 0 . Kisiolek, Owner 
2322 West Shelly Court 
Sheboygan, Wl53083 

April J tus, Tenant 
3011 North 151

h Street 
Sheboygan, WI 53083 

Luke Wirth, Tenant 
3009 North IS'h Street 
Sheboygan, W153083 

See attached map. 

Drafted by: Atty. Joshua D. McKinley 
Olsen, Kloet, Gunderson & Conway 
602 N. 6'~ Street 
Sheboygan, VVI53081 
920-458-3701 

. c).UA -·j~(;ct,t.c: 
Angeli C Clarke-Kisiolek, Owner 
2322 West Shelly Court 
Sheboygan, WI 53083 

Conn ie Justusflrenant 
3011 North 151

h Street 
Sheboygan, Wl53083 






