
 

CITY PLAN COMMISSION AGENDA 

August 11, 2026 at 4:00 PM 

City Hall, 3rd Floor - Council Chambers, 828 Center Avenue, 
Sheboygan, WI 

This meeting may be viewed LIVE on: 

Charter Spectrum Channel 990, AT&T U-Verse Channel 99 and: 
www.wscssheboygan.com/vod. 

It is possible that a quorum (or a reverse quorum) of the Sheboygan Common Council or any 
other City committees/boards/commissions may be in attendance, thus requiring a notice 
pursuant to State ex rel. Badke v. Greendale Village Board, 173 Wis. 2d 553, 494 N.W.2d 408 
(1993). 

Persons with disabilities who need accommodations to attend this meeting should contact the 
Department of City Development, (920) 459-3377. Persons other than commission, committee, 
and board members who wish to participate remotely shall provide notice to the City Development 
Department at 920-459-3377 at least 24 hours before the meeting so that the person may be 
provided a remote link for that purpose. All Commission members may attend the meeting 
remotely. 

OPENING OF MEETING 

1. Roll Call 

2. Pledge of Allegiance 

3. Identify Potential Conflict(s) of Interest 

MINUTES 

4. Approval of the Plan Commission minutes from July 28, 2026. 

PUBLIC HEARINGS 

5. Public hearing regarding application for Conditional Use Permit with exceptions by 
Haran, LLC to operate a convenience store and gas station located at 2235 North Ave. 

6. Public hearing regarding application for Conditional Use Permit with exceptions by 
Thomas Stemper to construct an apartment to the 2nd floor of the commercial facility 
located at 1530 S 12th St. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

7. Architectural Review of an exterior remodel and addition at Edward Jones located at 
3019 Superior Avenue. 
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8. Application for Conditional Use Permit with exceptions by Haran, LLC to operate a 
convenience store and gas station located at 2235 North Ave. 

9. Application for Conditional Use Permit with exceptions by Thomas Stemper to construct 
an apartment to the 2nd floor of the commercial facility located at 1530 S 12th St. 

TENTATIVE DATE OF NEXT REGULAR MEETING 

10. Next scheduled meeting: August 26, 2026 at 4:00 PM 

ADJOURN 

11. Motion to Adjourn 

In compliance with Wisconsin's Open Meetings Law, this agenda was posted in the 
following locations more than 24 hours prior to the time of the meeting: 

City Hall  •  Mead Public Library 
Sheboygan County Administration Building  •  City's website 
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CITY OF SHEBOYGAN 

CITY PLAN COMMISSION MINUTES 

Tuesday, July 28, 2026 

MEMBERS PRESENT: Mayor Ryan Sorenson (remote), Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson 
Michael Close, Joe Clarke and Braden Schmidt 
STAFF/OFFICIALS PRESENT: City Administrator Casey Bradley, Director of Planning and Development Taylor 
Zeinert, Assistant to City Administrator Marie Foss and Planner Jeff Witte 

OPENING OF MEETING 

1. Roll Call 

Jerry Jones called the meeting. 

2. Pledge of Allegiance 

The Pledge of Allegiance is recited. 

3. Identify Potential Conflict(s) of Interest 

No conflicts of interest are identified. 

MINUTES 

4. Approval of the Plan Commission minutes from July 14, 2026. 
 
MOTION TO APPROVE THE MINUTES OF THE PREVIOUS MEETING HELD ON JULY 14, 2026. 
Motion made by Joe Clarke, seconded by Kevin Jump 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 
 
Motion carried. 

PUBLIC HEARINGS 

5. Public hearing regarding application for Conditional Use Permit by A.C.E Building Services, Inc to 
construct an addition to the Torginol Inc. manufacturing facility located at 3217 Behrens 
Parkway. 

No public comment 
 
MOTION TO CLOSE THE PUBLIC COMMENT. 
Motion made by Joe Clarke, seconded by Kimberly Meller 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 
 
Motion carried. 
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ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

6. Application for Conditional Use Permit by A.C.E Building Services, Inc to construct an addition to 
the Torginol Inc. manufacturing facility located at 3217 Behrens Parkway. 
 
MOTION TO APPROVE WITH THE FOLLOWING CONDITIONS. 
Motion made by Alderperson Michael Close, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 
 

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

2. The facility will meet all zoning requirements including but not limited to noise, smells, 
vibration, hazardous materials, etc. If any issues arise, this matter may be brought back to 
the Plan Commission for review. 

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

4. All outdoor storage of materials, products or equipment shall be prohibited. 
5. Any fencing/retaining wall shall be installed per Section 105-945 of the City of Sheboygan 

Zoning Ordinance. 
6. All new lighting shall be installed per Section 105-932 of the City of Sheboygan Zoning 

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

with staff with regards to constructing a well-designed signage for the site that utilizes 
colors and materials similar to the building. Staff may bring the proposed signage design 
back to the Plan Commission for review/approval. 

Motion carried. 

7. Architectural Review of exterior remodel at 3217 Behrens Parkway. 
 
MOTION TO APPROVE AS PRESENTED. 
Motion made by Joe Clarke, seconded by Kimberly Meller 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 

 Motion carried. 

8. Architectural Review of an exterior remodel and addition at Edward Jones located at 3019 
Superior Avenue. 
 
MOTION TO TABLE. 
Motion made by Joe Clarke, seconded by Kevin Jump 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 
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 Motion carried. 

9. Gen. Ord. No. 8-26-27 by Alderpersons Heidemann and Close annexing territory to the City of 
Sheboygan, Wisconsin (Land along County Hwy A and Weeden Creek Rd, Sheboygan, WI). 
REFER TO CITY PLAN COMMISSION 

 MOTION TO RECOMMEN APPROVAL TO THE COMMON COUNCIL. 
Motion made by Alderperson Michael Close, seconded by Kevin Jump 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 

 Motion carried. 

TENTATIVE DATE OF NEXT REGULAR MEETING 

10. Tentative next meeting: August 11, 2026 at 4:00 PM 

ADJOURN 

11. Motion to Adjourn 

 MOTION TO ADJOURN THE MEETING. 
Motion made by Braden Schmidt, seconded by Joe Clarke 
Voting yea: Mayor Ryan Sorenson, Jerry Jones, Kevin Jump, Kimberly Meller, Alderperson Michael Close, 
Joe Clarke and Braden Schmidt 

 Motion carried. 

 Meeting is adjourned at 4:18 pm 
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CITY OF SHEBOYGAN 
 

REQUEST FOR ARCHITECTURAL REVIEW BOARD CONSIDERATION 
 

ITEM DESCRIPTION: Architectural Review of an exterior remodel and addition at Edward Jones 

located at 3019 Superior Avenue.  

 

REPORT PREPARED BY: Ellise Rose, Zoning Administrator 
 

REPORT DATE:  May 4, 2026    MEETING DATE:  August 11, 2026 
 
FISCAL SUMMARY: 

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

STATUTORY REFERENCE: 
 

Wisconsin 
Statutes: 

N/A 

Municipal Code: N/A 
 

 
BACKGROUND / ANALYSIS:  
 
Velstand Commercial Properties, LLC is proposing an exterior remodel and addition at Edward 
Jones located at 3019 Superior Avenue. The applicant states the following: 
 

 The proposed project includes: 

o Expansion of existing office to go from four employees to approximately ten 

employees 

o Improved building aesthetics and parking 

o Eliminate old foundation from part of existing building 

o Bury existing powerlines 

o Improve stormwater runoff 

 The existing materials are white siding and green shingled roof 

 The proposed materials include: 

o LP siding 

o Stone wainscoting 

o Shingled roof 

 

STAFF COMMENTS:  
None 
 
ACTION REQUESTED:  
Motion to approve with possible amendments as determined by the Board.  
 
ATTACHMENTS: 
Architectural Review Application and required attachments. 
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CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION: Application for Conditional Use Permit with exceptions by Haran, LLC 
to operate a convenience store and gas station located at 2235 North Ave. UC Zone 
 

REPORT PREPARED BY: Ellise Rose, Zoning Administrator 
 

REPORT DATE: August 3, 2026    MEETING DATE: August 11, 2026 
 
FISCAL SUMMARY: 

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

STATUTORY REFERENCE: 
 

Wisconsin 
Statutes: 

N/A 

Municipal Code: N/A 
 

 
BACKGROUND / ANALYSIS:  
 
Haran, LLC is proposing to operate a convenience store and gas station located at 2235 

North Ave. The applicant states the following: 

 

 The property was previously operated as a convenience store with retail gasoline 
sales. The business has been closed for more than one year; under City ordinance 
the prior use is considered discontinued, requiring re-establishment of the conditional 
use.  

 Haran LLC, the owner of the property, proposes to reopen and operate the site for its 
original and intended purpose: an indoor retail convenience store with associated 
outdoor motor fuel dispensing. 

 The site was selected because it is an existing, purpose-built convenience/fuel facility 
already improved with fuel infrastructure, canopy, and parking – reactivating it restores 
a previously established neighborhood service use with no change in character. 

 Services/products provided include retail sales of gasoline and diesel motor fuel; 
packaged convenience goods including beverages, snacks, grocery staples, tobacco, 
and beer/wine, lottery, and related sundries. 

 There will be no residents, 8-10 employees, and approximately 125 estimated daily 
customers. 

 Building floor area is approximately 5,507 sq ft (sales floor approx. 3,900 sq ft). 
Landscape area is approximately 3,000 sq ft (0.07 acres, est.). Parking area is 
approximately 20 off-street stalls. The total parcel is approximately 30,900 sq ft (0.71 
acres) 

27

Item 8.



 2 

 No new structures are proposed. Existing improvements including the 5,507 sq ft store 
building, fuel canopy with four (4) dispensers, paved drives and parking, existing 
ingress/egress, sidewalks, drainage, and lighting remain. 

 Work is limited to cosmetic interior refresh, equipment modernization, and signage re-
facing to Sunoco brand imaging. 

 No changes to traffic patterns, curb cuts, or site circulation. 

 The existing building’s orientation, footprint, and materials are unchanged. Exterior 
updates are limited to re-facing the fuel canopy and signage with Sunoco brand 
imaging and repainting. The design remains consistent with the surrounding 
commercial corridor. 

 Access is via the existing curb cut(s) on street(s); no new access points are proposed. 
The approximate 20 existing off-street stalls meet or exceed ordinance requirements 
for the use and prior operation. 

 The existing pylon/monument sign will be re-faced with Sunoco brand imaging, and 
building wall signage updated to match. All signage to comply with City sign 
regulations.  

 Reopening anticipated within 30-45 days of approval. 

 Estimated project value: approximately $200,000. 

 The surrounding area is mostly commercial, including nearby quick-service 
restaurants such as McDonald’s and Papa John’s. A convenience store and fuel 
station is a compatible, previously established use in this setting and served the 
neighborhood for years prior to closure. 

 Hours of operation: 5:00AM-10:00PM daily. 

 The reopened operation will manage parking on-site, maintain lighting directed 
downward to avoid off-site spillover, control litter and refuse via an enclosed 
dumpster/refuse enclosure, and operate consistent with the prior use – introducing no 
new noise, odor, or nuisance beyond what the site historically generated.  

 No exceptions/variances anticipated – the site is an existing, conforming 
convenience/fuel facility with established setbacks, parking, and landscaping. 

 The use restores an existing commercial service use on a site already designed and 
improved for it, supporting the Comprehensive Master Plan’s goals of maintaining 
viable neighborhood commercial services and productive reuse of existing developed 
sites without new land disturbance. 

 No substantial or undue adverse impact is anticipated. The use, traffic, and parking 
demand match the site’s long-standing prior operation. No expansion of footprint, 
access, or intensity is proposed. 

 The convenience/fuel use is consistent with the established commercial character of 
the corridor and with the property’s own prior and intended use.  

 The site is fully served by existing municipal water, sewer, electric, and road 
infrastructure from its prior operation. No new or expanded public services are 
required. 

 
STAFF COMMENTS:  
This location was previously used as a gas station without issue. Reuse of this convenience 
store and fueling station is a good way to keep this prominent intersection in the city activated. 
 

ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
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1. Prior to operation/occupancy, the applicant shall obtain all licenses, and occupancy 
permits as well as meet all required codes including but not limited to building, plumbing, 
electrical, HVAC, fire, health, state, federal, etc. An occupancy permit will be granted only 
at such time as the applicant has met all requirements. 

2. The facility will meet all zoning requirements including but not limited to noise, smells, 
vibration, hazardous materials, etc. If any issues arise, this matter may be brought back 
to the Plan Commission for review. 

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

4. All outdoor storage of materials, products or equipment shall be prohibited. 
5. Any fencing/retaining wall shall be installed per Section 105-945 of the City of Sheboygan 

Zoning Ordinance. 
6. All new lighting shall be installed per Section 105-932 of the City of Sheboygan Zoning 

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

 
 
ATTACHMENTS: 
 
Conditional Use Permit Application and Attachments 
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CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION: Application for Conditional Use Permit with exceptions by Thomas 
Stemper to construct an apartment to the 2nd floor of the commercial facility located at 1530 
S 12th St. UC Zone 
 

REPORT PREPARED BY: Ellise Rose, Zoning Administrator 
 

REPORT DATE: August 6, 2026    MEETING DATE: August 11, 2026 
 
FISCAL SUMMARY: 

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

STATUTORY REFERENCE: 
 

Wisconsin 
Statutes: 

N/A 

Municipal Code: N/A 
 

 
BACKGROUND / ANALYSIS:  
 
Thomas Stemper is proposing to construct an apartment to the 2nd floor of the commercial 

facility located at 1530 S 12th St. The applicant states the following: 

 

 Currently this building is commercial. 

 Propose converting upper floor to a 1 family apartment. 

 The upper unit is 966 sq. Feet. 

 Parking lot consisting of 5 parking stalls with a total of 1261 square feet located at 
back of bldg. 

 No change to outside of building. 

 The only renovation needed is a shower stall in the bathroom. Many years ago, this 
was an owner-occupied apartment so kitchen, bathroom, living room, dining room etc. 
already exists. 

 Access to the apartment is by an interior stair on northside of building with the parking 
lot available in the back of the building. 

 No signage. 

 The cost of the shower installed is approximately $3000. This shower would be added 
as soon as the sale is complete to Thomas Stemper with the hope of renting the 
apartment soon after. Closing date is August 30, 2026, contingent on this conditional 
use permit being granted. 

 There are residential houses on both sides of the commercial building as well as the 
back of the building. Therefore, there is no adverse impact on the properties in the 
neighborhood. Since there is a mix currently of commercial and residential in this 
area, the use of the area is unchanged by granting this conditional use permit. 
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 The change in use of property will be adequately served by current utilities.  
 
STAFF COMMENTS:  
A commercial apartment is permitted as a conditional use in the Neighborhood Commercial 

zoning district. 

 

ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
 
1. Prior to operation/occupancy, the applicant shall obtain all licenses, and occupancy 

permits as well as meet all required codes including but not limited to building, plumbing, 
electrical, HVAC, fire, health, state, federal, etc. An occupancy permit will be granted only 
at such time as the applicant has met all requirements. 

2. The facility will meet all zoning requirements including but not limited to noise, smells, 
vibration, hazardous materials, etc. If any issues arise, this matter may be brought back 
to the Plan Commission for review. 

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

4. All outdoor storage of materials, products or equipment shall be prohibited. 
5. Any fencing/retaining wall shall be installed per Section 105-945 of the City of Sheboygan 

Zoning Ordinance. 
6. All new lighting shall be installed per Section 105-932 of the City of Sheboygan Zoning 

Ordinance. There shall be no spillover light onto adjacent properties or the streets. 
 
ATTACHMENTS: 
 
Conditional Use Permit Application and Attachments 
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