
 

CITY PLAN COMMISSION AGENDA 

February 14, 2023 at 4:00 PM 

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

Sheboygan, WI 

Persons with disabilities who need accommodations to attend this meeting should contact the Department of City 
Development, (920) 459-3377.  

OPENING OF MEETING 

1. Roll Call 

2. Pledge of Allegiance 

3. Identify potential conflict of interest 

MINUTES 

4. Approval of the Plan Commission minutes from January 24, 2023. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

5. Application for Conditional Use by Nick Brock to convert the commercial building into a single-family 
residence at 2516 Calumet Drive. 

6. Application for Conditional Use with exceptions by Alfredo Venegas to operate Vene’s Pancake House at 
1630 Michigan Avenue. 

7. Application for Conditional Use with exceptions by Zach Fitzgerald to construct a new dwelling unit in 
the commercial building located at 834 N. Water Street. 

NEXT MEETING 

8. February 28, 2023 

ADJOURN 

9. 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, January 24, 2023 

OPENING OF MEETING 
MEMBERS PRESENT: Mayor Sorenson, Alderperson Mitchell, Ryan Sazama and Marilyn Montemayor  
EXCUSED:  David Hoffman, Jerry Jones and Kimberly Meller 
STAFF/OFFICIALS PRESENT: Planning & Development Director Chad Pelishek and Manager of Planning & Zoning 
Steve Sokolowski 

OPENING OF MEETING 

1. Roll Call 

Mayor Sorenson called the meeting to order. 

2. Pledge of Allegiance 

The Pledge of Allegiance is recited. 

3. Identify potential conflict of interest 

No committee member had a conflict of interest. 

MINUTES 

4. Approval of the Plan Commission minutes from January 10, 2023. 

Motion by Marilyn Montemayor, second by Alderperson Mitchell to approve. Motion carried. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

5. Application for Conditional Use with exceptions by Jason Peterson for installation of concrete slab for 
parking and the potential future construction of a new accessory building at 2115 N. 18th Street. 

Motion by Ryan Sazama, second by Marilyn Montemayor to approve with the following conditions: 
1. Prior to building permit issuance, the applicant shall obtain all licenses/permits as well as meet all 

required codes including but not limited to demolition, building, plumbing, electrical, HVAC, fire, 
hazardous materials, health, water, sewer, storm drainage, demolition, etc.  An occupancy permit 
will be granted only at such time as the applicant has met all requirements. 

2. The applicant shall submit a stormwater plan to the City Engineering Department for the paving that 
has already been installed by March 3, 2023.  An approved storm drainage plan is required prior to 
building permit issuance (for existing paving and for any future structures and/or site improvements). 

3. Applicant shall meet the minimum building and paving setback of five (5) feet to all property lines.  
Applicant shall remove the existing concrete encroaching within the five (5) foot setback areas prior 
to building permit issuance for a new structure or by June 2, 2023 whichever occurs first. 

4. 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. 
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5. Outdoor storage of materials, products or equipment shall be prohibited.  Applicant shall remove 
outdoor piles of miscellaneous debris and materials located on the north, south and east sides of the 
building by March 3, 2023. 

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

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

8. Applicant shall obtain the necessary sign permits prior to installation.  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. 

9. Applicant shall remove temporary Fortress Floors banner located on the front of the building facing 
N. 18th Street by March 3, 2023. 

10. Proposed and future signage at this property/facility shall be individual letter signs (no flat panel or 
interior lit cabinet signs). 

11. Applicant shall remove the old weathered sign structure with rusted poles in the front of the building 
along N. 18th Street by March 3, 2023.   

12. All areas used for parking/maneuvering of vehicles shall be paved.  Applicant shall pave and 
landscape the all gravel areas on property by June 30, 2023.  Applicant will obtain all required 
permits/approvals prior to constructing the parking lot including but not limited to building permit, 
site plan, storm water, etc. 

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

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

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

16. Prior to issuance of a building permit for any new structure and/or exterior remodeling, the applicant 
shall submit plans to the City Architectural Review Board for review and approval. 

17. Any future/additional uses of the facility/property such as additional tenants, additions, site 
improvements, etc. may require conditional use permit, architectural review, occupancy permit, 
etc. 

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

Exceptions: 

 To have a five (5) foot building/paving setback to the north property line 

 To have a five (5) foot building/paving setback to the east property line 

 From the locational landscaping requirements 

Motion carried 

6. Gen. Ord. No. 17-22-23 by Alderperson Filicky-Peneski amending the City’s Future Land Use Map of the 
Sheboygan Comprehensive Plan to change the Use District Classification for property located off of N. 
15th Street and Martin Avenue – Parcel #59281718350, Parcel #59281712950 and Parcel #59281712930 
from Class Neighborhood Preservation to Multi-Family Residential.  
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Motion by Ryan Sazama, second by Alderperson Mitchell to recommend approval. Motion carried. 

7. R. O. No. 95-22-23 by City Clerk submitting an application from City of Sheboygan for a change in zoning 
classification for property off of N. 15th Street and Martin Avenue (former Jakum Hall Parcel No. 
59281718350, 59281712950 and 59281712930) from Class Urban Commercial (UC) to Class Urban 
Residential (UR-12). 

Motion by Ryan Sazama, second by Alderperson Mitchell to recommend approval. Motion carried. 

8. Gen. Ord. No. 18-22-23 by Alderperson Filicky-Peneski amending the City of Sheboygan Official Zoning 
Map of the Sheboygan Zoning Ordinance to change the Use District Classification for property located 
off of N. 15th Street and Martin Avenue – Parcel #59281718350, Parcel #59281712950 and Parcel 
#59281712930 from Class Urban Commercial (UC) to Urban Residential (UR-12) Classification. 

Motion by Ryan Sazama, second by Alderperson Mitchell to recommend approval. Motion carried. 

NEXT MEETING 

9. February 14, 2023 

ADJOURN 

10. Motion to Adjourn 

Motion by Marilyn Montemayor, second by Alderperson Mitchell to adjourn. Motion carried. 

 Being no further business, the meeting was adjourned at 4:16 p.m. 
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CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Conditional Use application by Nick Brock to convert the commercial 
building into a single-family residence at 2516 Calumet Drive.  UC Zone 
 

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

REPORT DATE: February 10, 2023  MEETING DATE: February 14, 2023  
 

 
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:  
 
Nick Brock is proposing to convert the commercial building into a single-family dwelling at 2516 
Calumet Drive.  The applicant states: 
 

 Owner intends to lease the single-family dwelling. 

 The lot has a driveway and paving area for off-street parking. 

 This conversion will give the owner the opportunity to earn income. 

 The home was previously used as a commercial 1st floor use and an apartment 2nd floor 
use.  Most recently the property was being used as a 2-family dwelling. 

 
STAFF COMMENTS:  
 
In 2019, the previous owner obtained a conditional use permit to operate a real estate business 
on the 1st floor and an apartment on the 2nd floor.  The owner stated: 
 

 The commercial space in the building is presently vacant and Avenue Real Estate will fill 
this vacant space.  The previous use of the property was the Wedding Shoppe. 

 They purchased this property with the intent to operate out of the main level and rent 
out the upper level for a business or for a residential suite. 
 

It appears that Avenue Real Estate never opened their real estate office from the property. 
 
The applicant indicated that the building was being used as a two-family when they purchased 
it and Mr. Brock purchased the property in order to rent it as a two-family dwelling.  However, 
the Urban Commercial (UC) zone does not permit a 2-family dwelling.  The UC zone 
conditionally permits a 1st floor commercial use with an apartment or a single-family dwelling. 
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Staff spoke to Mr. Brock about potentially rezoning the property to a designation that permits 
a 2-family dwelling or applying for a conditional use in the UC zone which permits the building 
to be used as a single-family dwelling.  After considering these options, the owner decided to 
submit a conditional use permit to convert the commercial building into a single-family dwelling. 
 
The applicant needs to be aware that they will need to meet all current single-family dwelling 
codes prior to receiving permission to use/occupy this property as single-family dwelling. 
 
The applicant needs to be aware that once the building is converted to a single-family dwelling, 
any proposal to convert the building back to a commercial building will require land use 
approvals from the Plan Commission and will now need to meet all current commercial building 
and mechanical codes which may require significant upgrades to the building. 
 
There are several signs located on the property and building (pylon, directional and wall).  
Since this property is being converted into a single-family dwelling, all previous business 
signage shall be removed (free standing pylon and directional signs adjacent to Calumet Drive 
and the wall sign located on the north building elevation shall be removed. 
 
If damaged or needing improvement, the area under the wall sign to be removed shall be 
constructed using a design to match the existing building (northeast corner of the building 
visible to Calumet Dr).  Applicant shall install siding to match the existing siding in terms of 
design, color, materials, width, etc. 
 
ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
 
1. Prior to 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, etc.  An occupancy permit will be granted only at such time as the applicant has met 
all requirements.  The conversion, inspections and occupancy for the single-family dwelling 
shall be completed by March 31, 2023. 

2. Outdoor storage of materials, products or equipment shall be prohibited. 
3. 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. 
4. Applicant shall completely remove the old pylon and parking lot directional signs at the 

northeast corner of the property adjacent to the driveway by March 31, 2023. 
5. Applicant shall remove the wall sign at the northeast corner of the building (north elevation).  

Applicant shall install siding to match the existing siding in terms of design, color, materials, 
width, etc. by March 31, 2023. 

6. If applicant leases space to additional tenants, the tenants shall obtain all necessary land 
use and building approvals/permits prior to occupancy (future uses may require conditional 
use permits, building/mechanical permits, occupancy permits, etc.).  

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

 

ATTACHMENTS: 
 
Conditional Use and required attachments 
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CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Application for Conditional Use with exceptions by Alfredo Venegas to 
operate Vene’s Pancake House at 1630 Michigan Avenue.  NC Zone. 
 

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

REPORT DATE: February 10, 2023  MEETING DATE: February 14, 2023  
 

 
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:  
 
Alfredo Venegas is proposing to operate Vene’s Pancake House at 1630 Michigan 
Avenue.  The applicant states: 
 

 Vene’s Pancake House will be a sit down café/restaurant which will serve a full 
breakfast and lunch menu.  The menu includes a selection of: 

 
o Pancakes, French Toast, Waffles and Crepes 
o Eggs, Omelets, Skillets and other various specialty breakfast 
o Burgers, Melts, Wraps, Sandwiches, Gyros 
o Salads and Appetizers 
o Shakes, Malts and Sundaes 

  

 In the front near the entrance will be customer seating for approximately 25 people. 
 

 The back of the house is where the kitchen, preparation and storage will occur 
(freezer, refrigerator, cooler, ovens, deep fryers, prep and wash stations, etc.).  

 

 Included in the floor plan is a service counter and a bathroom that can be utilized by 
both guests and employees.  

 

 Currently, there will be minor interior remodeling and no exterior renovations. 
 

 Vene’s Pancake House plans to have approximately five (5) employees and plans to 
be open seven (7) days a week with hours ranging from 6am to 3pm. 

 

 There is off-street parking for approximately six (6) vehicles. 
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 This location is presently vacant.  The previous business that operated from this site 
was Tejanos To Go which only had to go service.   

 
STAFF COMMENTS:  
 
The applicant will need to work with the Sheboygan County Health Department and the 
Building Inspection Department regarding required permits and occupancy. 
 
The applicant mentions possible signage within the front window but no formal sign 
package has been submitted.  Applicant shall work with staff with regards to constructing 
well-designed signage for the site that utilizes colors and materials similar to the building. 
 

Vene’s is a nice way of filling this vacant Michigan Avenue commercial tenant space. 
 
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, food, alcohol, etc.  An occupancy permit will 
be granted only at such time as the applicant has met all requirements. 

2. Applicant shall obtain the necessary liquor license in order to serve alcohol.  Applicant 
may serve alcohol if and only if all required liquor licenses are obtained. 

3. Dumpsters and/or grease receptacles shall be screened/enclosed and constructed of 
like materials and colors of the facility.  If using chain link fencing, the applicant shall 
install Privacy Decorative Slatting (PDS) material in order to effectively screen the 
dumpster.  Dumpsters shall be screened and enclosed prior to issuance of an 
occupancy permit. 

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

of like materials and colors of the facility (HVAC equipment, etc.). 
6. 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. 
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. 

8. Proposed signage will be individual letter signs (no flat panel or interior lit cabinet 
signs). 

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

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

 

ATTACHMENTS: 
 
Conditional Use and required attachments 
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CITY OF SHEBOYGAN 

 
REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 

 

ITEM DESCRIPTION:  Application for Conditional Use with exceptions by Zach Fitzgerald to 
construct a new dwelling unit in the commercial building located at 834 N. Water Street.  NC 
zone 
 

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

REPORT DATE:   February 10, 2023  MEETING DATE:  February 14, 2022   
 

 
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:  
 
Zach Fitzgerald is proposing to construct a new dwelling unit in the commercial building located 
at 834 N. Water Street.  The applicant states the following about the project: 
 

 Building is currently occupied by Blue Moon photography studio on the main floor and 
residence on the lower floor. The site and building are in good condition.  
 

 The applicant is proposing to purchase the existing 17,000sf facility, which will allow their 
company, If Only Pretty, to remain within the City of Sheboygan. The facility will undergo 
upgrades to provide a useful base of operations for the new owner on the main floor If Only 
Pretty replacing Blue Moon Studios), while the lower floor will be utilized as a residence.  

 

 The facility is currently being utilized in the same fashion, but the current owner never 
completed and obtained the conditional use permit to allow this residential usage. Based 
on city inspection(s), the new owner will provide upgrades as needed to ensure code 
compliance for these separated commercial and residential uses. The residence in the 
lower level will be for the new owner’s family only. There will be no rental living space within 
the building.  

 

 Interior Improvements: Code required alterations to include a new fire-rated door at top of 
south stairs.  Secure existing doors at west (river) side of the building to preclude operation. 
The doors currently open to approximately three (3) feet above the rip-rap along the 
shoreline, and as such, comprise a fall hazard. 
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 Exterior Building Upgrades: Replace existing door at north stairwell, with outswing door, 
and provide appropriately sized landing at exit to allow safe egress. New owner proposes 
replacing the existing glass block window infill with storefront units to allow daylighting with 
energy efficient glazing. This project may be phased based on budgetary constraints. New 
owner also proposes a “deck” along the riverside (west) façade to provide exterior space 
along the river. This structure will be fully supported by the existing building and will not 
extend closer to the water than similar structures at the neighboring building. 

 

 Future construction: Additional bedroom(s) and bathroom within the south portion of the 
building.  It is understood that these bedrooms will require alternate egress platforms to exit 
through new, operable windows into the alley adjacent to the south face of the building. 

 

 No garbage dumpster will be required as to service this business. If a dumpster is required 
at a future date, an approved enclosure will be provided. 

 

STAFF COMMENTS:  
 
The existing owner has created residential space in the building without obtaining the required 
land use approvals and building/occupancy permits.  The potential buyers are proposing to live 
and operate their business from the building and therefore will be required to obtain the 
required approvals, permits and inspections prior to receiving an occupancy permit to occupy 
the residential space.  The applicant is aware of this requirement. 
 
The applicant will need to work with the building inspection department regarding the 
conversion of the lower level into a residential dwelling.  Occupancy shall be granted only at 
such time as all permits and codes have been met. 
 
The potential buyers will live and operate their business, If only Pretty, from this facility as well.  
IF Only Pretty LLC was founded in 2012 by Ina and Zach Fitzgerald and was created out of 
their desire to make unique and customized jewelry.  Ina and Zach started IF Only Pretty and 
instantly built a connection with their customers through the stories told on their 
bracelets. What once started as a hobby for family and friends is now one of the highest sought 
out personalized bracelets.  We live in Sheboygan, Wisconsin where we cut, hand-stamp, 
shaped, finish and seal every bracelet in our basement studio. 
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ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
 
1. Prior to building permit issuance, the applicant shall obtain all licenses/permits as well as 

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

2. Building permits shall be issued only at such time as the applicant can provide 
documentation that they own the parcel. 

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 the dumpster.   

4. 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.). 

5. Outdoor storage of materials, products or equipment shall be prohibited. 
6. All 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.   
7. 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. 
8. Absolutely no portion of the building and/or site improvements shall cross the property lines 

including but not limited to buildings, balconies, decks, foundations, walls, gutters, eaves, 
roof, parking, fencing/retaining walls, signs, landscaping, etc. 

9. 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, driveway openings, curb, gutter, sidewalk, pavement, utilities, street trees, etc.). 

10. Applicant shall obtain the necessary sign permits prior to installation.  Proposed signage 
will be individual letter signs (no flat panel or interior lit cabinet signs).   

11. Applicant shall remove all unused signs and all signage referring to previous business. 
12. The applicant may replace the existing glass block window infill with storefront units per the 

approved plan.  If staff has any concerns with the design, the matter may be brought back 
to the Plan Commission for their consideration. 

13. If there are to be any exterior renovations to the facility, the applicant will be required to 
obtain Architectural Review Board approval prior to receiving a building permit for such 
renovation.  The colors and materials are to complement/match the existing building. 

14. If applicant leases space to additional tenants, the tenants shall obtain all necessary land 
use and building approvals/permits prior to occupancy (future uses and/or phases may 
require conditional use permits, building/mechanical permits, occupancy permits, etc.). 

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

 
ATTACHMENTS: 
 
Conditional Use Permit Application and required attachments. 
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A CITY OF SHEBOYGAN Fee: ~250.00 

APPLICATION FOR Review Date: 

spit~ CONDITIONAL USE Zoning: 

Read all instructions before completing. If additional space is needed, attach additional pages. 

SECTION 1: Applicant/ Permittee Information 
Applicant Name (Ind., Org. or Entity) 
Zach Fitzgerald 
Mailing Address 
4619 Ashley Lane 

Authorized Representative 

City 
Sheboygan 

Title 

State 
WI 

Email Address 
zach@ifonlypretty.com 

Phone Number (incl. area code) 
(515) 318-3183 

Applicant Name (Ind., Org. or Entity) 
Blue Moon Studio Inc 
Mailing Address 
834 North Water Street 

Contact Person 
Margaret (Peggi) Thiesenhusen 
City 
Sheboygan 

Title 
Owner/Secretary 
State 
WI 

Email Address Phone Number (incl. area code) 
920-946-4149 

Name of Proposed/Existing Business: IF Only Pretty LLC - Jewelry 
Existing Zoning: 
Present Use of Parcel: 
Proposed Use of Parcel: 
Present Use of Adjacent Properties: 
SECTION 5: Certification and Permission 

ZIP Code 
53083 

ZIP Code 
53081 

Certification: I hereby certify that I am the owner or authorized representative of the owner of the property which is 

the subject of this Permit Application. I certify that the information contained in this form and attachments is true and 

accurate. I certify that the project will be in compliance with all permit conditions. I understand that failure to comply 

with any or all of the provisions of the permit may result in permit revocation and a fine and/or forfeiture under the 

provisions of applicable laws. 

Permission: I hereby give the City permission to enter and inspect the property at reasonable times, to evaluate this 

notice and application, and to determine compliance with any resulting permit coverage. 

Name of Owner/Authorized Representative (please print) I Title I Phone Number 

Zachary Fitzgerald IF Only Pretty Owner 515-318-3183 

Signature .¢-AJWlicant I Date Signed 
_,__~ 1-17-2023 

Complete application is to be filed with the Department of City Development, 828 Center Avenue, Suite 208. To be 

placed on the agenda of the City Plan Commission, application must be filed three weeks prior to date of meeting -

check with City Development on application submittal deadline date. Applications will not be processed if all required 

attachments and filing fee of $250 (payable to the City of Sheboygan) are not submitted along with a complete and 

legible application. Application filing fee is non-refundable. 
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215 Pine Street | Sheboygan Falls, WI 53085 | Ph: 920-395-1090 

 
12 January 2023 

Conditional Use Application Narrative 
 
Proposed New Owner: 
Zach & Ina Fitzgerald 
1310 Wisconsin Ave. 
Sheboygan, WI 53081 
 
Designer: 
Jake Jacobsen, AIA 
Distinctive Design Studio 
215 Pine St. 
Sheboygan Falls, WI 53085 
 
Contractor: 
TBD 
 
General Facility Information 
Parcel 59281106720 
Legal Description: 
ORIGINAL PLAT PRT OF LOTS 7,8,9 & 10 BLK 123 DESC AS FOLLOWS: COM AT SE COR LOT 12 BLK 124, TH S 
01*36'52" E 151.56' TO INTERSECTION OF N 11TH ST AND SW LN OF N WATER ST, TH N 43*57'31" W 16.04', 
TH S 88*35'36" W 41.28', TH S 40*44'53" W 112' TO A MEANDER COR LOCATED N 46*44'53" E 6' M/L FROM 
WATER'S EDGE OF SHEBOYGAN RIVER, TH N 46*21'42" W 174.58' TO A MEANDER COR, N 27*14'23" W 
316.38' TO THE POINT OF BEGINNING, TH N 27*07'42" W 136.00' TO A MEANDER COR LOCATED N 88*36'33" 
E 3' M/L FROM THE WATER'S EDGE OF THE SHEBOYGAN RIVER, TH N 88*36'33" E 23.18', TH N 68*52'43" E 
48', TH S 30*18'37" E 116', TH S 58*59'31" W 75.23' TO P.O.B. 
Lot Area: 0.208 acres 
Zoning: NC (Neighborhood Commercial) 
Adjacent properties zoning: All neighboring properties are zoned UR-12 (Urban Residential) 
Setbacks: Existing structure appears to be conforming – no additions are anticipated. 
Current Use 
 Photo Studio and Residence 
Existing use and conditions: 
 Building is currently occupied by a photography studio on the main floor and residence on the lower floor. 

The site and building are in good condition. The building masonry walls with a cast in place, CMU and 
concrete beam floor at the main floor. The floor does have a few areas with unprotected openings that 
will be infilled as part of the renovations, and at least two stairwell doors will require replacement with 
proper, fire-rated units.  

 
Approximately 14 parking spots existing – no ADA spots currently designated 
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215 Pine Street | Sheboygan Falls, WI 53085 | Ph: 920-395-1090 

 
 
Executive summary: 
The applicant is proposing to purchase the existing 17,000 square foot facility, which will allow their company 

to remain within the City of Sheboygan. The facility will undergo upgrades to provide a useful base of 
operations for the new owner on the main floor, while the lower floor will be utilized as a residence. The 
facility is currently being utilized in the same fashion, but the current owner never completed the CUP to 
allow this usage. Based on city inspection(s), the new owner will provide upgrades as needed to ensure 
code compliance for these separated uses. The residence in the lower level will be for the new owner’s 
family only. There will be no rental living space withing the building. No garbage dumpster will be required 
as to service this business. If a dumpster is required at a future date, an approved enclosure will be 
provided.  

 
Proposed Use: 
 Main floor – Business (jewelry production and office) 

Lower Level – Residential (single family) 
 
Proposed Parking: 
 14 spaces – no changes anticipated  
 
Proposed alterations to building: 
 
Exterior Building Upgrades: 

Replace existing door at north stairwell, with outswing door, and provide appropriately sized landing at 
exit to allow safe egress. New owner proposes replacing the existing glass block window infill with 
storefront units to allow daylighting with energy efficient glazing. This project may be phased to based on 
budgetary constraints. New owner also proposes a “deck” along the riverside (west) façade to provide 
exterior space along the river. This structure will be fully supported by the existing building and will not 
extend closer to the water than similar structures at the neighboring building.    
 

 
Interior Improvements: 

• Code required alterations to include a new fire-rated door at top of south stairs 

• Secure existing doors at west (river) side of the building to preclude operation. The doors currently 
open to approximately three feet above the rip-rap along the shoreline, and as such, comprise a fall 
hazard. 

 
 
Future construction: 

• Additional bedroom(s) and bathroom within the south portion of the building. 
o It is understood that these bedrooms will require alternate egress platforms to exitt through 

new, operable windows into the alley adjacent to the south face of the building. 
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How we got started 

IF Only Pretty LLC was founded in 2012 by Ina and Zach Fitzgerald. Created out of a desire to 

make unique and customized jewelry, Ina and Zach started IFOP and instantly built a connection 

with their customers through the stories told on their bracelets.  

What once started as a hobby for family and friends, we eventually entered into craft shows and 

is now one of the highest sought out personalized bracelets. 

We live in Sheboygan, Wisconsin where we cut, hand-stamp, shaped, finish and seal every 

bracelet in our basement studio. 

We've overcome a lot of obstacles to bring you sustainable jewelry.  What makes it better? 

• USA Made & Designed - 100% handmade in the USA 

• Solid Metal - We only use 100% real solid metal, no plated metals 

• Handmade - We take raw metal and perform over 200 processes before you receive it. 

• Living Wage - Every one of our employees are paid above a living wage, even employees 

that are just starting out. 

Only 100% Real Metal 

• Our jewelry is much tougher to make because we only use real solid metal.  Because of 

this, we perform a lot of extra processes to make your jewelry.  Each piece of jewelry takes 

roughly 6 hours to make. 

• We developed a food grade coating that protects your skin from becoming green without the 

harmful environmental impact. 

• Real metal does tarnish, however it's extremely easy to clean and lasts about forever.  You 

can easily clean it with any pot and pan cleaner. 

Why we don't use plated metals 

• Plating is an extremely thin layer of metal put on the outside of cheap metal or plastic.  It is 

awful for the environment and contain cyanide and other toxic chemicals.  

• The plating also wear off as early as a few months.  as soon as it wears off, you have to 

either go to a jeweler and pay to have it re-plated or throw it away. 

Sustainably sourced raw materials 

• 100% of our cuff and bracelet metals are sourced in the USA. 

• Necklace chain is sourced in either the USA or Italy. 
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215 Pine Street | Sheboygan Falls, WI 53085 | Ph: 920-395-1090 

 
Master Plan for Phased Improvements: 
 
Any code required updates will be completed immediately. 
 
Exterior; 

• South egress door & landing renovations as described above –2023 

• Exterior window renovations as described above – 2023-2024 

• Deck along riverfront - 2024 
  

 
Interior; 

• Additional bedroom(s) with alternate egress windows at south – 2024 

• Additional bathroom at south - 2025 
 
 
 
 

 
Proposed New southwest Elevation showing storefront glazing in existing openings. 
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Existing east elevation at entry 
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215 Pine Street | Sheboygan Falls, WI 53085 | Ph: 920-395-1090 

 
 
Main Level looking south 
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215 Pine Street | Sheboygan Falls, WI 53085 | Ph: 920-395-1090 

 
Dining area in lower level. 
 

 Proposed “deck” location at west side. 
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