
 

CITY PLAN COMMISSION AGENDA 

October 29, 2024 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. 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. 

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 October 15, 2024. 

PUBLIC HEARINGS 

5. Public hearing regarding conditional use application by Sheboygan County Warming Center to operate a 
warming center at St. Luke Methodius Church located at 623 Ontario Avenue. 

6. Public hearing regarding conditional use application by The Towers, LLC to construct a new 135’-10” high 
communication tower at 2219 Sauk Trail Road. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

7. Gen. Ord. No. 20-24-25 by Alderpersons Belanger and La Fave amending the City of Sheboygan Official 
Zoning Map of the Sheboygan Zoning Ordinance to change the Use District Classification of property 
located at 2258 Calumet Drive from Class Neighborhood Residential (NR-6) to Class Urban Commercial 
(UC) Classification. REFER TO CITY PLAN COMMISSION  

8. R. O. No. 73-24-25 by City Clerk submitting an application from Pao Yang for amendment to the official 
zoning map for the City of Sheboygan from Pao Yang for property located at 2258 Calumet Drive – Parcel 
No. 59281621470. REFER TO CITY PLAN COMMISSION 

9. Conditional use application by Sheboygan County Warming Center to operate a warming center at St. 
Luke Methodius Church located at 623 Ontario Avenue. 

10. Conditional Use application by The Towers, LLC to construct a new 135’-10” high communication tower 
at 2219 Sauk Trail Road. 

11. Concept Plan by Rachel Kohler to construct three new single-family homes, a family hall building, and a 
pool and gym building located at 120 Vollrath Boulevard. 
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NEXT MEETING 

12. November 12, 2024 

ADJOURN 

13. 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, October 15, 2024 

MEMBERS PRESENT: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
EXCUSED: Jerry Jones 
STAFF/OFFICIALS PRESENT: City Administrator Casey Bradley, Finance Director Kaitlyn Krueger, Associate Planner 
Ellise Rose and Building Inspection Specialist Linnae Wierus 

OPENING OF MEETING 

1. Roll Call 

Mayor Sorenson called the meeting to order at 4 PM. 

2. Pledge of Allegiance 

The Pledge of Allegiance was recited. 

3. Identify potential conflict of interest 

No committee member had a conflict. 

MINUTES 

4. Approval of the Plan Commission minutes from September 24, 2024. 
 
MOTION TO APPROVE THE MINUTES OF THE PREVIOUS MEETING HELD ON SEPTEMBER 24, 2024. 
Motion made by Alderperson John Belanger, seconded by Kimberly Meller 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 
Motion carried. 

PUBLIC HEARINGS 

5. Public hearing regarding application for Conditional Use with exceptions by Sara Wolske to construct a 
new apartment at 1211 Superior Avenue.  UC zone 

Bryan Kelly spoke about the need for housing in the City of Sheboygan. 
 
MOTION TO CLOSE THE PUBLIC HEARING. 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 
Motion carried. 
 

6. Public Hearing regarding application for Conditional Use with exceptions by Jeff Rittenhouse to 
construct new 2nd floor apartments at 1226 N. 8th Street.  CC zone 
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Bryan Kelly spoke about the need for housing in the City of Sheboygan. 
 
MOTION TO CLOSE THE PUBLIC HEARING. 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 
Motion carried. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

7. Application for Conditional Use with exceptions by Sara Wolske to construct a new apartment at 1211 
Superior Avenue.  UC zone 
 
MOTION TO APPROVE WITH THE FOLLOWING CONDITIONS. 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 
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, etc.  An 
occupancy permit will be granted only at such time as the applicant has met all requirements. 

2. 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.   

3. Outdoor storage of materials, products or equipment shall be prohibited. 
4. All 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.   
5. Applicant will provide adequate public access along streets and the parking lot/alley and will take all 

appropriate actions to minimize the time period that the street will be closed/affected. 
6. 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. 
7. 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. unless an encroachment is obtained 
permitting use of public right-of-way. 

8. 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.). 

9. 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. 

10. If operating as a short-term rental, the applicant will be required to file the proper room tax paper 
work with the City of Sheboygan. 

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

 
Motion carried. 
 

8. Application for Conditional Use with exceptions by Jeff Rittenhouse to construct new 2nd floor 
apartments at 1226 N. 8th Street.  CC zone 
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MOTION TO APPROVE WITH THE FOLLOWING CONDITIONS. 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 

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, etc.  An 
occupancy permit will be granted only at such time as the applicant has met all requirements. 

2. 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.   

3. Outdoor storage of materials, products or equipment shall be prohibited. 
4. All 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.   
5. Applicant will provide adequate public access along streets and the parking lot/alley and will take all 

appropriate actions to minimize the time period that the street will be closed/affected. 
6. 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. 
7. 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. unless an encroachment is obtained 
permitting use of public right-of-way. 

8. 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.). 

9. Applicant shall obtain the necessary sign permits prior to installation.  Proposed signage shall meet the 
8th Street design guidelines.   

10. 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. 

11. If operating as a short-term rental, the applicant will be required to file the proper room tax paper 
work with the City of Sheboygan. 

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

Motion carried. 

9. R. O. No. 66-24-25 by City Administrator Casey Bradley submitting Capital Improvements Program (CIP) 
Requests for the years 2025-2029. REFER TO CITY PLAN COMMISSION 

 MOTION TO RECOMMEND APPROVAL TO THE COMMON COUNCIL. 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 
 
Motion carried. 

NEXT MEETING 

10. October 29, 2024 

 The next meeting is scheduled to be held on October 29, 2024. 

ADJOURN 
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11. Motion to Adjourn 
 
MOTION TO ADJOURN AT 4:15 PM 
Motion made by Alderperson John Belanger, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Kevin Jump, 
Braden Schmidt and Kimberly Meller 

 

6

Item 4.



 1 

CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION: Conditional use application by Sheboygan County Warming Center to 
operate a warming center at St. Luke Methodius Church located at 623 Ontario Avenue.  UR-
12 Zone   
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE: October 21, 2024   MEETING DATE: October 29, 2024 
 

 
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:  
 
Sheboygan County Warming Center is proposing to operate a warming center at St. Luke 
Methodius Church located at 623 Ontario Avenue.  The applicant states the following about 
the project: 
 

 The proposed use is to provide temporary, safe shelter for adults (over 18) individuals who 
may be homeless because of emergencies of any kind, including transients who will be 
housed on an overnight basis pending availability. 

 We are using the Fellowship Hall, Parlor and a room on the first floor (Nursery Room), 
bathrooms and kitchen. 

 This site was selected because of location -this church is located down town and in a high 
traffic area for homeless. The church has a dwindling congregation and adequate space 
available. 

 Guests are welcome to arrive between 6:00 PM and 8:00 PM. After this time, admission 
will only be granted with a police referral. Once signed in, guests who leave the premises 
will not be allowed to re-enter. 

 A warm meal and a cot for sleeping will be provided, with lights out by 10:00 PM. Wake-up 
time is at 6:15 AM, followed by a light breakfast. All guests are expected to depart by 7:30 
AM. 

 The projected number of residents (based on 2023-2024 season) is between 30-45 guests 
nightly, 3-4 employees and 3-4 volunteers nightly.  

 The square footage is: Men’s area 100’ x 30’ Women’s Area 63’ x 48’. 
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 2 

 At this time there are no renovations. 

 Signage will be small yard signs. 

 Currently the church houses the Community Café, BabyCare and a food pantry. We feel 
the Warming Center will fit in perfectly as this location already sees many low-income and 
homeless individuals in this area.  

 We will ensure our guests do not congregate outside more than 15 minutes before posted 
opening times. In inclement weather this location has an area where the guests can wait 
inside and should not be loitering around the facility.  

 There is undeniable need in our Community for a warming center especially in colder 
months, to protect vulnerable populations, including those without stable housing. 

 Much like the Community Cafe and food pantry, the warming center would be managed in 
a way that minimizes disruption. We will ensure it remains clean, well-supervised, and 
orderly. 

 A warming center contributes to the overall well-being of the community, reducing health 
risks associated with extreme cold and providing a safe space for those in need.  

 This downtown location is where most of our clientele are located. There is plenty of room 
inside to accommodate anybody that is outdoors during the cold winter months.  

 Supporting the City’s Vision for a strong, inclusive community we are creating a strong, 
inclusive community that addresses the needs of all its residents. By providing temporary 
shelter to individuals experiencing homelessness, our proposal directly contributes to this 
goal by offering a safe space for vulnerable populations, promoting human dignity, and 
fostering community well-being. This aligns with the city’s vision of inclusiveness and social 
support for all members of society. 

 We are adding in addressing housing and homelessness issues. The Warming Center is 
providing safe, affordable housing and addressing homelessness. The temporary shelter 
helps meet an urgent need for emergency housing, especially in response to unforeseen 
crises. By offering a short-term solution for those facing homelessness, the project supports 
the city's housing objectives and complements efforts to prevent chronic homelessness. 

 Our proposed shelter operates in collaboration with local authorities (e.g., police referrals 
after hours), contributing to a safer, more structured response to homelessness. This 
reduces the likelihood of vulnerable individuals remaining unsheltered overnight, which can 
reduce risks to both the individuals and the broader community. The alignment with public 
safety goals is evident in the controlled admittance process, managed operating hours, and 
provision of basic services like meals and sleeping arrangements. 

 We feel we are utilizing existing community resources efficiently by making effective use of 
existing space within the church, a resource already available in the community. 
Repurposing underutilized spaces within existing structures is often encouraged by city 
plans, as it reduces the need for new construction and makes efficient use of community 
assets. This supports the city’s goal of sustainable and resource-conscious development. 

 We do not believe neighborhood character will be severely affected. Obviously, it will be a 
higher traffic area before opening and after closing but we do not believe it will have a big 
impact.  
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 3 

 We believe that this project is in alignment with the neighborhood and the property. 
Downtown is where many of the homeless are and instead of having them laying on 
benches or trying to set up other encampments we are housing them in a dignified manner. 

 
STAFF COMMENTS:  
 
The Plan Commission may want to have the applicant address: 
 

 How the warming center interacts with Church activities? 

 During what months will the warming center be operated? 
 
ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 

 
1. Prior to operation/occupancy of the warming center, the applicant shall obtain an 

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

2. City Development staff will issue a building permit only if the applicant has adequately 
satisfied all Sheboygan Fire Department issues and/or concerns. 

3. The warming center is permitted to operate yearly at St. Luke Methodius Church. 
4. This conditional use permit is for the warming center use only. No other temporary use 

may operate from this facility/site. This use permit is not transferable and any future 
proposal would require a new conditional use permit to operate from this property. 

5. Applicant shall adequately monitor/regulate and maintain this property. 
6. In no instance shall the use create a nuisance for neighboring properties (noise, hours of 

operation, garbage, loitering, etc.). 
7. Applicant shall obtain the necessary sign permits prior to installation. If staff has any 

concerns with proposed signage design, the matter may be brought back to the Plan 
Commission for their consideration. 

8. 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 streets and/or properties. 

9. Dumpsters 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/enclose the dumpsters.  Dumpster enclosure 
shall be completed prior to issuance of an occupancy permit. 

10. Outdoor storage of materials, products or equipment shall be prohibited. 
11. 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. 

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

 
ATTACHMENTS: 
 

Conditional Use Permit Application and required attachments. 
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CITY OF SHEBOYGAN 
 

APPLICATION FOR 
CONDITIONAL USE 

 

Fee:   $250.00 

Review Date:  

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) 
 

Authorized Representative Title 

Mailing Address 
 

City State ZIP Code 

Email Address 
 

Phone Number (incl. area code) 

SECTION 2: Landowner Information (complete these fields when project site owner is different than applicant) 

Applicant Name (Ind., Org. or Entity) 
 

Contact Person Title 

Mailing Address 
 

City State ZIP Code 

Email Address 
 

Phone Number (incl. area code) 

SECTION 3: Project or Site Location 

Project Address/Description 
 

Parcel No. 

SECTION 4: Proposed Conditional Use 

Name of Proposed/Existing Business:  

Existing Zoning:  

Present Use of Parcel:  

Proposed Use of Parcel:  

Present Use of Adjacent Properties:  

SECTION 5: Certification and Permission 

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)  
 

Title Phone Number 

Signature of Applicant 
 

Date Signed 

 

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. 

Sheboygan County Warming Center Lizabeth Kroll Board Member

PO Box 63 Sheboygan WI 53081

sheb.co.wc@gmail.com 920-946-9880

St. Luke UMC Ruth Hallstead Pastor

623 Ontario Avenue Sheboygan WI 53081

pastor@stluke.net 920-458-4025

623 Ontario Avenue, Sheboygan, WI 59281105980

St. Luke United Methodist Church 
Urban Residential -12th District 
Church, Community Cafe, 
Warming Center, Church, Community Cafe
Hotel/Short term home for Co-ops & Interns, Condos

Ruth Hallstead Pastor 920-458-4025
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A. Name of project/development.  Sheboygan County Warming Center  

B. Summary of the Conditional Use and general operation of proposed use:  

• Description of existing use – Used as a Church Fellowship Hall and Community Cafe  

• Description of proposed use (indoor, outdoor, etc.), why was this site selected? – Indoor use to 

provide temporary, safe shelter for adults (over 18) individuals who may be homeless because of 

emergencies of any kind, including transients who will be housed on an overnight basis pending 

availability. We are using the Fellowship Hall, Parlor and a room on the first floor (Nursery Room), 

bathrooms and kitchen.  This site was selected because of location -this church is located down town 

and in a high traffic area for homeless. The church has a dwindling congregation and they adequate 

space available. 

• All services, products, etc. to be provided - Guests are welcome to arrive between 6:00 PM and 8:00 

PM. After this time, admission will only be granted with a police referral. Once signed in, guests who 

leave the premises will not be allowed to re-enter. A warm meal and a cot for sleeping will be provided, 

with lights out by 10:00 PM. Wake-up time is at 6:15 AM, followed by a light breakfast. All guests are 

expected to depart by 7:30 AM. 

• Projected number of residents, employees, and/or daily customers- Residents (based on 2023-2024 

season) between 30-45 guests nightly, 3-4 employees and 3-4 volunteers nightly.  

• Proposed number of dwelling units, floor area, landscape area, and parking area expressed in – We 

anticipate 30-45 guests nightly. 

square feet and acreage to the nearest one-hundredth of an acre – the square footage is: Men’s area 

100’ x 30’ Womens Area 63’ x 48’. 

• Description of proposed building and all new site improvements (square footage of new and 

existing structure(s), traffic, ingress/egress, parking, sidewalk, retaining walls, storm drainage, 

landscaping, lighting, dumpster enclosure, screening of mechanicals, etc.)- NA  

• A written description of the proposed general orientation, design, arrangement, texture, 

material and color of the building or structure and how it is compatible with the development 

and redevelopment in and around the area- NA 

• An explanation of any interior and/or exterior renovations – at this time no renovations  

• Is access appropriate and is their sufficient customers/resident off-street parking? Yes 

• Proposed signage – small yard signs  

• Project timeline and estimated value of project – NA  

• Compatibility of the proposed use and design with adjacent and other properties in the area. – 

Currently the church houses the Community Café, BabyCare and a food pantry. We feel the Warming 
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Center will fit in perfectly as this location already sees many low-income and homeless individuals in this 

area.  

• How will you insure that the business will not become a nuisance to adjacent properties (i.e. parking, 

noise, smells, hours of operations, etc. – We will ensure our guests do not congregate outside more than 

15 minutes before posted opening times. In inclement weather this location has an area where the 

guests can wait inside and should not be loitering around the facility.  

• Other information that would be considered pertinent by the Plan Commission. – There is undeniable 

need in our Community for a warming center especially in colder months, to protect vulnerable 

populations, including those without stable housing. 

Much like the Community Cafe and food pantry, the warming center would be managed in a way that 

minimizes disruption. We will ensure it remains clean, well-supervised, and orderly. 

A warming center contributes to the overall well-being of the community, reducing health risks 

associated with extreme cold and providing a safe space for those in need.  

C. If applicable, please describe any exceptions/variances that are required for this project (i.e. 

setbacks, parking, landscaping, etc.) NA  

D. Written justification for the proposed conditional use, indicating reasons why the applicant believes 

the proposed conditional use is appropriate: - This downtown location where most of our clientele are 

located. Plenty of room inside to accommodate anybody that is outdoors during the cold winter months.  

a) How is the proposed conditional use (independent of its location) in harmony with the purposes, 

goals, objectives, policies and standards of the City of Sheboygan Comprehensive Master Plan? –  

Supporting the City’s Vision for a strong, inclusive community we are creating a strong, inclusive 

community that addresses the needs of all its residents. By providing temporary shelter to individuals 

experiencing homelessness, our proposal directly contributes to this goal by offering a safe space for 

vulnerable populations, promoting human dignity, and fostering community well-being. This aligns with 

the city’s vision of inclusiveness and social support for all members of society. 

We are adding in addressing housing and homelessness issues. The Warming Center is providing safe, 

affordable housing and addressing homelessness. The temporary shelter helps meet an urgent need for 

emergency housing, especially in response to unforeseen crises. By offering a short-term solution for 

those facing homelessness, the project supports the city's housing objectives and complements efforts 

to prevent chronic homelessness. 

Our proposed shelter operates in collaboration with local authorities (e.g., police referrals after hours), 

contributing to a safer, more structured response to homelessness. This reduces the likelihood of 

vulnerable individuals remaining unsheltered overnight, which can reduce risks to both the individuals 

and the broader community. The alignment with public safety goals is evident in the controlled 

admittance process, managed operating hours, and provision of basic services like meals and sleeping 

arrangements. 

We feel we are utilizing existing community resources efficiently by making effective use of existing 

space within the church, a resource already available in the community. Repurposing underutilized 
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spaces within existing structures is often encouraged by city plans, as it reduces the need for new 

construction and makes efficient use of community assets. This supports the city’s goal of sustainable 

and resource-conscious development. 

b) Does the conditional use, in its proposed location, result in any substantial or undue adverse impact 

on nearby property the character of the neighborhood, environment, traffic, public improvements, 

public property or rights-of-way? - No, we do not believe it will be severely affected. Obviously, it will be 

a higher traffic area before opening and after closing but we do not believe it will have a big impact.  

c) How does the proposed conditional use maintain the desired consistency of land uses in relation to 

the setting within which the property is located? – We believe it is in alignment with the neighborhood 

and the property. Downtown is where many of the homeless are and instead of having them laying on 

benches or trying to set up other encampments we are housing them in a dignified manner.  

d) Is the proposed conditional use located in an area that will be adequately served by utilities, or 

services provided by public agencies- Yes, it does.   
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CITY OF SHEBOYGAN 
  

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Conditional Use application by The Towers, LLC to construct a new 
135’-10” high communication tower at 2219 Sauk Trail Road.  UI Zone 

 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 21, 2024   MEETING DATE: October 29, 2024 
 

 
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: 
  
The Tower, LLC is proposing to construct a new 135’-10” high communication tower at 2219 
Sauk Trail Road.  The applicant states the following about the proposed project: 

 

 The existing use of this space is a grass/gravel area for the current business (Four Seasons 

Property Service, LLC). 

   

 The proposed use is a cell tower to provide cellular coverage for the City of Sheboygan. 

Tower and compound are designed for up to 3 total carriers. 

 

 The project includes a new monopole in a new 50’x50’ chain link fence compound. Verizon 

Wireless to collocate on tower and inside compound. 

 

 Antenna center will be at 120’ 

 

 Ground equipment located in southwest corner of compound. 

The biggest concern with any tower proposal is the potential for collapse and potential life 
safety issues to adjoining properties and structures.  The applicant has provided a fall 
certification letter from Brandon Sevier, P.E. from B&T Engineering, Inc., stamped by 
professional engineer Brad Milanowski, that states: 

 

 It is our understanding that this Monopole structure will be designed such that, if a failure 
were to occur due to a significant storm or other event, the pole would fall within a radius 
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of 30’ from the base of the structure. Although the pole would not be designed to fail, 
stronger sections that required by analysis would be provided in the lower sections of the 
pole, resulting in an increased safety factor in the lower sections. In the highly unlikely event 
that this pole were to experience operational failure due to catastrophic wind loading, the 
design would enable the pole to fail through compression buckling. Failure in this manner 
would result in the upper portion of the pole buckling and folding over the lower portion, 
resulting in a fall radius of 30’ from the base of the pole. 

 It should be understood that this opinion does not consider unpredictable extreme 
catastrophic events for which the structure is not designed. However, any damage to 
surrounding property caused by the pole failing during such an event would be relatively 
insignificant when compared to the damage caused to the surrounding property by the 
event itself. 

 
ACTION REQUESTED: 
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
 
1. The applicant shall obtain all necessary permits/licenses from all required agencies to 

construct the communications tower, associated mechanical equipment, fencing, paving, 
etc. as proposed. 

2. Submittal and approval of a proposed storm drainage plan prior to building permit issuance. 
3. The applicant shall pave the parking and/or access drives that lead to the tower.   
4. Applicant shall design the tower based on the engineering documentation that was used 

concerning the towers design and buckling capabilities. 
5. The wireless communication tower and equipment shall be properly maintained. 
6. Towers shall have a non-reflective surface and a neutral color that is the same or similar 

color as the supporting structure to be as visually unobtrusive as possible, or, if required by 
the FAA, be painted pursuant to the FAA’s requirements. 

7. If the tower has been discontinued for a period of six consecutive months or longer it is 
hereby declared “abandoned.”  If there are two or more users of this wireless 
telecommunications tower, then this abandonment is not effective until all users cease 
using this wireless telecommunications tower. 

8. Abandoned facilities, as defined in condition 7 above, shall be removed by the property 
owner within ninety (90) days from date of abandonment.  If the wireless 
telecommunications tower is not removed within said ninety (90) days, the City may remove 
the wireless telecommunications tower at the property owner’s expense. 

9. Any future installations and/or providers wishing to collocate on this wireless 
telecommunications tower or modify existing equipment shall be required to obtain the 
appropriate collocation permit prior to installation and operation. 

 
 
ATTACHMENTS: 
 
Conditional Use Permit Application and required attachments. 
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CITY OF SHEBOYGAN 

GENERAL ORDINANCE 20-24-25 

 

BY ALDERPERSONS BELANGER AND LA FAVE. 

 

OCTOBER 21, 2024. 

 

AN ORDINANCE amending the City of Sheboygan Official Zoning Map of the 

Sheboygan Zoning Ordinance to change the Use District Classification of property located at 2258 

Calumet Drive from Class Neighborhood Residential (NR-6) to Class Urban Commercial (UC) 

Classification. 

 

THE COMMON COUNCIL OF THE CITY OF SHEBOYGAN DO ORDAIN AS 

FOLLOWS: 

 

SECTION 1: AMENDMENT Chapter 105 of the Sheboygan Zoning Ordinance 

establishing zoning districts and prescribing zoning standards and regulations is hereby amended 

as follows:  

 

The Official Zoning Map of the City of Sheboygan thereof and Use District Classification 

of the following described lands from Class Neighborhood Residential (NR-6) to Class Urban 

Commercial (UC) Classification:  

 

Property located at 2258 Calumet Drive – Parcel No. 59281621470: 

 

KOHLS SUBD LOT 19, CITY OF SHEBOYGAN, SHEBOYGAN COUNTY, 

WISCONSIN 

 

SECTION 2: REPEALER CLAUSE All ordinances or resolutions or parts thereof in 

conflict with the provisions of this ordinance are hereby repealed to the extent of such conflict. 
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SECTION 3: EFFECTIVE DATE This Ordinance shall be in effect from and after its 

passage and publication according to law. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PASSED AND ADOPTED BY THE CITY OF SHEBOYGAN COMMON COUNCIL 

 

________________________________.  

 
 

Presiding Officer     Attest 

 

 

_________________________________  ___________________________________ 

Ryan Sorenson, Mayor, City of   Meredith DeBruin, City Clerk, City of 

Sheboygan      Sheboygan 
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PROPOSED REZONE

FROM NEIGHBORHOOD RESIDENTIAL (NR-6)

TO URBAN COMMERCIAL (UC)

KOHLS SUED LOT 19, CITY OF SHEBOYGAN, SHEBOYGAN COUNTY, WISCONSIN.
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CITY OF SHEBOYGAN 

R. O. 73-24-25 

 

BY CITY CLERK. 

 

OCTOBER 21, 2024. 

 

Submitting an application from Pao Yang for amendment to the official zoning map for 

the City of Sheboygan from Pao Yang for property located at 2258 Calumet Drive – Parcel No. 

59281621470. 
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OFFICE USE ONLY

APPLICATION NO.;	

RECEIPT NO.:	

FILING FEE: $200.00 (Payable to city of Sheboygan)

CITY OF SHEBOYGAN

APPLICATION FOR

AMENDMENT OF OFFICIAL ZONING MAP

(Requirements Per Section 105.996)
Revised January 2024

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

PHONE NO.; (92o) 2-SV-

ADDRESS; MSlf C hr E-MAIL; -/rg5/-^/ konQ
PHONE NO.;

APPLICANT; rAo

OWNER OF SITE;

2. DESCRIPTION OF THE SUBJECT SITE

ADDRESS OF PROPERTY AFFECTED; ^2 n- C4^/u m<LY br

LEGAL DESCRIPTION; iAJAr<iLc,a If	

PARCEL NO. MAP NO.

: ( r[(? a-L
O .'"Lt t

PROPOSED ZONING DISTRICT CLASSIFICATION; CommgrCicJ

l-0> (KlP-0EXISTING ZONING DISTRICT CLASSIFICATION;

i ^

BRIEF DESCRIPTION OF THE EXISTING OPERATION OR USE;

54g e

BRIEF DESCRIPTION OF THE PROPOSED OPERATION OR USE;

2i I/Te,- i
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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?	

g	£2.

3

Which of the following factors has arisen that are not properly addressed on the

current Official Zoning Map? (Provide explanation in space provided below.)

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

□

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 demonstrated that the 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.

□

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 appropriate for a different zoning
district.

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

□

Explain;□

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?

Co no 54 r Si G.'^zc re

Afii£ 4-

31
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Indicate reasons why the applicant believes the proposed map amendment is in
harmony with the recommendations of the City of Sheboygan Comprehensive Plan.

Cjo .r)/TO <? K

IS

4. CERTIFICATE

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

y-HSplicXnt^ signature

6~~	
PRINT ABOVE NAME

DATE

APPLICATION SUBMITTAL REQUIREMENTS

A copy of the current zoning map of the subject property and vicinity showing;

laT The property proposed to be rezoned.

^ All lot dimensions of the subject property.

^ All other lands within 100 feet of the subject property.

X Map size not more than 11" X 17" and map scale not less than 1" = 600'.

^ Graphic scale and north arrow.
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PROPOSED REZONE

FROM NEIGHBORHOOD RESIDENTIAL (NR-6)

TO URBAN COMMERCIAL (UC)

KOHLS SUBD LOT 19, CITY OF SHEBOYGAN, SHEBOYGAN COUNTY, WISCONSIN.
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city Of Sheboygan

City Clerk's Office

CLK322B

* General Receipt *

Receipt No:

License No:

241220

0000

10/10/2024Date:

Received By:

Received From:

Memo:

Method of Payment:

Total Received:

MKC

YANG SON, LLC DBA TREND STYLES SALON

REZONE

$200.00

$200.00

Check No. 1171

Fee Description

Zoning Change

Fee

200.00

This document signifies receipt of fees in the amount indicated above.
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 1 

CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION: Conditional use application by Sheboygan County Warming Center to 
operate a warming center at St. Luke Methodius Church located at 623 Ontario Avenue.  UR-
12 Zone   
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE: October 21, 2024   MEETING DATE: October 29, 2024 
 

 
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:  
 
Sheboygan County Warming Center is proposing to operate a warming center at St. Luke 
Methodius Church located at 623 Ontario Avenue.  The applicant states the following about 
the project: 
 

 The proposed use is to provide temporary, safe shelter for adults (over 18) individuals who 
may be homeless because of emergencies of any kind, including transients who will be 
housed on an overnight basis pending availability. 

 We are using the Fellowship Hall, Parlor and a room on the first floor (Nursery Room), 
bathrooms and kitchen. 

 This site was selected because of location -this church is located down town and in a high 
traffic area for homeless. The church has a dwindling congregation and adequate space 
available. 

 Guests are welcome to arrive between 6:00 PM and 8:00 PM. After this time, admission 
will only be granted with a police referral. Once signed in, guests who leave the premises 
will not be allowed to re-enter. 

 A warm meal and a cot for sleeping will be provided, with lights out by 10:00 PM. Wake-up 
time is at 6:15 AM, followed by a light breakfast. All guests are expected to depart by 7:30 
AM. 

 The projected number of residents (based on 2023-2024 season) is between 30-45 guests 
nightly, 3-4 employees and 3-4 volunteers nightly.  

 The square footage is: Men’s area 100’ x 30’ Women’s Area 63’ x 48’. 
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 2 

 At this time there are no renovations. 

 Signage will be small yard signs. 

 Currently the church houses the Community Café, BabyCare and a food pantry. We feel 
the Warming Center will fit in perfectly as this location already sees many low-income and 
homeless individuals in this area.  

 We will ensure our guests do not congregate outside more than 15 minutes before posted 
opening times. In inclement weather this location has an area where the guests can wait 
inside and should not be loitering around the facility.  

 There is undeniable need in our Community for a warming center especially in colder 
months, to protect vulnerable populations, including those without stable housing. 

 Much like the Community Cafe and food pantry, the warming center would be managed in 
a way that minimizes disruption. We will ensure it remains clean, well-supervised, and 
orderly. 

 A warming center contributes to the overall well-being of the community, reducing health 
risks associated with extreme cold and providing a safe space for those in need.  

 This downtown location is where most of our clientele are located. There is plenty of room 
inside to accommodate anybody that is outdoors during the cold winter months.  

 Supporting the City’s Vision for a strong, inclusive community we are creating a strong, 
inclusive community that addresses the needs of all its residents. By providing temporary 
shelter to individuals experiencing homelessness, our proposal directly contributes to this 
goal by offering a safe space for vulnerable populations, promoting human dignity, and 
fostering community well-being. This aligns with the city’s vision of inclusiveness and social 
support for all members of society. 

 We are adding in addressing housing and homelessness issues. The Warming Center is 
providing safe, affordable housing and addressing homelessness. The temporary shelter 
helps meet an urgent need for emergency housing, especially in response to unforeseen 
crises. By offering a short-term solution for those facing homelessness, the project supports 
the city's housing objectives and complements efforts to prevent chronic homelessness. 

 Our proposed shelter operates in collaboration with local authorities (e.g., police referrals 
after hours), contributing to a safer, more structured response to homelessness. This 
reduces the likelihood of vulnerable individuals remaining unsheltered overnight, which can 
reduce risks to both the individuals and the broader community. The alignment with public 
safety goals is evident in the controlled admittance process, managed operating hours, and 
provision of basic services like meals and sleeping arrangements. 

 We feel we are utilizing existing community resources efficiently by making effective use of 
existing space within the church, a resource already available in the community. 
Repurposing underutilized spaces within existing structures is often encouraged by city 
plans, as it reduces the need for new construction and makes efficient use of community 
assets. This supports the city’s goal of sustainable and resource-conscious development. 

 We do not believe neighborhood character will be severely affected. Obviously, it will be a 
higher traffic area before opening and after closing but we do not believe it will have a big 
impact.  
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 3 

 We believe that this project is in alignment with the neighborhood and the property. 
Downtown is where many of the homeless are and instead of having them laying on 
benches or trying to set up other encampments we are housing them in a dignified manner. 

 
STAFF COMMENTS:  
 
The Plan Commission may want to have the applicant address: 
 

 How the warming center interacts with Church activities? 

 During what months will the warming center be operated? 
 
ACTION REQUESTED:  
 
Staff recommends approval of the conditional use permit subject to the following conditions: 

 
1. Prior to operation/occupancy of the warming center, the applicant shall obtain an 

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

2. City Development staff will issue a building permit only if the applicant has adequately 
satisfied all Sheboygan Fire Department issues and/or concerns. 

3. The warming center is permitted to operate yearly at St. Luke Methodius Church. 
4. This conditional use permit is for the warming center use only. No other temporary use 

may operate from this facility/site. This use permit is not transferable and any future 
proposal would require a new conditional use permit to operate from this property. 

5. Applicant shall adequately monitor/regulate and maintain this property. 
6. In no instance shall the use create a nuisance for neighboring properties (noise, hours of 

operation, garbage, loitering, etc.). 
7. Applicant shall obtain the necessary sign permits prior to installation. If staff has any 

concerns with proposed signage design, the matter may be brought back to the Plan 
Commission for their consideration. 

8. 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 streets and/or properties. 

9. Dumpsters 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/enclose the dumpsters.  Dumpster enclosure 
shall be completed prior to issuance of an occupancy permit. 

10. Outdoor storage of materials, products or equipment shall be prohibited. 
11. 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. 

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

 
ATTACHMENTS: 
 

Conditional Use Permit Application and required attachments. 
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CITY OF SHEBOYGAN 
 

APPLICATION FOR 
CONDITIONAL USE 

 

Fee:   $250.00 

Review Date:  

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) 
 

Authorized Representative Title 

Mailing Address 
 

City State ZIP Code 

Email Address 
 

Phone Number (incl. area code) 

SECTION 2: Landowner Information (complete these fields when project site owner is different than applicant) 

Applicant Name (Ind., Org. or Entity) 
 

Contact Person Title 

Mailing Address 
 

City State ZIP Code 

Email Address 
 

Phone Number (incl. area code) 

SECTION 3: Project or Site Location 

Project Address/Description 
 

Parcel No. 

SECTION 4: Proposed Conditional Use 

Name of Proposed/Existing Business:  

Existing Zoning:  

Present Use of Parcel:  

Proposed Use of Parcel:  

Present Use of Adjacent Properties:  

SECTION 5: Certification and Permission 

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)  
 

Title Phone Number 

Signature of Applicant 
 

Date Signed 

 

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. 

Sheboygan County Warming Center Lizabeth Kroll Board Member

PO Box 63 Sheboygan WI 53081

sheb.co.wc@gmail.com 920-946-9880

St. Luke UMC Ruth Hallstead Pastor

623 Ontario Avenue Sheboygan WI 53081

pastor@stluke.net 920-458-4025

623 Ontario Avenue, Sheboygan, WI 59281105980

St. Luke United Methodist Church 
Urban Residential -12th District 
Church, Community Cafe, 
Warming Center, Church, Community Cafe
Hotel/Short term home for Co-ops & Interns, Condos

Ruth Hallstead Pastor 920-458-4025
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A. Name of project/development.  Sheboygan County Warming Center  

B. Summary of the Conditional Use and general operation of proposed use:  

• Description of existing use – Used as a Church Fellowship Hall and Community Cafe  

• Description of proposed use (indoor, outdoor, etc.), why was this site selected? – Indoor use to 

provide temporary, safe shelter for adults (over 18) individuals who may be homeless because of 

emergencies of any kind, including transients who will be housed on an overnight basis pending 

availability. We are using the Fellowship Hall, Parlor and a room on the first floor (Nursery Room), 

bathrooms and kitchen.  This site was selected because of location -this church is located down town 

and in a high traffic area for homeless. The church has a dwindling congregation and they adequate 

space available. 

• All services, products, etc. to be provided - Guests are welcome to arrive between 6:00 PM and 8:00 

PM. After this time, admission will only be granted with a police referral. Once signed in, guests who 

leave the premises will not be allowed to re-enter. A warm meal and a cot for sleeping will be provided, 

with lights out by 10:00 PM. Wake-up time is at 6:15 AM, followed by a light breakfast. All guests are 

expected to depart by 7:30 AM. 

• Projected number of residents, employees, and/or daily customers- Residents (based on 2023-2024 

season) between 30-45 guests nightly, 3-4 employees and 3-4 volunteers nightly.  

• Proposed number of dwelling units, floor area, landscape area, and parking area expressed in – We 

anticipate 30-45 guests nightly. 

square feet and acreage to the nearest one-hundredth of an acre – the square footage is: Men’s area 

100’ x 30’ Womens Area 63’ x 48’. 

• Description of proposed building and all new site improvements (square footage of new and 

existing structure(s), traffic, ingress/egress, parking, sidewalk, retaining walls, storm drainage, 

landscaping, lighting, dumpster enclosure, screening of mechanicals, etc.)- NA  

• A written description of the proposed general orientation, design, arrangement, texture, 

material and color of the building or structure and how it is compatible with the development 

and redevelopment in and around the area- NA 

• An explanation of any interior and/or exterior renovations – at this time no renovations  

• Is access appropriate and is their sufficient customers/resident off-street parking? Yes 

• Proposed signage – small yard signs  

• Project timeline and estimated value of project – NA  

• Compatibility of the proposed use and design with adjacent and other properties in the area. – 

Currently the church houses the Community Café, BabyCare and a food pantry. We feel the Warming 
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Center will fit in perfectly as this location already sees many low-income and homeless individuals in this 

area.  

• How will you insure that the business will not become a nuisance to adjacent properties (i.e. parking, 

noise, smells, hours of operations, etc. – We will ensure our guests do not congregate outside more than 

15 minutes before posted opening times. In inclement weather this location has an area where the 

guests can wait inside and should not be loitering around the facility.  

• Other information that would be considered pertinent by the Plan Commission. – There is undeniable 

need in our Community for a warming center especially in colder months, to protect vulnerable 

populations, including those without stable housing. 

Much like the Community Cafe and food pantry, the warming center would be managed in a way that 

minimizes disruption. We will ensure it remains clean, well-supervised, and orderly. 

A warming center contributes to the overall well-being of the community, reducing health risks 

associated with extreme cold and providing a safe space for those in need.  

C. If applicable, please describe any exceptions/variances that are required for this project (i.e. 

setbacks, parking, landscaping, etc.) NA  

D. Written justification for the proposed conditional use, indicating reasons why the applicant believes 

the proposed conditional use is appropriate: - This downtown location where most of our clientele are 

located. Plenty of room inside to accommodate anybody that is outdoors during the cold winter months.  

a) How is the proposed conditional use (independent of its location) in harmony with the purposes, 

goals, objectives, policies and standards of the City of Sheboygan Comprehensive Master Plan? –  

Supporting the City’s Vision for a strong, inclusive community we are creating a strong, inclusive 

community that addresses the needs of all its residents. By providing temporary shelter to individuals 

experiencing homelessness, our proposal directly contributes to this goal by offering a safe space for 

vulnerable populations, promoting human dignity, and fostering community well-being. This aligns with 

the city’s vision of inclusiveness and social support for all members of society. 

We are adding in addressing housing and homelessness issues. The Warming Center is providing safe, 

affordable housing and addressing homelessness. The temporary shelter helps meet an urgent need for 

emergency housing, especially in response to unforeseen crises. By offering a short-term solution for 

those facing homelessness, the project supports the city's housing objectives and complements efforts 

to prevent chronic homelessness. 

Our proposed shelter operates in collaboration with local authorities (e.g., police referrals after hours), 

contributing to a safer, more structured response to homelessness. This reduces the likelihood of 

vulnerable individuals remaining unsheltered overnight, which can reduce risks to both the individuals 

and the broader community. The alignment with public safety goals is evident in the controlled 

admittance process, managed operating hours, and provision of basic services like meals and sleeping 

arrangements. 

We feel we are utilizing existing community resources efficiently by making effective use of existing 

space within the church, a resource already available in the community. Repurposing underutilized 
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spaces within existing structures is often encouraged by city plans, as it reduces the need for new 

construction and makes efficient use of community assets. This supports the city’s goal of sustainable 

and resource-conscious development. 

b) Does the conditional use, in its proposed location, result in any substantial or undue adverse impact 

on nearby property the character of the neighborhood, environment, traffic, public improvements, 

public property or rights-of-way? - No, we do not believe it will be severely affected. Obviously, it will be 

a higher traffic area before opening and after closing but we do not believe it will have a big impact.  

c) How does the proposed conditional use maintain the desired consistency of land uses in relation to 

the setting within which the property is located? – We believe it is in alignment with the neighborhood 

and the property. Downtown is where many of the homeless are and instead of having them laying on 

benches or trying to set up other encampments we are housing them in a dignified manner.  

d) Is the proposed conditional use located in an area that will be adequately served by utilities, or 

services provided by public agencies- Yes, it does.   
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CITY OF SHEBOYGAN 
  

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Conditional Use application by The Towers, LLC to construct a new 
135’-10” high communication tower at 2219 Sauk Trail Road.  UI Zone 

 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 21, 2024   MEETING DATE: October 29, 2024 
 

 
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: 
  
The Tower, LLC is proposing to construct a new 135’-10” high communication tower at 2219 
Sauk Trail Road.  The applicant states the following about the proposed project: 

 

 The existing use of this space is a grass/gravel area for the current business (Four Seasons 

Property Service, LLC). 

   

 The proposed use is a cell tower to provide cellular coverage for the City of Sheboygan. 

Tower and compound are designed for up to 3 total carriers. 

 

 The project includes a new monopole in a new 50’x50’ chain link fence compound. Verizon 

Wireless to collocate on tower and inside compound. 

 

 Antenna center will be at 120’ 

 

 Ground equipment located in southwest corner of compound. 

The biggest concern with any tower proposal is the potential for collapse and potential life 
safety issues to adjoining properties and structures.  The applicant has provided a fall 
certification letter from Brandon Sevier, P.E. from B&T Engineering, Inc., stamped by 
professional engineer Brad Milanowski, that states: 

 

 It is our understanding that this Monopole structure will be designed such that, if a failure 
were to occur due to a significant storm or other event, the pole would fall within a radius 
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of 30’ from the base of the structure. Although the pole would not be designed to fail, 
stronger sections that required by analysis would be provided in the lower sections of the 
pole, resulting in an increased safety factor in the lower sections. In the highly unlikely event 
that this pole were to experience operational failure due to catastrophic wind loading, the 
design would enable the pole to fail through compression buckling. Failure in this manner 
would result in the upper portion of the pole buckling and folding over the lower portion, 
resulting in a fall radius of 30’ from the base of the pole. 

 It should be understood that this opinion does not consider unpredictable extreme 
catastrophic events for which the structure is not designed. However, any damage to 
surrounding property caused by the pole failing during such an event would be relatively 
insignificant when compared to the damage caused to the surrounding property by the 
event itself. 

 
ACTION REQUESTED: 
 
Staff recommends approval of the conditional use permit subject to the following conditions: 
 
1. The applicant shall obtain all necessary permits/licenses from all required agencies to 

construct the communications tower, associated mechanical equipment, fencing, paving, 
etc. as proposed. 

2. Submittal and approval of a proposed storm drainage plan prior to building permit issuance. 
3. The applicant shall pave the parking and/or access drives that lead to the tower.   
4. Applicant shall design the tower based on the engineering documentation that was used 

concerning the towers design and buckling capabilities. 
5. The wireless communication tower and equipment shall be properly maintained. 
6. Towers shall have a non-reflective surface and a neutral color that is the same or similar 

color as the supporting structure to be as visually unobtrusive as possible, or, if required by 
the FAA, be painted pursuant to the FAA’s requirements. 

7. If the tower has been discontinued for a period of six consecutive months or longer it is 
hereby declared “abandoned.”  If there are two or more users of this wireless 
telecommunications tower, then this abandonment is not effective until all users cease 
using this wireless telecommunications tower. 

8. Abandoned facilities, as defined in condition 7 above, shall be removed by the property 
owner within ninety (90) days from date of abandonment.  If the wireless 
telecommunications tower is not removed within said ninety (90) days, the City may remove 
the wireless telecommunications tower at the property owner’s expense. 

9. Any future installations and/or providers wishing to collocate on this wireless 
telecommunications tower or modify existing equipment shall be required to obtain the 
appropriate collocation permit prior to installation and operation. 

 
 
ATTACHMENTS: 
 
Conditional Use Permit Application and required attachments. 
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 1 

CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION: Concept Plan by Rachel Kohler to construct three new single-family 
homes, a family hall building, and a pool and gym building located at 120 Vollrath Boulevard. 
SR-5 Zone. 
 

REPORT PREPARED BY: Ellise Rose, Program Assistant 
 

REPORT DATE:  October 21, 2024   MEETING DATE: October 29, 2024 
 

 
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:  
 
Rachel Kohler is proposing to construct three new single-family homes, a family hall building, 
and a pool and gym building located at 120 Vollrath Boulevard. In order to develop this site, 
the property must go through the Planned Unit Development (PUD) process.  PUD’s provide 
for the possible relaxation of certain development standards pertaining to the underlying 
standard zoning district.  The PUD process shall essentially combine the process for a 
zoning map amendment with that required for a conditional use, with several additional 
requirements.   
 
The applicant states the following: 
 

 The project theme for the development of the site is to increase the number of dwellings 
for the family as they have outgrown the existing residence. The development will provide 
the necessary living quarters for the family to live in, visit, and gather in reinforcing their 
connection the property and greater community. 

 The buildings reference both the existing structure, the Chalet, and Austrian residential 
traditions alluding to the family’s origins while being modern, site specific, and energy 
efficient. 

 The PUD entails the renovation and expansion of the existing single-family residence 
known as ‘The Chalet’. The Chalet is the original home built on the property in 1919, and 
it will remain a single-family residence with a new master suite added to the first floor. 

 Three (3) new single-family villas are planned for the eastern edge of the property 
overlooking the lake forming a new shared lawn and garden between them. 
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 2 

 A new family hall and pool building with gym are planned for the southwest area of the 
property. The family hall will contain the main plant for this building and the incoming 
services for the property.  

 Underground parking for four (4) cars and two (2) more outside are planned below grade. 
At the first floor will be dining and gathering spaces for the family with private artistic work 
spaces above on the second floor.  

 The adjacent pool building with gym is a one-story structure containing a gym, pool, and 
sauna. 

 The final building will be a new garage built in place of the existing garage. The new 
garage is planned for two (2) cars and a storage bay at grade with a family apartment 
above. The apartment will only to be used by extended family and guests visiting the 
property. 

 All dwellings are for private use only and not for hire. 

 Site access is being moved from Vollrath Boulevard to Third Street where the driveway 
was originally built.  

 Vehicles will not have access to the entire property and pervious pathways will link the 
parking area and family hall to the other buildings on the property. 

 Approximate residential densities and nonresidential intensities 

o Dwelling units allowed per acre - 5 
o Lot Area = 4.59 acres or 200,242 sf with a BCR of 0.40 = 80,095 sf allowed 
o BCR proposed = 14,864 sf 
o Impervious surface area = 3,345 sf 

 The natural features of the property will be retained, enhanced, and densified at the 
perimeter of the property. New lawns and gardens will be created around and between 
the various structures creating privacy between the buildings and common spaces for the 
family to gather in. 

 The new buildings all sit at or within the setbacks governing the SR-5 zoning district the 
property is governed by. The furthest west building is set an additional 58’-0” from the 
side yard setback to give it separation from the adjacent property at 220 Vollrath 
Boulevard. 

 The new garage with apartment is set to the north of the property 13’-0” off of the property 
line in the same vicinity of the existing garage being demolished. 

 The villas are set to the east of the property far from neighboring residences and only villa 
three abuts the street setback on the south property line. 

 The proposed development maintains the current residential use of the district and 
character of the existing properties found adjacent to the property on Vollrath Boulevard 
and Third Street. 

 Draft list of zoning standards that will not be met by the proposed PUD 

o Dwelling unit per acre 
o Special use for Private Residential Recreational Facility 
o Bulk regulations for Accessory Structures 
o Minimum Number of Off-Street Parking Spaces 
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 The land use of the property remains the same, private single-family residential with 
accessory uses. The modification sought is the granting of a special use for the 
establishment of private residential recreational facilities on the property. 

 The development maintains the character of the SR-5 Suburban Residential District and 
requires an increase from one (1) dwelling unit per lot to five (5) dwelling units and two (2) 
private residential recreational facilities exceeding the bulk requirements for accessory 
structures per 15-4. 

 The bulk modifications needed are an increase in the accessory building height and total 
area allowed. 

 Reduce the required parking from 3 spaces per dwelling unit or 15 for the 5 dwelling units 
to 8 spaces. Additional parking can be accommodated along the new driveway and 
turnabout, but they are not dedicated parking spaces. 

 
STAFF COMMENTS:  
 
Zoning standards not being met: 
 

 Buildings per lot: In the SR-5 district, only one principal building shall be permitted on 
any one lot. The applicant is requesting four primary buildings (single-family homes). 

 Bulk regulations for Accessory Structures: The exact stands not being met will be 
determined with a more detailed site plan but may include square footage, height, 
number of accessory buildings, and use of buildings. 

 Minimum Number of Off-Street Parking Spaces: Three spaces per dwelling unit required 
(15 spaces). Applicant is requesting eight spaces. 

 

 

ATTACHMENTS: 
 
Concept Plan Attachments 
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Tuckey Design Studio & JOMX architecture PROPOSED PUD

villa conceptual model & interior

PROPOSED PUD

General project themes and images

The project theme for the development of the site is to increase the number
of dwellings for the family as they have outgrown the existing residence. The
development will provide the necessary living quarters for the family to live in,
visit, and gather in reinforcing their connection the property and greater
community.

The buildings reference both the existing structure, the Chalet, and Austrian
residential traditions alluding to the family’s origins while being modern, site
specific, and energy efficient.

Mix of dwelling unit types or land uses

The PUD entails the renovation and expansion of the existing single-family
residence known as ‘The Chalet’. The Chalet is the original home built on the
property in 1919, and it will remain a single-family residence with a new
master suite added to the first floor.

Three (3) new single-family villas are planned for the eastern edge of the
property overlooking the lake forming a new shared lawn and garden
between them.

A new family hall and pool building with gym are planned for the southwest
area of the property. The family hall will contain the main plant for this
building and the incoming services for the property. Underground parking for
four (4) cars and two (2) more outside are planned below grade. At the
first floor will be dining and gathering spaces for the family with private
artistic work spaces above on the second floor. The adjacent pool building
with gym is a one-story structure containing a gym, pool, and sauna.

The final building will be a new garage built in place of the existing garage.
The new garage is planned for two (2) cars and a storage bay at grade with
a family apartment above. The apartment will only to be used by extended
family and guests visiting the property. All dwellings are for private use only
and not for hire.

Site access is being moved from Vollrath Boulevard to Third Street where the
driveway was originally built. Vehicles will not have access to the entire
property and pervious pathways will link the parking area and family hall to
the other buildings on the property.
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Tuckey Design Studio & JOMX architecture PROPOSED PUD CONTINUED

PROPOSED PUD

Approximate residential densities and nonresidential intensities

Dwelling units allowed per acre - 5
Lot Area = 4.59 acres or 200,242 sf with a BCR of 0.40 = 80,095 sf allowed
BCR proposed = 14,864 sf
Impervious surface area = 3,345 sf

Treatment of natural features

The natural features of the property will be retained, enhanced, and densified
at the perimeter of the property. New lawns and gardens will be created
around and between the various structures creating privacy between the
buildings and common spaces for the family to gather in.

Relationship nearby properties and public streets

The new buildings all sit at or within the setbacks governing the SR-5 zoning
district the property is governed by. The furthest west building is set an
additional 58’-0” from the side yard setback to give it separation from the
adjacent property at 220 Vollrath Boulevard.

The new garage with apartment is set to the north of the property 13’-0” off of
the property line in the same vicinity of the existing garage being demolished.

The villas are set to the east of the property far from neighboring residence s
and only villa three abuts the street setback on the south property line.

Relationship of the project to the comprehensive master plan

The proposed development maintains the current residential use of the
district and character of the exiting properties found adjacent to the property
on Vollrath Boulevard and Third Street.

Draft list of zoning standards that will not be met by the proposed PUD

Dwelling unit per acre

Special use for Private Residential Recreational Facility

Bulk regulations for Accessory Structures

Minimum Number of Off-Street Parking Spaces
family hall conceptual model & interior
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Tuckey Design Studio & JOMX architecture PROPOSED MODIFICATIONS

PROPOSED MODIFICATIONS

Land use modifications

The land use of the property remains the same, private single-family
residential with accessory uses. The modification sought is the granting of a
special use for the establishment of private residential recreational facilities on
the property.

Density and intensity modifications

The development maintains the character of the SR-5 Suburban Residential
District and requires an increase from one (1) dwelling unit per lot to five (5)
dwelling units and two (2) private residential recreational facilities exceeding
the bulk requirements for accessory structures per 15-4.

Bulk modifications

The bulk modifications needed are an increase in the accessory building
height and total area allowed

Landscaping modifications

No modification is necessary for the development.

Parking and loading modifications

Reduce the required parking from 3 spaces per dwelling unit or 15 for the 5
dwelling units to 8 spaces. Additional parking can be accommodated along
the new driveway and turnabout, but they are not dedicated parking spaces.

villa conceptual model & materials
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ALL IMAGES ARE COPYRIGHT OF TUCKEY DESIGN STUDIO
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