
 

CITY PLAN COMMISSION AGENDA 

October 15, 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 September 24, 2024. 

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 

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 

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 

8. Application for Conditional Use with exceptions by Jeff Rittenhouse to construct new 2nd floor 
apartments at 1226 N. 8th Street.  CC zone 

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 

NEXT MEETING 

10. October 29, 2024 

ADJOURN 

11. Motion to Adjourn 
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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, September 24, 2024 

MEMBERS PRESENT: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 
Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 
STAFF/OFFICIALS PRESENT: Director of Planning & Development Diane McGinnis Casey, Associate Planner Ellise 
Rose and Building Inspection Specialist Linnae Wierus 

OPENING OF MEETING 

1. Roll Call 

Mayor Sorenson called the meeting to order at 4pm. 

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 10, 2024. 
 
MOTION TO APPROVE THE MINUTES OF THE PREVIOUS MEETING HELD ON SEPTEMBER 10, 2024. 
Motion made by Jerry Jones, seconded by Braden Schmidt 
Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 
Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 

PUBLIC HEARINGS 

5. Application for Conditional Use with exceptions by Mee Y. Lee to operate Hmong Delights Bakeshop at 
827 Michigan Avenue. 

No public comment. 

6. Application for Conditional Use Permit with exceptions by Joel Pipkorn to construct a five-unit 
townhome building on the east side of S. Business Drive (parcel # 59281430782). 

No public comment. 

7. General Development Plan amendment by Malibu Apartments, LLC to construct the Malibu Apartments 
on parcel 59281318390.  PUD Planned Unit Development Zone. 

Andrew Bauman spoke about the access for the kiters, traffic/parking and control city infrastructure to 
keep the beach as nature as possible. 

MOTION TO CLOSE THE PUBLIC HEARING. 
Motion made by Alderperson John Belanger, seconded by Jerry Jones 
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Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 
Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 

Motion carried. 

ITEMS FOR DISCUSSION AND POSSIBLE ACTION 

8. Res. No. 77-24-25 by Alderpersons Belanger and Ramey approving the final plat of the 29th Street 
Subdivision located east of St. Nicholas Hospital on North 29th Street between Superior Avenue and 
Saemann Avenue. REFER TO CITY PLAN COMMISSION 

MOTION TO RECOMMEND APPROVAL TO THE COMMON COUNCIL ADOPT THE ORDINANCE. 
 Motion made by Alderperson John Belanger, seconded by Jerry Jones 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 
 
 Motion carried. 

9. Application for Conditional Use with exceptions by Mee Y. Lee to operate Hmong Delights Bakeshop at 
827 Michigan Avenue. 

 
 MOTION TO APPROVE WITH THE FOLLOWING CONDTIONS 
 Motion made by Alderperson John Belanger, seconded by Kimberly Meller 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 
 

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. 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. 

3. Outdoor storage of materials, products or equipment shall be prohibited. 
4. Any new lighting shall be installed per Section 105-932 of the City of Sheboygan Zoning Ordinance.  

There shall be no spillover light onto adjacent properties or the streets. 
5. 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.   

6. No outdoor seating is permitted in the Michigan Avenue sidewalk area without obtaining the required 
Sidewalk Café permit. 

7. 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. 

8. 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. 

Motion carried. 

10. Application for Conditional Use Permit with exceptions by Joel Pipkorn to construct a five-unit 
townhome building on the east side of S. Business Drive (parcel # 59281430782). 
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 MOTION TO APPROVE WITH THE FOLLOWING CONDTIONS 
 Motion made by Alderperson John Belanger, seconded by Jerry Jones 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 
 

1. Prior to building permit issuance, the applicant shall obtain all licenses and permits as well as meet 
all required codes including but not limited to building, plumbing, electrical, HVAC, fire, water, sewer, 
storm drainage, health, DNR, State of Wisconsin, etc. (Applicant shall be in contact with building 
inspection, fire, police, etc.).  An occupancy permit will be granted only at such time as the applicant 
has met all requirements.  

2. Applicant is responsible to ensure that the proposed buildings are meeting all Federal, State and 
Local codes pertaining to hazardous materials and contamination. 

3. Submittal/approval of a proposed storm drainage plan prior to building permit issuance. 
4. Submittal and approval of a landscape plan prior to building permit issuance.  Landscape plan shall 

provide a legend that shows how the four (4) landscape criteria are being met (create a legend along 
with the landscape plan site plan).  Landscaping shall be installed prior to issuance of an occupancy 
permit. 

5. In addition to the landscape plan, applicant will work with staff with regards to installation of street 
trees along the property’s street frontages (number, type, location, etc.). The street trees will be 
provided on the landscape plan and are in addition to the required development landscape plan 
points (not counted as landscape plan points). If any street trees are removed for the project, the 
applicant will be required to reinstall those street trees. 

6. Concrete and gravel surfaces that are not being improved, including, but not limited to, the existing 
drive and concrete pool/deck, are to be removed and landscaped with grass and/or approved 
landscaping. 

7. Outdoor storage of materials, products or equipment shall be prohibited.  
8. Any fencing/retaining wall shall be installed per Section 105-945 of the City of Sheboygan Zoning 

Ordinance. 
9. All new lighting shall be installed per Section 105-932 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. 

10. All areas used for parking/maneuvering of vehicles shall be paved. 
11. All areas that are not required to be paved shall be landscaped with grass and/or approved 

landscaping. 
12. Any new ingress/egress driveway openings shall be improved to standard City specifications.  All 

existing access drives that are no longer used shall be removed and improved to standard City 
specifications. 

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

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, 
relocation of street lights, grading, etc.). 

15. Applicant will provide adequate public access along all streets and sidewalks and will take all 
appropriate actions to minimize the time period that adjacent properties and streets/sidewalks are 
impacted by the development (utilities, streets, etc.). 

16. Applicant shall immediately clean any and all sediments, materials, tracking, etc. that may be spilled 
off-site on private or public lands and streets. 

17. Streets and infrastructure damaged and/or disturbed during construction of all private and/or public 
improvements shall be promptly repaired by the applicant. 
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18. Applicant is responsible for working with all private and public utilities in order to adequately service 
this apartment complex development proposal (applicant will need to provide the necessary 
easements and/or relocate utilities as necessary). 

19. City Development staff will issue a building permit only if the applicant has adequately satisfied all 
concerns related to the Sheboygan Water Utility. 

20. City Development staff will issue a building permit only if the applicant has adequately satisfied all 
concerns related to the Sheboygan Fire Department, including but not limited to fire lane access at 
the site, sprinkler systems, hydrants, water pressures, etc. 

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

22. If the applicant does not proceed with either phase, the applicant shall grade and landscape/grass 
all private and public lands/property, temporary roads, temporary access drives, etc. 60 days after 
the City is notified that the applicant is not proceeding. Within this same 60 day period, the 
applicant shall also be required to remove any permanent/temporary off-premise signage, 
structures, etc. from this parcel. 

23. 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 application reflecting those amendments. 

Exceptions granted: 

 From the street yard setback requirements 

 To the landscape points required and to the required location of said plantings. Landscape Plan 
still required and required points must be met. 

 
Motion carried. 

11. General Development Plan amendment by Malibu Apartments, LLC to construct the Malibu Apartments 
on parcel 59281318390.  PUD Planned Unit Development Zone. 

 MOTION TO APPROVE WITH THE FOLLOWING CONDITIONS. 
 Motion made by Alderperson John Belanger, seconded by Kimberly Meller 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, 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, water, sewer, 
storm drainage, health, etc. (Applicant shall be in contact with building inspection, fire, police, etc.).  
An occupancy permit will be granted only at such time as the applicant has met all requirements. 

2. Submittal and approval of a proposed storm drainage plan prior to building permit issuance. 
3. Dumpster enclosure shall be completed prior to issuance of an occupancy permit for the apartment 

building to be occupied. 
4. Outdoor storage of materials, products or equipment shall be prohibited.  
5. 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.). 
6. All areas used for parking/maneuvering of vehicles shall be paved. 
7. All areas that are not required to be paved shall be landscaped with grass and/or approved 

landscaping. 
8. Any new ingress/egress driveway openings and any drives to be closed or modified shall be improved 

to standard City specifications.  
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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, new and 
old ingress/egress driveway openings, curb, gutter, sidewalk, pavement, utilities, street trees, etc.). 

10. Applicant will provide adequate public access along all streets and sidewalks and will take all 
appropriate actions to minimize the time period that adjacent properties and streets/sidewalks are 
impacted by the development (utilities, streets, etc.).   

11. Applicant shall immediately clean any and all sediments, materials, tracking, etc. that may be spilled 
off-site on private or public lands and streets. 

12. Streets and infrastructure damaged and/or disturbed during construction of all private and/or public 
improvements shall be promptly repaired by the applicant. 

13. 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, art, etc. 

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

15. City Development staff will issue a building permit only if the applicant has adequately satisfied all 
concerns related to the Sheboygan Fire Department, including but not limited to fire lane access at 
the site, sprinkler systems, hydrants, water pressures, etc. 

16. Owner/Developer and City understand that the landscape plan is to be installed in phases. 
17. Owner/Developer is responsible for installation of the entire approved landscape plan. If the 

owner/developer elects to amend the landscape plan in any fashion, the owner/developer shall 
resubmit an amended plan to Department of City Planning & Development for approval. 

18. Plantings located around all ingress/egress of the site shall be maintained to not interfere with 
vehicular/pedestrian traffic. 

19. Plantings located around the Fire Department Connection must be maintained to make sure that it 
is accessible at all times. 

20. Plantings located by light poles should be maintained to keep areas well lite. 
21. The Department of Planning & Development must inspect the landscaping. Failure to comply with 

any of the above conditions may require the removal and replanting of plants.  
22. All plantings will need to be maintained per Section 105-894(b) Maintenance. 
 

If there are any amendments to the approved GDP the applicant will have to submit an amended GDP for 

review that accurately reflects any and all proposed changes. 

Motion carried. 

12. Specific Implementation Plan amendment by Malibu Apartments, LLC to construct the Malibu 
Apartments on parcel 59281318390.  PUD Planned Unit Development Zone. 

 MOTION TO APPROVE WITH THE FOLLOWING CONDITIONS. 
 Motion made by Alderperson John Belanger, seconded by Jerry Jones 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, 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, water, sewer, 
storm drainage, health, etc. (Applicant shall be in contact with building inspection, fire, police, etc.).  
An occupancy permit will be granted only at such time as the applicant has met all requirements. 

2. Submittal and approval of a proposed storm drainage plan prior to building permit issuance. 
3. Dumpster enclosure shall be completed prior to issuance of an occupancy permit for the apartment 

building to be occupied. 

7

Item 4.



4. Outdoor storage of materials, products or equipment shall be prohibited.  
5. 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.). 
6. All areas used for parking/maneuvering of vehicles shall be paved. 
7. All areas that are not required to be paved shall be landscaped with grass and/or approved 

landscaping. 
8. Any new ingress/egress driveway openings and any drives to be closed or modified shall be improved 

to standard City specifications.  
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, new and 
old ingress/egress driveway openings, curb, gutter, sidewalk, pavement, utilities, street trees, etc.). 

10. Applicant will provide adequate public access along all streets and sidewalks and will take all 
appropriate actions to minimize the time period that adjacent properties and streets/sidewalks are 
impacted by the development (utilities, streets, etc.).   

11. Applicant shall immediately clean any and all sediments, materials, tracking, etc. that may be spilled 
off-site on private or public lands and streets. 

12. Streets and infrastructure damaged and/or disturbed during construction of all private and/or public 
improvements shall be promptly repaired by the applicant. 

13. 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, art, etc. 

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

15. City Development staff will issue a building permit only if the applicant has adequately satisfied all 
concerns related to the Sheboygan Fire Department, including but not limited to fire lane access at 
the site, sprinkler systems, hydrants, water pressures, etc. 

16. Owner/Developer and City understand that the landscape plan is to be installed in phases. 
17. Owner/Developer is responsible for installation of the entire approved landscape plan. If the 

owner/developer elects to amend the landscape plan in any fashion, the owner/developer shall 
resubmit an amended plan to Department of City Planning & Development for approval. 

18. Plantings located around all ingress/egress of the site shall be maintained to not interfere with 
vehicular/pedestrian traffic. 

19. Plantings located around the Fire Department Connection must be maintained to make sure that it 
is accessible at all times. 

20. Plantings located by light poles should be maintained to keep areas well lite. 
21. The Department of Planning & Development must inspect the landscaping. Failure to comply with 

any of the above conditions may require the removal and replanting of plants.  
22. All plantings will need to be maintained per Section 105-894(b) Maintenance. 
 

If there are any amendments to the approved SIP the applicant will have to submit an amended SIP for 

review that accurately reflects any and all proposed changes. 

Motion carried. 

NEXT MEETING 

13. October 15, 2024 

The next meeting is scheduled to be held on October 15, 2024. 

ADJOURN 
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14. Motion to Adjourn 
 
 MOTION TO ADJOURN AT 4:18 PM 
 Motion made by Jerry Jones, seconded by Alderperson John Belanger 
 Voting yea: Mayor Ryan Sorenson, Alderperson John Belanger, Marilyn Montemayor, Public Works 

Director Travis Peterson, Jerry Jones, Braden Schmidt and Kimberly Meller 
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 CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Application for Conditional Use with exceptions by Sara Wolske to 
construct a new apartment at 1211 Superior Avenue.  UC zone 
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 7, 2024    MEETING DATE:  October 15, 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:  
 
Sara Wolske is proposing to construct a new 1211 Superior Avenue. The applicant states the 
following about the project: 
 

 I would like to remodel 1211 Superior Ave to a residential dwelling space. 

 The space was used as a dentist office occupied by David Coulter. Dr. Coulter retired 
and now the space is vacant and without interest in renting for a commercial space. 

 There is some interest in using it as a residential dwelling space. 

 The projected number of residents is 2.  

 The proposed number of dwelling units is one with approximately 1,000 square feet.  

 Parking for approximately 10 vehicles is available behind the building. 

 There is a sidewalk in the front of the building and a dumpster is available in the alley 
behind the building. 

 This is a pre-existing building and is a well-constructed one-story property with a 
basement.  

 The renovation will consist of removing some of the interior walls to open up the space 
to make it more usable. It is currently very compartmentalized.  

 No exterior renovations will be done. 

 Off street parking will be designated in the parking lot behind the building.  

 No signage is necessary.  
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 Project time line depending on when buildout quotes and contractor walk through to 
make sure everything is up to code would potentially be completed by December 2024. 

 The exact cost of the project is not yet known. Estimate is $30,000. 

 This dwelling would be compatible with the adjacent properties as there are both 
residential and commercial properties in the area. 

 The proposed conditional use is in harmony with the policies and standards of the City 
of Sheboygan in that the location is both commercial and residential. Also, there is a 
better chance of utilizing and occupying the property as residential at this time. 

 There are too many vacant commercial properties in Sheboygan and many of them 
continue to be vacant and potentially not cared for in the same manner when there is a 
tenant. 

 It will not result in any substantial or undue adverse impact on nearby property, the 
character of the neighborhood, environment, traffic, parking, public improvements, 
public property or rights of way. 

 I believe this development will enhance the area and property. 

 

STAFF COMMENTS:  
 
The applicant will need to work with the building inspection department regarding the 
conversion of the vacant space into an apartment.  Occupancy shall be granted only at such 
time as all permits and codes have been met. 
 
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, 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, 
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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. 

 
ATTACHMENTS: 
 
Conditional Use Permit Application 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 Jeff Rittenhouse to 
construct new 2nd floor apartments at 1226 N. 8th Street (parcel # 59281102680).  CC zone 
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 4, 2024          MEETING DATE:  October 15, 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:  
 
Jeff Rittenhouse is proposing to construct new 2nd floor apartments at 1226 N. 8th Street.  The 
applicant states the following about the project: 
 

 I would like to add 1-6 (1-2) bedroom apartments on the top of an existing building 
located at 1226 N. 8th. This would Include the vacant existing portion of the building 
and build out over the top of the existing building lower level, essentially building on top 
of the lower levels roof. 

 I am bringing this before the board before I spend a lot of time and money on Architects, 
engineers, and contractors to ensure that the city is on board with my idea and believe 
in my idea. If the board approves I will meet with architects and come up with a plan 
that will be within the 1-6 units desired, and present that to the architectural review board 
for their approval.  

 The lower level contains retail and beauty shops. 

 This site was selected because housing is needed in Sheboygan and the upper level of 
this building is vacant at this time.  

 1-6 dwelling units are being proposed, that will be based upon the architect and 
engineers, as plumbing, electrical and loading will have to be considered.  

 I would like large windows and a balcony for all units if possible. 

 Units will be middle to higher end units. 

 Existing exterior will be removed in favor of a more modern look. 

 There is ample parking space for at least 2 spots per unit.  
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 Signage will likely be on the exterior upper units, determined by the architect. 

 Projected time line would likely be 6-12 months and looking at a budget of $400,000-
$500,000, based upon number of units.  

 I chose residential units over commercial units because I believe there is an actual need 
within the city, and not so much for commercial units. 

 I believe these units will serve the community well as bring more people living downtown 
and lead to higher traffic to restaurants and retail shops around the property. 

 

STAFF COMMENTS:  
 
The applicant will need to work with the building inspection department regarding the 
conversion of the 2nd floor space into apartments.  Occupancy shall be granted only at such 
time as all permits and codes have been met. 
 
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, 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.   
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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. 

 
ATTACHMENTS: 
 
Conditional Use Permit Application and required attachments. 
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A. Apartments on 8th & Michigan 

B. I would like to add 1-6 (1-2) bedroom apartments on the top of an existing building 

located at 1226 N. 8th. This would Include the vacant existing portion of the building and 

building out over the top of the existing building lower level, essentially building on top 

of the lower levels roof. I am bringing this before the board before I spend a lot of time 

and money on Architects, engineers, contractors to ensure that the city is on board with 

my idea and believe in my idea. If the board approves I will meet with architects and 

come up with a plan that will be within the 1-6 units desired, and present that to the 

architectural review board for their approval.  

C. Existing use: The lower level contains retail and beauty shops. 

D. This site was selected because I believe housing is needed in Sheboygan and the upper 

level of this building is vacant at the time.  

E. I purpose 1-6 dwelling units, that will be based upon the architect and engineers, as 

plumbing, electrical and loading will have to be considered.  

F. I would like large windows and a balcony for all units if possible. Units will be middle to 

higher end units. Existing exterior will be removed in favor of a more modern look, again 

a lot of this hinges on approval and the architect.  

G. There Is ample parking spaces for atleast 2 spots per unit.  

H. Signage will likely be on the exterior upper units again determined by the architect. 

I. Projected time line would likely be 6-12 months and looking at a budget of $400,000-

$500,000 again based upon number of units.  

J. I choose residential units over commercial units because I believe there is an actual need 

within the city, and not so much for commercial units. 

K. I believe these units will serve the community well as it will bring more people living 

downtown and lead to higher traffic to restaurants and retail shops around the property. 
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 CITY OF SHEBOYGAN 
 

REQUEST FOR CITY PLAN COMMISSION CONSIDERATION 
 

ITEM DESCRIPTION:  Application for Conditional Use with exceptions by Sara Wolske to 
construct a new apartment at 1211 Superior Avenue.  UC zone 
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 7, 2024    MEETING DATE:  October 15, 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:  
 
Sara Wolske is proposing to construct a new 1211 Superior Avenue. The applicant states the 
following about the project: 
 

 I would like to remodel 1211 Superior Ave to a residential dwelling space. 

 The space was used as a dentist office occupied by David Coulter. Dr. Coulter retired 
and now the space is vacant and without interest in renting for a commercial space. 

 There is some interest in using it as a residential dwelling space. 

 The projected number of residents is 2.  

 The proposed number of dwelling units is one with approximately 1,000 square feet.  

 Parking for approximately 10 vehicles is available behind the building. 

 There is a sidewalk in the front of the building and a dumpster is available in the alley 
behind the building. 

 This is a pre-existing building and is a well-constructed one-story property with a 
basement.  

 The renovation will consist of removing some of the interior walls to open up the space 
to make it more usable. It is currently very compartmentalized.  

 No exterior renovations will be done. 

 Off street parking will be designated in the parking lot behind the building.  

 No signage is necessary.  
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 Project time line depending on when buildout quotes and contractor walk through to 
make sure everything is up to code would potentially be completed by December 2024. 

 The exact cost of the project is not yet known. Estimate is $30,000. 

 This dwelling would be compatible with the adjacent properties as there are both 
residential and commercial properties in the area. 

 The proposed conditional use is in harmony with the policies and standards of the City 
of Sheboygan in that the location is both commercial and residential. Also, there is a 
better chance of utilizing and occupying the property as residential at this time. 

 There are too many vacant commercial properties in Sheboygan and many of them 
continue to be vacant and potentially not cared for in the same manner when there is a 
tenant. 

 It will not result in any substantial or undue adverse impact on nearby property, the 
character of the neighborhood, environment, traffic, parking, public improvements, 
public property or rights of way. 

 I believe this development will enhance the area and property. 

 

STAFF COMMENTS:  
 
The applicant will need to work with the building inspection department regarding the 
conversion of the vacant space into an apartment.  Occupancy shall be granted only at such 
time as all permits and codes have been met. 
 
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, 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, 
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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. 

 
ATTACHMENTS: 
 
Conditional Use Permit Application 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 Jeff Rittenhouse to 
construct new 2nd floor apartments at 1226 N. 8th Street (parcel # 59281102680).  CC zone 
 

REPORT PREPARED BY: Ellise Rose, Associate Planner 
 

REPORT DATE:  October 4, 2024          MEETING DATE:  October 15, 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:  
 
Jeff Rittenhouse is proposing to construct new 2nd floor apartments at 1226 N. 8th Street.  The 
applicant states the following about the project: 
 

 I would like to add 1-6 (1-2) bedroom apartments on the top of an existing building 
located at 1226 N. 8th. This would Include the vacant existing portion of the building 
and build out over the top of the existing building lower level, essentially building on top 
of the lower levels roof. 

 I am bringing this before the board before I spend a lot of time and money on Architects, 
engineers, and contractors to ensure that the city is on board with my idea and believe 
in my idea. If the board approves I will meet with architects and come up with a plan 
that will be within the 1-6 units desired, and present that to the architectural review board 
for their approval.  

 The lower level contains retail and beauty shops. 

 This site was selected because housing is needed in Sheboygan and the upper level of 
this building is vacant at this time.  

 1-6 dwelling units are being proposed, that will be based upon the architect and 
engineers, as plumbing, electrical and loading will have to be considered.  

 I would like large windows and a balcony for all units if possible. 

 Units will be middle to higher end units. 

 Existing exterior will be removed in favor of a more modern look. 

 There is ample parking space for at least 2 spots per unit.  
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 Signage will likely be on the exterior upper units, determined by the architect. 

 Projected time line would likely be 6-12 months and looking at a budget of $400,000-
$500,000, based upon number of units.  

 I chose residential units over commercial units because I believe there is an actual need 
within the city, and not so much for commercial units. 

 I believe these units will serve the community well as bring more people living downtown 
and lead to higher traffic to restaurants and retail shops around the property. 

 

STAFF COMMENTS:  
 
The applicant will need to work with the building inspection department regarding the 
conversion of the 2nd floor space into apartments.  Occupancy shall be granted only at such 
time as all permits and codes have been met. 
 
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, 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.   
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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. 

 
ATTACHMENTS: 
 
Conditional Use Permit Application and required attachments. 
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A. Apartments on 8th & Michigan 

B. I would like to add 1-6 (1-2) bedroom apartments on the top of an existing building 

located at 1226 N. 8th. This would Include the vacant existing portion of the building and 

building out over the top of the existing building lower level, essentially building on top 

of the lower levels roof. I am bringing this before the board before I spend a lot of time 

and money on Architects, engineers, contractors to ensure that the city is on board with 

my idea and believe in my idea. If the board approves I will meet with architects and 

come up with a plan that will be within the 1-6 units desired, and present that to the 

architectural review board for their approval.  

C. Existing use: The lower level contains retail and beauty shops. 

D. This site was selected because I believe housing is needed in Sheboygan and the upper 

level of this building is vacant at the time.  

E. I purpose 1-6 dwelling units, that will be based upon the architect and engineers, as 

plumbing, electrical and loading will have to be considered.  

F. I would like large windows and a balcony for all units if possible. Units will be middle to 

higher end units. Existing exterior will be removed in favor of a more modern look, again 

a lot of this hinges on approval and the architect.  

G. There Is ample parking spaces for atleast 2 spots per unit.  

H. Signage will likely be on the exterior upper units again determined by the architect. 

I. Projected time line would likely be 6-12 months and looking at a budget of $400,000-

$500,000 again based upon number of units.  

J. I choose residential units over commercial units because I believe there is an actual need 

within the city, and not so much for commercial units. 

K. I believe these units will serve the community well as it will bring more people living 

downtown and lead to higher traffic to restaurants and retail shops around the property. 
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CITY OF SHEBOYGAN 

R. O.   66-24-25 

 

BY CITY ADMINISTRATOR CASEY BRADLEY. 

 

      OCTOBER 7, 2024. 

 

 Submitting Capital Improvements Program (CIP) Requests for the years 2025-2029. 
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