
MINUTES 

 
CITY PLAN COMMISSION 

City Plan Commission, Tuesday, March 23, 2010 at 4:00 P.M. in the Third Floor Conference Room of 
City Hall, 828 Center Avenue.  Mayor Bob Ryan presided. 
 
Present: Mayor Ryan, Steve Hemsing, John Van Der Male, Ald. Mark Hanna and Bert Guillette 
 
Excused: Ryan Sazama and Jerry Jones 
 
Staff present:  Paulette Enders and Steve Sokolowski 
 
Others present: Patti Cedzo, Karen Boll, Ald. Marilyn Montemayor, Gail Barkelar, Paul 

Mentink, Tom Laiken, Rose Marie Wilke-Hassman, Janice Dekanich, Bob 
Gorges, Scott Matula, Simon Madrigal, Ald. Julie Kath, Clark and Nicolette 
Robinson, Dan Wilson, Wayne Toedter and Ald. Joe Heidemann 

 
The Pledge of Allegiance was recited. 
 

 
Approval of minutes of March 9, 2010 meeting. 

Ald. Hanna moved, John Van Der Male seconded to approve the minutes of the March 9, 2010 meeting.  
The motion passed unanimously. 
 

Staff requested this matter be held. 

Conditional Use Permit application by Marshall Sign, LLC to install new wall signage for the Duke of 
Devon located at 739 Riverfront Drive. 

Ald. Hanna moved, John Van Der Male seconded to hold.  The motion passed unanimously. 

Paul Mentink was present to discuss this matter with the Commission. 

Conditional Use Permit and variance application by Abacus Architects for the installation of signs and a 
new pick-up window at the Pizza Ranch Restaurant, 3518 Kohler Memorial Drive. 

 
The applicant is proposing to install one new 168 square foot pylon sign with a LED message center and 
will be 27 feet high.  There will be two new 90 square foot wall signs on the east and south elevation and 
one 6 square foot projecting sign above the pick-up window. 
 
The new pick-up window will be located on the east side of the restaurant.  It is not a drive-thru but a 
pick-up window for previously placed orders. 
 
Following due consideration, Ald. Hanna moved, Bert Guillette seconded to approve with the following 
conditions: 
 



1. Applicant shall obtain the necessary sign permit prior to installation.   
2. All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning 

Ordinance.  There shall be no spillover light onto adjacent properties or the streets. 
3. Applicant shall meet Sections 15.804(a) and (c) of the City of Sheboygan Zoning Ordinance 

relating to signage and pedestrian/ traffic safety and sign timing/cycles.  No signs containing 
flashing, intermittent or moving sections or intermittent or flashing lights shall be permitted. 

4. Maximum height of the pylon sign is 27 feet. 
5. Support poles of pylon sign shall be boxed in with material and colors that match the restaurant 

materials and colors. 
6. The pick-up window shall be designed so as to not impede or impair vehicular and pedestrian 

traffic movement, or exacerbate the potential for pedestrian/vehicular conflicts. 
 
The motion passed unanimously. 
 

Following due consideration, Ald. Hanna moved, John Van Der Male seconded to recommend approval.  
The motion passed unanimously. 

R. O. No. 471A-09-10 submitting a communication from Bernard Rammer, Sheboygan County 
Purchasing Agent, dedicating County land to the City of Sheboygan for North 29th Street right-of-way 
purposes. 

Simon Madrigal and Scott Matula were present to discuss this matter with the Commission. 

Conditional Use Permit and variance application by El Camino Restaurant to construct an addition to 823 
Michigan Avenue. 

The applicant is proposing to construct a new 4,200 square foot addition on the east side of the existing 
restaurant.  There will also be a new second floor outdoor seating area consisting of 1,440 square feet and 
will be open weather permitting.  There are 12 existing parking spaces and they will be constructing 7 
new parking spaces for a total of 19 parking spaces. 
 
The site plan shows that the existing fence on the east side of the proposed addition is to be removed.  The 
applicant may only remove the fence if it is located on their property (may not remove if located on the 
neighbor’s property without the neighbor’s permission).  Prior to removing fence, applicant shall verify 
that the fence is located on their property.  
 
Following due consideration, Ald. Hanna moved, John Van Der Male seconded to recommend approval 
with the following conditions: 
 

1. Submittal and approval of a proposed storm drainage plan. 
2. Submittal/approval of a proposed landscape plan that provides a legend that shows how the four 

(4) landscape criteria are being met (create a legend along with the landscape plan site plan).   
3. Dumpster(s) shall be screened/enclosed and constructed of like materials and colors of the 

facility. 
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, satellite dishes, etc.). 
6. All new lighting shall be installed per Section 15.707 of the City of Sheboygan Zoning Ordinance 

(site lighting, building lighting, signage, etc.).  There shall be no spillover light onto adjacent 
properties or the streets. 



7. All areas used for parking or maneuvering of vehicles shall be paved prior to issuance of an 
occupancy permit. 

8. All areas not used for parking or maneuvering shall be landscaped. 
9. Applicant shall obtain the necessary conditional use/sign permits prior to installation. 
10. 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, etc. 

11. Prior to building permit issuance the applicant shall provide documentation that all property line 
issues have been resolved (the addition is proposed to be located over the shared common 
property line – this common property line must be eliminated in order to construct the addition as 
proposed because a building may not cross a property line). 

12. Applicant shall amend their existing liquor license as necessary. 
13. If there are any amendments to the approved site plan, the applicant will be required to submit a 

new conditional use application reflecting those amendments. 
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, curb, gutter, sidewalk, pavement, utilities, etc.). 

15. Applicant will provide adequate public access along Michigan Avenue and will take all 
appropriate actions to minimize the time period that these sidewalks and streets will be 
closed/affected. 

16. The site plan shows that the existing fence on the east side of the proposed addition is to be 
removed.  The applicant may only remove the fence if the fence is located on the El Camino 
property (may not remove if located on the neighbor’s property without the neighbor’s 
permission).  Prior to removing the fence, applicant shall verify that the fence is located on their 
property. 

 
The motion passed unanimously. 
 

 

Conditional Use Permit and variance application by Millennium Properties, Inc. for interior alterations to 
a legal nonconforming use by adding a new bathroom and by expanding the existing viewing area in Club 
Michigan, 908 Michigan Avenue. 

Tom Laiken was present to discuss this matter with the Commission. 
The applicant is proposing to construct a new 112 square foot men’s bathroom.  The existing men and 
women’s bathroom will be converted into just a women’s bathroom. Construction of the new men’s 
bathroom will reduce the viewing area by 112 square feet.  The applicant is proposing to add an 
additional 112 square feet of viewing area.  The overall square footage of the viewing area would be the 
same, proposal will not increase the overall footage of the viewing area. 
 
Following due consideration, Ald. Hanna moved, Bert Guillette seconded to approve with the following 
conditions: 
 

1. Prior to operation/occupancy, the applicant shall obtain all licenses and occupancy permits as 
well as meet all required codes including but not limited to building, plumbing, electrical, HVAC, 
fire, health, etc. 

2. The applicant is permitted to increase the viewing area along the rear/north wall a maximum of 
112 square feet (8 by 14) as depicted by the approved site plan (this wall presently has an 8 foot 
offset and the applicant is looking to make this wall flush by adding 8 additional feet of viewing 
area).  The applicant is permitted to increase the viewing area in such a manner because the new 



112 square foot men’s bathroom is proposed to be constructed in the existing viewing area.  Thus, 
the overall square footage of the viewing area is the same – the proposal will not increase the 
overall footage of the viewing area. 

 
The motion passed unanimously. 
 

 

Conditional Use Permit and variance application by Jos. Schmitt & Sons Const. to create four lots 
through the Certified Survey Map process at 3014 Erie Avenue. 

Patti Cedzo, Karen Boll, Gail Barkelar, Janice Dekanich, Bob Gorges, Clark and Nicolette Robinson and 
Wayne Toedter were present to discuss this matter with the Commission.  The applicant, Steve Schmitt, 
was not present. 
 
The Certified Survey Map would create the following lots: 
 

• Lot 1:
 

  6.3 acre parcel – vacant, undeveloped land.  

• Lot 2:

 

  2.7 acre parcel – this parcel houses the north Sunny Ridge facility and will likely be sold 
to Real Estate Equities who intends on converting the facility into a senior apartment complex. 

• Lot 3:
 

  2.4 acre parcel - vacant, undeveloped land. 

• Lot 4:
 

  1.34 acre parcel - vacant, undeveloped land. 

Parcel 2 will be sold to Real Estate Equities to convert the north Sunny Ridge facility into senior 
apartments.  Any future development on the other parcels will have to be reviewed by the Plan 
Commission and property owners within 100 feet will likely be notified. 
 
Neighbors attending the meeting expressed concern regarding future drainage, the condition of North 29th 
Street, sewer issues on North 29th Street, impact on traffic in the area and the future development on the 
undeveloped land on the site. 
 
Mayor Ryan indicated the City staff will look at North 29th Street regarding the sewer and street issues. 
 
Following due consideration, Bert Guillette moved, Steve Hemsing seconded to approve with the 
following conditions: 
 

1. The City of Sheboygan Building Inspection and City Development Departments are acceptable to 
the present arrangement as proposed/discussed (concerning the nursing home use, the sharing of 
mechanicals between structures, having zero lot line structures, ingress/egress, parking, etc), 
however, at such time there is a different use and/or different owner’s of the north and south 
former Sunny Ridge facilities, the owner’s of will be responsible for obtaining all required 
permits to bring the structures and land uses up to code (including but not limited to land use 
permits, building permits, engineering permits, utility permits, etc.). 

2. The Building Inspection Department will defer to the State of Wisconsin Department of Health 
and Social Services (DHSS) and their license requirements. 

3. All areas/floors not being used in either the north or south buildings shall still have active 
sprinkler and alarm systems. 

4. The CSM will be approved/signed by the City of Sheboygan only at such time as Jos. Schmitt 
and Sons Const. Co., Inc. is able to provide City staff with the appropriate documentation that all 



ingress/egress and shared parking easements have been completed guaranteeing access and 
parking for those lots sharing access and parking. 

5. The CSM will be signed by the City of Sheboygan only at such time as the applicant is able to 
provide City staff with the appropriate documentation that Jos. Schmitt and Sons Const. Co., Inc. 
owns the parcel proposed to be divided. 

  
Variances granted: 

• Zero (0) foot rear yard setback where a minimum rear yard setback of 25 feet is required. 
• Zero (0) foot paving setback on the west lot line of Lot 3 that runs through the parking 

lot/retaining wall and the parking/access drive shared by lots 2 and 4 on the east side of the site 
where a minimum paved surface of five (5) feet is required. 

 
The motion passed unanimously. 
 
Being no further business, the meeting adjourned at 4:45 P.M. 
 
 
 
Carol Rudie 
Recording Secretary 


