


 

 

 

 

City of Sheboygan Conditional Use Committee, 

 

This letter is to explain Sheboygan Christian School’s (SCS) request for a variance of the 50 

foot setback code for use on our outdoor athletic facilities, namely our varsity soccer field and 

the installation of bleachers and a press box. 

 

We seek to install these items on the west side of the soccer field as this is considered best 

practice. Soccer games are played in the fall after school and, since the sun sets in the west, 

fans need to be oriented on the west side of the soccer field so that they can see the action (not 

stare into a setting sun).  

 

Existing use 

SCS has a strong history of a successful soccer program. We have 5 state championships in 

program history and are regularly competitive in the Big East conference. Our western-most 

varsity soccer field currently has bleachers installed. This proposal seeks to replace the existing 

two sets of bleachers with three sets of bleachers and a press box.  

 

Most of the fans attending games currently either stand on the sidelines or bring their own lawn 

chairs. This proposal seeks to provide more seating for home and visiting fans at SCS soccer 

games.  

 

Proposed use  

SCS has been the recipient of a donation of a press box and three sets of bleachers from a 

sister school in Elmhurst, IL. SCS volunteers moved these items from IL to the SCS parking lot 

where they currently sit. We seek to install them at the same location of the existing bleachers.  

 

Photo of bleachers/press box as they were installed at the previous school: 

 



Services/Products to be provided
SCS hosts approximately 12-15 home soccer games annually. This field enhancement wouldn’t
increase the number of home game events.

Projected number of residents/employees, and/or daily customers
The same number of students, parents, visiting fans, etc. that we regularly serve every year
since the inception of our soccer program decades ago.

Proposed number of dwellings, floor area, landscape area, and parking area expressed in
square feet and acreage to the nearest one-hundredth of an acre
No change from current.

Description of proposed building and all new site improvements
This field enhancement seeks to improve the fan experience through better, more accessible
facilities. As shown in the photo, the aluminum bleachers and vinyl siding press box would
beautify the site and improve the fan experience for home games.



Written description of proposed general orientation, design, arrangement, texture,
material and color of the building or structure and how it is compatible with the
development and redevelopment around the area

As specified above, the orientation is on the west side of the soccer field sitting on the existing
footprint of the currently installed bleachers. Shown in the diagram below, the elongated
rectangles are the existing bleacher concrete pads. You can see the proposed bleachers sit on
the same line (no closer/no further away from the soccer field) and their size and scale as
compared to what currently exists.

Because of the orientation/size of the new bleachers and the press box which sits elevated on a
steel substructure behind the middle set of bleachers, the encroachment on the property line
increases in order to install them in the right place.

Explanation of any interior and/or exterior renovations
The current walk up to these bleachers is on an old limestone track that surrounds the field. This
has been overgrown with weeds. We are also planning to till up the walk-up to the bleachers so
that it is back to its original limestone walk-way. This is part of the beautification plan for the site.



Sufficient off-street parking
No change from current.

Proposed signage
No change from current.

Project timeline and estimated value of project
Timeline would be ASAP- we would like to have this installed for the fall soccer season. We are
the defending state champions and we would like to reward the student athlete success with a
better home game atmosphere.

Value- bleachers and press box, concrete, etc. is valued at approximately $150,000

Compatibility of the proposed use and design with adjacent and other properties in the
area
SCS shares a property line with a series of residential properties to our west. The school
predates any home construction to our west and families that purchased these homes know that
they border a school. Families in homes in this particular area know that their homes border a
soccer field. We would suggest that the replacement of bleachers with newer, better looking
bleachers, and the installation of a press box can be considered reasonable for a varsity
athletics facility. For instance, both North and South High Schools have similar (though much
larger) west-side-of-field setups comparable to what we are proposing.

The proposed use doesn’t change what is already being done at home game events, it merely
enhances the home game events.

How will you ensure that the business will not become a nuisance to adjacent properties
(i.e. parking, noise, smells, hours of operations, etc.
No different parking, noise, smells, or hours of operation than what we currently do. The press
box will have speakers, but we will ensure that the sound doesn’t negatively impact the area
behind the press box area.

Other information that would be considered pertinent by the Plan Commission
A likely question involves use of field lights. We have no current plans for installation/use of
permanent field lights.
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Good Morning- 
 
My name is Travis Gahagan, my parents house is 3735 South 10th Street here in Sheboygan.  They built 
this house and have lived in the house the past 29 years.  We are the West side neighbors to Sheboygan 
Christian School's soccer field.  The proposed permit request for "used" bleachers and "used" Press Box 
will sit directly squared up with my parents backyard, please see attached current view of my parents 
yard and the "used" Press Box proposed to go in that view.  I would like this email to be a part of the 
meeting notes and strike against the request. 
 
I was born and raised in Sheboygan and still live today with my own family in Sheboygan on the South 
side. When my parents received a letter dated 9/6 and a school Rep from Christian High stopped over 
9/12 we were a bit taken off guard here.  The meeting is today 9/13/22 at 4:00. How is that enough time 
to get any information or do some research on this issue and have our voice heard?  The school never 
informed the West side neighbors of this request until a couple days before the meeting.  That does not 
seem right but lets move past that. 
 
I would like to outline a couple points: 
 
1.Compatibility of the proposed use and design with adjacent and other properties in the area.  While 
the school and soccer field may predate the adjacent residential properties , the request for an 
encroachment of the side yard setback does not!  This request Christian has for the Press Box place will 
eliminate over half of the side yard setback requirements of a non-residential building to residential side 
lot line.  I do also believe there are height requirements as well in the residential code for non-
residential buildings.  The Rep from Christian told my parents on 9/12 they will be building 25 feet from 
the fence line, which is not correct as it should be a min. of 50 feet.  Looking at the Press Box the height 
will be 20 to 25 feet off the ground, please confirm what is the height restriction for non-
residential buildings?  I did go out and measure everything last night and I am sure the school and city 
did as well, correct?  My measurements with the 50 foot setback requirement in place on the WEST side 
(should stay-because its a residential code) only give the School 24 feet to put the "used" bleachers & 
"used" Press Box.  Looking over the plans they need 28 feet to 30 feet to place these items in.  I am sure 
the WIAA (or whatever league Christian plays in) has another requirement for structures so close to a 
soccer sideline so the kids don't get hurt or injured running into something.  So based on math and 
measurements Christain School does not have enough room to place the "used" bleachers & "used" 
Press Box with the current location of the field.  When I went to the EAST side of the field there was 
plenty of room.  There are no DNR restrictions based on Sheboygan County GIS mapping application.  I 
measured 50 feet on the EAST side of the field from the soccer sideline to the cut grass and that is 
before the hill comes into play on that side.  There is plenty of room on the EAST side for these 
structures to be placed. 
 
2.Application states "We seek to install these items on the WEST side of the soccer field as this is 
considered best practice.  Soccer games are played in the fall after school and, since the sun sets in the 
West, fans need to be oriented on the WEST side of the soccer field so that they can see the action, not 
stare into a setting sun."  Lets break this down.  Best practice for whom and no consideration for the 
WEST side neighborhood.  While it is understandable that the fan experience would be better not having 
to face the sun while watching the games, it would not be unprecedented to have everything on the 
EAST side of the field.  The EAST side would allow for the installation without the need to encroach on 
the 50 ft side yard setback.  I have 3 kids that play Club Soccer here in Sheboygan and we go to a lot of 
North & South Soccer games at Horce Mann.  Yes this is a brand new turf field that was put in place and 



is beautiful to play on.  I am sure there is some Code here too right?  The bleachers at the Public High 
School Soccer Field (North & South) are located on the EAST side at Horce Mann Field.  So yes we play 
games in the setting sun as well and deal with the sun set in parents eyes similar to what Christian High 
is claiming best practice to place the Bleachers on the WEST side.  We wear hats, sunglasses and deal 
with this every time club soccer plays, North High School plays and South High School plays.  So my 
argument here is this is not a best practice for everyone involved as Christain High is stating they are 
only going to have 12 to 15 home games a year.  Let me restate this 12 to 15 home games a year out of 
365 days in a year that my parents will have a huge eye sore and depreciation of property value my 
parents and the WEST side neighbors will live with every day.   
 
3.Application states "The current walk up to these bleachers is on an old limestone track that surrounds 
the field.  This has been overgrown with weeds.  We are also planning to till up the walk-up to the 
bleachers so that it is back to its original limestone walk-way.  This is part of the beautification plan for 
the site."  Lets talk about this statement.  Being a good neighbor to Christain High for 29 years the field 
has been an eye sore with the statements made above.  We are concerned with this fact the applicant 
has failed to maintain the field either by choice funding decisions.  What will happen to the bleachers 
and press box overtime?  The applicant states these are new in fact they are "used" bleachers and 
"used" press box that the school received from an IL sister school.  So lets be clear here they are not 
new items, they are "old" items.  What assurance to maintenance of the field and accessory structures 
would be in place as a condition of any approval.  It's my understanding Lutheran High and Christain 
High share fields at some points so that 12 to 15 games gets stretched out to 15 to 20 games. What is 
the upkeep cost and will it be done as it has not in the past 29 years until the past couple.  If site 
"beautification" is actually part of the plan, a more in depth landscape architect plan should be 
submitted with consideration to the residential neighborhood to the west.  Simply planting a handful of 
baby trees does not constitute screening for the residential properties. 
 
4. Based on the current state of the field and walkways to the field, was any consideration given to 
changing the orientation of the field?  What phase are we in here with the development of the Christian 
High fields behind the school.  We need to see more of a detailed laid out plan giving more direction and 
future growth here not just approve a permit to put something down with NO design thought but just 
because they received something as a gift more planning needs to be in place and the WEST side 
neighbors more involved in this process.  With adjustments of the field and placements of the "used" 
bleachers and "used press box, maybe having the bleachers and press box on the North or South side 
make more sense with an adjustment of the field location.  Are there more plans for bathrooms, 
concession stands and I heard a tennis court is coming in the future is that listed here.  What phase are 
we in with this expansion plan for Christian High?  A more 5 or 10 year plan needs to be submitted to 
the City. 
 
The overall plan here is to enhance the fan experience, then a phased development plan for the soccer 
field should be considered that includes the experiences of the neighborhood.  When North and South 
High upgraded their facilities, it was done in a manner that enhanced the whole neighborhood rather 
than a single user.  Christian High could do this through a more thoughtful and deliberate plan with the 
field orientation.  For my parents this is a direct affect on them to their home they lived in for 29 
years.  For them their home is one of the largest assets they have currently.  Putting a "used" bleachers 
and "used" press box right in their view will decrease the property value and odds of them ever trying to 
sell the house in the future.  Residential Codes are put in for reasons and should be followed at all 
cost.  This protects the residents of the WEST side against non-residents like Christian High trying to over 
step the law that is in place.  Plenty of room on the EAST side, better location for everyone 365 days a 



year and being a better Christian neighbor to the WEST side residents.  Please take this message as a 
strike against the permit of giving up the Residential Code of 50 feet.  Both North & South High School 
Soccer is played at Horce Mann with the issue of the sun set in parents' eyes in the evenings everytime a 
game is played.  My parents and I have watched many Christian soccer games from their deck in the 
backyard.  We are not against the soccer games but the permit request and location for the "used" 
bleachers and "used" press box.   
 
 I will be attending this meeting today at 4:00 but look for a call back before to talk this over with Steve 
& Joe.  Questions please let me know but I hope my points are clear and the Code is the law of the land 
here to protect residents against things like this.  How would any of you feel if this happens to your 
property?  Again thanks for your time. 
 
Travis Gahagan 
cell:  414-530-1999   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 


