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November 22, 2022 
 

PROJECT NARRATIVE 

 
PROJECT NAME AND ADDRESS: 

Johnston’s Bakery  
 3228 Weeden Creek Rd  

 Sheboygan WI  53081 
 
PARCEL INFORMATION/ SITE DATA/ ZONING CLASSIFICATION: 

 

Tax Parcel Numbers and areas 
# 59281470691 (Existing production facility); 2.3 acres 

# 59281470712 (Vacant, undeveloped to be combined with above); 2.65 acres 
Total lot area of 4.95 acres 

Zoned SI - Suburban Industrial 
 
EXISTING SITE CONDITIONS/ LAND USE: 

The western parcel contains the existing Johnston’s Bakery Frozen Dough Production Facility. 

Weeden Creek Road borders the site to the south and Gateway Drive to the west. Airgas is 
the adjacent property on the north. The vacant northeast lot is owned by the City of 

Sheboygan. The empty lot to the east lot is owned by Johnston’s Bakery and will be 
combined with the Johnston’s Bakery lot.  
 

SITE SELECTION: 

 

Johnston’s Bakery already owns this site and has a facility at this location. There will be no 
change to the use of the building or property. 
 

DESCRIPTION OF PROPOSED PROJECT: 

The frozen dough market has seen continued growth the past several years. This has 
created a need for additional production and cold storage space at Johnston’s Bakery 

Frozen Dough Plant to meet the continuing demand and growth of the frozen dough 
market. 
 

The existing plant has had several additions over the years and is currently 19,200 s.f. in size. 
The proposed addition consists of an approximately 10,450 s.f. expansion to the production 

and cold storage spaces of the facility, with 8,660 s.f. going to production and 1,790 s.f. of 
cold storage.  
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DESCRIPTION OF BUSINESS ACTIVITIES: 

 
Normal operation of the plant is 4am until 8pm, Monday through Friday, with occasional 

Saturday work.  Approximately 12 employees are currently working at the facility, with an 
average of 7 employees in the building at any given time.  The number of employees is 
anticipated to increase slightly over the next 3 years.  The number of trucks per day will 

remain unchanged at 2 to 3. 
 

PARKING 

 
There will be no change in parking stalls, existing loading docks, dumpsters, signage, or 

parking and maneuvering areas.  
 

DESCRIPTION OF EXISTING EXTERIOR DESIGN AND MATERIALS: 

 
The existing building pre-engineered metal building with a light tan colored vertical metal 

siding. A 30” block wainscot appears on the west and south sides of the building. The roof of 
the production area is a dark brown colored standing seam metal roof. The existing freezers 
are clad freezer panels that are painted a neutral color that compliments the metal 

building. The freezers have a low-slope membrane roof. 
 

DESCRIPTION OF PROPOSED EXTERIOR DESIGN AND MATERIALS: 

 
The intent is to match the existing building as much as possible. The pre-engineered metal 

building that will be used for production will have vertical metal siding, wainscot, and dark-
brown metal roof to match the existing. The freezer expansion will consist of metal clad 

freezer panels that will be painted the same neutral color as the existing and have a 
membrane roof. 
 

POTENTIAL NUISANCES TO ADJOINING PROPERTY OWNERS: 

 

The architectural style of the building will match the existing facility and will fit in with the look 
and feel of this business park. There will be no negative traffic impacts to the neighborhood 
and there are no anticipated changes to the existing business operations. Any new site 

lighting will meet city light intensity requirements. 
 
CONSTRUCTION TIMELINE: 

 
The proposed construction start is spring of 2023 with anticipated completion by September 

2023. 
 
ESTIMATED PROJECT COST: 

 
Estimated cost for the addition is approximately $1,000,000.  
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CEDAR CREEK SURVEYING, LLC
www.cedarcreeksurveying.com

941 Center Avenue, Suite 1
Oostburg, WI 53070

920-547-0599

BUNMAN PROPERTIES LLC

PART OF THE SE 1/4 OF THE SW 1/4 AND PART OF THE SW 1/4 OF THE SE 1/4,
SECTION 4, T14N, R23E CITY OF SHEBOYGAN, SHEBOYGAN COUNTY,
WISCONSIN
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SITE SURVEY

SITE DESIGN AND ENGINEERING, LLC
PO BOX 1067
WOODRUFF, WISCONSIN 54568
(920) 207-8977 cell
(920) 453-0181 office
jbsitedesign1@gmail.com
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HATCH PATTERN DESIGNATES
EXTENT OF 12" DEEP COMPACTED
AGGREGATE BASE COURSE
(5,325 SQ. FT.)
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EXISTING SINGLE STORY BUILDING = 19,152 SQ. FT.
EXISTING PAVED PARKING = 17,226 SQ. FT.
EXISTING CONCRETE LOADING DOCK SLAB =   4,000 SQ. FT.
EXISTING CONCRETE DUMPSTER SLAB =      394 SQ. FT.

TOTAL PRE-DEVELOPED IMPERVIOUS AREA = 40,772 SQ. FT. (19-PERCENT LOT COVERAGE)

PROPOSED SINGLE STORY BUILDING ADDITION = 10,344 SQ. FT.
PROPOSED GRAVEL FIRE LANE =   5,325 SQ. FT.

TOTAL POST-DEVELOPED IMPERVIOUS AREA = 56,441 SQ. FT. (26-PERCENT LOT COVERAGE)

SITE DATA
TOTAL SITE AREA = TAX PARCEL  59281470691 (2.30 ACRES) + TAX PARCEL 59281470712 (2.65 ACRES) = 4.95 ACRES
ZONING CLASSIFICATION: SI - SUBURBAN INDUSTRIAL

1"=20'

PARTIAL SITE PLAN

SITE DESIGN AND ENGINEERING, LLC
PO BOX 1067
WOODRUFF, WISCONSIN 54568
(920) 207-8977 cell
(920) 453-0181 office
jbsitedesign1@gmail.com
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LANDSCAPE PLAN

SITE DESIGN AND ENGINEERING, LLC
PO BOX 1067
WOODRUFF, WISCONSIN 54568
(920) 207-8977 cell
(920) 453-0181 office
jbsitedesign1@gmail.com

170 POINTS (MIN.) REQUIRED

176 POINTS (MIN.) REQUIRED

103 POINTS (MIN.) REQUIRED

176 POINTS PROVIDED

115 POINTS PROVIDED

195 POINTS PROVIDED

43 POINTS (MIN.) REQUIRED
75 POINTS PROVIDED

(1) SUGAR MAPLE = (75) PTS. PER - 75 POINTS TOTAL

BUILDING FOUNDATION

DEVELOPED LOTS

STREET FRONTAGE

GRAVEL FIRE LANE

(1) SUGAR MAPLE = (75) PTS. PER -75 POINTS TOTAL

'SI' SUBURBAN INDUSTRIAL ZONING

PER SECTION 15.606 AND TABLE 15.606:STREET FRONTAGE LANDSCAPE REQUIREMENTS
40 POINTS PER 100 LINEAL FEET -  FOR A TOTAL OF 170 POINTS REQUIRED

-  A MINIMUM OF 50-PERCENT OF POINTS SHALL BE
CLIMAX AND/OR TALL TREES (85 POINTS)

-  A MINIMUM OF 30-PERCENT OF POINTS SHALL BE SMALL TREES (51 POINTS)

PROPOSED BUILDING FOUNDATIONS = 441 LINEAL FEET
PER SECTION 15.604 AND TABLE 15.604:BUILDING FOUNDATION LANDSCAPE REQUIREMENTS
40 POINTS PER 100 LINEAL FEET -  FOR A TOTAL OF 176 POINTS REQUIRED

-  NO CLIMAX TREES OR TALL TREES ALLOWED TO MEET REQUIREMENT

DEVELOPED LOTS = 10,344 SQUARE FOOT BUILDING FOOTPRINT
PER SECTION 15.605 AND TABLE 15.605:DEVELOPED LOT LANDSCAPE REQUIREMENTS
10 POINTS PER 1,000 SQUARE FEET -  FOR A TOTAL OF 103 POINTS REQUIRED

GRAVEL FIRE LANE AREA = 5,325 SQUARE FEET
PER SECTION 15.607 AND TABLE 15.607:PAVED AREA LANDSCAPE REQUIREMENTS
80 POINTS PER 10,000 SQUARE FEET -  FOR A TOTAL 43 POINTS REQUIRED

-  A MINIMUM OF 30-PERCENT OF POINTS SHALL BE
CLIMAX AND/OR TALL TREES (13 POINTS)

-  A MINIMUM OF 40-PERCENT OF POINTS SHALL BE SHRUBS (17 POINTS)

SPOIL BACKFILL

TYPICAL TREE PLANTING SECTION

ROOT COLLAR

BUD GRAFT

TRANSIT GUARD

ROOT BALL

4" SHREDDED
WOOD MULCH

4" SHREDDED
WOOD MULCH

(3) TIMES THE ROOT BALL DIAMETER

INSTALLATION SEQUENCING:
1. DIG HOLE 3 TIMES BIGGER THAN ROOT BALL.

ROUGHEN THE SIDES OF THE HOLE TO PREVENT GLAZING IN CLAY SOILS.
2. PLACE TREE IN HOLE, BACKFILL 13 WITH EXISTING SOIL AND REMOVE TRANSIT GUARD, BURLAP AND WIRE BASKET.
3. FINISH BACKFILLING AND STRAIGHTEN THE TREE.
4. GENTLY TAMP TO HELP SETTLE THE SOIL AND REMOVE ANY AIR POCKETS.
5. CREATE A WATER SAUCER TO COLLECT THE WATER UNTIL IT SOAKS INTO THE SOIL.
6. PROVIDE 4" DEEP SHREDDED WOOD MULCH (10' FOOT DIAMETER).  KEEP THE MULCH AWAY FROM THE TRUNK.
7. REMOVE ONLY BROKEN OR DAMAGED BRANCHES.

SEED MIXES:

SEEDED TURF for LAWN AREAS:
Sow at 5 lbs. / 1,000 sq. ft.
"Supreme Lawn Seed Mix"
Available from Reinders, Inc. (800) 785-3301, or approved equal
To be installed and maintained per supplier's specifications.
    17% Mercury Kentucky Bluegrass     16% America Kentucky Bluegrass
    17% SR 2100 Kentucky Bluegrass      25% Garnet Creeping Red Fescue
    15% Replicator Perennial Ryegrass  10% TXR Annual Rygrass

LANDSCAPE NOTES
LANDSCAPE INSTALLATION:

1.   All written dimensions supersede scaled dimensions.

2.   The Contractor shall verify location of all underground utilities and additional information prior to commencing construction.

3.   Rough grading and drainage construction is to be completed prior to Landscape Contractor's work.

4.   All work shall be in conformance with all applicable local codes and ordinances.

5.   All areas disturbed by grading or site construction shall be fine graded, planted or seeded.
See notes for specified seed mixes and installation procedures.

6.   Contractor shall verify plant quantities shown on the Plan and provide a list to the client identifying 
the species and size to be used throughout the project.  The Owner's representative reserves the right 
to reject any substandard planting material.  

7.   All turf grass areas shall receive a blended topsoil mix to a depth of six (6) inches.  

8.   Soil preparation for perennial or groundcover planting beds shall be as follows:

    A.  Remove all roots, lumps, stones, sod and other extraneous materials harmful or toxic to plant growth.
    B.   Perennial and groundcover planting beds shall receive a twelve (12) inch mixture consisting of 

    C.  Mix amended planting soil either prior to planting or apply on surface of planting bed 

    D.  Grade, rake, and roll planting bed with roller weighing not less than 25 LBS. or more 

    E.  Grade planting bed to a twelve (12) inch crown at center.

9.   All mixed planting beds with perennials, groundcover, shrubs and trees shall receive a 

10. Plant Bed Edging - Install a shovel-cut bed edge to six (6) inch depth at perimeter of bed.

11. Unless otherwise noted, do not stake deciduous trees less than or 

12. See the Tree Staking Detail on this Plan if tree staking is required.

Verify all existing site and grading conditions prior to construction.

approved equal.  Add 1/2 LB. of 5-10-5 garden fertilizer per 100 square feet and roto-till 
amendments into the planting bed. 

than 100 LBS. per lineal foot so as to leave in condition to plant.

of shredded bark mulch as noted.
Do not allow bark mulch to touch stems or trunks of perennials, shrubs or trees.

13. Plant species as defined are general planting types and are 

at breast height and evergreen trees less than or equal to 6-feet in height.

two (2) inch to three (3) inch layer of shredded bark mulch as noted on the Plan.  

and mix thoroughly before planting.

8" blended topsoil, 4" Purple Cow Classic compost (Purple Cow Organics, LLC (608) 831-0349 or 

425.2 L.F. (WEEDEN CREEK ROAD ONLY)
STREET FRONTAGE

(1) SUGAR MAPLE = (75) PTS. PER - 75 POINTS TOTAL

LANDSCAPE POINTS REQUIRED FOR

(1) SM
STREET FRONTAGE

existing tree
(to remain)

existing tree
(to remain)

existing tree
(to remain)

existing tree
(to remain)

existing tree
(to remain)

existing tree
(to remain) existing tree

(to remain)

existing tree
(to remain) existing tree

(to remain)

existing tree
(to remain)

QTY. BOTANICAL NAME COMMON NAME SIZE

ACER SACCHARUM SUGAR MAPLE 2" DIA.

SYMBOL MARK

SM 3

TALL
AV 6

JUNIPERUS HORIZONTALIS 'PLUMOSA' ANDORRA JUNIPER 12"-15"AJ 12

CORNUS SERICEA ARTIC FIRE DOGWOOD 30"-36"RD 12

PLANTED

6'0" 
TYPE 1

PICEA GLAUCA WHITE SPRUCE 36"-48"WS 3

THUJA OCCIDENTALIS EMERA EMERALD ARBORVITAE

(12) ANDORRA JUNIPER = (3) PTS. PER - 36 POINTS TOTAL
(12) ARTIC FIRE DOGWOOD = (5) PTS. PER - 60 POINTS TOTAL
(4) EMERALD ARBORVITAE = (20) PTS. PER - 80 POINTS TOTAL

(2) EMERALD ARBORVITAE = (20) PTS. PER - 40 POINTS TOTAL

(3) WHITE SPRUCE = (40) PTS. PER - 120 POINTS TOTAL

(12) AJ
BUILDING FOUNDATION

(12) RD
BUILDING FOUNDATION

(4) AV TYPE 1
BUILDING FOUNDATION

(3) WS
STREET FRONTAGE

(2) AV TYPE 1
DEVELOPED

ALL ARBORVATIE AND
WHITE SPRUCE TO BE
PLANTED OUTSIDE OF
PROPOSED GRADING LIMITS

(1) SM
FIRE LANE

(1) SM
DEVELOPED

subject to modification/adjustment/change.

All shrub and tree planted singly or together in beds shall receive a three (3) inch layer

equal to 2.5 inches caliper diameter

existing tree
(to remain)

existing tree
(to remain)

existing tree
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existing tree
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ELECTRICAL WORK SHALL BE DESIGN/BUILD BY THE ELECTRICAL CONTRACTOR.  ELECTRICAL CONTRACTOR SHALL BE RESPONSIBLE FOR EQUIPMENT RENTALS, PERMITTING, INPECTIONS, AND DRAWINGS. A LIST OF GENERAL REQUIREMENTS FOR THE ELECTRICAL SYSTEM IS INCLUDED BELOW. 1. USE THE EXISTING ELECTRICAL SERVICE TO EXPAND THE USE THE EXISTING ELECTRICAL SERVICE TO EXPAND THE ELECTRICAL POWER DISTRIBUTION TO" 1.1. INSTALL A NEW 42 SPACE, 480 VOLT, 250 AMP SQUARE INSTALL A NEW 42 SPACE, 480 VOLT, 250 AMP SQUARE D POWER PANEL WEST OF THE EXISTING SERVICE AND RELOCATE THE SMALLER LOADS CURRENTLY IN THE SERVICE TO THIS NEW PANEL. THIS RELOCATION WOULD FREE UP SPACE TO INSTALL THE BREAKER NEEDED TO FEED THE PANEL IN THE THE BUILDING EXPANSION. 1.2. INSTALL A NEW 42 SPACE, 480/277 VOLT, 400 AMP INSTALL A NEW 42 SPACE, 480/277 VOLT, 400 AMP SQUARE D ELECTRICAL PANEL IN THE MECHANICAL ROOM OF THE ADDITION FED FROM THE MAIN ELECTRICAL SERVICE. 1.3. INSTALL A 75KVA TRANSFORMER TO SUPPLY POWER TO INSTALL A 75KVA TRANSFORMER TO SUPPLY POWER TO THE 120/280 VOLT PANEL IN THE MECHANICAL ROOM. 1.4. INSTALL A 42 SPACE, 120/208 VOLT, 255 AMP SQUARE INSTALL A 42 SPACE, 120/208 VOLT, 255 AMP SQUARE D ELECTRICAL PANEL IN THE MECHANICAL ROOM TO SUPPLY LOADS IN THE ADDITION. 2. PROVIDE LED LIGHTING IN THE FOLLOWING AREAS: PROVIDE LED LIGHTING IN THE FOLLOWING AREAS: 2.1. LED FLAT PANELS INSTALLED IN A CEILING GRID OF LED FLAT PANELS INSTALLED IN A CEILING GRID OF THE FOLLOWING AREAS AS DESCRIBED ON THE ROOM FINISH SCHEDULE: PRODUCTION AREA, OFFICE, AND WASH ROOM. 2.2. LED STRIP FIXTURES SUSPENDED IN THE MECHANICAL, LED STRIP FIXTURES SUSPENDED IN THE MECHANICAL, COMPRESSOR, AND COOLING ROOMS. 2.3. LED VAPOR TIGHT LED FIXTURES MOUNTED ON THE LED VAPOR TIGHT LED FIXTURES MOUNTED ON THE CEILING OF FREEZER. 2.4. LED SURFACE MOUNTED LIGHTING UNDER THE HOOD LED SURFACE MOUNTED LIGHTING UNDER THE HOOD SERVING THE OVENS. 2.5. LED EXTERIOR LIGHTING ILLUMINATING THE STAIRWELL LED EXTERIOR LIGHTING ILLUMINATING THE STAIRWELL AND A LOCATION ON THE NORTH SIDE OF THE ADDITION. 2.6. LED EXIT AND EMERGENCY LIGHTING FOR EGRESS. LED EXIT AND EMERGENCY LIGHTING FOR EGRESS. 3. GENERAL-USE RECEPTACLES IN THE FOLLOWING AREAS: GENERAL-USE RECEPTACLES IN THE FOLLOWING AREAS: 3.1. (9) RECEPTACLE LOCATIONS IN THE PRODUCTION AREA (9) RECEPTACLE LOCATIONS IN THE PRODUCTION AREA 3.2. (5) TOTAL RECEPTACLE LOCATIONS IN THE MECHANICAL, (5) TOTAL RECEPTACLE LOCATIONS IN THE MECHANICAL, WASHROOM, AND COMPRESSOR ROOM. 3.3. (4) RECEPTACLE LOCATIONS IN THE OFFICE. (4) RECEPTACLE LOCATIONS IN THE OFFICE. 3.4. (2) EXTERIOR RECEPTACLE LOCATIONS. (2) EXTERIOR RECEPTACLE LOCATIONS. 3.5. (3) ROOFTOP RECEPTACLE LOCATIONS REQUIRED BY (3) ROOFTOP RECEPTACLE LOCATIONS REQUIRED BY CODE FOR SERVICING OF HVAC EQUIPMENT. 4. POWER TO THE FOLLOWING PRODUCTION EQUIPMENT: POWER TO THE FOLLOWING PRODUCTION EQUIPMENT: 4.1. PAN WASHER PAN WASHER 4.2. MIXER MIXER 4.3. ADAMATIC BUN LINE ADAMATIC BUN LINE 4.4. PROOF BOX AND BOILER PROOF BOX AND BOILER 4.5. (4) OVENS (4) OVENS 4.6. BUN SLICER BUN SLICER 4.7. CARTON TAPER CARTON TAPER 4.8. CONVEYORS CONVEYORS 4.9. BOX ERECTOR BOX ERECTOR 5. POWER TO THE FOLLOWING REFRIGERATION EQUIPMENT: POWER TO THE FOLLOWING REFRIGERATION EQUIPMENT: 5.1. FREEZER REFRIGERATION COMPRESSOR RACK FREEZER REFRIGERATION COMPRESSOR RACK 5.2. ROOFTOP CONDENSING UNIT ROOFTOP CONDENSING UNIT 5.3. (3) FREEZER EVAPORATIORS (3) FREEZER EVAPORATIORS 5.4. (3) DRAIN LINE HEATERS FOR THE EVAPORATORS (3) DRAIN LINE HEATERS FOR THE EVAPORATORS 5.5. FREEZER DOOR FREEZER DOOR 5.6. CIRCULATING PUMPS FOR FLOOR HEAT CIRCULATING PUMPS FOR FLOOR HEAT 5.7. WATER CHILLER CIRCULATING PUMPS WATER CHILLER CIRCULATING PUMPS 5.8. GLYCOL CIRCULATING PUMPS FOR MIXER CHILLER GLYCOL CIRCULATING PUMPS FOR MIXER CHILLER 5.9. LEAK DETECTION EQUIPMENT LEAK DETECTION EQUIPMENT 6. POWER TO THE FOLLOWING HVAC EQUIPMENT: POWER TO THE FOLLOWING HVAC EQUIPMENT: 6.1. (3) ROOFTOP UNITS (3) ROOFTOP UNITS 6.2. OVEN HOOD MAKE-UP-AIR UNIT OVEN HOOD MAKE-UP-AIR UNIT 6.3. OVEN HOOD EXHAUST OVEN HOOD EXHAUST 6.4. (2) OVEN EXHAUST FANS (2) OVEN EXHAUST FANS 6.5. COMPRESSOR ROOM EXHAUST COMPRESSOR ROOM EXHAUST 6.6. WASH ROOM EXHAUST WASH ROOM EXHAUST 6.7. DESUPERHEATERDESUPERHEATER
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LOCK/ LATCH SETS SHALL BE SCHLAGE S SERIES OR EQUAL WITH LEVER HANDLES. CYLINDERS SHALL BE MASTER KEYED WITH STAMPING "DO NOT DUPLICATE". VERIFY LOCK FUNCTIONS AND KEYING WITH OWNER.
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GROUP 1: 3 PR. B.B. HINGES PR. B.B. HINGES PASSAGE LATCHSET CLOSER DOOR STOPS SURFACE BOLT FOR    INACTIVE LEAF GROUP 2: 1   PR. BUTTS 12 PR. BUTTS STORAGE LOCKSET DOOR STOP
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GROUP 3: 1   PR. BUTTS 12 PR. BUTTS EXIT ONLY LOCKSET WEATHERSTRIPPING ADA THRESHOLD CHAIN DOOR RESTRAINT GROUP 4: 1   PR. BUTTS 12 PR. BUTTS OFFICE LOCKSET WALL STOP
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