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PLANNING AND ZONING COMMISSION MEETING SUMMARY 
 
Chairman Hoffman called the meeting to order at 7:00 p.m.  Commissioner Ellebrecht led the Pledge of 
Allegiance.  Other Commissioners present were: Boggs, Chismarich, Sticksel, Schmidt, Gundlach, 
Sanborn, and McGrath.  A quorum was present for the meeting. 
 
Also present were City Planner Hood, Assistant City Attorney Parnell, and Council Members McGrath and 
Pool. 
 
 
 
1. APPROVAL OF AGENDA 
 
A motion was made by Commissioner Sticksel to approve the Agenda, as written, and was seconded by 
Commissioner Ellebrecht.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 

 
 
 
2. APPROVAL OF MINUTES 
 
A motion was made by Commissioner Ellebrecht to approve the September 14, 2016, Regular Meeting 
Minutes, as written, and was seconded by Commissioner Gundlach.  Hearing no questions or discussions, 
the votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 
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3. PETITION(S) FOR APPROVAL 
 
Petition #16-10-01: Petition of Dan Stegmann and Ben Stegmann, representing Cypress Equity, LLC 
for a conditional use permit to allow for a retail/commercial use in excess of 50,000 square feet in 
size, structure(s) over 30 feet in height, drive-through facilities (for restaurant use), liquor sales and 
the sale of firearms and related merchandise at a location known and numbered as 15950 
Manchester Road, within the C-3 Commercial Zoning District. 
 
Planner Hood stated the applicant is requesting consideration and approval of a new retail/commercial 
development, which may include a multi-tenant center, an outbuilding, or a single-tenant building.  All 
described uses are permitted in the C-3 Commercial Zoning District.  The applicant is also requesting 
consideration and approval of a conditional use permit to allow any of the previously mentioned uses to be 
in excess of 50,000 square feet in size, over 30 feet in height, with drive-through facilities, liquor sales, and 
the sale of firearms and related merchandise.  The applicant has requested the Planning and Zoning 
Commission and the City Council consider approval without a finalized site plan, as there is no required 
approval process for site plans. The applicant has indicated the plan will comply with all City requirements. 
 
Ms. Shawn White, with CBB, presented traffic study recommendations, all of which were agreed upon by 
the Planning and Zoning Commission and the applicant. 
 
Mr. Ben Stegmann, the applicant, stated his firm wishes to develop a new retail/commercial site that may 
include a multi-tenant center, an outbuilding, or a single-tenant building.  Mr. Stegmann stated extensive 
remediation and demolition will be needed at the site.  There are also grade and topographic concerns, 
which may result in the need for taller buildings.  Mr. Stegmann also stated his firm anticipates having an 
anchor tenant within 4 months, or sooner.  Mr. Stegmann stated his firm will work with the City in regard to 
setbacks, parking, landscaping, storm water, buffering/fencing, traffic, and necessary fire protection 
approvals. 
 
Discussions ensued among Commissioners and applicant. 
 
Commissioner McGrath moved to change delivery times between the hours of 7AM and 9PM, and was 
seconded by Commissioner Boggs.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☐ ☐ ☒ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☐ ☐ ☒ ☐ 

Carl Hoffman  ☐ ☐ ☒ ☐ 

John Ellebrecht  ☐ ☐ ☒ ☐ 

Nanci Sticksel  ☐ ☐ ☒ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 

 
Motion failed. 
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Commissioner Schmidt moved to add “engineered sound wall,” and was seconded by Commissioner 
McGrath.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 

 
Motion passed. 
 
 
Commissioner Schmidt moved to add “dark sky compliant,” and was seconded by Commissioner 
Ellebrecht.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 

 
Motion passed. 
 
 
Commissioner Chismarich moved to add Item 14 to Recommendations, and was seconded by 
Commissioner Gundlach.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 

 
Motion passed. 
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Commissioner Boggs moved to approve and forward a favorable recommendation to the City Council, 
subject to the following conditions(s): 
 
1. No single-tenant use shall exceed 75, 000 square feet in size, unless specifically approved by the City 

Council; and 

2. The applicant agrees to meet the parking requirements; and 

3. The applicant agrees to implement all feasible recommendations made by the City’s third party traffic 
consultant to reduce/mitigate negative impacts; and  

4. The applicant submits a final site plan, in substantial conformance with the conceptual site plan; and 

5. The final site plan shall be subject to approval by the City Engineer; and 

6. The City Engineer shall have the authority approve minor amendments to the site plan, as may be 
deemed necessary to comply with applicable codes and good site design practices; and  

7. The applicant agrees to comply with all landscape and buffer requirements; and 

8. The applicant submits a landscape plan subject to approval by the City’s Third Party Landscape 
Architect; and 

9. The applicant agrees to install a 6-foot engineered sound wall adjacent to all loading areas which abut 
residential uses; and  

10. Loading and unloading of merchandise deliveries should be limited to between the hours of 7AM and 
11PM, whenever the loading area abuts a residential use; and 

11. Building height shall not exceed 40’ maximum; and 

12. All site lighting shall be “dark-sky” compliant and be limited to a maximum height of 20 feet, except 
those light poles adjacent to and illuminating pedestrian walkways, which should have a maximum 
height of 15 feet; and 

13. The applicant shall secure ARB approval; and 

14. The applicant agrees to provide necessary access for future development of roadwork to improve traffic 
conditions along Manchester Road near the site’s west access point. 

 
The motion was seconded by Commissioner Sticksel.  The votes were as follows: 

Vote Call Aye Abstain Nay Absent 

Suzanne Gundlach  ☒ ☐ ☐ ☐ 

Greg Sanborn  ☒ ☐ ☐ ☐ 

Sandie McGrath  ☒ ☐ ☐ ☐ 

Curtis Boggs  ☒ ☐ ☐ ☐ 

Stephen Chismarich  ☒ ☐ ☐ ☐ 

Carl Hoffman  ☒ ☐ ☐ ☐ 

John Ellebrecht  ☒ ☐ ☐ ☐ 

Nanci Sticksel  ☒ ☐ ☐ ☐ 

Liz Schmidt  ☒ ☐ ☐ ☐ 
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4. ADJOURNMENT 
 
Chairman Hoffman adjourned the meeting at 8:20 p.m. 
 
 
 
Respectfully Submitted, 
 
 
 
Angie Shoemate 
 


