
 

      11333 N. Cedarburg Road 

Mequon, WI  53092 
 Phone: 262-236-2904 

 Fax: 262-242-9655 

www.ci.mequon.wi.us Department of Community Development 
 Taped and Televised 

 

PLANNING COMMISSION 

Regular Meeting 

Monday, April 29, 2024 

6:00 PM 

Christine Nuernberg Hall 

 

Agenda 

 

1) Call to Order, Roll Call 

a) Approval of Minutes from March 18, 2024 

2) Public Hearing/Consent 

a) St. John Properties, Inc. for NA Creative, LLC.  The applicant is seeking conditional use 

grant approval to allow for a photography studio for the property located at 10650 N. Baehr 

Road. 

3) Consent 

1) Coldwell Banker Realty for Bernita and Henry Hile.  The applicant is seeking certifies 

survey map approval for a 2-lot land division for the property located at 7777 W. Bonniwell 

Road. 

4) Public Hearing 

a) Logic Design & Architecture, Inc. for The TJX Companies, Inc.  The applicant is seeking 

conditional use grant and building and site plan amendment approval for a general 

merchandise tenant for the property located at 11110 N. Port Washington Road (Sierra) 

5) Regular Business 

a) Hahn ACE Hardware.  The applicant is seeking building and site plan amendment approval 

to allow for outdoor display and storage for the property located at 11300 N. Port 

Washington Road. 

b) RDCycle LLC for BP.  The applicant is seeking building and site plan amendment to allow 

for an accessory structure (textile recycling container) for the property located at 11147 N. 

Port Washington Road (BP gas station) 

c) RDCycle, LLC for Clark.  The applicant is seeking building and site plan amendment 

approval to allow for an accessory structure (textile recycling container) for the property 

located at 10355 N. Port Washington Road (Clark gas station). 
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d) RDCycle, LLC for Mobil.  The applicant is seeking building and site plan amendment 

approval to allow for an accessory structure (textile recycling container) for the property 

located at 11210 N. Port Washington Road (Mobil gas station). 

e) HJ Martin and Son, Inc.  The applicant is seeking minor request approval to allow for vinyl 

window coverings for the property located at 10948 N. Port Washington Road (Marshalls). 

6) Policy  

1) Port Washington Road Design Guidelines for Commercial Structures 

2) Chapter 58-303; Specific Design Guidelines for the Arrival Corridor Zoning District 

7) Announcements  

The next meeting is Monday, May 20, 2024, at 6:00 p.m.  

 

8) Adjourn 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Dated:  April 24, 2024 /s/ Andrew Nerbun, Chair 

Notice is hereby given that a quorum of other governmental bodies may be present at this meeting to present, discuss 

and/or gather information about a subject over which they have decision-making responsibility, although they will not 

take formal action thereto at this meeting. 

Persons with disabilities requiring accommodations for attendance at this meeting should contact the City Clerk’s 

Office at 262-236-2914, twenty-four (24) hours in advance of the meeting. 

Any questions regarding this agenda may be directed to the Department of Community Development’s Office at 262-

236-2904, Monday through Friday, 8:00 AM – 4:30 PM 

 



 
      11333 N. Cedarburg Road 

Mequon, WI  53092 
 Phone: 262-236-2904 
 Fax: 262-242-9655 

www.ci.mequon.wi.us Department of Community Development 
 Taped and Televised 

 
PLANNING COMMISSION 

Regular Meeting 
Monday, March 18, 2024 

6:00 PM 
Christine Nuernberg Hall 

 
Minutes 

1) Call to Order, Roll Call 
 

Present: 
Acting Chairman Alderman Robert Strzelczyk 
Alderman Brian Parrish 
Commissioner Bruce Barnes 
Commissioner Martin Choren 
Commissioner Stephanie Hawley 
Commissioner John Stoker 
Commissioner Nancy Urbani 
Commissioner Dan Gentges - Absent 
Commissioner Rebecca Schaefer - Absent 
 

Acting chairman Ald. Strzelczyk called the meeting to order at 6:00 p.m. 
 

a) Approval of Minutes from February 19, 2024 
Action 
Commissioner Stoker made a motion to approve the meeting minutes from February 19, 2024. 
Commission Hawley seconded the motion. 
A voice vote was taken; vote passed (7-0)  

 

RESULT: APPROVED [6 TO 0] 
MOVER: John Stoker, Commissioner 
SECONDER: Stephanie Hawley, Commissioner  
AYES: Urbani, Strzelczyk, Barnes, Choren, Hawley, Stoker 
ABSENT: Gentges, Schaefer 
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2) Consent Agenda  
a) G3 Development LLC.  The applicant is seeking certified survey map approval to allow for a 

3-lot land division for the property located at 391 Port Washington Road in the 
extraterritorial jurisdiction of the Town on Cedarburg. 

 
b)  Ann & Gary Skiff.  The applicant is seeking minor request approval to allow for a setback 

waiver for the property located at 2116 W. Donges Bay Road. 
 
Action 
Commissioner Stoker made a motion to approve the consent agenda. 
Commission Hawley seconded the motion. 
A voice vote was taken; vote passed (7-0) 
 

RESULT: APPROVED [6 TO 0] 
MOVER: John Stoker, Commissioner 
SECONDER: Stephanie Hawley, Commissioner  
AYES: Urbani, Strzelczyk, Barnes, Choren, Hawley, Stoker 
ABSENT: Gentges, Schaefer 

3) Public Hearing/Regular Meeting 
a) Robert Depies for Martin Skills Academy.  The applicant is seeking conditional use grant 

approval for a fitness center for the property located at 6340 W. Donges Bay. 
Action 
Ald. Parrish made a motion to open a public hearing. 
Commission Hawley seconded the motion. 
A voice vote was taken; vote passed (7-0) 
 
No public comment.   
 
Action 
Ald. Parrish made a motion to close the public hearing. 
Commission Choren seconded the motion. 
A voice vote was taken; vote passed (7-0) 
 
City Planner Evan Hoier stated that this request is for a fitness center to be located in the 
business park. It is a skills academy and will mostly consist of 1 on 1 training sessions. The 
largest class during the week will have up to 12 students and one instructor and there are no 
concerns regarding parking spaces needed for this use. Staff has included a condition of approval 
that an updated floorplan be submitted and approved by staff prior to final approval. 
 
The applicant, Chris Martin, introduced himself and stated that the fitness center will be used to 
train student athletes. 
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Ald. Strzelczyk made a suggestion that the hours be extended to allow more flexibility for the 
applicant; and that the CUG reflect the modified hours of 8:00 a.m. to 9:00 p.m. 
Staff approved this modification.  
 
Action 
Commission Choren made a motion to approve the CUG with the amended operational hours of 
8:00 am -9:00 pm. 
Commission Hawley seconded the motion. 
A voice vote was taken; vote passed (7-0) 

 

RESULT: APPROVED WITH CONDITIONS [7 TO 0] 
MOVER: Martin Choren, Commissioner 
SECONDER: Stephanie Hawley, Commissioner  
AYES: Urbani, Strzelczyk, Barnes, Choren, Hawley, Stoker, Parrish 
ABSENT: Gentges, Schaefer 

4) Regular Business 
a) Karen & Gerald Splittgerber.  The applicant is seeking minor request approval to allow for 2 

specimen trees to be removed for the property located at 12360 N. Lake Shore Drive. 
Planner Hoier stated that this is a constrained site, but the side yard setbacks can be reduced by 
75% to an 18.75 foot setback. This is still 50 feet from the Right-of-Way (“ROW”) and 75 feet 
from the bluff, which does comply with zoning regulations. The applicant did include a report 
from an engineering consultant stating that the recommended bluff setback be 125 feet. 
 
At the 75 foot bluff setback, the applicant would have a building pad of approximately 11,600 
sq.ft. The allowable building pad would be reduced to approximately 8,000 sq. ft. with the 125 
foot bluff setback. There is an 18-foot protection zone for the white cedar trees located on site 
which decreases the width of the buildable pad to around 32 feet.  
 
City Forester, Mike Gies, stated that due to the narrow restrictedness of the lot, he does not 
believe there is survivability of the white cedar trees. Adding to this is a pre-existing driveway 
footprint that is roughly within 12-inches of the base of these root zones. Both trees were most 
likely planted post 1970 as garage screening and both are not in good shape.  
 
In summary, due to the narrowness of the lot, the construction traffic, the pre-existing driveway 
located so close to the root zone and the fact that the two trees are almost touching, causing 
defoliation on 2/3 of each side, staff recommends the removal of the trees due to the low chance 
of their survivability, even with protective zones. Additionally, one of the trees was also 
previously damaged from a vehicle accident. 
 
Action 
Commissioner Stoker made a motion to approve the removal of the two specimen trees subject to 
staff recommendations.  
Commission Hawley seconded the motion. 
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A voice vote was taken; vote passed (7-0) 
 

RESULT: APPROVED [7 TO 0] 
MOVER: John Stoker, Commissioner 
SECONDER: Stephanie Hawley, Commissioner  
AYES: Urbani, Strzelczyk, Barnes, Choren, Hawley, Stoker, Parrish 
ABSENT: Gentges, Schaefer 

5) Policy  
1) Chapter 58, Article XI of the Municipal Code related to Floodplain Zoning 
Assistant Director Jac Zader gave an overview of the floodplain zoning changes.  He explained 
that a certain number of items need to be adopted by specific dates in order to stay eligible for 
the National Flood Insurnace Program (”NFIP”). This includes the model ordinance, the updated 
FEMA maps, flood storage district and maps. 
 
The new FEMA maps must be adopted by July 31, 2024; if this is not done the city will be 
suspended from the program which would prevent all residents from the city the ability to obtain 
federally-backed flood insurance. 
 
On March 12, 2024, staff gave a presentation to the Committee of the Whole (video link 
provided in the staff report) and the Common Council offered some policy direction which was 
incorporated into the presented model ordinance for the Commission to review and approve so 
that it can be forwarded to the Council for a first reading in April and a public hearing in May. 
 
The Committee of the Whole approved the following: 
 

1. Adopt the Act 175 Provisions  
2. Code language suggested by staff. 

 
Asst. Dir. Zader clarified that the city cannot be less restrictive than the DNR, but the city can be 
more restrictive. He explained other modifications made to the language in the ordinance.  
 
Ald. Parrish expressed his frustration regarding the rushed timeframe from outside entities to 
adopt these items and his concern about the affected residents being properly informed of 
changes that may impact their property. He supports the idea of staff hosting an open house for 
the residents to have an opportunity to be informed about the changes being made to the 
floodplain areas. 
 
Asst. Dir. Zader reminded the Commission that it is not required that the city adopt the Maps and 
ordinance but staff and the Council believe it is the most prudent for the residents to do so. 
 
Ald. Strzelczyk reiterated the sentiments by Ald. Parrish and communicated that the Council 
feels challenged by these changes and the Council wants to provide the best possible 
opportunities for the residents.  
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PLANNING COMMISSION MINUTES – March 18, 2024, Page 5 of 6 

 
There was discussion about what the required covered roof area for decks is most appropriate. 
This item will continue to be discussed and vetted to Common Council. 
 
Ald. Kelly Tolocko spoke about her belief that the city should not adopt the proposed documents 
until there is confidence that they are correct, and she believes that they need more work.  
 
It was recommended that the city attorney verify whether the residents can keep their current 
insurance if the city is suspended from the program. 
 
Action 
Commissioner Stoker made a motion to recommend this policy item to the Common Council, 
that the conversation regarding the covered roof square footage continued to be vetted and 
resolved and that the required NFIP deadlines be met by the city.  
Commission Barnes seconded the motion. 
A voice vote was taken; vote passed (7-0) 

 

RESULT: APPROVED AS AMENDED [7 TO 0] 
MOVER: John Stoker, Commissioner 
SECONDER: Bruce Barnes, Commissioner 
AYES: Urbani, Strzelczyk, Barnes, Choren, Hawley, Stoker, Parrish 
ABSENT: Gentges, Schaefer 

 
2) Chapter 58-303: Arrival Corridor specific development and design standards 
Tom Zabjek, representing Lakeside Development Company, stated that he is supportive of the 
modified text amendment as they own property in this area that would be affected by this 
modification. He reminded the Commission that he received prior approval for a PUD for two 
25,000 sq. ft. office buildings for the portion of the property located in front of the Reserve 
Apartments fronting Mequon Road along with the 2-acre parcel to the west. He reported that 
there has been no activity or interest in this location for retail or office use. He believes this area 
is best suited for residential use and they are interested in proposing 40 townhouses in this 4-acre 
area. Mr. Zabjek wondered if the policy requiring commercial uses could also be considered.  
 
Director Kim Tollefson stated that the substantive change is the option that in the Arrival 
Corridor zoning district (“AR”), under a PUD process, allowing a development to have more 
than 16 units per the development site. She clarified that when referring to a “dwelling” in the 
text language, it refers to the structure itself. There were some intricacies that needed to be 
corrected from the 2017 text amendment. 
 
Dir. Tollefson explained some of the specifications required and allowed per the text 
amendment, including some design standards requirements: 
 

• Only 2-story dwellings are allowed. 
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• Individual front entrances on the ground level. 
• Locational limitations. 

 
The overall intent was to achieve less massing, to be less compact and a bit more spaced out in 
AC.  In the AC no more than 16 dwelling units were allowed. The language was cleaned up, but 
the policy goal intent has not changed. The only modification is that in the Arrival Corridor, 
someone would have the legal right to ask for more than 16 units per the entire development, but 
not have more than 16 per building. 
 
The city has the right to deny a PUD without citing justifications. She communicated that the 
existing technical and design standards have resulted in high-quality, high-value proposed 
development projects. She reminded the Commission that since 2015, the tax base of this 
neighborhood has increased by 286%, and only about half of the parcels have developed. 
 
The Commission provided feedback supporting the text amendment modifications and expressed 
appreciation that staff are proactive in making these proposed changes. They communicated that 
clearer code standards help to eliminate confusion for developers and both TC and AC zoning 
districts have achieved much success due to the standards set. Ald. Strzelczyk highlighted that 
the Council is focused on achieving as much mixed-use as possible for this district, although 
residential development is very strong right now. 
 
The Commission discussed maintaining the requirement for commercial uses within 
development in Town Center (75% required) but support less in AC.   
An informal vote was taken and the Commission requested staff bring back a percentage change 
to the required ground level commercial requirement for the Arrival Corridor at the next 
meeting.  

6) Announcements 
The next meeting is Monday, April 29, 2024, at 6:00 p.m. 

7) Adjourn 
Action 
Commissioner Stoker made a motion to adjourn the meeting. 
Commission Choren seconded the motion. 
A voice was taken; vote passed (7-0) 
 
The meeting concluded at 7:27 p.m.  
 
 
Respectfully Submitted, 
 
Jac Zader 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: April 29, 2024 

SUBJECT: St. John Properties, Inc. for NA Creative, LLC.  The applicant is seeking 

conditional use grant approval to allow for a photography studio for the 

property located at 10650 N. Baehr Road. 

 

 

Applicant: St. John Properties, Inc. 

Status of Applicant: Agent 

Requested: Conditional Use Grant 

Existing Use: Multi-tenant  

Existing Zoning: B-5 (Light Industrial) 

Lot size: 6.94 Acres 

Location: 10650 N. Baehr Road, Suite C 

Tax Key Number: #14-026-10-005.00 

District: #4 

 

Background: 

The applicant is seeking a conditional use grant to operate a photography studio within a multi-

tenant building located at 10650 N. Baehr Road. The tenant space is approximately 1,500 square 

feet in size and located within a B-5 Light Industrial district, of which photography studio falls 

under a conditional use. The applicant initially attempted to negotiate with staff regarding the 

operations on-site, but staff could not be certain photography operations wouldn’t eventually be 

present on-site, so a conditional use grant was necessary. The applicant indicated through 

communication with staff that they would not be doing any construction or building on or within 

the premises. 

 

Conditional Use Grant: 

According to Section 3.05(1)(b) of the Zoning Code, the following findings shall be considered 

when analyzing a conditional use grant application: 

 

1. The proposed use should not endanger the public health, safety or general welfare of 

the City and the immediate neighborhood. 

NA Creative will act as an on-site photography studio by the applicant. NA Creative is a 

photography business specializing in photographing food products for advertising, menus, and 

other uses for vendors. All activities will take place within the building and will be private to the 

interior of the suite. The use should not have a negative impact on the public health, safety, or 

general welfare. 

 

2. The proposed use should not injure the value of adjoining or abutting property. 

2.a

Packet Pg. 9



The Land Use Plan designates the area as Business Park. Surrounding properties and tenant 

spaces are zoned the same B-5 as this space. This use is low-intensity and is compatible with 

surrounding users. The proposed use should not injure the value of adjoining or abutting 

properties. 

 

3. The proposed use shall be harmonious or compatible with the area in which it is 

located. 

The proposed operations of the use will not be harmful to surrounding users and other tenant 

spaces. According to the business plan and floor plan received by staff, traffic to the site will be 

minimal, with only the applicant and their spouse using the space. All clients are online and will 

not generate additional traffic or the need for additional parking spaces. Hours of operation listed 

in the business plan are variable, according to the applicant. However, staff recommends 

parameters around hours of use to ensure no negative impacts to the surrounding area. 

 

Staff Recommendation: 

Staff recommends approval of the conditional use grant based on the following conditions: 

1. Staff review and approval of final floor plans prior to the issuance of occupancy. 

2. Any and all signage shall comply with the City’s sign code. 

3. Hours of operation will not exceed 7:30am - 9:00pm all days of the week. 

4. Signed conditional use grant documents must be submitted and recorded within 180 days 

of Planning Commission approval. 

 

Attachments: 

Packet Docs_NA Creative (PDF) 
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Mequon Research Center II
10650 N. Baehr Road  |  Mequon, WI 53092 
Suite C

Total SF Available: 
1,500 SF

Warehouse: 1,500 SF
Air conditioned warehouse with 16′ 

clear height and 1 drive-in door

Note: This space plan is subject to existing field conditions. This drawing is proprietary and the exclusive property of St. John Properties, Inc. Any duplications, distribution, or other unauthorized use is strictly prohibited.
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RETURN TO: 
 
City of Mequon 
11333 North Cedarburg Road 60W 
Mequon, WI 53092 
 
PARCEL NO.: 
_______________ 

 

 

CONDITIONAL USE GRANT 

Articles of Agreement made and entered into this 29th day of April, by and 
between Nicholas Anderson and the City of Mequon Planning 
Commission. 

  
Before the Planning Commission of the City of Mequon, Ozaukee County, 
Wisconsin, in regard to the premise located in Section 27, Range 21 East, 
in Township 9 North, Ozaukee County, State of Wisconsin, further 
described as follows: 

 
LEGAL DESCRIPTION 

Exhibit A-1 
 
 
WHEREAS, the Zoning Code and Zoning District Map of the above 
named municipality, pursuant to State Statues, provide that the premises 
may not be used of right for the purpose hereinafter described but that 
upon petition such use may be approved by the municipality as a 
Conditional Use Grant in particular circumstances as defined by the 
standards in the Zoning Ordinance; and 

 
Petition therefore having been made, and public hearing held thereon, and the Planning Commission of the City of 
Mequon having determined that by reason of the particular nature, character, and circumstances of the proposed 
use, grant of such use upon the terms and conditions hereinafter prescribed would be consistent with the 
requirements of the Zoning Ordinance. 
 
Now, therefore, IT IS GRANTED, subject to compliance with the terms and conditions hereinafter stated that 
the Premises may be used for the purpose of Photography Studio. 
 
 
GRANTED by action of the Planning Commission of the City of Mequon this ____ day of ______2024. 
 
 
      __________________ 
Andrew Nerbun, Mayor, Planning Commission Chairperson 
 
  Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named Andrew Nerbun, 
Mayor, to me known to be the person who executed the foregoing 
instrument and acknowledged the same.     

      
Notary Public, Ozaukee County, Wisconsin 
My Commission (expires)    
 
 ______________________________________ 
Planning Commission Secretary 
   Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named __________, 
Planning Commission Secretary, to me known to be the person 
who executed the foregoing instrument and acknowledged the 
same. 
      
Notary Public, Ozaukee County, Wisconsin 
My Commission (expires)     
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Conditional Use Grant 
____________________________________________________________________________________________________ 

   

The CONDITIONS of this Grant are: 

1. This grant shall become effective upon the execution and recording by the owners and operators of the 
 Premises of an acceptance hereof in such form as to constitute an effective covenant running with the 
 land. 

2. This grant shall expire and become void unless, pursuant to the building and zoning codes of the City, the 
 approved use is commenced or the building permit is obtained within twelve (12) months of the date of 
 Planning Commission approval noted above, or actual construction is commenced within twelve (12) 
 months of the date on which the building permit was issued. 

3. This grant is subject to amendment and termination in accordance with the provisions of the Zoning Code 
 of this municipality. 

4. Construction and operation of the use granted shall be in strict conformity to the approved site, building, 
 and operations plans filed in connection with the Petition for this Grant, and annexed hereto. 

5. Any of the conditions of this Grant which would normally be the responsibility of tenants of the Premises 
 shall be made a part of their lease by the Owner, which lease shall contain provisions for posting of the 
 pertinent conditions to notify employees thereof. 

6. This grant shall automatically be null and void if this use is discontinued for a period of twelve (12) 
 months. 

7. The Grantee and its successors in interest shall hold the City of Mequon harmless from any claims or 
 losses to the City or its residents including reasonable attorney fees arising from or related to use of the 
 facilities. 

8. Any change to the approved use or change to the building or site plan will require an amendment to the 
 Conditional Use. Minor changes to the building and site plan shall be approved by the Department of 
 Community Development.  

9. Conditions on the Operations: 

 a. Hours of operation:  

Monday through Sunday: 7:30am – 9:00pm 

Performance standards relating to parking, noise, vibration, odor, smoke, dust, and light:  As per 
City ordinance and as further designated under letter (e.) below. 

b. Water supply requirements:  

 Public 

 d. Provisions for sewage disposal:   

 Public 

e. Other:  

 If the conditional use shall become hazardous, harmful, noxious, offensive or a nuisance to the 
surrounding neighborhood, or if material problems shall arise with respect to noise, traffic circulation, 
ingress and egress, parking, unenclosed storage, lighting, maintenance, or any other condition which shall 
materially threaten health or safety or to become a nuisance condition, the Grantee shall correct or 
improve such condition, and toward that end, the Planning Commission, after public hearing, may alter, 
amend or add reasonable additional Conditional User Grant conditions in order to ameliorate such 
effects, or in the case of violation of the Conditional Use Permit, may revoke the Conditional Use Grant. 

 
 If, despite efforts to prescribe conditions which render the conditional use harmonious in the 
surrounding neighborhood, problems shall arise with respect to noise, traffic circulation, ingress and 
egress, parking, unenclosed storage, lighting, maintenance, or any other condition which shall materially 
threaten the peace and enjoyment of neighboring properties, or shall become hazardous, harmful, 
noxious, offensive or a nuisance to the surrounding neighborhood, or shall threaten health or safety, the 
Grantee shall correct or improve such condition, and toward that end, the Planning Commission, after 
public hearing, may alter, amend or add reasonable additional Conditional User Grant conditions in order 
to ameliorate such effects, and in the case of violation of the Conditional Use Permit, may revoke the 
Conditional Use Grant. 

10. Conditions of the structures: 

a. Site Plan: As per attached Exhibit A 

b. Landscaping Plan: As per attached Exhibit B. 

c. Elevations: As per attached Exhibit C. 

d. Sign: As on file with Community Development Department, City of Mequon 

e. Floor Plan: As on file with Community Development Department, City of Mequon 

f. Exterior lighting of the site and building: As per Exhibit A 

g. Fence / Wall / Dumpster plan details: As per Exhibit A 

h. The building shall comply with the building code. 

2.a.a
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Conditional Use Grant 
____________________________________________________________________________________________________ 

   

 

 

11. Conditions on the site: 

a. Street access (number, location, design):  As per attached Exhibit A 

b. Off-Street Parking (location and design including screening thereof):  As per attached Exhibit A. 

c. Outside storage of materials, products or refuse (location and screening thereof): As per attached Exhibit 
A  

d. Parking, exterior lighting of the site, location design and power:   

 Any changes subject to Planning Commission approval. 

e. Other:  
 

 
 

   
 Owner    
 
Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named___________, 
Owner, to me known to be the person who executed the 
foregoing instrument and acknowledged the same.  
  

      
Notary Public, Ozaukee County, Wisconsin 

 
 
 
 
 
 

 
 
Receipt of a true Copy of this instrument 
on behalf of the petitioner acknowledged 
the _______ day of _________, 2024 
 
 
 
 
 
 
 
 
 
 
 
 
DRAFTED BY: 

 
City of Mequon 
11333N Cedarburg Road 
Mequon, WI 53092 
Phone: (262) 236-2904 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: April 29, 2024 

SUBJECT: Coldwell Banker Realty for Bernita and Henry Hile.  The applicant is 

seeking certifies survey map approval for a 2-lot land division for the 

property located at 7777 W. Bonniwell Road. 

 

 

Applicant: Bernita & Henry Hile 

Status of Applicant: Owner 

Requested: Certified Survey Map  

Existing Use: Residential  

Existing Zoning: R-1 (5-Acre Residential) 

 OA (Agricultural Overlay) 

Lot size: 20.02 Acres 

Location: 7777 W. Bonniwelll Road 

Tax Key Number: #14-009-01-001.00 

District: #1 

 

Background: 

The applicant is seeking approval for a 2-lot certified survey map for the parcel located at 7777 

West Bonniwell Road. The land division would create two lots, Lot 1 is 11.00 acres and Lot 2 is 

9.02 acres. There are currently no structures on the proposed second lot. The applicant is seeking 

to create the new Lot 2 from the eastern half of the existing parcel. There are a significant 

amount of wetlands present on the eastern half of proposed Lot 2. 

 

Site Conditions: 

The wetland delineation provided by the applicant recommends a setback from the wetland areas 

of 50 feet on the east side of Lot 2. Despite these wetland setbacks and the zoning district 

standards, the site can accommodate a building area of at least 201,158 square feet and dry land 

access. The proposed Lot 2 can accommodate a reasonably sized dwelling footprint and 

accessory structure of 40 by 60 feet (see attached staff markup). 

 

District Standards: 

Lots 1 and 2 of the proposed certified survey map are consistent with the current zoning 

designation of R-1, but Lot 2 is not consistent with keeping the agricultural (OA). The minimum 

acreage required for the overlay is 10 acres, and the proposed lot only has 9.02 acres. The 

buildings on Lot 1 cover approximately 4,270 square feet (0.9%) of the lot area. There are no 

current or proposed buildings for Lot 2. Access to both lots will be off West Bonniwell Road to 

the north. 

 

3.1
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Engineering Report: 

Cole McCraw, Assistant City Engineer, has reviewed the application and has the following 

comments: 

 

Right-of-way was previously dedicated at the ultimate right-of-way width. No additional 

dedication is required. 

 

Access to Lot 1 is provided through an existing driveway on West Bonniwell Road.  No access 

modifications are proposed in association with the project. Street access to Lot 2 must conform 

with Sec. 58-442 of the Mequon Code of Ordinances. The west 50 feet of Lot 1 is shown with an 

access easement for the adjacent lot to the south. The applicant shall provide all used ingress and 

egress easement declaration documents benefitting the adjacent lot. Easement declaration 

documents are subject to review by the City attorney. 

 

Wetlands are present on site. A wetland delineation report and concurrence by the WDNR was 

provided with the CSM application. The wetland protective area is shown on the face of the 

CSM.  

 

The site is not located within the City’s sewer service area, and therefore is not required to 

connect to public sewer or water. Soil evaluation reports were provided with the application that 

showed a mound system is feasible. The boring locations are near the property line. The private 

onsite wastewater treatment system (POWTS) must be contained on Lot 2. 

 

The land division itself does not propose an increase in impervious surface. However, future 

improvements may trigger the MMSD requirement for green infrastructure. The owner will be 

required to provide green infrastructure conforming to MMSD Ch. 13 Rules prior to the issuance 

of a building permit if adding 5,000 sq. ft. or more of impervious area. If green infrastructure is 

required, the buildings permit is also conditioned upon receipt of a stormwater maintenance and 

easement agreement and a drainage financial guarantee. 

 

No construction is currently proposed with this application. 

 

Staff Recommendation: 

Staff recommends approval of the land division subject to the following conditions: 

1. Final submittal and recording of the CSM within 180 days of Planning Commission 

approval. 

2. Final staff technical review and approval of CSM. The applicant shall make any technical 

corrections to the final CSM. 

3. The applicant shall provide all used ingress and egress easement declaration documents 

benefitting the adjacent lot. Easement declaration documents are subject to review by the 

City attorney. 

4. Soil percolation test reports in accordance with Sec. 58-636 of Mequon Code of 

Ordinances and applicable Wisconsin Administrative Code. 

5. The POWTS for Lot 2 must be wholly contained on Lot 2. 

6. For home/driveway construction that exceeds 5,000 square feet of impervious area, each 

individual lot will be required to provide a green infrastructure plan meeting MMSD 

requirements. Alternatively, the developer could plan for a regional stormwater facility 

3.1
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that meets City ordinances and MMSD Chapter 13. The green infrastructure 

improvements also require a Stormwater Maintenance and Easement Agreement, subject 

to City Attorney review and approval, and a drainage financial guarantee. 

7. The applicant shall submit an electronic file for the proposed certified survey map in a 

format compatible with AutoCAD 2015 dwg or dxf in Wisconsin State Plane Coordinate 

system. South Zone (NAD 83). 

 

Attachments: 

Packet Docs_Hile (PDF) 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: JAC ZADER, ASSISTANT DIRECTOR COMMUNITY DEVELOPMENT 

DATE: April 29, 2024 

SUBJECT: Logic Design & Architecture, Inc. for The TJX Companies, Inc.  The 

applicant is seeking conditional use grant and building and site plan 

amendment approval for a general merchandise tenant for the property 

located at 11110 N. Port Washington Road (Sierra) 

 

 

Applicant: Logic Design & Architecture, Inc.  

Status of Applicant: Agent 

Requested: Conditional Use Grant 

 Building & Site Plan Amendment 

Existing Use: Multi-Tenant Retail  

Existing Zoning: B-2 (Retail and Service Business District) 

Lot size: 19.41 Acres 

Location: 11110 N. Port Washington Road 

Tax Key Number: #15-029-06-010.00 

District: #8 

 

Background: 

The applicant is requesting a conditional use grant and building and site plan amendment to 

operate a general merchandise store (Sierra) in the Pavilions Shopping Center located at 11110 

North Port Washington Road.  Sierra will occupy 20,080 square feet of the shopping center in 

the space previously occupied by Bed Bath and Beyond. The Common Council approved a text 

amendment to allow general merchandise stores in the B-2 zoning district in November of 2013. 

 

Building and Site Plan Amendment: 

As the Commissioners may recall, when the Tile Shop was approved in July of 2023, the façade 

improvements for the entire building were approved. The owner was given until August 1, 2024, 

to complete the façade modification or prior to occupancy of the tenant space, which ever came 

first. The proposed building plan shows changes to the approved plan to incorporate corporate 

branding of the proposed occupant into the design. The applicant is also requesting to delay the 

completion of the improvements until occupancy, which is scheduled for late fall.  

 

Changes to the approved building façade include painting the facade white, removal of the two 

awnings, adding accent colors and materials, and increasing the sign façade. The intent of the 

changes is to incorporate colors and design elements consistent with their corporate brand. The 

applicant has provided four options with varying degrees of modifications to the approved plan. 

Their preferred option is on page A2.1-A.  While staff understands this desire, the use is located 

in a multi-tenant, multi-building development which incorporates a number of consistent design 

elements. After review of the options, staff is supportive of a hybrid of the options presented. 
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The final design shall incorporate the awnings and grey background shown on A2.1D, the 

decorative accent material on A2.1B and reduction in the height of the parapet wall. While the 

parapet wall does a nice job breaking up the length of the façade, staff believes it is too tall. Staff 

recommends the height of the wall extend no more than three feet above the existing roof line.  

 

Site Compliance: 

When modifications were made to other parts of the development, the existing roof was painted 

or stained black to match the new design elements. Over time this application to the roof has not 

held up to the elements and has faded significantly in some areas (see pictures). The same 

treatment of the roof is being proposed for the Sierra section that is not being replaced. While 

this is beyond the scope of approval for this item, staff will be sending an Order to Correct to the 

owner to address the issue.  

 

According to the Zoning Code, the following findings shall be considered when analyzing a 

conditional use grant application: 

 

1. The proposed use should not endanger the public health, safety or general welfare of 

the city and the immediate neighborhood. 

 

During the approval process for the Tile Shop, which is next to the proposed use, staff identified 

a concern over the traffic flow in the adjacent parking lot. As part of the approval process for the 

Tile Shop, a reconfiguration of the entire lot was approved and installed prior to occupancy. This 

work has greatly improved traffic flow and the safety of the parking lot. Staff believes the 

proposed use will not endanger the health, safety or general welfare of the neighborhood or the 

city in general.   

 

2. The proposed use should not injure the value of adjoining or abutting property. 

 

Staff believes the proposed use will continue to stimulate the economic viability of the shopping 

center and the city in general.  The proposed hours of operation are 9:30 a.m. to 9:30 p.m. daily, 

which is consistent with other businesses in the shopping center.  The applicant states that the 

number of employees will consist of 7-8 full time and 16-17 part time employees. Deliveries will 

be during the hours of 8 a.m. to 8 p.m. weekdays. Staff does not feel the proposed use will have 

any impact on the value of surrounding properties.  

 

3. The proposed use shall be harmonious or compatibility with the area in which it is 

located. 

 

The subject site is located in the B-2 (Community Business) district.  General merchandise uses 

are conditional uses in the B-2 district provided they meet the following conditions:   

• The GLA of the use must be between 20,000 and 30,000 square feet. 

• The square footage of all uses classified as general merchandise stores shall not exceed 

40% of the total GLA of a retail development. 

• Floor area dedicated to food related merchandise shall not exceed 5% of the total GLA of 

the general merchandise store. 

• The development in which the use is located shall be located along a secondary arterial 

and shall abut an interstate highway. 

• General Merchandise Stores located in an existing multi-tenant building shall be subject 

to building and site plan review. 
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Adjacent uses are also located in B-2 district and include restaurants, retail stores, a grocery store 

and offices.  Sierra and Marshalls are both classified as general merchandise and occupy a total 

of 44,000 square feet of the Pavilions Shopping Center. This equates to approximately 19% of 

the retail center being used for general merchandise, which is below the 40% maximum 

requirement.  Planning staff believes that if the conditions of approval listed below and within 

the attached conditional use grant document are met, the proposal should be harmonious with the 

surrounding uses. 

 

4. Will be general conformity with the Land Use Plan, Transportation Plan,  

Environmental Plan, Park and Recreation Plan or other officially adopted plan. 

 

The Land Use Plan map designates the subject site as Community Commercial; the proposal is 

conforming and is appropriately located on Port Washington Road, the City’s major commercial 

corridor.  

 

 

Staff Recommendation: 

Staff recommends approval of the conditional use grant and building and site plan amendment 

based on the following condition(s): 

 

1. All storefront windows shall not be covered or obstructed by shelving or merchandise. 

2. Staff review and approval of final site, building and lighting prior to issuance of permits. 

The applicant shall submit such plan within 180 days of Planning Commission action, or 

the required plan(s) shall be submitted to Planning Commission for additional review and 

action and subject to all necessary fees. 

3. The façade improvements shall incorporate the awnings and grey color on option A2.1D, 

the decorative accent material on A2.1B and reduction in the height of the parapet wall to 

three feet. 

 

 

Attachments: 

Packet Docs_Sierra (PDF) 
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design & architecture, inc.
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RETURN TO: 
 
City of Mequon 
11333 North Cedarburg Road 60W 
Mequon, WI 53092 
 
PARCEL NO.: 
150290601000 

 

 

CONDITIONAL USE GRANT 

Articles of Agreement made and entered into this 10th day of February and 
12 of May, by and between Centro Bradley SPE1 owners of the property 
located at 11110 N Port Washington Road and the City of Mequon Planning 
Commission. 

  
Before the Planning Commission of the City of Mequon, Ozaukee County, 
Wisconsin, in regard to the premise located in Section 29, Range 22 East, 
in Township 9 North, Ozaukee County, State of Wisconsin, further 

described as follows: 
 

LEGAL DESCRIPTION 
Exhibit A-1 
 
 
WHEREAS, the Zoning Code and Zoning District Map of the above 
named municipality, pursuant to State Statues, provide that the premises 
may not be used of right for the purpose hereinafter described but that 
upon petition such use may be approved by the municipality as a 
Conditional Use Grant in particular circumstances as defined by the 
standards in the Zoning Ordinance; and 

 
Petition therefore having been made, and public hearing held thereon, and the Planning Commission of the City of 
Mequon having determined that by reason of the particular nature, character, and circumstances of the proposed 
use, grant of such use upon the terms and conditions hereinafter prescribed would be consistent with the 
requirements of the Zoning Ordinance. 
 
Now, therefore, IT IS GRANTED, subject to compliance with the terms and conditions hereinafter stated that 
the Premises may be used for the purpose of a general merchandise store. 
 
 
GRANTED by action of the Planning Commission of the City of Mequon this 29th day of April 2024. 
 
 
      __________________ 
Andrew Nerbun, Mayor, Planning Commission Chairperson 
 
  Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named Dan Abendroth, 
Mayor, to me known to be the person who executed the foregoing 
instrument and acknowledged the same.     

      
Notary Public, Ozaukee County, Wisconsin 
My Commission (expires)    
 
 ______________________________________ 
Planning Commission Secretary 
   Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named __________, 
Planning Commission Secretary, to me known to be the person 
who executed the foregoing instrument and acknowledged the 
same. 
      
Notary Public, Ozaukee County, Wisconsin 
My Commission (expires)     
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Conditional Use Grant 
____________________________________________________________________________________________________ 

   

The CONDITIONS of this Grant are: 

1. This grant shall become effective upon the execution and recording by the owners and operators of the 
 Premises of an acceptance hereof in such form as to constitute an effective covenant running with the 
 land. 

2. This grant shall expire and become void unless, pursuant to the building and zoning codes of the City, the 
 approved use is commenced or the building permit is obtained within twelve (12) months of the date of 
 Planning Commission approval noted above, or actual construction is commenced within twelve (12) 
 months of the date on which the building permit was issued. 

3. This grant is subject to amendment and termination in accordance with the provisions of the Zoning Code 
 of this municipality. 

4. Construction and operation of the use granted shall be in strict conformity to the approved site, building, 
 and operations plans filed in connection with the Petition for this Grant, and annexed hereto. 

5. Any of the conditions of this Grant which would normally be the responsibility of tenants of the Premises 
 shall be made a part of their lease by the Owner, which lease shall contain provisions for posting of the 
 pertinent conditions to notify employees thereof. 

6. This grant shall automatically be null and void if this use is discontinued for a period of twelve (12) 
 months. 

7. The Grantee and its successors in interest shall hold the City of Mequon harmless from any claims or 
 losses to the City or its residents including reasonable attorney fees arising from or related to use of the 
 facilities. 

8. Any change to the approved use or change to the building or site plan will require an amendment to the 
 Conditional Use. Minor changes to the building and site plan shall be approved by the Department of 
 Community Development.  

9. Conditions on the Operations: 

 a. Hours of operation:  9:00 AM to 9:30 PM  

  Performance standards relating to parking, noise, vibration, odor, smoke, dust, and light:  As per 
City ordinance and as further designated under letter (e.) below. 

b. Water supply requirements:  

 City Water 

 d. Provisions for sewage disposal:   

 Public Sewer 

e. Other:  

 If the conditional use shall become hazardous, harmful, noxious, offensive or a nuisance to the 
surrounding neighborhood, or if material problems shall arise with respect to noise, traffic circulation, 
ingress and egress, parking, unenclosed storage, lighting, maintenance, or any other condition which shall 
materially threaten health or safety or to become a nuisance condition, the Grantee shall correct or 
improve such condition, and toward that end, the Planning Commission, after public hearing, may alter, 
amend or add reasonable additional Conditional User Grant conditions in order to ameliorate such 
effects, or in the case of violation of the Conditional Use Permit, may revoke the Conditional Use Grant. 

 
 If, despite efforts to prescribe conditions which render the conditional use harmonious in the 
surrounding neighborhood, problems shall arise with respect to noise, traffic circulation, ingress and 
egress, parking, unenclosed storage, lighting, maintenance, or any other condition which shall materially 
threaten the peace and enjoyment of neighboring properties, or shall become hazardous, harmful, 
noxious, offensive or a nuisance to the surrounding neighborhood, or shall threaten health or safety, the 
Grantee shall correct or improve such condition, and toward that end, the Planning Commission, after 
public hearing, may alter, amend or add reasonable additional Conditional User Grant conditions in order 
to ameliorate such effects, and in the case of violation of the Conditional Use Permit, may revoke the 
Conditional Use Grant. 

 All storefront windows shall not be covered or obstructed by shelving or merchandise. 
 Staff review and approval of final site, building and lighting prior to issuance of permits. The 

applicant shall submit such plan within 180 days of Planning Commission action, or the required 
plan(s) shall be submitted to Planning Commission for additional review and action and subject to all 
necessary fees. 

 The façade improvements shall incorporate the awnings and grey color on option A2.1D, the 
decorative accent material on A2.1B and reduction in the height of the parapet wall to three feet. 

 
 

10. Conditions of the structures: 

a. Site Plan: As per attached Exhibit A 

b. Landscaping Plan: As per attached Exhibit B. 

c. Elevations: As per attached Exhibit C. 
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Conditional Use Grant 
____________________________________________________________________________________________________ 

   

d. Sign: As on file with Community Development Department, City of Mequon 

e. Floor Plan: As on file with Community Development Department, City of Mequon 

f. Exterior lighting of the site and building: As per Exhibit A 

g. Fence / Wall / Dumpster plan details: As per Exhibit A 

h. The building shall comply with the building code. 

 

 

11. Conditions on the site: 

a. Street access (number, location, design):  As per attached Exhibit A 

b. Off-Street Parking (location and design including screening thereof):  As per attached Exhibit A. 

c. Outside storage of materials, products or refuse (location and screening thereof): As per attached Exhibit 
A  

d. Parking, exterior lighting of the site, location design and power:   

 Any changes subject to Planning Commission approval. 

e. Other:  
 

 
 

   
 Owner    
 
Acknowledgment: 

STATE OF WISCONSIN) 
   )SS 
OZAUKEE COUNTY) 
Personally came before me, this ____ day of 
________________, 2024, the above named___________, 
Owner, to me known to be the person who executed the 
foregoing instrument and acknowledged the same.  
  

      
Notary Public, Ozaukee County, Wisconsin 

 
 
 
 
 
 

 
 
Receipt of a true Copy of this instrument 
on behalf of the petitioner acknowledged 
the _______ day of _________, 2024 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: JAC ZADER, ASSISTANT DIRECTOR COMMUNITY DEVELOPMENT 

DATE: April 29, 2024 

SUBJECT: Hahn ACE Hardware.  The applicant is seeking building and site plan 

amendment approval to allow for outdoor display and storage for the 

property located at 11300 N. Port Washington Road. 

 

 

Applicant: Hahn Ace Hardware  

Status of Applicant: Owner 

Requested: Building and Site Plan Amendment 

Existing Use: Hardware Store 

Existing Zoning: B-2 (Retail and Service District) 

Lot size: 5.37 Acres 

Location: 11300 N. Port Washington Road 

Tax Key Number: #15-020-11-010.00 

District: #5 

 

Background: 

The applicant is requesting building and site plan amendment for the parcel located at 11300 

North Port Washington Road.  This is the site of the former Pic N Save which is currently being 

renovated into a multi-tenant building. Ace Hardware recently moved into 32,000 square feet of 

the building and opened in mid-April. While the use of a hardware store is permitted in the B-2 

zoning district, the applicant is proposing new outdoor storage and a new access door which 

requires building and site plan amendment.  

 

Building and Site Plan Amendment: 

The building and site plan amendment is related to the addition of a 10,000 square foot outdoor 

storage and garden center in the north parking lot. The proposed plan will be temporary and in 

use for this summer only. According to the applicant, a permanent outdoor center plan in the 

same general location will be submitted for approval in fall with construction occurring 

immediately after. The proposed plan shows the area segregated from the rest of the parking lot 

with a 38” temporary fence. The area will include a propane tank, outdoor displays and 

palletized goods and will be accessible from the parking lot as well as the building via a new 

sliding door. The plan also shows a 20-foot-long asphalt connection from the loading dock to the 

outdoor storage area. Since the proposed changes to the outdoor storage area are temporary, staff 

is supportive of the use of a temporary fence around the area provided that its color is compatible 

to the materials on the building. Staff recommends that the color of the fence be beige or tan to 

match the building. Staff also recommends that the four parking spaces to the west of the storage 

area be signed as no parking. Since this portion of the parking area is on the neighboring parcel, 

the applicant will need permission from the adjacent landowner to prohibit parking in these 

spots.  

5.a

Packet Pg. 49



 

The proposed outdoor storage area will eliminate 29 stalls in the existing parking lot. Since the 

previous use was a grocery store with a much higher parking requirement, the loss of 29 spaces 

will not have an impact on the parking demand. There will be over 200 parking spaces available 

in the shopping center with the removal of the 29 spaces. 

 

Since the proposed storage area is meant to be temporary, staff will add a condition that the 

proposed plan is allowed to remain until April 1, 2025. At such time, the approved permanent 

plan shall be constructed, or the area shall be reverted back to its current condition.  

 

Site Compliance: 

Since the building has been vacant for over 10 years, there are a number of site related items that 

need to be addressed. Staff has identified the following issues and a timeframe for compliance. 

These will be added as a condition of approval. 

• Missing roof shingles shall be replaced by June 1, 2024. 

• All dead and missing landscaping shall be replaced by July 1, 2024 

• Existing light poles that are damaged shall be replaced by August 1, 2024 

 

Staff Recommendation: 

Planning staff recommends approval of the building and site plan amendment based on the 

following condition(s): 

 

1. Staff review and approval of final site, building and lighting prior to issuance of permits. 

The applicant shall submit such plan within 180 days of Planning Commission action, or 

the required plan(s) shall be submitted to Planning Commission for additional review and 

action and subject to all necessary fees. 

2. The proposed fence color shall be beige or tan and approved by staff. 

3. The temporary outdoor storage approval is permitted until April 1, 2025. At such time, an 

approved permanent outdoor storage plan shall be constructed, or the site shall revert 

back to a parking lot. 

4. The following site compliance items shall be addressed in the timeframe as follows: 

• Missing roof shingles shall be replaced by June 1, 2024. 

• All dead and missing landscaping shall be replaced by July 1, 2024 

• Existing light poles that are damaged shall be replaced by August 1, 2024 

 

Attachments: 

Packet Docs_HahnAce (PDF) 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: April 29, 2024 

SUBJECT: RDCycle LLC for BP.  The applicant is seeking building and site plan 

amendment to allow for an accessory structure (textile recycling container) 

for the property located at 11147 N. Port Washington Road (BP gas station) 

 

 

Applicant: RDCycle, LLC 

Status of Applicant: Agent 

Requested: Building and Site Plan Amendment 

Existing Zoning: B-2 (Retail and Service Business District) 

Lot size: .40 Acres 

Location: 11147 N. Port Washington Road 

Tax Key Number: #15-030-01-015.00 

District: #6 

 

Background: 

The applicant is seeking building and site plan approval for the installation of an accessory 

structure, a textile recycling receptacle, at the BP gas station located at 11147 North Port 

Washington Road. The receptacle is currently located on-site (see attached photographs). The 

applicant was advised by Code Enforcement Officer, Scott Pinzer, that changes to, or the 

addition of structures, to the approved commercial site plan requires the approval of Planning 

Commission. 

 

Analysis: 

The site is located within the B-2 zoning district. The development has multiple non-

conformities to the district standards including front yard setback, side and rear yard offsets, 

minimum lot size, and minimum average lot width. These non-conformities have been pre-

existing and include: 

 

• Lot size under minimum of 2 acres (0.420 acres) 

• Offsets under minimum of 20 feet from both south and west lot lines (10 feet both 

directions) 

• Open space percentage less than minimum of 40% (25.5%) 

• Average lot width and length less than 150 feet on either axis (127 feet and 137 feet) 

The proposed textile recycling receptacle would be an additional structure located on the non-

conforming lot and does not relate to the operations of the gas station and convenience store. The 

applicant proposes the receptable 121 feet from North Port Washington Road, which is 
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compliant with setback. However, the proposal also lists the structure 13 feet 6 inches from 

Mequon Road and 10 feet from the west lot line - both of which violate the required front yard 

and side yard setbacks.  Staff does not support additional waivers to setbacks for accessory 

structures.  In addition, staff finds the receptacles to further the lack of open space and ultimately 

add clutter on the non-conforming site.  Staff also does not support additional structural elements 

that are not essential to the use’s operations.  

 

Staff Recommendation: 

Planning staff recommends denial of the building and site plan amendment for the installation of 

textile donation receptacle on-site. 

 

Attachments: 

Packet Docs. _BPGas (PDF) 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: January 29, 2024 

SUBJECT: RDCycle, LLC for Clark gas station.  The applicant is seeking building and 

site plan amendment approval to allow for an accessory structure (textile 

recycling container) for the property located at 10355 N. Port Washington 

Road. 

 

 

Applicant: RDCycle, Inc.  

Status of Applicant: Agent 

Requested: Building and Site Plan Amendment 

Existing Use: Gas Station  

Existing Zoning: B-2 (Retail and Service Business District) 

Lot size: .48 Acres 

Location: 10355 N. Port Washington Road 

Tax Key Number: #15-031-01-011.00 

District: #7 

 

Background:  

The applicant is seeking building and site plan approval for the installation of an accessory 

structure, textile recycling receptacle, at the Clark gas station at 10355 North Port Washington 

Road. The receptacle is currently located on the site and the applicant was advised by Code 

Enforcement Officer, Scott Pinzer, that approval is required for changes to the approved site plan 

by Planning Commission.  

 

Analysis:  

The site is located within the B-2 zoning district. The development has multiple non-

conformities to the district standards including front yard setback, side and rear yard offsets, 

minimum lot size, and minimum lot width. A building and site plan amendment for the site, 

approved at the July 23, 2018, meeting of Planning Commission, allowed for the following in 

order to support an addition to the gas station’s principal building.  

 

• Offset waiver for the proposed trash enclosure  

• Building waiver from the west property line  

• Canopy waiver from the east property line 

• Sign waiver to allow for three façade mounted signs  

• Sign waiver for the freestanding sign 

• South property line waiver for a storage shed 

• Open Space reduction to 28.2% 
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The proposed textile recycling receptacle would be an additional structure located on the non-

conforming lot and does not relate to the operations of the gas station and convenience store. The 

applicant proposes the receptable 56 feet from North Port Washington Road and 44 feet from 

Donges Bay Road – both of which violate the required front yard setbacks.  Staff does not 

support additional waivers to setbacks for accessory structures.  In addition, staff finds the 

receptacles to further the lack of open space, increase in number of accessory structures and 

ultimately add clutter on the non-conforming site.  Staff also does not support additional 

structural elements that are not essential to the use’s operations.  

  

Please note the site plan provided by the applicant shows the receptacle’s location setback 56 

feet from the right-of-way on Donges Bay Road and 121 feet from the Clark gas station building, 

but the dimensions are not scaled accurately on the site plan.  

   

Site Compliance:  

Planning staff visited the site on April 19th. Pallets and other refuse was noted near and against 

the dumpster enclosure on the south lot line. All refuse must be removed pursuant to Section 58-

420 of the municipal code, which will be addressed through the City enforcement procedure. 

 

Staff Recommendation:  

Planning staff recommends denial of the building and site plan amendment for the installation of 

textile donation receptacle on-site.  

 

Attachments: 

Packet Docs_Clark Gas (PDF) 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: April 29, 2024 

SUBJECT: RDCycle, LLC for Mobile gas station.  The applicant is seeking building and 

site plan amendment approval to allow for an accessory structure (textile 

recycling container) for the property located at 11210 N. Port Washington 

Road (Mobil gas station). 

 

 

Applicant: RDCycle, Inc. 

Status of Applicant: Agent 

Requested: Building and Site Plan Amendment 

Existing Use: Gas Station  

Existing Zoning: B-2 (Retail and Service district) 

Lot size: 1.33 Acres 

Location: 11210 N. Port Washington Road  

Tax Key Number: #15-020-11-012.00 

District: #5 

 

Background: 

The applicant is seeking building and site plan approval for the installation of an accessory 

structure, a textile recycling receptacle, at the Mobile gas station located at 11210 North Port 

Washington Road. The receptacle is currently positioned on-site (see attached photographs). The 

applicant was advised by Code Enforcement Officer, Scott Pinzer, that changes to, or the 

addition of structures, to the approved commercial site plan requires the approval of Planning 

Commission. 

 

Analysis: 

The site is located within the B-2 zoning district. The development has multiple non-

conformities to the district standards including front yard setback and minimum lot size. These 

non-conformities have been pre-existing and include: 

 

• Lot size under 2 acres (1.34 acres) 

• Building setback under 65 foot minimum (55 feet) 
 
The proposed textile recycling receptacle would be an additional structure located on the non-

conforming lot and does not relate to the operations of the gas station and convenience store. The 

applicant proposes the receptable 32 feet 4 inches from North Port Washington Road and 14 feet 

from the north lot line – both of which violate the required front yard and side yard setbacks.  

Staff does not support additional waivers to setbacks for accessory structures.  In addition, staff 

finds the receptacles to increase in number of accessory structures and ultimately add clutter on 
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the non-conforming site.  Staff also does not support additional structural elements that are not 

essential to the use’s operations.  
 
Site Compliance: 

Staff visited the site on April 5th and noted that the dumpster on-site was not enclosed and was 

situated in the yard on the north side of the property. Under Section 58-564, any and all 

dumpsters shall be located and screened with City approval. This trash receptacle shall be 

relocated to a location with less public visibility. An enclosure plan shall be submitted to the City 

for review and approval by June 15, 2024. 
 
Staff Recommendation: 

Planning staff recommends denial of the building and site plan amendment for the installation of 

textile donation receptacle on-site. 

 

Attachments: 

Packet Docs_Mobil (PDF) 

5.d

Packet Pg. 84



5.d.a

Packet Pg. 85

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



5.d.a

Packet Pg. 86

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



5.d.a

Packet Pg. 87

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



5.d.a

Packet Pg. 88

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



5.d.a

Packet Pg. 89

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



5.d.a

Packet Pg. 90

A
tt

ac
h

m
en

t:
 P

ac
ke

t 
D

o
cs

_M
o

b
il 

 (
93

13
 :

 R
D

C
yc

le
, L

L
C

 f
o

r 
M

o
b

ile
 g

as
 s

ta
ti

o
n

)



 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: EVAN HOIER, ASSOCIATE PLANNER 

DATE: April 29, 2024 

SUBJECT: HJ Martin and Son, Inc.  The applicant is seeking minor request approval to 

allow for vinyl window coverings for the property located at 10948 N. Port 

Washington Road (Marshalls). 

 

 

Applicant: HJ Martin and Son, Inc.  

Status of Applicant: Agent 

Requested: Minor Request 

Existing Use: Multi-tenant  

Existing Zoning: B-2 (Retail & Service district) 

Lot size: 19.74 Acres 

Location: 10984 N. Port Washington Road 

Tax Key Number: #15-029-06-010.00 

District: #8 

 

Background: 

The applicant is seeking minor request approval for the installation of blue vinyl on eighteen 

windows on their façade. The applicant claims that this is to help screen the areas behind their 

cash register areas from view from the parking lot, which would increase the level of privacy for 

workers and reduce visibility behind the counter. 

 

Analysis: 

Business decals are a permitted sign under Section 62-13 in the City’s sign code. However, that 

section limits the size of the decal to a maximum of two square feet. The installation of this more 

encompassing window vinyl would violate this section. In addition, the City has an established 

building design. There is precedent to allow visibility into the building from the exterior and vice 

versa.  Historically, the Planning Commission supports fenestration (any opening) in a building’s 

design for visual interest and provides benefits to the users’ within the building such as natural 

light, comfort and safety.  Fenestration also plays an important role in influencing a positive 

social dynamic of the public space adjacent to the building’s exterior.  The Pavilions Shopping 

center is designed to promote pedestrian movement from business to business and maintaining 

visibility into and out of buildings affects perceptions and how useful and welcoming the space 

will feel. 

 

Staff Recommendation: 

Staff recommends denial of the minor request to install window vinyl on the Marshall’s façade. 

 

Attachments: 

Packet Docs_Marshalls (PDF) 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: JAC ZADER, ASSISTANT DIRECTOR COMMUNITY DEVELOPMENT 

DATE: April 29, 2024 

SUBJECT: Port Washington Road Design Guidelines for Commercial Structures 

 

 

 

Background:   

As part of the ongoing efforts to revitalize Port Washington Road, staff is focused on four 

initiatives in 2024, including the following: 

 

• Port Washington Road Market Analysis 

• Port Washington Road Streetscape Plan and Bidding 

• Port Washington Road Revised Zoning Districts and Land Use Plan 

• Commercial Structure Design Guidelines 

 

Staff was tasked with creating design guidelines for the corridor which spans from County Line 

Road to Glen Oaks. Currently, Section 58-566 of the zoning code (see attached) regulates 

architectural requirements for all commercial, industrial, institutional, and multi-family 

development. These current guidelines are rather general and do not distinguish between 

different types of uses.  The city has established design guidelines for specific areas/districts that 

include Ulao Creek, Rural Business, and Town Center. These guidelines are adopted within the 

Zoning Code or by administrative policy.  

 

On February 22, 2024, staff presented a rough draft of the design guidelines for review by the 

Planning Commission. Since there are very few commercial areas outside of the Port 

Washington Road Corridor that are not covered by established design guidelines it was decided 

that the proposed language would apply to all areas not currently covered. Regarding the content 

itself, overall, the feedback from the Commission regarding the guidelines was positive. As 

stated at the last meeting, the next step in the process is to evaluate the proposed guidelines 

against projects recently approved along the Port Washington Road corridor. The images 

included in the packet are of projects that were recently approved or of existing buildings located 

along the Port Washington Road corridor. Staff will be prepared to discuss how each of these 

projects measure up to the proposed guidelines.   

 

History:  

In 2018, the Department created an architectural gallery in which 19 projects were showcased. 

Over 50 members of the City’s boards and commission that directly weigh in and act on 

development projects were invited to participate in the architectural gallery.  Eight (14.5%) 

committee members participated in the event.   The following chart ranks the projects located on 

Port Washington Road by overall design score and identifies the average and mode as well as the 

highest and lowest score received in any category. 
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While the responses varied significantly by each participant, there were several general themes 

that prevailed in the comments including the following: 

• Some buildings are boxed shape and architecture of such is boring. 

• Flat and mismatched rooflines do not reflect community character. 

• Mix, pattern and color of materials appear cheap, inconsistent, or overdone. 

• Fenestration is too dark. 

• More articulation is needed. 

 

Analysis:   

When looking at the recently approved projects, staff believes that overall, the city has done a 

good job in requiring and maintaining high quality design. When evaluating these projects 

against the proposed guidelines, staff believes many of the projects comply with several if not 

most of the proposed guidelines. However, there are some common trends that staff is seeing 

where approved projects would not have complied with the guidelines or where the city has been 

inconsistent in requiring certain features including the following: 

 

• Entrances being located facing a public street. 

• A higher percentage of glass than what is permitted (40%). 

• Articulation in the building is important especially on flat roof buildings. 

• Roof forms – depth of parapets, lack of variation in roof heights on flat roofs. 

• Roof accents – lack of overhangs and decorative cornices. 

• An over reliance on corporate or national branding into the design of the building. 

 

In most of these instances, staff believes that if the guidelines were in place and followed, it 

would have resulted in a much-improved design.  

 

In reviewing the proposed guidelines, staff has identified two new regulations that should be 

included in the proposed guidelines. Under Building Placement and Orientation, staff 

recommends language that requires that front setback be an average of the buildings located on 

the two adjacent parcels. This would result in a uniform development pattern along the street. 

Staff also recommends that under the Materials/Details section of the guidelines, language be 

added to address potential sign bands or locations. This would alleviate potential issues later on 

in the process related to the appropriate location of signage. 

 

Staff Comment: 

Based on feedback from the Planning Commission, staff will further refine the guidelines and 

present the changes at a future meeting. In addition, staff can develop a visual preference or 

rating system for the Commission to conduct prior to the next review of the guidelines.  This 

would be similar to the 2018 procedure.  Staff is questioning the Commission’s interest in doing 

so.   

 

Attachments: 

Portfolio PW Road (PPTX) 

2018 Architectural Gallery Results PW (XLSX) 

Draft Guidleines (DOCX) 
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Development Projects Port Washington 
Road 
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ASSOCIATED BANK
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FROEDTERT HEALTH 
CENTER 

6.1.a

Packet Pg. 101

A
tt

ac
h

m
en

t:
 P

o
rt

fo
lio

 P
W

 R
o

ad
  (

93
11

 :
 P

o
rt

 W
as

h
in

g
to

n
 R

o
ad

 D
es

ig
n

 G
u

id
el

in
es

 f
o

r 
C

o
m

m
er

ci
al



PNC BANK
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NORTHSHORE BANK MIXED USE
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KOHLER CREDIT UNION MIXED USE
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MIXED USE RETAIL BUILDING
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QUINTESSA
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LES MOISE
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METRO MARKET
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LEXINGTON SQUARE
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MEDI-SPA
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NORTH SHORE BANK NEW
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LANDMARK CREDIT UNION
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ARBY'S 
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JILLYS CAR WASH
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Project

AVE MODE HIGH LOW 1 2 3 4 5 6 7 8

Rating

Newport 1-unappealing

Color 4.25 5 5 3 3 5 5 5 4 3 5 4 5-most appealing

Articulation 4 4 5 3 3 4 5 4 3 5 4 4

Materials 4.375 4 5 4 4 5 5 4 4 4 5 4

Glazing Ratio 4.375 4 5 4 4 4 5 4 4 5 5 4

Overall Design 4 4 5 3 3 4 5 4 4 4 4 4

Starbucks

Color 4.25 4 5 3 4 4 5 5 4 5 4 3

Articulation 3.875 4 5 2 3 4 4 4 4 5 5 2

Materials 4.125 4 5 2 4 5 5 4 4 4 5 2

Glazing Ratio 3.75 4 5 3 4 3 4 3 4 4 5 3

Overall Design 4 4 5 2 4 4 4 4 4 5 5 2

Metro

Color 3.875 4 5 2 3 4 4 4 4 5 5 2

Articulation 3.75 4 5 2 3 5 3 4 4 4 5 2

Materials 4.125 4 5 2 4 5 4 4 4 5 5 2

Glazing Ratio 4 4 5 3 4 5 3 3 4 4 5 4

Overall Design 3.75 4 5 3 3 4 4 3 4 4 5 3

Taco Bell

Color 4.125 4 5 3 4 5 5 4 4 3 5 3

Articulation 3.75 4 5 3 3 4 5 4 3 4 4 3

Materials 4 4 5 3 4 4 5 4 4 3 5 3

Glazing Ratio 3.625 4 4 3 4 3 4 3 3 4 4 4

Overall Design 3.75 4 5 3 4 4 5 4 3 3 4 3

Childrens Hospital

Color 3.5 3 5 1 3 4 4 3 3 5 5 1

Articulation 3.5 4 4 2 4 4 3 4 3 4 4 2

Materials 3.75 4 5 1 4 5 4 4 3 5 4 1

Glazing Ratio 3.375 3 5 2 4 3 3 3 3 5 4 2

Overall Design 3.25 4 4 1 4 4 3 3 3 4 4 1

Mobil

Color 3.25 3 4 2 3 3 4 3 2 4 4 3

Articulation 2.75 3 4 2 2 3 2 3 2 4 3 3

Materials 3.25 3 4 2 3 4 3 3 2 4 4 3

Glazing Ratio 4 4 5 3 3 4 4 4 3 5 5 4

Overall Design 3.25 3 4 3 3 3 4 3 3 3 4 3

Froedtert

Color 3.125 4 4 1 3 3 4 4 2 4 4 1

Articulation 3 3 5 1 3 4 3 3 2 5 3 1

Materials 3.25 4 5 1 3 4 5 3 2 4 4 1

Glazing Ratio 4 4 5 2 4 5 5 4 2 5 4 3

Overall Design 3.125 4 4 1 3 4 4 3 2 4 4 1

Lexington Square

Color 3.5 2 5 2 2 5 5 3 4 4 3 2

Articulation 3.5 4 5 2 2 4 4 3 4 5 3 3

Materials 2.438 1 5 1 2 5 2.5 1 3 4 1 1

Glazing Ratio 2.75 3 4 2 2 3 3 3 3 4 2 2

Overall Design 2.938 2 5 2 2 4 3 2 3.5 5 2 2

PNC

Color 2.75 4 4 1 4 3 4 3 2 4 1 1

Articulation 3.125 4 5 1 4 5 3 4 1 5 2 1

Materials 3.25 4 5 1 4 5 4 3 2 4 3 1

Glazing Ratio 4 4 5 3 4 4 3 4 4 5 5 3

Overall Design 2.5 4 4 1 4 4 1 3 2 4 1 1

Responses
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1 

 

DIVISION 2. 

 

COMMERCIAL, INDUSTRIAL, PARK, INSTITUTIONAL AND MULTI-

FAMILY RESIDENTIAL DEVELOPMENT 

 

 

Sec. 58-566. Architectural requirements and standards. 

 

 (a)  Criteria and processing requirements. To implement the purposes set forth 

in section 58-562 and in accordance with the findings represented in this section, the 

following architectural review criteria and processing requirements are established. The 

following guidelines do not apply to areas that have existing area specific guidelines 

including the Ulao Creek, Town Center and Rural Business areas. 

 

(1) General Architectural Principles.  Buildings shall be designed to fit the 

specific characteristics of the site and the specific needs of the intended 

users.  Buildings should be designed and detailed to human scale.  

Traditional forms are the primary influence and objective of local 

architecture.  Contemporary architecture may be appropriate provided the 

architectural standards in section 58-566(a) (2-14) are met. 

 

Building Placement and Orientation.  The primary façade and principal entrance 

of all buildings shall face the public street.  Direct access from the public street 

and sidewalk to the principal entrance is required.    

  

(a) New infill development adjacent to existing buildings shall be required 

to utilize an average of the two adjacent buildings for the front 

setback. 

 

(b) Building placement on corner lots shall be located as close to the 

intersection as allowed by code.  The primary façade design shall be 

continued along each street of the corner lot. No parking, drive aisles 

or service areas shall be located between the building and the street. 

 

(c) The Planning Commission may exempt industrial buildings located in 

the B-5 zoning district from the requirements of 1 (a). 

 

(2) Massing/Scale.  Buildings shall be designed to be compatible with the 

massing of adjacent sites. If a proposed structure is larger than the 

structures on adjoining sites, the building shall be divided into smaller 

identifiable sections to remain proportionate to the adjacent buildings. In 

addition, gradual transitions in height up to the maximum height allowed 

by code may be required when the proposed building is more than 15% 

above the height of the adjacent building. Building heights on corner lots 

shall be greater than one story to add mass and visual prominence to the 

street. One story buildings that are not compatible with the massing of 

6.1.c

Packet Pg. 118

A
tt

ac
h

m
en

t:
 D

ra
ft

 G
u

id
le

in
es

  (
93

11
 :

 P
o

rt
 W

as
h

in
g

to
n

 R
o

ad
 D

es
ig

n
 G

u
id

el
in

es
 f

o
r 

C
o

m
m

er
ci

al
 S

tr
u

ct
u

re
s)



2 

 

buildings on adjacent sites may be permitted on substandard lots that do 

not comply with the minimum acreage requirement and which are not able 

to conform to other district standards (parking, FAR, etc.) 

 

(3) Form/Proportion. There shall be a clear division between the roof and 

walls.  The base of the building shall be articulated with a horizontal line 

to create a distinct ground level to the building.  The middle of the 

building shall be articulated by variation of depth through windows and 

elements to distinguish it from the building’s top.  The top portion of the 

building shall include architectural features that create additional, 

horizontal distinction.  The length of the building should be longer than 

the height of principal façade. The Planning Commission may exempt 

industrial buildings located in the B-5 zoning district from this 

requirement. 

 

(4) Fenestration/Entries.  Openings shall form a unified composition in 

proportion to the building elevation.  Large, blank walls of more than 25 

linear feet that are within public view are prohibited, except for buildings 

located in the B-5 district.  Entries shall be emphasized and clearly visible 

from the public street, sidewalk and interior parking lot.  There shall be a 

hiearcy of entries through scale, detail features and landscaping.  If only 

one principal entrance is proposed for a building located on a corner lot, 

staff shall determine which public street the entrance shall face based on 

the hierarchy of streets unless there is a well-established existing street 

pattern in the area.  Window treatments shall be of clear glass that allows 

view from the exterior of the building into the interior of the building.  

Shelving, equipment, storage or similar fixtures shall not block views into 

and out of the building between 4 and 7 feet above the adjacent grade.  

Interior service areas, such as bathrooms, utility rooms, shelving and 

storage are considered back-of-the-house operations and shall be located 

to the rear or internal side of the development.  The back-of-the-house 

operations doesn’t eliminate the requirement for window treatments.  The 

treatment for these areas of the building wall shall use the following 

alternative window treatments: spandrel glass or a window film. 

 

(5) Materials/Details.  Primary building materials shall be constructed from 

traditional, durable, high-quality materials including brick, wood, cedar 

shake, masonry panels or stone.  Contemporary materials are acceptable if 

detailed.  Secondary materials include cement board, metal, engineered 

stone, stucco and EIFS. The use of stucco, metal panels or EIFS is limited 

to no more than 20% of each exterior façade.  Prohibited materials include 

highly reflective and processed materials such as plastic accents. Split face 

block, pre-cast concrete and decorative concrete block may be permitted 

in the B-5 district. A variety of textures is encouraged.  Arbitrary changes 

in material or detail that is not in keeping with the building and the 

painting of masonary materials is prohibited. 
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3 

 

 

 The primary façade material (60% minimum) and a limited number of 

compatible secondary materials (20% maximum) shall be applied 

consistently and uniformly on all facades of the building.   

 

 Roof materials shall be of high-quality asphalt shingles, non-reflective 

standing seam metal, slate or cedar.  Composite slate or cedar may be 

permitted. 

 

  Detail features are intended to contribute to the visual interest and reduce  

  the massing of a building.  Visual interest and the reduction of massing  

  shall be included by techniques such as the use of color changes, texture  

  changes, wall offsets, reveals, projections, varying heights, two or more  

  roof planes, dormers and architecturally treated parapet walls. 

 

The design of the building shall incorporate and detail locations for all 

contemplated wall signage. 

 

Awnings and canopies are encouraged over windows and doors to provide 

shelter, shade and scale to the façade.  Colors of awning and canopies 

shall compliment the palette of colors for the building and throughout the 

site. 

 

(6) Roofs. Acceptable roof forms include hip roofs, gable roofs, shed roofs, 

and flat roofs.  Flat roofs on non-industrial are subject to additional design 

standards including an undulating roofline, two or more roof planes, 

cornice elements or integrated and detailed parapets.  Roof forms and 

pitch should be similar to surrounding sites.  Large roof overhangs that 

dominate the building are discouraged.  Roof forms should have a 

minimum of 8/12 or greater unless approved by Planning Commission.  

Layers of interconnected roofs are required for structures greater than 

20,000 square feet.  If a long roofline is proposed, then dormers, gables, 

other projections or variations to add interest and scale are required.  Roof 

elements shall be integrated into the design and not appear to be floating 

or attached. If a parapet is proposed as part of the design it shall extend the 

entire of the building or be terminated at a point not visible from public 

view.  

 

(7) Colors.  Façade colors shall have low reflectance.  A limited palette of 

colors for use throughout the site should provide variety and unity.  Black 

is prohibited as the primary color.  Downspouts, utility boxes, grilles and 

other projections should be a complementary color or the same color as 

the building wall.  Roof colors shall complement the palate of colors for 

the building and throughout the site.  Roof colors darker than the façade 

and muted earth tones are recommended. 
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4 

 

(8) Service/Utility Area.  Service and utility areas such as loading docks, 

storage, dumpsters, mechanical equipment, venting, fans, coolers and 

HVACs and transformers shall be located away from public view, street, 

sidewalk or adjacent residential use and shall be screened.  Placement of 

such features in the middle of an open space area or parking lot is 

prohibited.  Screening of service and utility areas shall be provided on all 

sides with building forms such as walls that coordinate with the building’s 

architecture, materials and color and provide year-round landscaping.  

Chain link fencing and vinyl slats are prohibited.  Doors and gates may 

utilize a metal or wood material.  Rooftop mechanical equipment is 

allowed when fully screened by the roof or other architectural treatment. 

 

(9) Repetition.  The repetition of architectural details and forms shall be 

provided when integrating two or more buildings on one site and between 

stories when a building greater than one story is proposed. No building 

shall be permitted with a design or exterior appearance which is too 

similar or consistent with an adjacent site unless part of a cohesive 

planned development. 

 

(10) Design of Local and National Franchises.  The design of franchises shall 

reflect the local architecture in form, color, detail, materials, and massing. 

 

(11) Automobile Service and Drive-Through Facilities.  Service stations, 

convenience stores and buildings with a drive-thru shall be sited to face 

the street.  Pump islands, canopies and drive-thru facilities shall be located 

to the rear or interior side yard.  Openings for car washes, service bays, 

drive-thru shall be integrated into the principal building design and not 

directly visible from a public street, sidewalk or adjacent residential use 

unless highly screened with vegetation. Drive-throughs shall be located at 

the rear of the site. If located on a corner, the drive-through shall be fully 

integrated into the design of the building.  

 

(12) Accessory Structures and Fences.  Accessory structures such as dumpster 

enclosures, sheds, canopies for gas pumps, garages, cart corrals, utility 

buildings or ATMs shall meet the same design standards as the principal 

structure on the site by repeating the architectural forms, roofs, materials, 

colors and details.  These structures shall appear subordinate to the 

principle building in size and location. Dumpster enclosures and fences 

constructed from chain link or barbed wire are prohibited. 
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 11333 N. Cedarburg Rd 

 Mequon, WI 53092-1930 

 Phone: 262-236-2902 

 Fax: 262-242-9655 

www.ci.mequon.wi.us  Department of Community Development 
 

 

TO:  Planning Commission 

FROM: KIM TOLLEFSON, DIRECTOR OF COMMUNITY DEVELOPMENT 

DATE: April 29, 2024 

SUBJECT: Chapter 58-303; Specific Design Guidelines for the Arrival Corridor Zoning 

District 

 

 

 

Background:   

At the March Planning Commission meeting, staff presented a text amendment to clarify 

residential use terms and the entitlement process.  The Planning Commission approved the 

amendment along with restoring the ability to request a residential development that contains 

more than 16 total units in the Arrival Corridor zoning district through a Planned Unit 

Development (PUD).  At the meeting, Tom Zabjek, owner of Lakeside Development, raised the 

question of requiring commercial development as part of residential projects in the Arrival 

Corridor (AC) zoning district, if the site fronts on Mequon Road.  The Planning Commission 

requested staff consider the policy and return with recommended modifications to the text. 

 

Analysis:   

Current Conditions: 

There are five parcels zoned AC (either vacant or yet to redevelop), which also front on Mequon 

totaling 11.60 acres (see attached map).  There are 13 sites totaling 10.85 acres in the area zoned 

Town Center (TC) that are required to provide commercial use.  Town Center zoning is distinct 

from AC in that it is intended to provide greater massing, greater density and a more compact, 

pedestrian focused user and street elements.   

 

Design Considerations: 

Staff evaluated residential development along primary arterials in a variety of cities and settings 

as well as the design of mixed-use buildings.  The most notable design consideration was a 

purposeful separation between the units on ground level and any commercial use within the 

building and a purposeful separation between the public street/ sidewalk and the dwelling units.  

Access from the public street and sidewalk to the commercial entry was direct and access to the 

residential was indirect and secluded (see attached imagery). Staff recognizes the value in 

creating privacy as well as alleviating traffic noise and lights.  Often, the corner units at ground 

level were stepped back greater given their exposure to two streets or sidewalks.   

 

Market Considerations: 

The other consideration is one of private market interest.  There is nothing in the code that 

prohibits mixed-use buildings and staff are confident that if the market demanded additional 

services and commercial activity, those will be proposed and welcomed.  After consideration of 

the built conditions in TC and the opportunity for additional commercial use in concentration of 

where the current commercial activity is located, staff finds greater synergy and alignment with 
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our original goals in leasing current commercial tenant space and preserving the commercial 

market demand for location in TC.  

 

Staff also acknowledges that the majority of Mequon Road is zoned and developed as residential, 

including parcels adjacent to the AC, located on the north side of Mequon Road.  If designed and 

maintained well, meaning both the streetscape and the development, staff believes residential can 

be well-suited for this portion of Mequon Road. 

 

Staff Summary: 

Staff proposes maintaining the commercial use component with the TC zoning and eliminating it 

for the AC zoning district subject to additional front yard design standards.  Should the Planning 

Commission wish to require non-residential uses, then staff recommends the following: 

 

1. A minimum 1,200 square feet single commercial tenant space at the ground level. 

2. Commercial tenant is any permissible commercial use allowed by the AC zoning district 

use table. 

 

Staff Recommendation: 

Planning staff recommends approval of the following text amendment for the Arrival Corridor 

zoning districts. 

 

Attachments: 

1_TRACK CHANGES 04.29.2024 (DOCX) 

2_Photo Examples Res Fronting M Rd (DOCX) 

3_TCACMap (PDF) 
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TRACK CHANGES 

 

Sec. 58-303. - Specific development and design standards. 

(a) Purpose. Specific development and design standards are established to provide 

supplemental regulations to address unique characteristics of certain land uses. 

(b) Standards. The uses listed below are subject to the following specific development 

standards, in addition to all other applicable regulations: 

Mixed-use development. A mixed-use development contains residential and non-residential uses 

authorized in Table 58-301-1 and Table 58-302-1 within a building, or set of buildings on a 

development site. A mixed-use development shall contain a minimum 30 percent of the 

development's total square footage as non-residential use(s) and shall contain landscaped and 

outdoor public spaces for the use of consumers and residents. 

Multiple family dwellings, up to 16 units. A development that includes multiple-family dwellings 

containing more than two units, and up to 16 units, with or without non-residential uses, 

located in the Town Center or Arrival Corridor district shall comply with the following: 

a. The height shall not exceed two and one-half stories. 

b. Distinct second story dwelling units shall be prohibited. 

c. The placement of dwellings, shall not be located on a lot that abuts Mequon Road. if located 

on a lot zoned Town Center, that abuts Mequon Road, or Cedarburg Road south of Mequon 

Road, such dwelling shall be within a mixed-use building as defined in section 58-301(j)(3), 

general district regulation. 

d. The placement of dwellings shall reinforce the street, maximize natural surveillance and 

visibility and facilitate pedestrian access and circulation. 

e. The front façade of the structure shall include one principal entrance and a porch, with a 

minimum depth of six feet, for each dwelling and shall be placed directly towards the adjacent 

primary public or private street or front yard as determined by the Department of Community 

Development. 

f. A pedestrian access from the adjacent primary public or private street or front yard to the 

principal entrance of each dwelling shall be provided and maintained. 

g. A landscaped front yard is required for each unit adjacent to the primary adjacent public or 

private street and  shall create and distinguish separate levels of space as follows: a) private 

yard with installation of a minimum of one tree and partial screening elements for the required 

principal entrance and porch, b) a semi-private yard that is privately owned but that is not 

Commented [KT1]: NEW since March PC Meeting 

Commented [KT2]: NEW since March PC Meeting 
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screened and includes transitional elements blending the public streetscape and the private 

yard and provides visual cues of entering the private yard.  for each unit adjacent to the primary 

adjacent public or private street or front yard shall provide and maintain a minimum of one 

tree . 

h. Parking between the dwelling and the street shall be prohibited. 

i. Vehicular access shall only be from the rear or interior side and shall include below-grade 

parking and, or an attached garage with a private driveway that can accommodate a minimum 

of one vehicle. 

j. All facades shall create orderly variation, including projections such as balconies, covered 

patios and bay windows. 

Multiple-family dwellings greater than 16 units. Multiple-family dwellings greater than 16 units, 

with or without non-residential uses, are prohibited in the Arrival Corridor district. Multiple-

family dwellings greater than 16 units, may be located in the Town Center district if part of a 

mixed-use development as defined in section 58-303 Specific development and design 

standards; however, if located on a lot that abuts Mequon Road, or Cedarburg Road south of 

Mequon Road, such dwelling shall be within a mixed-use building as defined in section 58-

301(j)(3), general district regulation. 

Nightclubs. A nightclub is an establishment engaged in the sale of alcoholic beverages for 

consumption on the premises, including taverns, bars, cocktail lounges and similar uses or a 

sit-down restaurant which provides more than 50 percent of its service to the sale of alcoholic 

beverages. 

Ornamental metals. Ornamental metals shall be allowed only as accent materials such as grills, 

railing, panels and gutters. 

Painted metal roof. Metal roof shall include copper coated, terne metal or painted metal to 

resemble weathered copper. 

Parking facilities. The design of a parking facility shall not dominate the street frontage or 

building facade which faces a public street or significant public space. All vehicles shall be 

screened from view and at least 60 percent of the first floor facade shall by occupied with active 

uses and shall be designed with architectural detail and windows to create visual interest. 

Pet supply stores, pet grooming facilities and pet daycares. The specific requirements are set forth 

in division 11. 

Planned residential development. A development containing any of the following residential 

dwellings, combination thereof, with or without non-residential uses, may be allowed through 

application of section 58-331, Planned Unit Development Overlay and subject to each as 

defined by section 58-303, Specific Development and Design Standards: 
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a. Single-family dwellings. Single-family dwellings, of any number, located in the Town Center or 

Arrival Corridor districts shall comply with the following: 

1. The minimum lot area shall be established by the Council through an approved PUD. 

2. The required street frontage shall be a minimum of 36 feet and a maximum of 80 feet. 

3. The front yard setback shall be a minimum of ten feet and a maximum of 25 feet from the 

abutting street. 

4. The side and rear yards shall be a minimum of five feet and shall be increased by two for 

every additional story above the ground floor and increased by one foot for a half-story. 

5. The height shall not exceed two and one-half stories and shall be architecturally designed 

with a gable or hip roof form. 

6. The placement of dwellings shall not be located on a lot that abuts Mequon Road. 

7. The placement of dwellings shall reinforce the street, maximize natural surveillance and 

visibility and facilitate pedestrian access and circulation. 

8. The front façade of dwellings shall include one principal entrance and a porch, with a 

minimum depth of six feet, and shall be placed directly towards the adjacent primary public or 

private street. 

9. A pedestrian access from the adjacent primary public or private street to the principal 

entrance of the dwelling shall be provided and maintained. 

10. A landscaped front yard for each unit adjacent to the primary adjacent public or private 

street shall provide and maintain a minimum of one tree. 

11. Parking between the dwelling and the street shall be prohibited. 

12. Vehicular access shall only be from the rear and shall include an attached garage and a 

private driveway that can accommodate a minimum of one vehicle. 

b. Two-family dwellings. Two-family dwelling, of any number, located in the Town Center or 

Arrival Corridor districts shall comply with the specific development and design standards listed 

above for single-family dwellings. 

c. Elderly housing. Elderly housing, of any number of dwellings, located in the Town Center or 

Arrival Corridor districts shall comply with the same specific development and design standards 

as defined in 58-303, Multiple family dwellings. 

cd. Multiple-family dwellings, up to 16 units. 
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d. Multiple-family dwellings greater than 16 units. Multiple-family dwellings greater than 16 units 

are prohibited in the Arrival Corridor district through a PUD.Multiple-family dwellings greater 

than 16 units, with or without non-residential uses, are prohibited in the Arrival Corridor 

district. Multiple-family dwellings greater than 16 units, may be located in the Town Center 

district if part of a mixed-use development as defined in section 58-303 Specific development 

and design standards; however, if located on a lot that abuts Mequon Road, or Cedarburg Road 

south of Mequon Road, such dwelling shall be within a mixed-use building as defined in section 

58-301(j)(3), general district regulation. 

Pre-cast stone. Pre-cast stone shall be allowed in a finish approved by the planning commission. 

Rubber as a roof material. Rubber is permitted where not visible from ground level. 

a. Single-family dwellings. Single-family dwellings, of any number, located in the Town Center or 

Arrival Corridor districts shall comply with the following: 

1. The minimum lot area shall be established by the Council through an approved PUD. 

2. The required street frontage shall be a minimum of 36 feet and a maximum of 80 feet. 

3. The front yard setback shall be a minimum of ten feet and a maximum of 25 feet from the 

abutting street. 

4. The side and rear yards shall be a minimum of five feet and shall be increased by two for 

every additional story above the ground floor and increased by one foot for a half-story. 

5. The height shall not exceed two and one-half stories and shall be architecturally designed 

with a gable or hip roof form. 

6. The placement of dwellings shall not be located on a lot that abuts Mequon Road. 

7. The placement of dwellings shall reinforce the street, maximize natural surveillance and 

visibility and facilitate pedestrian access and circulation. 

8. The front façade of dwellings shall include one principal entrance and a porch, with a 

minimum depth of six feet, and shall be placed directly towards the adjacent primary public or 

private street. 

9. A pedestrian access from the adjacent primary public or private street to the principal 

entrance of the dwelling shall be provided and maintained. 

10. A landscaped front yard for each unit adjacent to the primary adjacent public or private 

street shall provide and maintain a minimum of one tree. 

11. Parking between the dwelling and the street shall be prohibited. 
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12. Vehicular access shall only be from the rear and shall include an attached garage and a 

private driveway that can accommodate a minimum of one vehicle. 

Sit-down restaurants. A sit-down restaurant is engaged in the preparation and retail sale of food 

and beverages, which is characterized by table service to the customer and is not a delicatessen, 

fast food or coffee shop. Drive-thru services shall be prohibited. 

Town center brewery. A town center brewery is an establishment that produces less than 10,000 

barrels of beer on site per year. 

Two-family dwellings. Two-family dwelling, of any number, located in the Town Center or Arrival 

Corridor districts shall comply with the specific development and design standards listed above 

for single-family dwellings. 

Window signs. The size of the sign shall not account for more than 20 percent of the window 

size. 
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Mixed Use Examples 
 

 
 
Image shows scale of 1,200 and 3,000 square feet ground level commercial in a mixed-use 
building.  There is delineation of entry, architectural distinction of window pattern and the 
first-floor height. 
 

  

Image shows projection of 
commercial space at 
corner along with varied 
material, delineated height 
and clear and direct entry. 
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Image shows bookend 
commercial w signage, 
distinct materials, 
colors, and larger 
awnings. 

Residential has 
individual projections 
and distinct entries with 
awnings along with 
semi-private yards 
between sidewalk and 
porch. 

 

Image shows distinction of commercial space by projecting the corner of the building 
towards sidewalk, expanding the patio, direct and clear entry as well as distinct height 
and larger architectural features such as the columns.  The residential floors and 
entrances are to setback and entries are indirect / subtle. 
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Images shows distinct corner commercial use and entry as well as height delineation.  
Portions of the residential are stepped back and include landscape yards as buffers 
from the sidewalk (public realm). 

Image is an excellent 
example of public v. 
semi-private v. private 
space for residential 
units facing an active 
public street. 
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Image shows 
distinction of 
ground floor 
commercial and 
upper floors 
residential floors – 
each level steps 
back and the 
ground floor has a 
heavier roof line. 

Image shows distinct corner element and is a good example of separation and 
distinct transition between public realm v. semi-public space v. private space. 
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Residential Building Examples 

Each of the following images showcases projections and the step back of end or 
corner units.  There are distinct bookend architecture elements through varied height, 
material, color, window pattern and scale.  Transitional space between the public area 
and private yards are present in each.  The greater the volume of traffic on the public 
street should result in a greater emphasis of the transitional space elements, but that 
does not necessary mean greater setbacks. 
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