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PLAN COMMISSION MEETING 

AGENDA 
 

TUESDAY, July 8, 2014 
AT 6:00 P.M. 

 
Common Council 

Chambers 
8640 S. Howell Ave. 

PO Box 27 
Oak Creek, WI  53154 

(414) 768-6527 

 
 

 
1) ROLL CALL 
 
2) Minutes of the June 24, 2014 meeting 

 
3) Significant Common Council Actions 
 
4) NEW BUSINESS 

 
a) PLAN REVIEW – Review site and building plans submitted by Suzy’s Cheesecakes for a 

modification to the property located at 9911 S. Howell Ave. (Tax Key No. 924-9008-000).  
Follow this agenda item on Twitter @OakCreekPC#OCPCSuzys. 
 

b) PLAN REVIEW – Review site and building plans submitted by Jamie Vega, Milwaukee Area 
Technical College, for a proposed storage building on the property located at 6665 S. Howell 
Ave. (Tax Key No. 718-9961-002).  Follow this agenda item on Twitter 
@OakCreekPC#OCPCMATC. 

 
c) PLAN REVIEW – Review site plans submitted by Gary Steinhafel, Steinhafel’s Furniture, for 

building façade improvements to the existing building on the property located at 9191 S. 13th 
St. (Tax Key No. 877-9009).  Follow this agenda item on Twitter 
@OakCreekPC#OCPCSteinhafels. 

 
d) PLAN REVIEW – Review site, building, landscaping, lighting, and signage plans submitted by 

the Panda Restaurant Group for a restaurant on the property located at 8041 S. Howell Ave. 
(Tax Key No. 813-9028).  Follow this agenda item on Twitter 
@OakCreekPC#OCPCPandaExpress. 
 

e) TEMPORARY USE PERMIT – Review a request for a temporary use permit submitted by Phil 
Purpero, C.W. Purpero, Inc., for a temporary concrete and asphalt recycling and crushing 
plant on the property at 813 W. College Ave. (Tax Key No. 717-9999-001). Follow this agenda 
item on Twitter @OakCreekPC#OCPCPurpero.  
 

f) PLAN REVIEW – Review site and building plans submitted by Village Green, LLC, for a 
carport on the property located at 502 E. Centennial Dr. (Tax Key No. 860-9027).  Follow this 
agenda item on Twitter @OakCreekPC#OCPCVillageGreen. 
 

g) RELEASE OF REQUIREMENT – Review a request to release the parking requirement for the 
Woodman’s property located at 8131 S. Howell Ave. (Tax Key No. 813-9014-006).  Follow this 
agenda item on Twitter @OakCreekPC#OCPCWoodmans. 
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h) PLAN REVIEW – Review a request and plans submitted by Michael Mazur/Emjay Corp., for 
an after-the-fact expansion to the outdoor gravel storage area and reduction in required green 
space on the AAA Sales and Engineering property located at 6960 S. 10th St. (Tax Key No. 
735-9006-003).  Follow this agenda item on Twitter @OakCreekPC#OCPCAAA. 

 
5) ADJOURN 

 
 

PLEASE NOTE 
Upon reasonable notice, a good faith effort will be made to accommodate the needs of disabled individuals through sign language interpret-
ers or other auxiliary aid at no cost to the individual to participate in public meetings.  Due to the difficulty in finding interpreters, requests 
should be made as far in advance as possible, preferably a minimum of 48 hours.  For additional information or to request this service, 
contact the Oak Creek City Clerk at 768-6511, (FAX) 768-9587, (TDD) 768-6513 or by writing to the ADA Coordinator at the Health 
Department, City Hall, 8640 South Howell Avenue, Oak Creek, Wisconsin 53154. There is the potential that a quorum of the Committee of 
the Whole will be present at this meeting. Copies of staff reports and other supporting documentation are available for review at the 
Department of Community Development, City Hall, 8640 South Howell Avenue during operating hours. (7:30 am-4 pm weekdays). 
 



 
 
 

 
 
 
 
 

Summary of Significant Common Council Actions 
July 1, 2014 

 
 
 

 
 
1. Approved: Ordinance No. 2792 for a conditional use permit for a restaurant with 

drive-through facility located at 8041 S. Howell Avenue. (Panda Express) 
 
 
 

  
 Kari Papelbon, CFM, AICP 
 Planner 
 
 
 
 
  
 

 
  ITEM:  3 
   
  DATE: July 8, 2014 
 

 
Significant Common Council Actions 



 
 
 

PROJECT: Plan Review – Suzy’s Cheesecakes  
 
ADDRESS: 9911 S. Howell Ave. 
 
TAX KEY NO:  924-9008-000 
 
STAFF RECOMMENDATION:  That Plan Commission approves the site, building, and landscaping plans submitted by 
Rich Piorkowski, Suzy’s Cheesecakes, for the property located at 9911 S. Howell Ave. with the following conditions: 
 

1. That all required stormwater, erosion control, and grading plans are submitted for review and approval by the 
Engineering Department prior to the issuance of building permits. 

2. That all building and fire codes are met. 
 
Ownership: Suzy’s Cream Cheesecakes, 1775 E. Bolivar Ave., St. Francis, WI 53235  
 
Size:    3.192 acres 
 
Existing Zoning:  M-1, Manufacturing 
 
Adjacent Zoning:  North –  Rs-2, Single Family Residential 
  East –  Rs-3, Single Family Residential 
  South – M-1, Manufacturing 
  West –  M-1, Manufacturing 
 
Comprehensive Plan: Planned Industrial. 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: The Applicant is requesting site, building, and landscaping plan approval for a new dumpster enclosure 
and rooftop mechanical screening for the existing building on the property at 9911 S. Howell Ave.  The board on board 
fence dumpster enclosure is proposed on the landscape area between the parking lot drive and the western portion of 
the building.  Privacy slats are shown in the chain link gate on the front (west) elevation. 
 
Rooftop mechanicals will be screened by an 8’ 8” tall ABS plastic screen, which will be of a color similar to the existing 
building.  Additionally, there will be a 2-foot-wide stone area around the perimeter of the building, and a new sidewalk 
along the northern portion of the building. 
 
It is anticipated that there will be three shifts with approximately 30 employees per shift at the facility.  The plans do not 
include the addition or removal of the existing parking stalls.  Parking is also shared with the property to the west and 
south.   
 
With the exception of adding a door on the north elevation and an overhead door on the south elevation, there are no 
additional exterior building modifications proposed.   
   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 

  

 
  ITEM: 4a 
 
  DATE:  July 8, 2014 
 

Plan Commission Report 
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PROJECT: Plan Review – MATC  
 
ADDRESS: 6665 S. Howell Ave. 
 
TAX KEY NO:  718-9961-002 
 
STAFF RECOMMENDATION:  That Plan Commission approves the site and building plans submitted by 
Jamie Vega, MATC, for the property located at 6665 S. Howell Ave. with the following conditions: 
 

1. That all required stormwater, erosion control, and grading plans are submitted for review and 
approval by the Engineering Department prior to the issuance of building permits. 
 

2. That all building and fire codes are met. 
 
Ownership:   Milwaukee Area Technical College, 700 W. State St., Milwaukee, WI 53233  
 
Size:    109.883 acres 
 
Existing Zoning:  I-1 (CU), Institutional; FW, Floodway; FF, Flood Fringe 
 
Adjacent Zoning:  North –  M-1, Manufacturing; City of Milwaukee 
  East –  Rs-3, Single Family Residential; M-1, Manufacturing; B-4 (PUD), Highway 

Business; B-4 (CU), Highway Business; Rs-2, Single Family Residential; FW, 
Floodway; FF, Flood Fringe; I-1, Institutional  

  South – M-1, Manufacturing; M-1 (CCU), Manufacturing; FF, Flood Fringe; FW, 
Floodway 

  West –  B-4, Highway Business & M-1 (PUD), Manufacturing; FW, Floodway; FF, 
Flood Fringe; M-1, Manufacturing 

 
Comprehensive Plan: Planned Industrial. 
  
Wetlands:  Yes, on various portions of the land.   
 
Floodplain:  Yes, on the south and west.    
 
Official Map:  N/A. 
 
Commentary: The Applicant is requesting site and building plan approval for a 8653 square-foot OCC 
Protective Services storage building on the property at 6665 S. Howell Ave.  The proposed location of the 
storage building, on the far western portion of the overall MATC property, meets all setbacks.  Wetlands and 
floodplain areas on the property will be unaffected by this proposal.   
 
According to Section 17.1009(a)(1), prefabricated steel panels are “not permitted as a a primary exterior 
building material and shall only be allowed as an accent material comprising no more than 25 percent of the 
visible perimeter of the building.”  While the visible perimeter diagram does not apply to this building due to 
the location, the primary building materials proposed are steel panels.  Therefore, a ¾ majority approval of 
the Plan Commission is required. 
 
Landscaping is currently provided in the form of trees along the property line.  No additional landscaping is 
proposed; however, a minimum 3-foot landscape area is required adjacent to buildings.  It will be up to the 
Plan Commission to determine whether this requirement is met by the current landscaping. 
 

  

 
  ITEM: 4b 
 
  DATE:  July 8, 2014 
 

Plan Commission Report 



   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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PROJECT: Plan Review – Steinhafel’s  
 
ADDRESS: 9191 S. 13th St. 
 
TAX KEY NO:  877-9009 
 
STAFF RECOMMENDATION:  That Plan Commission approves the site and building plans submitted by 
Gary Steinhafel, Steinhafel’s Furniture, for the property located at 9191 S. 13th St. with the following 
conditions: 
 

1. That all building and fire codes are met. 
2. That all required stormwater, erosion control, and grading plans are submitted for review and 

approval by the Engineering Department prior to the issuance of permits. 
3. That landscaping plans are submitted for review and approval by the Department of Community 

Development prior to issuance of permits. 
 
Ownership:   Steinhafel’s Furniture, W231 N1013 County Hwy F, Waukesha, WI 53186  
 
Size:    14.929 acres 
 
Existing Zoning:  B-4 (PUD), Highway Business 
 
Adjacent Zoning:  North –  B-4 (PUD), Highway Business 
  East –  M-1 (PUD), Manufacturing; Rs-3, Single Family Residential  
  South – B-4 (PUD), Highway Business 
  West –  Rm-1 (PUD), Multifamily Residential 
 
Comprehensive Plan: Planned Business. 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: The Applicant is requesting site and building plan approval for façade improvements on the 
existing building on the property at 9191 S. 13th St.  Upgrades include the addition of windows with painted 
metal awnings, skylights, a raised gable roof at the entrance, new decorative piers at the entrance, raised 
parapets, red roof coping, and painting the existing metal façade.  EIFS will be added over the existing metal 
panels mainly on the West elevation.  Below are the percentage calculations of building materials by 
elevation: 
 
 West North East South 
EIFS 46% <1% N/A 6% 
Masonry 31% 33% 32% 27% 
Glass 20% 8% N/A 15% 
Metal Panel 3%* 59%** 60%** 49%** 
Solid Doors N/A <1% 8% 3% 

 
*New Awnings. 
**Existing metal panels to be painted. 
 

  

 
  ITEM: 4c 
 
  DATE:  July 8, 2014 
 

Plan Commission Report 



Per Section 17.1009(a)(2), “EIFS products…are not permitted as a primary exterior building material and 
shall only be allowed as an accent material comprising no more than 25 percent of the visible perimeter of 
the building.”  Subsection (ii) specifies that the visible perimeter of commercial buildings must be comprised 
of a minimum of 75% glass, brick or decorative masonry.  The Plan Commission may adjust this 
requirement, however.  Staff recommends approval of the proposed building materials as additional façade 
improvements are proposed, and more than 50% of the visible perimeter on the West elevation will be 
masonry and glass.  Additionally, the proposed changes will actually be slightly reducing the amount of 
existing metal panel covering on the building.   
 
Landscaping is proposed to be upgraded, however those plans are currently being drafted.  If the Plan 
Commission is comfortable with the proposed condition above, final landscaping plans will be reviewed and 
approved by the Department of Community Development. 
 
Prepared by:     Respectfully Submitted by: 
 
 
    
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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STEINHAFELS - OAK CREEK

Existing West Elevation

Proposed West Elevation
Scale: 1/16” = 1’-0”

Existing Coping - Colonial RedAluminum Storefront Frames -
Dark Bronze

Existing Brick – Glen Gary, Oxford Iron - 
Utility size

West Glazing - 
Viracon VE1-2M on #2 surface

Exposed Foundation Wall - P2 

Notes:
P1 - SW 6105 Divine White
P2 - SW 6107 Nomadic Desert

Standing Seam - 
PAC-Clad Colonial Red

Standing Seam - 
PAC-Clad Colonial Red

EIFS - P1

Precast Concrete Column Base -
Color match to P2

Lights - Visa light �xtures with custom 
color to match PAC-Clad Colonial Red

Skylights - Viracon VRE3-46 on 
#2 surface
 (laminated, gray outboard)



All materials © 2014 Iconica, Inc.  Unauthorized use or disclosure of any part is strictly prohibited.

STEINHAFELS - OAK CREEK

Existing South Elevation

Proposed South Elevation
Scale: 1/16” = 1’-0”

New Coping - Colonial Red

Aluminum Storefront Frames -
Dark Bronze

Existing Brick – Glen Gary, Oxford Iron - 
Utility size

South Glazing - 
Viracon VRE1-38 on #2 surface

Exposed Foundation Wall - P2 

Notes:
P1 - SW 6105 Divine White
P2 - SW 6107 Nomadic Desert

Painted HM Door - P2 

Standing Seam - 
PAC-Clad Colonial Red

EIFS - P1

Painted Metal Façade Panels - P1 

Skylights - Viracon VRE3-46 on 
#2 surface
 (laminated, gray outboard)
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STEINHAFELS - OAK CREEK

Existing North Elevation

Proposed North Elevation
Scale: 1/16” = 1’-0”

New Coping - Colonial Red Aluminum Storefront Frames -
Dark Bronze Existing Brick – Glen Gary, Oxford Iron - 

Utility size

Exposed Foundation Wall - P2 

Notes:
P1 - SW 6105 Divine White
P2 - SW 6107 Nomadic Desert
Skylights - Viracon VRE3-46 on #2 surface 
(laminated, gray outboard)

Painted HM Door - P2 
Standing Seam - 
PAC-Clad Colonial Red

Painted Metal Façade Panels - P1 

Skylights - Viracon VRE3-46 on 
#2 surface
 (laminated, gray outboard)
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STEINHAFELS - OAK CREEK

Existing East Elevation

Proposed East Elevation
Scale: 1/16” = 1’-0”

New Coping - Colonial Red

Existing Brick – Glen Gary, Oxford Iron - 
Utility size

Exposed Foundation Wall - P2 

Notes:
P1 - SW 6105 Divine White
P2 - SW 6107 Nomadic Desert
Skylights - Viracon VRE3-46 on #2 surface 
(laminated, gray outboard)

Painted HM Door - P2 

Painted Metal Façade Panels - P2 

Skylights - Viracon VRE3-46 on 
#2 surface
 (laminated, gray outboard)



 
 
 

PROJECT: Plan Review – Panda Restaurant Group (Panda Express)  
 
ADDRESS: 8041 S. Howell Ave. 
 
TAX KEY NO:  813-9028 
 
STAFF RECOMMENDATION:  That Plan Commission approves the site, building, and sign plans submitted 
by Panda Restaurant Group for the property located at 8041 S. Howell Ave. with the following conditions: 
 

1. That all parking areas comply with required setbacks. 
2. That the north access drive is removed. 
3. That all pedestrian crossings, walkways, and connections to existing pedestrian infrastructure along 

Howell Avenue are clearly delineated on the plans. 
4. That revised landscaping plans incorporating staff recommendations are submitted for review and 

approval by the Department of Community Development prior to issuance of permits. 
5. That details for the dumpster enclosure are submitted for review and approval by the Department of 

Community Development prior to issuance of permits. 
6. That all mechanical equipment is screened from view. 
7. That all required stormwater, erosion control, and grading plans are submitted for review and 

approval by the Engineering Department prior to the issuance of permits. 
8. That all water and sewer utility connections are coordinated with the Oak Creek Water & Sewer 

Utility. 
9. That all building and fire codes are met. 
10. That the lighting plan is approved by the Electrical Inspector prior to issuance of building permits. 

 
Ownership:   One West Drexel, LLC, 301 W. Wisconsin Ave., Ste. 400, Milwaukee, WI 53203 
 
Size:    0.9033 acres 
 
Existing Zoning:  B-4 (CU), Highway Business 
 
Adjacent Zoning:  North –  DTSMUPDD, Drexel Town Square Mixed Use Planned Development District 
  East –  DTSMUPDD, Drexel Town Square Mixed Use Planned Development District; 

B-4 (CU), Highway Business 
  South – B-4 (CU), Highway Business 
  West –  Rs-3, Single Family Residential 
 
Comprehensive Plan: Planned Mixed Use. 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: The Applicant is requesting site, building, and landscaping plan approval for a restaurant 
building on the property at 8041 S. Howell Ave.  Staff has reviewed the plans for compliance with the B-4, 
Highway Business zoning district as well as the Drexel Town Square Mixed Use Planned Development 
District (DTSMUPDD) in the event that the property is rezoned.  For clarity, only the requirements of the B-4, 
Highway Business District are included in this staff report.   
 

  

 
  ITEM: 4d 
 
  DATE:  July 8, 2014 
 

Plan Commission Report 



It appears from the submitted plans that most dimensional requirements are met; however, the north parking 
lot scales to be too close to the West Town Square Way right-of-way by 1 foot.  A minimum of 10 feet is 
required between the parking lot and the right-of-way.  The number of parking stalls depicted on the plans 
exceeds the minimum required by Chapter 17. 
 
Plan Commissioners may recall from the Conditional Use review that a suggestion was made to remove the 
proposed north access off of West Town Square Way.  The private access road to the west would then be 
the primary ingress and egress point for the lot.  The Applicant has indicated that the north access off of 
West Town Square Way will be removed and revised plans are forthcoming.  The cross-access with the 
Sonic property on the southeast will remain as depicted, which will require a private agreement between the 
property owners is reached.  Staff has no concerns about this access. 

 
Pedestrian walkways and crossings are missing from the plans, but should be incorporated between 
building entrances and parking areas, as well as to existing pedestrian infrastructure along Howell Avenue.    
Landscaping and vegetative screening should also be enhanced along street edges and within the parking 
areas to meet requirements, and to complement both the existing landscaping along Howell Avenue as well 
as the approved landscaping on the Meijer fuel center lot across West Town Square Way. 
 
Although vegetative screening is defined around the dumpster, details for the enclosure are forthcoming.  
The Applicant has indicated that the enclosure will be constructed of stone to match the main building with a 
metal gate.  Mechanicals must also be screened using vegetation or materials compatible with the building, 
which will be incorporated into forthcoming revised plans.  
 
A sign package depicting the locations and details for the proposed signs is included with your packet.  
However, Section 17.0706(i) limits the number of wall signs to one per street frontage and one monument 
sign.  As the proposal includes a logo sign on the south façade, which does not have street frontage, a 
variance is required and will be part of a separate sign appeal to be submitted at a later date.  Plan 
Commissioners will be asked to review the sign package excluding the logo on the south elevation. 
 
The monument sign must show the address (numbers) on both sides, include landscaping along the base, 
and must be at least 10 feet from property lines and rights-of-way.  Additionally, the ground sign for the 
Drexel Town Square entrance should be shown on the plans to ensure that vision triangle requirements are 
met.  The Applicant has indicated that these revisions will be shown on forthcoming plans. 
 
Two clearance bars are shown on the plans: one at the entrance to the drive-through and a lighted 
clearance bar over the order box.  The illuminated menu board, located just to the east of the order box, will 
be 4’ 8.5” tall by 7’ 7.5” wide (approximately 35.9 square feet), and is oriented such that it should not be 
seen from Howell Avenue.   
 
The last proposed sign is a non-illuminated directional sign near the outdoor seating area.  While the plans 
indicate that “Do Not Enter” will be located on the north side, the south side is proposed to say “Thank You.”  
Traffic directional signs, as defined in Chapter 17, “shall be located solely for the purpose of relieving traffic 
congestion and promoting the safe flow of traffic within the development.”  The Code does allow for a 
maximum of 25% of the sign face of a directional sign to include the corporate logo or name, but the plans 
do not include such branding.  Therefore, it will be up to the Plan Commission to determine whether the 
“Thank You” on the south side should be eliminated.  In discussing these items with the Applicant, Staff 
recommended, and the Applicant agreed, that the directional sign should be moved closer to the drive-
through to prevent confusion for patrons wishing to access the parking stalls on the east.  A revised location 
will be shown on forthcoming plans. 
 
The building itself is proposed to be constructed of a mix of building materials, some of which are unique to 
the Panda Express brand and add to the 3-dimensional quality of the building.  Artificial bamboo poles 
constructed of painted aluminum are affixed to the east elevation as well as the north; painted aluminum 
awnings are proposed over the windows and architectural features on the north, east and south elevations; 



stone veneer along the bottom 2 feet of the building bumps out into faux planter boxes on the north and east 
facades; and custom faux-wood accent tiles provide a contrasting backdrop for the signage.  While the 
original submission called for a majority of the building to be constructed with EIFS and Metallic EIFS, which 
are not acceptable primary building materials, Staff and the Applicant discussed options for modifying the 
building materials such that the design aesthetic did not change but did meet local requirements.  A 
proposal for incorporating stone block similar to the existing restaurant in Greendale is forthcoming from the 
Applicant.  This stone block will also wrap around the building to give the west and south elevations further 
dimension and break up the façade.  Outdoor seating with an oversized umbrella is provided adjacent to the 
entrance on the north.  This area is landscaped, with seating for approximately 16 patrons, and will be lit 
with three 3-foot-tall square bollards.  Additional design elements may also be included to enhance the west 
and south facades. 
 
Comments were submitted by Staff with regard to stormwater and utilities.  Stormwater infrastructure is 
required in the northwest portion of the parking lot, and the proposed river rock in the landscaping beds 
cannot be included in the pervious surface calculations.  These issues should be resolved prior to issuance 
of building permits and is recommended as a condition of approval above.    Staff also recommends that the 
Applicant works closely with the Water & Sewer Utility to address their concerns regarding infrastructure and 
meters. 
 
Staff has discussed the items above with both the Applicant and the Applicant’s architect, and will continue 
to work with them to ensure that all plans are in compliance with local requirements.   
   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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Express Inc. and were created for use on this specific project.
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SITE PLAN REVIEW 06.09.14

PANDA EXPRESS

SCB

S8-14-D3883

14044.004

Dimension Plan

C2.01

KEYNOTE LEGEND

LEGEND

SITE DATA

S
O

U
T

H
 
H

O
W

E
L

L
 
A

V
E

N
U

E

V
A

R
I
A

B
L

E
 
W

I
D

T
H

 
P

U
B

L
I
C

 
R

.
O

.
W

.

S
.
T

.
H

.
 
"
3

8
"

W

E

S

T

 

T

O

W

N

 

S

Q

U

A

R

E

 

W

A

Y

V

A

R

I

A

B

L

E

 

W

I

D

T

H

 

P

U

B

L

I

C

 

R

.

O

.

W

.

U

N

I

M

P

R

O

V

E

D

 

R

O

A

D



FO
FO

FO
FO

FO
FO

FO

S
S

S
S

S
S

S
S

S
S

S

G
G

G
G

G
G

G
G

G
G

G
G

G
G

G

FO
FO

FO
FO

FO
FO

FO
FO

FO
FO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

STO

ST
O

ST
O

S
TO

S
TO

S
TO

S
TO

S
TO

S
TO

S S

W W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

W
W

3RD

2ND

1ST

5TH

4TH

6TH

91770

REVISIONS:

ISSUE DATE:

1683 Walnut Grove Ave.

Rosemead, California

PANDA RESTAURANT GROUP, INC.

DRAWN BY:

PANDA PROJECT #:

ARCH PROJECT #:  

ARCHITECT:

PANDA EXPRESS

JRS

S8-14-D3883

14044.004

10955 LOWELL AVENUE, SUITE 700 
OVERLAND PARK, KS 66210

ph: 913.649.8181 • fx: 913.649.1275

STAMP:

CUP AND PLANNING 04.08.14

S
I
T

E
 
P

L
A

N
 
R

E
V

I
E

W
 
0
6
.
0
9
.
1
4

All ideas, designs, arrangement and plans indicated  or
represented by this drawing are the property of   Panda
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SITE PLAN REVIEW 06.09.14

A-100
ARCHITECTURAL

SITE PLAN

UNDERGROUND GREASE INTERCEPTOR - SEE PLUMBING/CIVIL
DRAWINGS

STEEL PIPE GUARD-PAINT TO MATCH SAFETY YELLOW. RE: 18A-407

CONCRETE CURB AT PLANTER. RE: 9A-408

EDGE OF SIDEWALK AT PLANTER

CONC. DRIVEWAY (GRAY COLOR, LIGHT BROOM FINISH).

IRRIGATED LANDSCAPING, REFER TO LANDSCAPE DRAWINGS

DESIGNATED HANDICAP PARKING SPACE . RE: 4A-408

PAINT 4" WIDE SOLID PARKING STRIPPING W/ TWO (2) COATS HIGHWAY WHITE PAINT. RE: 4A-408

ACCESSIBLE PARKING SPACE AND LOADING ZONE PAINT LOADING ZONE W/ 4" WIDE STRIPES @
3'-0" O.C. RE: 4A-408

INTERNATIONAL ACCESSIBILITY SYMBOL @ PARKING SPACE . RE: 2A-408

ACCESSIBLE PARKING POLE SIGN. RE: 4A/A-408

ACCESSIBLE PATH OF TRAVEL

DIRECTIONAL ARROW.  RE: 18A-408

DRIVE THROUGH MENU BOARD-INSTALLED BY SIGN COMPANY. VERIFY WITH PANDA PM
(SEE GENERAL NOTE ABOVE)

DRIVE THRU LANE SENSOR LOOP SEE DETAIL. RE: 20A-408

TRASH ENCLOSURE, CONFIRM BIN SIZE WITH LOCAL WASTE MANAGEMENT COMPANY.
 (TYP. 6 YARD BIN) RE: 1A-407

CONC. APRON IF ASPHALT PAVING IS USED. RE:10A-408

ASPHALT PAVING - SEE CIVIL PLAN.

NEW SWITCHGEAR

LIMIT OF CONSTRUCTION

RIVER ROCK

ACCESSIBLE RAMP. RE: 15A-408

EXPANSION JOINT @ 20'-0" O.C. MAX. RE: 17A-408

TOOLED JOINTS @ 5'-0"X5'-0" O.C.
EXPANSION JOINT @ 20'-0" O.C.

OUTDOOR PATIO AND COVERED SEATING

CLEARANCE BAR INSTALLED BY SIGN VENDOR SEE ELECTRICAL DRAWING FOR
ELECTRICAL REQUIREMENT, G.C. TO COORDINATE.

GROUND LEASE AREA

ORDER CONFIRMATION BOARD

WHEEL STOP. RE: 5A-408

DEMOLITION NOTE:
G.C. TO REMOVE ALL EXISTING ABOVE/UNDER GROUND STRUCTURAL WALLS, FOUNDATION,
ASPHALT, CONC. CURBS AND DEBRIS PRIOR TO NEW CONSTRUCTION.

GENERAL NOTE:
1. G.C. TO VERIFY AND PROVIDE ALL UNDERGROUND WIRING AND CONDUIT(INSTALLED BY LOCAL UTILITY

COMPANY) FROM TRANSFORMER TO ELECTRICAL MAIN SWITCHGEAR. DRIVE THRU. MENU BOARD,  BY
G.C.. VERIFY WITH  PANDA PM.

2.      WATER METER FOR IRRIGATION SHALL BE A SEPARATE METER THAN MAIN WATER METER. G.C. TO
         COORDINATE WITH LANDSCAPE/IRRIGATION CONTRACTOR TO INSTALL A SEPARATE METER.

3.      PROVIDE & INSTALL CAGE AND COVER FOR THE BACK-FLOW PREVENTER AT 4" CONCRETE CURB IN 
LANDSCAPE AREA; GORILLA CAGE, MANUFACTURED BY HOUSTON IRRIGATION SERVICES SPRING,
TEXAS (281-705-9701). PROVIDE INSULATED COVER, 'AQUA SHIELD' MODEL # BFP1-S FOR COLDER 
REGIONS OF US. COORDINATE WITH PANDA PM. REFER TO DETAIL 11/ A-407

4.      FOR HORIZONTAL CONTROL PLAN REFER TO CIVIL DRAWINGS

ROOF DRAIN AND OVERFLOW DRAIN FROM ROOF TO EXIT TO DAYLIGHT THRU FACE OF
WALL.  COLD CLIMATES WILL REQUIRE CONNECTION TO STORM SEWER. ARCHITECT TO
VERIFY WITH LOCAL JURISDICTION. RE: 15A-107

SIGN COMPANY COORDINATE SIGN PACKAGE AND SIGN FOOTING DETAIL COMPLY WITH LOCAL CODES.

FUTURE PRE-VIEW BOARD, G.C. TO INSTALL J-BOX AND POWER FOR FUTURE USE.

SEALED CONC SIDEWALK. (AQUA MIX SEALER'S CHOICE GOLD). CONCRETE TO BE LIGHT
BROOM TEXTURE FINISH.  PROVIDE UNDER SLAB TREATMENT PER SOIL REPORT. PROVIDE
POSITIVE DRAINAGE AWAY FROM BLDG.
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INSTALL PATIO RAILING AROUND PATIO, (NOT APPLICABLE IN ALL LOCATIONS, PANDA
WILL SHOW ON SITE BASE.
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White Face-Lit Letterset and Secondary Cabinet - (Qty. 1)

Install new illuminated letterset and secondary cabinet on elevation.
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A B C D F GE sf

White Face-Lit Letterset and Secondary Cabinet - (Qty. 1)

Install new illuminated letterset and secondary cabinet on elevation.
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Illuminated Panda Logo with Thermoformed Face - (Qty: 1)
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Illuminated Monument Sign - (Qty. 1)

Install new internally illuminated double-faced monument sign.  
Refer to site plan for exact location.
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DT Canopy with OCU Panel - (Qty: 1)

Install new DT Canopy with OCU Panel. Refer to site plan for exact 
location.
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DT Menu Board - (Qty: 1)

Install new DT Menu Board. Refer to site plan for exact location.
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Non-Illuminated Directional - (Qty: 1)

Install new non-illuminated directional. Refer to site plan for exact 
location.
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PROJECT: Temporary Use – Concrete & Asphalt (Aggregate) Recycling & Crushing Plant  – Phil 
Purpero, C.W. Purpero, Inc. 

 
ADDRESS: 813 W. College Ave. 
 
TAX KEY NO: 717-9999-001  
 
STAFF RECOMMENDATION: That the Plan Commission approves the temporary use permit for the temporary 
concrete and asphalt recycling and crushing plant at 813 W. College Ave., subject to the following conditions: 
 

1. That all building and fire codes are met. 
2. That the hours of operation be limited to: 

a. General Operation - Monday through Friday between 7:00 AM and 8:00 PM, and Saturday between 
8:00 AM and 3:00 PM.   

b. Crushing – Monday through Friday between 8:00 AM and 4:00 PM. 
3. That the temporary use shall expire on May 31, 2015.   
4. That the site be restored and re-vegetated within 60 days following the expiration of the temporary use 

permit (by July 30, 2015). 
 
Ownership:   CW Purpero, Inc., 5770 S. 13th St., Milwaukee, WI 53221 
  
Size:    17.489 acres 
 
Existing Zoning:  M-1, Manufacturing 
 
Adjacent Zoning: North –  City of Milwaukee 
 East –    M-1, Manufacturing; M-1 (CU), Manufacturing; I-1 (CU), Institutional 
 South –  M-1, Manufacturing; FW, Floodway 
 West –  M-1, Manufacturing; FW, Floodway; FF, Flood Fringe 
  
Comprehensive Plan: Air Transportation 
  
Wetlands:   Yes, along the floodway. 
 
Floodplain:   Yes, along the west floodway running diagonally to the south. 
 
Official Map:   N/A. 
   
Commentary: The Applicant is requesting approval of a temporary concrete and asphalt recycling and crushing 
plant at 813 W. College Avenue.  Materials will be hauled to the site from various projects in the area and 
stockpiled on the southwest portion of the property.  Crushing will be performed by contract companies, 
commencing once the stockpile reaches 25,000 cubic yards.   
 
Proposed days and hours of operation are Monday through Saturday from 6:00 AM to 6:00 PM.  Crushing times 
have not been specified, and it is the Applicant’s expressed intent to limit Saturday work.  The current noise 
ordinance limits hours of operation to between 7:00 AM and 8:00 PM.  To be consistent with other temporary 
concrete batch and crushing operations in the City, Staff recommends the following: 
 
 Days Hours 
General Monday through Friday 7:00 AM to 8:00 PM** 
Crushing Monday through Friday 7:00 AM to 4:00 PM** 
As needed Saturdays 7:00 AM to 3:00 PM** 

 
**Noise ordinance limits hours of operation to between 7:00 AM and 8:00 PM unless “the City Engineer 
determines that the public health and safety will not be impaired by the erection, demolition, alteration or repair of 
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any building or the excavation of streets and highways…”  Additionally, exceptions can be made for 
“[e]xcavations or repairs of bridges, streets, highways, waterlines or sewer lines by or on behalf of the City, the 
county or the state, during the nighttime when the public welfare and convenience renders it impracticable to 
perform such work during the day.” 
 
The recycled materials will be hauled offsite in dump trucks and semi-trailer trucks to be used on various projects.  
An estimated 20 trips per hour is anticipated during peak times depending on the project.  While the specific 
projects from and for which the materials will be hauled is not yet finalized, the Applicant has supplied proposed 
truck routes.  Westbound projects will require trucks to follow College Ave. to the I-94 on/off ramps.  Eastbound 
projects will require trucks to follow College Ave. to Howell Ave. and turn north or south. 
 
Erosion control (e.g., silt fence, salvaged stripped topsoil, temporary seed, grading, truck tracking pad, truck 
cleanout containment area) is proposed to be installed according to WisDOT and DNR standards.  Additionally, a 
water truck with a mechanical broom will be used for dust control purposes.  Several DNR permits, including that 
for stormwater, will be required and are currently in the application process. 
 
There is no plan for signage or lighting at this time.  The site will be gated and it is anticipated that 5-6 vehicles 
will be stored on the property overnight.  Due to the uncertainty surrounding the projects, the expiration date 
proposed by Staff is based upon active timeframes outlined in the application (spring/fall 2014 and after March 
15, 2015).  As was included in the temporary use permit for this property in 2010, the site should be restored and 
re-vegetated upon completion of the project.  Staff has included a condition that the restoration and re-vegetation 
of the site be completed within 60 days of the expiration of the temporary use permit.  If the Plan Commission is 
comfortable with these conditions, the appropriate action would be conditional approval of the temporary use 
permit. 
 
Prepared by:     Respectfully Submitted by: 
 
 
    
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
 



M-1

I-1
B-4

M-1

M-1

B-4 M-1 M-1
Rs-3

4

L o c a t i o n  M a pL o c a t i o n  M a p
8 1 3  W .  C o l l e g e  A v e .8 1 3  W .  C o l l e g e  A v e .

Department of Community Development

Legend
813 W. College Ave.

Existing Street Pattern

Floodfringe  

Wetland

Floodway

Subject Property

City of Milwaukee

This map is not a survey of the actual boundary of any property
this map depicts.































 
 
 

PROJECT: Plan Review – Village Green, LLC  
 
ADDRESS: 502 E. Centennial Dr. 
 
TAX KEY NO:  860-9027 
 
STAFF RECOMMENDATION:  That Plan Commission approves the site and building plans submitted by 
Village Green, LLC, for the property located at 502 E. Centennial Dr. with the condition that all building and 
fire codes are met. 
 
Ownership:   Village Green, LLC, 5300 S. 108th St., Hales Corners, WI 53130  
 
Size:    2.715 acres 
 
Existing Zoning:  Rm-1 (PUD), Single-Family Residential 
 
Adjacent Zoning:  North –  Rm-1 (PUD), Single-Family Residential 
  East –  Rm-1 (PUD), Single-Family Residential 
  South – Rm-1 (PUD), Single-Family Residential 
  West –  Rm-1 (PUD), Single-Family Residential 
 
Comprehensive Plan: Mixed Residential. 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: The Applicant is requesting site and building plan approval for a carport on the property at 
502 E. Centennial Dr.  The carport will provide covering for one (1) handicap accessible parking stall for 
Americans with Disabilities Act (ADA) purposes on the west side of the existing Town Square Court parking 
lot.  All setbacks will be met in the proposed location.   
 
Shingles to match the existing apartment buildings will cover the 393 square-foot cantilevered carport roof.  
Painted tube steel columns will be anchored in concrete bollard/piers.  Other than typical maintenance and 
restriping of the parking lot, there are no additional site modifications proposed. 
 
   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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PROJECT: Plan Commission Resolution – Woodman’s Food Market, Inc.  
 
ADDRESS: 8131 S. Howell Avenue 
 
TAX KEY NO:  813-9014-006 
 
STAFF RECOMMENDATION:  That Plan Commission approves Resolution No. 2014-01, modifying a future 
parking restriction for Woodman’s Food Market, Inc. for the property at 8131 S. Howell Avenue. 
 
Ownership:   Woodman’s Food Market, Inc.  
 
Size:    21.7 acres 
 
Existing Zoning:  B-4, Highway Business CU 
 
Adjacent Zoning:  North –  DTSMUPDD 
  East –  B-4, Highway Business CU 
  South – B-4, Highway Business CU, B-3, Office and Professional Business and M-1 

Manufacturing 
  West –  B-4, Highway Business CU 
 
Comprehensive Plan: Planned Mixed Use 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: On March 14, 2006 the Plan Commission conditionally approved site, buiding and 
landscaping plans for the Woodman’s Food Market at 8131 S. Howell Avenue.  Based on the size of the 
building and the number of employees the Municipal Code established a requirement for a total of 1050 
parking spaces for the project.  At the time, Woodman’s proposed contstructing 725 of those spaces, citing 
their past experience with similar sized facilities. 
 
Section 17.0404 of the Municipal Code states that the minimum number of required parking spaces may be 
adjusted by the Plan Commission on a case-by-case basis provided that sufficient open space shall be 
provided which, if converted to parking spaces, would provide off-street parking to meet the full 
requirements of (the Municipal Code) at the time of application.  
 
The site plan adopted by the Commission illustrated a total of 725 constructed parking spaces, but also 
provided open space on the western portion of the site to accommodate the additional 326 spaces.  Section 
17.0404(e) of the Municipal Code states that the Plan Commission shall review the adequacy of parking 
where an adjustment to parking requirements has been granted within one year following such parking 
modification grant--and periodically thereafter--to determine that the conditions justifying the parking 
requirement still exist.  Based on the operation of the site since its opening, it would appear that the 725 
spaces are more than adequate to support the parking needs of the retail operation. 
 
As part of the effort to develop Drexel Town Square the City has been working with Woodman’s (as well as 
other neighboring property owners) to coordinate stormwater and access.  These cooperative discussions 
culminated in a right of way transfer agreement with Woodman’s that will provide the public street right of 
way necessary for the completion of South 6th Street through Drexel Town Square.  As part of this 
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agreement Woodman’s would have the opportunity to develop a portion of their property along this new 
public street (6th Street).  This new development parcel would encompass the area that was set aside on the 
site plan to meet the future parking requirement. 
 
The operation of the site since its opening has provided sufficient historical data to suggest that the 725 
parking spaces constructed for the Woodman’s development are more than enough to accommodate the 
needs of their customers and employees.  As such, this resolution would acknowledge that the future 
parking area is no longer necessary, and this restriction can be released to allow for development of this 
parcel. 
 
   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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RESOLUTION NO. 2014-01 
 

A RESOLUTION BY THE CITY OF OAK CREEK PLAN COMMISSION  
MODIFYING A FUTURE PARKING RESTRICTION FOR WOODMAN’S FOOD MARKET, 

INC.  
 

 WHEREAS, on March 14, 2006 the City of Oak Creek Plan Commission (“PLAN 
COMMISSION”) conditionally approved site, building, and landscaping plans for the Woodman’s Food 
Market, Inc. at 8131 S. Howell Avenue (“WOODMAN’S”), and; 
 
 WHEREAS the approved site plan, as illustrated by EXHIBIT A – WOODMAN’S 
SITE PLAN WITH FUTURE PARKING RESTRICTION identified the parking requirements established 
by Section 17.0403 of the Municipal Code, and; 
 
 WHEREAS the total number of parking spaces provided by WOODMAN’S (715) 
was less than the 1050 spaces required by the Municipal Code, and; 
 
 WHEREAS Section 17.0404 of the Municipal Code states that the minimum number 
of required parking spaces may be adjusted by the Plan Commission on a case-by-case basis provided that 
sufficient open space shall be provided which, if converted to parking spaces, would provide off-street 
parking to meet the full requirements of (the Municipal Code) at the time of application, and; 
 
 WHEREAS the approved site plan illustrated an area on the WOODMAN’S property 
that would be set aside to meet the parking requirements of the Municipal Code should the Plan 
Commission determine it to be necessary., and; 
 
 WHEREAS, Section 17.0404(e) of the Municipal Code states that the Plan 
Commission shall review the adequacy of parking where an adjustment to parking requirements has been 
granted within one year following such parking modification grant--and periodically thereafter--to 
determine that the conditions justifying the parking requirement still exist., and; 
 
 WHEREAS, the PLAN COMMISSION, having reviewed the parking demand 
generated by WOODMAN’S has determined that the 725 spaces provided are sufficient to accommodate 
the parking demand generated by the customers and employees of the facility. 
 

 
NOW, THEREFORE, BE IT RESOLVED, by the Plan Commission of the City of 

Oak Creek that the future parking restriction indicated on the approved site plan dated March 14, 2006 be 
rescinded, and that the requirement to set aside space for an additional 326 vehicles on the 
WOODMAN’S property is eliminated. 
 
Adopted this 8th day of July, 2014. 
 
 
             
      Plan Commission Chair 
 
 
Attest: 
 
 
       
Secretary of the Plan Commission 
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PROJECT: Plan Review – AAA Service & Engineering  
 
ADDRESS: 6960 S. 10th St. 
 
TAX KEY NO:  735-9006-003 
 
STAFF RECOMMENDATION:  That Plan Commission does not approve the expansion of the outdoor 
gravel storage area and reduction in the open space requirement for the property located at 6960 S. 10th St. 
 
Ownership: Michael Mazur DBA the Emjay Company, P.O. Box 108, Oak Creek, WI 53154  
 
Size:    6.180 acres 
 
Existing Zoning:  M-1, Manufacturing 
 
Adjacent Zoning:  North –  M-1, Manufacturing 
  East –  M-1 (CU), Manufacturing; M-1, Manufacturing 
  South – M-1, Manufacturing; M-1 (CU), Manufacturing 
  West –  M-1 (CU), Manufacturing 
 
Comprehensive Plan: Planned Industrial. 
  
Wetlands:  N/A.   
 
Floodplain:  N/A.    
 
Official Map:  N/A. 
 
Commentary: At the June 24, 2014 Plan Commission meeting, site, building, and landscaping plans for a 
5,500 square-foot single-story addition to the west side of the existing building on the property at 6960 S. 
10th St. were reviewed and conditionally approved.  Plan Commissioners will recall that one of the conditions 
was for all required stormwater, erosion control, and grading plans to be submitted for review and approval 
by the Engineering Department prior to the issuance of building permits.   
 
In the course of working with the Applicant’s consultants to meet this condition, it was discovered that the 
gravel outdoor storage area had been expanded sometime between 2007 and 2010 to encompass the 
entire eastern portion of the property behind the existing building.  This caused the open space on the 
property to be reduced below the 30% required in Section 17.1009(a)(21).  Both the expansion of the 
storage area and the reduction in the open space were never reviewed and approved by the City.   
 
Tonight’s review is intended to provide clarification and resolution to these matters.  Several options exist to 
achieve this end: 
 

1. The Applicant can remove the expanded storage area and reestablish it with vegetated open space 
to meet the 30% requirement.   
 
This is the option supported by staff. 
 

2. The Plan Commission can grant approval after the fact for the expanded gravel outdoor storage area 
and/or a reduction in the 30% open space requirement.  Approval of this would require a ¾ majority 
of the Plan Commission “only if supplemental design elements or improvements are incorporated 
into the project which compensate for the modification.”  This is left to the Plan Commission’s 
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discretion; however, the supplemental design changes can include, for example, increased 
vegetation elsewhere on the site.   
 
This option is not supported by staff. 

 
3. A combination of 1 and 2, which is proposed by the Applicant’s consultant.   

 
The Applicant is in the planning stages for a 40,000 square-foot crane bay manufacturing addition to 
the east side of the existing building with a goal to begin construction next spring.  With that in mind, 
the proposal is for AAA to request Plan Commission review and approval for the addition prior to 
April 1, 2015.  Part of that application will include a request for a reduction in the 30% green space 
requirement.  Should an application not be approved by that deadline, a portion of the outdoor stone 
storage area would be removed and reestablished with vegetation to meet the minimum 30% open 
space requirement (see the attached proposed site plan).   
 
Should this option be chosen by the Plan Commission, staff recommends including a deadline for the 
reestablishment of vegetation on the property as well. The Zoning Administrator, as matter of 
procedure, will also send a Notice of Violation with a deadline to coincide with the proposed addition 
approval deadline of April 1, 2015. 

 
4. Additional options as determined by the Plan Commission during meeting discussion. 

 
As all options above do not impact the addition to the west portion of the existing building approved by the 
Plan Commission on June 24, building permit review processes will not be affected.   
   
Prepared by:     Respectfully Submitted by: 
 
 
    
 
Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 
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