
Visit our website at 
www.oakcreekwi.org
for the agenda and
accompanying reports.

PLAN COMMISSION MEETING 
AGENDA

TUESDAY, November 8, 2016
AT 6:00 PM

Common Council 
Chambers

8040 S. 6th St.
Oak Creek, WI  53154

(414) 766-7000

1) ROLL CALL 

2) Minutes of the October 25, 2016 meeting 

3) Significant Common Council Actions  

4) 6:00 PM SIGN APPEAL HEARINGS 

a) Hold a public hearing on a proposed sign appeal for the property at 7878 S. Main St. 
(tenant address: 330 W. Town Square Way) submitted by Christina Haase, Gigi’s 
Cupcakes, that would allow one (1) 31.5 square-foot wall sign on the southwest 
elevation (non-entry façade) of the building for the Gigi’s Cupcakes tenant space (Tax 
Key No. 813-9050-000). Follow this item on Twitter @OakCreekPC#OCPCGigi’s.

5) NEW BUSINESS 

a) SIGN APPEAL - Consider a request for a sign appeal for the property at 7878 S. Main 
St. (tenant address: 330 W. Town Square Way) submitted by Christina Haase, Gigi’s 
Cupcakes, that would allow one (1) 31.5 square-foot wall sign on the southwest 
elevation (non-entry façade) of the building for the Gigi’s Cupcakes tenant space (Tax 
Key No. 813-9050-000). Follow this item on Twitter @OakCreekPC#OCPCGigi’s.

b) PLAN REVIEW – Review site, building, landscaping, and lighting plans submitted by 
The Waters Senior Living Management, LLC, for a senior living facility at 8000 S. 
Market St. (Tax Key No. 813-9065-000).  Follow this item on Twitter 
@OakCreekPC#OCPCTheWaters. 

c) PLAN REVIEW - Review site and landscaping plans submitted by Russell Legg, 
Aurora Health Care, for a parking lot expansion on the properties at 9444 & 9454 S. 
Howell Ave., and 200 & 228 E. Ryan Rd. (Tax Key Nos. 874-9995-000, 874-9000-001, 
874-9994-001, 874-9993-001). Follow this item on Twitter 
@OakCreekPC#OCPCAurora.

d) PRELIMINARY PLAT - Review a preliminary subdivision plat submitted by Michael 
Kaerek, Kaerek Homes, Inc., for the proposed Carrollville Crossing Addition #1 
subdivision located at 8781 S. 5th Ave. (Tax Key No. 865-0114-000).  Follow this item 
on Twitter @OakCreekPC#OCPCCarrollville. 
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e) PLAN REVIEW – Review site, building, landscaping, and lighting plans submitted by 
Terry Martinez, JTP Properties, LLC, for an addition to the existing building at 7373 S. 
6th St. (Tax Key No. 764-9031-000).  Follow this item on Twitter 
@OakCreekPC#OCPCA-1Services. 

f) PLAN REVIEW – Review site and building plans submitted by Neil Borkan, Arbor 
Restaurant Group, for exterior modification to the existing building at 8261 S. Howell 
Ave. (Tax Key No. 813-9017-001).  Follow this item on Twitter 
@OakCreekPC#OCPCTacoBell. 

g) CANCELLATION OF MEETING - the Plan Commission will vote on a motion to 
confirm cancellation of the December 27 meeting. 

6) 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 766-7000, or in writing to the ADA Coordinator at the Health Department, City Hall, 8040 South 6th

Street, 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 Oak Creek City Hall, 8040 South 6th Street, during 
operating hours (7:30 am-4 pm weekdays).
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MINUTES OF THE 
OAK CREEK PLAN COMMISSION MEETING 

TUESDAY, OCTOBER 25, 2016

Mayor Scaffidi called the meeting to order at 6:00 p.m.  The following Commissioners were 
present at roll call: Commissioner Dickmann, Commissioner Carrillo, Commissioner Johnston, 
Alderman Bukiewicz, Alderman Guzikowski, Commissioner Correll and Commissioner 
Chandler.  Commissioner Siepert was excused.  Also present: Kari Papelbon, Planner; Peter 
Wagner, Planner/Zoning Administrator; Douglas Seymour, Director of Community Development; 
Andrew Vickers, City Administrator; and Michael Kressuk, Assistant Fire Chief.

Minutes of the October 11, 2016 meeting 

Commissioner Dickmann moved that the Plan Commission approve the minutes from the 
October 11, 2016 meeting.  Alderman Guzikowski seconded.  On roll call:  all voted aye, except 
Commissioner Chandler, who abstained as she was not present at the October 11, 2016 
meeting.  Motion carried. 

PUBLIC HEARING 
SIGN APPEAL 
BURGER KING 
8081 S. HOWELL AVE.
TAX KEY NO. 813-9022

Zoning Administrator/Planner Pete Wagner read the public hearing notice and opened the 
hearing. 

Mayor Scaffidi made first, second, third, and final calls for public comment.  Seeing none, the 
public hearing was closed.   

PUBLIC HEARING 
SIGN APPEAL 
PIZZA MAN 
7878 S. MAIN ST (tenant address:  7974 S. MAIN ST.) 
TAX KEY NO. 813-9050

Zoning Administrator/Planner Pete Wagner read the public hearing notice and opened the 
hearing. 

Mayor Scaffidi made first, second, third, and final calls for public comment.  Seeing none, the 
public hearing was closed.   

SIGN APPEAL 
SIGN APPEAL 
BURGER KING 
8081 S. HOWELL AVE. 
TAX KEY NO. 813-9022

Zoning Administrator/Planner Pete Wagner provided an overview of the proposal, a request for 
one (1) 6-foot diameter round LED cabinet sign on the north elevation, one (1) 6-foot diameter 
round LED cabinet sign on the south elevation, and one 27.8 square-foot raceway-mounted 
channel letter sign on the north elevation of the Burger King building. 



Plan Commission Minutes 
October 25, 2016 
Page 2 of 4 

Mayor Scaffidi asked if this is identical signage to the Burger King location on 13th and Rawson.  
Mr. Wagner responded that the 13th and Rawson location has additional wall signs than what is 
being proposed for this location.

Mayor Scaffidi mentioned that he stated last time when the other location was being renovated, 
that the signage improved the look of the building, as does this considering the previous use 
and their aesthetics.

Commissioner Dickmann stated that the restaurant on 13th and Rawson looks pretty good.  He 
stated this signage will enhance the look of this building and he is all for this.   

Commissioner Bukiewicz stated that he concurred with this signage and that it is much needed. 

Commissioner Bukiewicz made a motion to grant a sign appeal for the property at 8081 S. 
Howell Avenue submitted by Cave Enterprises that would allow one 6-foot round diameter LED 
cabinet sign on the north elevation, one 6-foot round diameter LED cabinet sign on the south 
elevation and one 27.8 square foot raceway mounted channel letter sign on the north elevation.  
Alderman Guzikowski seconded.  On roll call:  all voted aye.  Motion carried. 

SIGN APPEAL 
PIZZA MAN 
7878 S. MAIN ST (tenant address:  7974 S. MAIN ST.) 
TAX KEY NO. 813-9050

Zoning Administrator/Planner Pete Wagner provided an overview of the proposal, a request for 
one (1) 7’6” x 2’7” vertical illuminated blade sign on the southwest corner of the building for the 
Pizza Man tenant space.  

Commisioner Correll stated the blade signs are important from a directional aspect.  He thinks 
they look good.   

Mayor Scaffidi stated that the scale of the sign fits in nicely with the scale of the building.  He 
does not have any problem with it.  This is going to be a popular corner, and people need to 
know where this restaurant is and how to get into the building. 

Commissioner Bukiewicz stated that this sign is also serving both sides of the building. 

Commissioner Dickmann concurred with all of the previous comments.  Even though this sign is 
larger than the normally allowed 9 square feet of sign (this one is 15 square feet), because of 
where it is located, you can see it from a couple of directions.  He is all for it.   

Commissioner Chandler asked if this was only for the vertical sign.  Bob Hacker, Bauer Sign 
and Lighting, 2500 S. 170th Street, New Berlin, WI responded yes.  Commissioner Chandler 
asked if the entrance is directly below the sign.  Mr. Hacker responded yes. 

Commissioner Chandler asked why the sign is so large.  Mr. Hacker responded that it has 
already been downsized significantly in order to get it below the canopy for the second floor 
balcony.  This is consistent with Pizza Man’s other identity signs in other locations as well.  
Actually this is slightly smaller. 

Commissioner Dickmann made a motion that the Plan Commission recommend approval of a 
sign variance allowing for the installation of the 7-foot, 6-inch tall by 2-foot, 2.5-inch blade sign 
located on the corner of the tenant space located at 7974 S. Main Street (Pizza Man location.)  
Commissioner Correll seconded.  On roll call:  all voted aye.  Motion carried.   
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SIGN PLAN REVIEW 
PERFORMANCE RUNNING OUTFITTERS 
7978 S. MAIN ST. 
TAX KEY NO. 813-9050  

Planner Kari Papelbon provided an overview of the proposal for one (1) two-sided, circular 
cabinet sign measuring 2’1” tall x 2’1” wide (excluding bracket) on the west elevation just south 
of the tenant entrance. 

Mayor Scaffidi stated this looks good.  It is a good looking sign. 

Commissioner Bukiewicz moved that the Plan Commission approves the sign plan submitted by 
Robert Hacker, Bauer Sign & Lighting Co., for the Performance Running Outfitters commercial 
tenant portion of the property at 7978 S. Main St. with the following conditions: 

1. That all revised plans be submitted for review and approval by the Department of 
Community Development prior to the submission of sign permit applications. 

2. That a permit application for the sign is submitted to the Inspection Department.

Alderman Guzikowski seconded.  On roll call:  all voted aye. 

CERTIFIED SURVEY MAP 
AURORA HEALTH CARE 
9444 & 9454 S. HOWELL AVE. 
200 & 228 E. RYAN RD. 
TAX KEY NOS. 874-9995, 847-9000-001, 874-9994-001, 874-9993-001

Planner Kari Papelbon provided an overview of the proposal to combine the four (4) parcels into 
one in anticipation of remodeling the existing building and parking lot for an Aurora health clinic. 

Mayor Scaffidi stated that this is a long overdue and eagerly-anticipated update of a 
troublesome corner in Oak Creek, which people ask about all the time.  Mayor Scaffidi stated 
this is spectacular, especially given the user.  He has no problem with this. 

Commissioner Correll moved that the Plan Commission recommends to the Common Council 
that the Certified Survey Map submitted by Russell Legg, Aurora Health Care for the properties 
at 200 & 228 E. Ryan Rd., and 9444 & 9454 S. Howell Ave. be approved with the following 
conditions: 

1. That all easements are shown and clearly labeled on the map prior to recording. 
2. That all technical corrections, including, but not limited to spelling errors, minor coordinate 

geometry corrections, and corrections required for compliance with the Municipal Code and 
Wisconsin Statutes, are made prior to recording. 

Alderman Guzikowski seconded.  On roll call:  all voted aye.  Motion carried. 

REZONE 
CITY OF OAK CREEK 
PORTIONS OF PROPERTIES AT 9180 S. 5TH AVE. & 4240 E. RYAN RD. 
A-1, LIMITED AGRICULTURAL AND RM-1, MULTIFAMILY RESIDENTIAL TO
P-1, PARK DISTRICT, EXCLUDING THE LOD, LAKEFRONT OVERLAY DISTRICT 
TAX KEY NOS. 868-9996-002 AND 868-9993-001



Plan Commission Minutes 
October 25, 2016 
Page 4 of 4 

Planner Kari Papelbon provided an overview of the proposal to rezone the Lake Vista Park 
portions of the properties to P-1, Park District.  The proposed district boundary excludes 
changes to the existing overlay district, and is intended to include all elements of the park.   

Mr. Degner asked how this affects the TIF district that the City is going to have to use to defray 
the cost of this.  Does this increase the problems in getting the cash needed to accomplish this 
or is all this zoning of no consequence?  Doug Seymour, Director of Community Development, 
responded that the TIF district (which has not been presented to the Council) would potentially 
include the park property.  It is not unheard of to have parkland in TIF districts.  While it is part of 
that, some of the infrastructure that will be servicing some of the private development sites will 
be included as part of that.  There will be multiple zonings within the TIF district.   

Commissioner Dickmann made a motion that the Plan Commission recommends that the 
Common Council approves the rezoning of portions of the properties at 9180 S. 5th Ave. and 
4240 E. Ryan Rd. from A-1, Limited Agricultural, and Rm-1, Multifamily Residential, to P-1, Park 
District, EXCLUDING the LOD, Lakefront Overlay District, after a public hearing. Alderman 
Guzikowski seconded.  On roll call:  all voted aye.  Motion carried.   

STAFF PRESENTATION TO THE PLAN COMMISSION 
FINAL PLANS FOR LAKE VISTA PARK 

Ms. Papelbon gave a presentation of the final plans for Lake Vista Park. 

Commissioner Carrillo moved to adjourn.  Alderman Guzikowski seconded.  On roll call:  all 
voted aye.  The meeting was adjourned at 6:48 p.m. 

ATTEST: 

        10/26/16
_______________________________________  _____________________
Douglas Seymour, Plan Commission Secretary  Date 



Summary of Significant Common Council Actions 

1. APPROVED Resolution No. 11764-110116, approving a certified survey map for the 
properties at 200 & 228 E. Ryan road and 9444 & 9454 S. Howell Avenue.

2. APPROVED Resolution No. 11763-110116 designating the Tourism Commission as 
the tourism entity for the City of Oak Creek and approving an action plan for the use 
of hotel room tax revenue.

  
Kari Papelbon, CFM, AICP

 Planner 

 
 
 
  
 

ITEM: 3

DATE: November 8, 2016Significant Common Council Actions 
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PROJECT: Plan Review – The Waters Senior Living

ADDRESS: 8000 S. Market St.  

TAX KEY NO:  813-9065-000

STAFF RECOMMENDATION:  That the Plan Commission approves the site and building plans submitted by 
The Waters Senior Living, for the property located at 8000 S. Market St. with the following conditions: 

1. That all building and fire codes are met. 
2. That a copy of any agreement regarding shared landscaping, snow storage, etc. with Meijer is provided 

to the Department of Community Development prior to issuance of building permits. 
3. That the dumpster(s)/trash receptacle(s) be located within the garage except for trash pickup days.  

Once empty, the dumpster(s)/trash receptacle(s) must be returned to the garage. 
4. That any proposed signs are reviewed and approved by the Plan Commission prior to submission of 

permit applications. 
5. That final photometric and lighting plans indicating the approved luminaire type, pole type, color, and 

height for Drexel Town Square are submitted for final approval by the Director of Community 
Development, upon written recommendation of the Electrical Inspector, prior to the issuance of 
building permits.

6. That all revised plans (site, building, landscaping, etc.) are submitted in digital and paper formats for 
review and approval by the Department of Community Development prior to the submission of 
building permit applications.  

7. That the exterior brick veneer meets the minimum 4-inch thick requirement per Code. 
8. That all mechanical equipment and transformers (ground, building, and rooftop) are screened from 

view. 
9. That plans addressing grading, drainage, and stormwater quality (including the use of stormwater 

best management practices) be approved by the City Engineer prior to the issuance of building 
permits. 

10. That all water and sewer utility connections are coordinated with the Oak Creek Water & Sewer 
Utility. 

Ownership:  City of Oak Creek 

Size: 2.5456 acres 

Existing Zoning: DTSMUPDD (CU), Drexel Town Square Mixed Use Planned Development District 

Adjacent Zoning: North –  DTSMUPDD, Drexel Town Square Mixed Use Planned Development District 
East –  DTSMUPDD, Drexel Town Square Mixed Use Planned Development District. 
South –  B-4, Highway Business 
West –  DTSMUPDD, Drexel Town Square Mixed Use Planned Development District 

Comprehensive Plan: Planned Mixed Use. 

Wetlands:  N/A.   

Floodplain: N/A.  
  

Official Map:  N/A.

ITEM: 5b

DATE:  November 8, 2016Plan Commission Report
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Commentary: The Applicant is requesting site, building, landscaping, and lighting plan approval for the 
proposed senior independent living and memory care apartment building on the property at 8000 S. Market 
St. Plan Commissioner will recall that this property was granted a Conditional Use Permit for a senior living 
development in September of this year.  The review of these site, building, landscaping, and lighting plans is 
governed by the general development plan and regulating plan for the Drexel Town Square Mixed Use 
Planned Development (DTSMUPDD).

Under the terms of the adopted regulating plan, the Oak Creek Plan Commission is charged with interpreting 
and assuring compliance with the DTSMUPDD. Building permits will not be issued without Plan Commission 
approval. The review process should:  

 Allow for the successful implementation of the general urban design patterns as in the DTSMUPDD.  
 Allow designers and developers reasonable flexibility in the creation of specific designs to meet current 

and future market and economic realities. 
 Generate and sustain economic and social value as subareas develop and redevelop over time.  
 Ensure high quality development that creates a vibrant, diverse, clean, safe, destination.  
 Create meaningful community places for current and future users through the integration of buildings, 

site, and landscape features.  
 Ensure that building and site designs create an attractive, interactive environment for pedestrians, 

cyclists, and motorists.  

The plans as presented generally conform to the general development plan and regulating plan.  

The proposed building is located within the Mixed Use Sub-district, which is described in the regulating plan 
as the portion of Drexel Town Square that  

This review will be segmented into sections corresponding with the sections of the DTSMUPDD.  

Active Streets and Sustainability/Walkability  

According to the regulating plan, the most critical requirement for active pedestrian streets is a sense of 
enclosure. As such, the plan establishes build-to-zones (BTZ), landscape zones (LZ), and a mixed building 
and landscape zone (MLZ). A Build-to Zone (BTZ) is required along the Market Street frontage.  This zone 
is defined as  
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A Mixed Building and Landscape Zone (MLZ) extends along the north property line adjacent to the public 
pedestrian path. MLZs are identified where  

Extensive landscaping, coordinated with the Towne Place Suites landscape plan, is proposed along the BTZ.   
One 4-story senior independent living and memory care apartment building is proposed on the property, 
parallel to Market Street.  Therefore, BTZ and MLZ requirements appear to be fulfilled in the proposed plans. 

Although no LZ or MLZ exists on the east or south, staff has encouraged landscaping treatments particularly 
on the east elevation for the benefit of those residential units facing the Meijer site.  The Applicant has indicated 
that they are in talks with Meijer to establish an agreement similar to the agreement with the hotel as it relates 
to shared landscaping in the area.  A condition of approval is listed above for a copy of that agreement to be 
provided to the Department of Community Development. 

One 4-story senior independent living and memory care apartment building is proposed on the property, 
parallel to Market Street.  In addition to the 119 independent living and 16 memory care apartment units, the 
building will include café/pub/restaurant areas, community rooms, wellness rooms, salons, and lounge areas.
Staff offices and facilities are located on the first floor. A bistro café and pub activate the northwest corner 
along the Market Street frontage with large windows and doors to exterior patio areas.  The main lobby is also 
accessed on the west elevation. 

Access & Parking  

Access to this site is via one driveway on the southwestern portion of the site, across from the Market Street 
entrance to the Civic Center.  The DTSMUPDD general development plan and regulating plan identifies the 
approximate parking demand for senior housing as 0.5 - 1 space per unit.  Based on the total number of units,
68 - 135 parking stalls would be required.  This number, however, does not take employees into consideration.  
Information supplied by the Applicant indicates that approximately 20 employees, including one (1) 24/7 RN, 
are anticipated onsite during regular business hours. Up to 40 employees are anticipated at 90% occupancy. 

Parking is provided in the central courtyard area and within an underground garage. The garage is striped for 
85 stalls.  Surface parking for staff and visitors is located in the center portion of the property.  A total of 21 
stalls are shown on the plans, bringing the overall capacity to 106.   

As has been presented with similar facilities in the City, memory care residents typically do not drive.  
Therefore, it can be reasonably assumed that 16 units will not utilize the parking facilities.  Taking into 



Page 4 of 5

consideration the total independent living units and 20 employees anticipated onsite initially, at least 33 units 
will not have a parking stall available to them.  Visitor parking in that scenario would then be relegated to the 
Market Street parallel parking.  While staff recognizes that some residents of the senior independent living 
apartments may not own a vehicle, and that the minimum parking requirement for the apartments is met, we 
encourage the Applicant to consider adding a few extra on-site stalls (preferably in the garage) to reduce the 
perceived parking gap. 

Service, Maintenance, and Operation  

Deliveries will be made through the doors provided on the first floor of the west wing. Trash receptacles will 
be located in the underground garage. On trash pickup days, the containers will be moved to a concrete pad 
at the entrance to the garage, which is proposed to be screened with landscaping.  Staff has recommended a 
condition of approval above that the dumpster(s) be located within the garage except for trash pickup days in 
order to prevent confusion as dumpsters are not allowed in the street yard. 

Landscape, Streetscape, Community Places, Signage & Lighting  

No signs have been proposed at this time. Should the Applicant wish to have a ground sign in the future, Plan 
Commission review will be required.

Lighting photometrics have been provided; however, they currently do not incorporate the correct light pole 
and fixture as required for Drexel Town Square.  The Applicant and their consultants are aware of the 
requirement, and have been in contact with staff regarding forthcoming revisions that incorporate the Cyclone 
fixtures and residential-height poles throughout the parking lot.  Final plans and lighting details must be 
approved by the Director of Community Development and Electrical Inspector prior to the submission of 
building permit applications (see conditions above).

Landscape plans have been submitted showing significant vegetation throughout the site.  Staff has provided 
the Applicant with a copy of the approved landscape plan for the Towne Place Suites hotel to the north for a 
coordinated landscape treatment along the pedestrian path. Some minor modifications to the landscape plans 
will be required to incorporate comments received from the City Forester and staff.  Unless the Commission 
directs otherwise, the final landscape plans will be approved by the Director of Community Development prior 
to the submission of building permit applications.

Building Design Guidelines  

The building design incorporates many recesses and projections, providing depth and visual interest to all 
elevations.  Parapets of varying heights break up the roof as well as provide the top portion of articulated wall 
elements.  Corners and the central portion of the west elevation are held by the tallest of these 
projections/tower elements.  Rhythmic elements in the form of smaller towers or pillars can be seen on the 
courtyard and east elevations as well to add visual interest and break up the walls. 

Primary exterior building materials include a mix of masonry (ashlar pattern Spec-Brik veneer), fiber cement 
lap siding, and fiber cement panel siding.  Masonry appears to be maximized on the west elevation, with wall 
sections on the north and south elevations as well. While masonry exists at the base of all portions of the 
building and some corners, fiber cement lap siding and fiber cement panels appear to be the primary exterior 
building materials on the north, east, south, and courtyard elevations. All proposed materials are acceptable 
primary building materials in the DTSMUPDD.  Staff has included a condition of approval regarding the 
required brick width in order to maintain consistency with conditions of approval for architectural review. 

Glazing percentages have been provided by the Applicant’s consultant and included with this staff report.  As 
mentioned in previous sections, significant glazing appears on the west elevation (20.0% of the total wall 
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area).  However, the north elevation and courtyard elevations contain similar significant glazing percentages 
(ranging from 15.5% up to 23.6%).  Canvas awnings are shown over the street-level windows on the west and 
the pub/restaurant and kitchen windows on the north.  Prefinished metal canopies are shown over the lobby 
vestibules on the west (street and courtyard), on the east courtyard elevation, and over the vestibule on the 
south elevation.  Apartments on the 2-4th floors and some on the first floor will have prefinished aluminum 
balconies.

Rooftop mechanicals proposed for the building are to be screened behind the parapets.  Any rooftop 
mechanical unit that is not fully screened by the parapets will be required to be screened with a material to be 
approved by the Department of Community Development.  All other building or ground-mounted mechanicals 
and transformers must also be screened. 

Miscellaneous 

Comments were solicited from departments regarding the proposed plans.  Fire Department comments were 
submitted with regard to ensuring that the cul-de-sac allows for the proper movement of their apparatus.  They 
will work directly with the Applicant to ensure that Fire Department needs are addressed. 

Engineering concerns were primarily surrounding grading along the east and south property lines, as well as 
a drainage concern with the water flow down the ramp to the underground parking.  A suggestion was made 
and provided to the Applicant to add a ridge to break the flow from the driveway. 

Both Engineering and the Inspection Departments noted that the building, footings, and garden fence on the 
south appear to extend into the WE Energies easement. Additionally, it was identified that the private storm 
sewer on the plans is shown through the utility easement on the south.  Coordination with City departments 
and WE Energies will be required to ensure compliance with easement requirements.    

Finally, the Water and Sewer Utility noted that unused sewer and water laterals on the south end need to be 
abandoned. All comments were provided to the Applicant for their incorporation into revised plans. 

Summary 

Based on the submitted information, and with the conditions of approval above, staff feels that the plans meet 
the intent and spirit of the requirements in the General Development Plan and Regulating Plan.  Staff 
recommends approval of the plans with the proposed conditions of approval above. 

Prepared by:    Respectfully Submitted by: 

Kari Papelbon, CFM, AICP Douglas Seymour, AICP 
Planner Director of Community Development

p y y

Douglas Seymour, AICP 
Director of Community Deve
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Overall SF SF Glazing % of Glazing
1 West (S. Market St.) 11,776 2,356 20.0%
2 South (End) 2,931 429 14.6%
3 West (Courtyard) 8,405 1,647 19.6%
4 North (Courtyard) 4,936 1,166 23.6%
5 East (Courtyard) 9,956 1,908 19.2%
6 South (End) 2,931 455 15.5%
7 East (facing Meijer) 13,090 1,166 8.9%
8 North (Main) 10,896 1,933 17.7%

Waters of Oak Creek

Façade



THE WATERS OF OAK CREEK
CITY OF OAK CREEK, WI

SITE PLAN
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THE WATERS OF OAK CREEK
CITY OF OAK CREEK, WI

GRADING & EROSION CONTROL PLAN
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PROJECT: Site and Monument Sign Plan Review – Russell Legg, Aurora Health Care 

ADDRESSES: 200 & 228 E. Ryan Rd. and 9444 & 9454 S. Howell Ave. 

TAX KEY NOS:  874-9994-001, 874-9993-001, 874-9995, 874-9000-001

STAFF RECOMMENDATION:  That the Plan Commission approves the site plans submitted by 
Russell Legg, Aurora Health Care, for the properties at 200 & 228 E. Ryan Rd. and 9444 & 9454 S. 
Howell Ave., with the following conditions: 

1. That all building and fire codes are met. 
2. That the applicant provide all required reviews and approvals from the Wisconsin 

Department of Transportation for the proposed access drives to the Department of 
Community Development and the Engineering Department prior to submission of permit 
applications.  

3. That all mechanical equipment (ground, building, and rooftop) is screened from view.  
4. That all proposed sign plans are revised to meet all requirements of Sections 17.0706, 

17.0711, and 17.0714. 
5. That all revised plans (site, landscaping, signage, etc.) are submitted in digital and paper 

formats for review and approval by the Department of Community Development prior to the 
submission of building permit applications.  

6. That final lighting plans indicating luminaire type, pole type, color, and height are submitted 
for final approval by the Director of Community Development, upon written 
recommendation of the Electrical Inspector prior to submission of building permit 
applications. 

7. That stormwater and grading plans are submitted for final approval by the Engineering 
Department prior to issuance of permits. 

8. That all water and sewer utility connections are coordinated with the Oak Creek Water & 
Sewer Utility. 

Ownership: Aurora Medical Group, P.O. Box 341880, Milwaukee, WI 53215 

Size:  4.7170 ac (combined) 

Existing Zoning: B-4, Highway Business 

Adjacent Zoning: North –  Rs-3, Single Family Residential 
  East –  Rs-3, Single Family Residential 
  South –  B-4, Highway Business; B-4 (CCU), Highway Business 
  West –  B-4 (CU), Highway Business 

Comprehensive Plan: Planned Business. 

Wetlands:  N/A.   

Floodplain: N/A. 

ITEM: 5c

DATE:  November 8, 2016Plan Commission Report
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Official Map:  N/A. 

Commentary: The Applicant is requesting site, landscaping, and monument sign plan approval for 
site modifications, signage, and an expansion to the existing parking lot at 200 & 228 E. Ryan Rd. 
and 9444 & 9454 S. Howell Ave.  The proposal is related to the CSM reviewed by the Plan 
Commission at the meeting on October 25, and proposed interior modifications to the existing 
building for an Aurora Health Care facility.   

As mentioned during the review of the CSM to combine the properties, the structures on the two 
Howell Ave. properties will be demolished.  Parking is proposed to be expanded west and north, 
bringing the total onsite parking count to 220. Section 17.0403(j)(3)(a) requires 5 patron spaces per 
doctor plus one stall per employee during peak shift.  Per the information supplied by the Applicant, 
approximately 8 physicians and 30 caregivers are anticipated at the new clinic at various times within 
the proposed hours of operation.  Hours for various operations within the facility would be between 
7:00 AM and 8:00 PM, with no more than five small deliveries anticipated per day.  Based on this 
information, it appears that parking stall requirements are met.  Setbacks also appear to be met in 
the proposed plans. 

Access to the site will require approval from WisDOT as Howell Ave. and Ryan Rd. are state 
highways.  Therefore, the proposed driveway locations may change.  A condition of approval that all
state approvals for access are obtained and copies submitted to the City prior to issuance of permits. 

While no modifications to the exterior building façade are proposed other than paint and repairs, the 
programmatic needs of the clinic now include the addition of three rooftop mechanical units.  All 
ground, building, and rooftop mechanicals and utility boxes must be screened.  One split-face CMU 
dumpster enclosure with prefinished metal siding gates is proposed on the northeast side of the 
building. A 6-foot-tall wood fence is proposed to replace the existing fence on the property, beginning 
at the landscape island on the north side of the west driveway, extending along the north side of the 
property (set back from the property line), and wrapping around the parking on the east side before 
terminating at the landscape island by the southeast access drive. 

Three (3) directional signs and two (2) monument signs are shown on the site plans.  No details for 
the directional signs have been provided; however, directional signs are limited to a height of 5 feet 
above grade and no more than 6 square feet in area per side.  One design for a monument sign was 
contained within the submitted plans, but details for the sign itself (materials, illumination, etc.) are 
missing.  Per Section 17.0706(d), ground signs may not exceed 8 feet in height nor 100 square feet 
per side (max. 200 square feet total), must include address numbers on all sides, must be located a 
minimum of 10 feet from all property lines and street rights-of-way, and must be located outside of 
required vision triangles.  Electronic message boards are limited to a maximum of 50 square feet.
As proposed, the monument sign exceeds the height (16 feet), may exceed the maximum square 
footage allowance (width dimensions are missing), and the location on Ryan Rd. does not meet 
required setbacks to the right-of-way.  Revised plans are required to be submitted to the Department 
of Community Development in the conditions of approval above.   
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Landscaping and stormwater management plans have been submitted; however, additional 
information is required prior to complete reviews.  Comments received from the Water and Sewer 
Utility and provided to the Applicant’s consultants are below:

1. Abandon two water and two sewer laterals at the main in Howell Avenue.   
2. Abandon one unused sanitary sewer lateral at the main in Ryan Road.   
3. Move existing fire hydrant in proposed driveway on Ryan road to the east to mitigate the 

conflict.   
4. No trees planted above the water main. 

Lighting plans submitted for the expanded parking areas will require approval by the Electrical 
Inspector prior to issuance of permits. 

Prepared by:     Respectfully Submitted by: 

  

Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 

p y y

Douglas Seymour, AICP 
Director of Community De
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PROJECT: Preliminary Plat – Carrollville Crossings Add’n. No. 1 – Michael Kaerek, Kaerek Homes

ADDRESS: 8781 S. 5th Ave. 

TAX KEY NO:  865-0114-000

STAFF RECOMMENDATION:  That Plan Commission approves the Preliminary Plat for the Carrollville 
Crossings Add’n. No. 1 submitted by Michael Kaerek, Kaerek Homes, for the property at 8781 S. 5th Ave., with 
the condition that all staff and Utility comments are incorporated as required. 

Ownership: MK/S-EUP, LLC, 11600 W. Lincoln Ave., West Allis, WI 53227

Size: 11.06 acres

Existing Zoning: Rs-4, Single Family Residential; P-1, Park District 

Adjacent Zoning:  North –  Rs-4, Single Family Residential; M-1, Manufacturing 
 East –  I-1, Institutional; A-1, Limited Agricultural 

South –  Rs-4, Single Family Residential; Rs-3, Single-Family Residential 
 West – Rs-3, Single-Family Residential 

Comprehensive Plan: Limited Development Area; Planned Office. 

Wetlands: N/A (DNR shows stormwater ponds as wetlands).   

Floodplain: N/A.    

Official Map:  N/A. 

Commentary: The Applicant is requesting approval of a Preliminary Subdivision Plat for the property at 8781 
S. 5th Ave. This property, although identified in the Comprehensive Plan for Limited Development and Planned 
Office, was rezoned in 2010 to Rs-4, Single Family Residential, in anticipation of the addition to the Carrollville 
Crossings subdivision. Within the rezone report, the future use in the Comprehensive Plan was identified as 
Mixed Residential.  This information is intended for Plan Commission information to explain the discrepancy 
between the Comprehensive Plan future use and the current subdivision proposal. Staff will ensure that the 
Comprehensive Plan is updated in conformance with statutory requirements during the overall update that is 
currently in progress. 

The proposal includes eight (8) new single-family residential lots ranging in size from 0.33 acres to 0.69 acres 
along East Cooper Court and South 6th Street.  Outlot 1, at 5.28 acres, is proposed to remain reserved for 
park purposes with no proposed changes to the existing tree preservation easements. Outlot 2 contains the 
existing stormwater management infrastructure for the subdivision.

Engineering has provided comment that the existing stormwater detention pond is in need of repair.  The 
Water & Sewer Utility has commented that no laterals were stubbed in the direction of the new properties, so 
the road will need to be dug up in order to install the laterals for each lot. The Applicant is aware of the 
requirements. 

Staff notes that the Zoning Data on the Preliminary Plat reflect the incorrect zoning district information. The
Applicant and his consultant are aware of the error, which will be corrected.  With that in mind, all lots are in 

ITEM: 5d
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compliance with the Rs-4, Single-Family Residential zoning district.  Staff recommends approval with the 
proposed condition above.  

Prepared by:    Respectfully Submitted by: 

Kari Papelbon, CFM, AICP Douglas Seymour, AICP 
Planner Director of Community Development 

p y y

Douglas Seymour, AICP 
Director of Community Deve
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PROJECT: Plan Review – Neil Borkan, Arbor Restaurant Group (Taco Bell) 

ADDRESS: 8261 S. Howell Ave. 

TAX KEY NO:  813-9017-001

STAFF RECOMMENDATION:  That the Plan Commission approves the building plans submitted by 
Neil Borkan, Arbor Restaurant Group, for the property at 8261 S. Howell Ave., with the following 
conditions: 

1. That all building and fire codes are met. 
2. That the LED light strip is not approved. 
3. That all mechanical equipment (ground, building, and rooftop) is screened from view.  
4. That permits and approvals be obtained for all proposed new and replacement signs. 
5. That all revised plans (site, building, signage, etc.) are submitted in digital and paper formats 

for review and approval by the Department of Community Development prior to the 
submission of building permit applications.  

Ownership: Alborrest Group, LLC / Taco Bell 31992, 213 Olde Half Day Rd., Lincolnshire, IL 60069 

Size:  0.959 ac  

Existing Zoning: B-4, Highway Business 

Adjacent Zoning: North –  B-4, Highway Business 
  East –  Rs-3, Single Family Residential; Rd-1, Two Family Residential 
  South –  B-4, Highway Business 
  West –  B-4, Highway Business 

Comprehensive Plan: General Industrial. 

Wetlands:  N/A.   

Floodplain: N/A. 
   

Official Map:  N/A. 

Commentary: The Applicant is requesting building plan approval for exterior modifications to the 
existing restaurant building at 8261 S. Howell Ave.  For ease of review, modifications will be 
described by elevation. 

North

 Existing light fixtures will be replaced with new fixtures.   
 Existing awnings will remain. 
 Existing walk-in cooler will be painted (gray). 

ITEM: 5f
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East 

New tower element.  Proposed materials include EIFS (light beige color) and metal panels.  
Bricks from the demolition of other parts of the building will be reused on the bottom 4.5 feet 
of the tower “legs.”  
Existing “flying arch” element will be removed.

 Arched parapet on the southeast will be removed and replaced with a flat parapet. 
 Existing recessed brick arch element will be infilled with brick to match the existing. 
 Existing light fixtures will be removed.  Only one new fixture on the new east façade is 

proposed.  Staff recommends incorporating additional light fixtures on the tower “legs” and on 
the southeast (mirror the fixture by the northeast window).   

 New metal awnings to match the existing will be installed above the existing windows. 
 A new metal canopy will be centered over the door in the proposed tower element. 
 LED light strip is proposed to be installed in the recessed perimeter of the tower element 

(surrounding the metal panel backing). 

South 

 Existing walk-in cooler will be painted (gray). 
 Existing light fixtures will be replaced with new fixtures. 
 Existing canopies and awnings will remain. 
 The drive-through window and transom will be replaced to match the existing. 

West 

Existing “flying arch” element will be removed.
 Existing light fixture will be replaced with new fixture. 

  
No changes to the site or landscaping are proposed at this time. The original landscape plan 
approved in 2005 is expected to be maintained. 

Plan Commissioners should be aware that the percentage of EIFS and metal panels shown on the 
East elevation (excluding the entry storefront on the North) is approximately 26.7%.  Per Section 
17.1009(a)(2), “Materials such as smooth-faced concrete block, EIFS products (such as Dryvit) or 
pre-fabricated steel panels 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.”  While the visible perimeter extends around the north, east, and south facades, the
proposed EIFS and metal panel tower will be the focal point of the east elevation.  Currently, the 
building is fully constructed with brick and glass.  The tower will be removing brick in favor of these 
secondary building materials.  It will be up to the Plan Commission to determine whether this 
substitution is acceptable; however, staff recommends maintaining the existing brick or utilizing a 
decorative stone as seen on other Taco Bell remodels, rather than EIFS, as the primary building 
material on the tower element. 

LED light strip lighting is proposed on the tower element within the recessed portion for the sign.  The 
plans do not include details for these lights, and staff has been unable to locate a comparable site to 
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demonstrate the impact of these lights.  Based on the previous discussion the Plan Commission had 
regarding the regulation of these strip lights, and considering the proposal for these as exterior 
building accent lighting (not window lighting), staff recommends against approval and encourages 
the applicant to utilize sconces or recessed fixtures instead. 

The existing bell logo and channel letter signs will be repurposed on the east elevation, but signage 
is not part of this review.  A condition of approval is listed above for obtaining any required sign 
permits.  

Prepared by:     Respectfully Submitted by: 

  

Kari Papelbon, CFM, AICP  Douglas Seymour, AICP 
Planner  Director of Community Development 

p y y

Douglas Seymour, AICP 
Director of Community De



LN
.

EE
R

AU
L

S.

E.

W.

STU

E.   FOREST  HILL   AVE

S.

OAKFIELD DR.

STUART CT.

S.
   

   
   

   
   

 H
O

W
EL

L 
   

 A
VE

.  
   

 S
.T

.H
. 3

8

G
LE

N
FI

EL
D

   
   

D
R

.
FOREST HILL AVE.

B-2

B-1

M-1

Rd-1

B-3

B-3

Rs-3

B-4

M-1

B-4

B-4

L o c a t i o n  M a p

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

Department of Community Development
5

Subject Property

8 2 6 1  S .  H o w e l l  A v e .

8261 S. Howell Ave.

Floodway

Floodfringe



MM R V  A R C H I T E C T S ,  I N C .  
409 N. Wille Street, Mt. Prospect, IL  60056 

Ph. (847) 373-5005 – Email: mrvarchitects@comcast.net 

Taco Bell, Oak Creek, WI Appearance Review Pg.1 

October 16, 2016 
 
Ms. Kari Papelbon  
Planner  
City of Oak Creek 
8040 S. 6th Street 
Oak Creek, WI 53154 
 
Re:  Proposed remodeling of Taco Bell, 8261 S. Howell Ave., Plan Commission Review 
 
Executive Summary 
The applicant, Mario Valentini with MRV Architects, on behalf of Albor Restaurant Group, LLC, 
intends to remodel the existing Taco Bell on the current property at the above noted location.  
As a part of the remodeling, we are required to request a review of the exterior building 
appearance and existing signage relocation approval.  We believe that the remodeling and 
current operation of the Taco Bell will enhance current location and provide a tasteful design for 
a highly engaging environment. 
 
In general, once completed, this location will qualify in the category of Taco Bell Traditional 
Outlets, but will be unveiling a new prototypical design for a building of this type.  This location 
has a full menu offering, and functions as a typical free standing building.  None of the 
operational activities will change as a result of this remodeling. 
 
We understand the sensitivity to create a building with an architecturally pleasing exterior and 
interior appearance.  The removal of the previous prototypical style and architectural elements, 
along with the addition of new colors and introduction of new awning elements and entry 
tower, will provide a more modern approach to the exterior facades.  There are no proposed 
revisions to the site plan or site conditions. 
 
Overall, the remodel of this building will prove beneficial to the community by providing a 
appearance upgrade to a dated building.  Taco Bell will be able to accommodate the customers 
as needed while having little disruption to the surrounding area.  The lighting, signage, materials 
and proposed plan will maintain the character of the design and surrounding area while creating 
a more enjoyable experience.  We look forward to presenting this project to you and hearing 
your feedback. 
 
Please feel free to contact me with any further questions regarding this request. 
 
Sincerely, 

 
Mario Valentini 
Principal, MRV Architects, Inc. 
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