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VILLAGE OF GRAFTON 

 

PLAN COMMISSION MEETING MINUTES 

 

OCTOBER 26, 2010 
 
The Plan Commission meeting was called to order at 6:00 p.m. by Chair Jim Brunnquell. The 
Pledge of Allegiance followed. 
 
Commission members present: Jim Brunnquell, Al Schlecht, Carl Harms, Mark Paschke, Randy 
Silasiri, Richard Rieck, and Amy Plato (6:05 p.m.)  
 
Staff Present: Director of Planning and Development Michael A. Rambousek and Administrative 
Secretary Deborah A Brown 
 
Others Present: Mike Johnson of Graphic House, Inc., Dave Strachota of New Horizon 
Ventures, L.L.C., and Sheri Bestor of North Shore Academy of the Arts, and Village of Grafton 
resident.  
 

MINUTES 
Motion by Commissioner Harms, seconded by Commissioner Rieck, to approve 
the September 28, 2010, Plan Commission meeting minutes as presented. 
Approved unanimously. 
 

HEAR PERSONS REQUESTING TO BE HEARD 
None. 
 

REVIEW AND CONSIDERATION OF A SIGN VARIANCE REQUESTED BY GRAPHIC 

HOUSE INC. ON BEHALF OF PICK ’N SAVE/TRI-CITY BANK, LOCATED AT 301 FALLS 

ROAD - SUBMITTED BY PROPERTY OWNER, E.J. PLESKO & ASSOCIATES, INC. (EJPA) 
Director of Planning and Development Michael A. Rambousek presented background on the 
sign variance request by Graphic House, Inc. He explained that the Pick „n Save store, located 
at 301 Falls Road and zoned PUD – Planned Unit Development, was approved in April 7, 2008 
as part of the mixed use development known as Highland Ridge. As part of that approval 
process the Plan Commission allowed wall signage for Pick „n Save that was slightly larger than 
typically approved. In addition, three monument signs were approved for the site for the Pick „n 
Save and the other tenants in the shopping center. In addition, on April 28, 2009, the Plan 
Commission approved a sign variance to allow the existing pylon sign to remain and be utilized 
by Pick „n Save only. As part of the conditions of that approval the sign was lowered from 38 to 
25 feet in overall height and enhancements to the architectural design of the sign were made.  
 
Director Rambousek explained that when the large existing pylon sign was redone, and the new 
sign face was installed, it also included verbiage for the pharmacy drive-thru. When the Plan 
Commission reviewed and approved this sign on April 28, 2009, it was very specific about the 
details of the design and the amount of text. The sign plan that was approved at that meeting 
included a minimal amount of text, simply the words “Pick „n Save”. Unfortunately, when the 
sign panel was installed the words “Drive-thru Pharmacy” were also included without Village 
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approval. As a result, the applicant is now before the Plan Commission requesting a 
modification to this previously granted variance to include the additional amount of text.   
 
Director Rambousek stated that Planning and Development Staff would not have supported this 
request had it been presented as part of the original variance request in 2009, and that opinion 
has not changed. He stated that the basis for this opinion is the fact that the amount of signage 
on this site already exceeds the typical allowed and two additional sign variances have already 
been granted. The appellant also has additional options currently allowable under the sign code 
that have not been exhausted. For example, the panels in the multi-tenant monument signs 
could be used for the pharmacy and directional signs could also be utilized on the site to direct 
people to the pharmacy drive-thru. 
 
Chair Brunnquell asked Mike Johnson of Graphic House, Inc. to come forward and present his 
case for the variance request.  
 
Mr. Johnson stated that Director Rambousek did a great job explaining the history of this sign 
and how it leads up to his variance request this evening. He stated that once the Plan 
Commission denied a request to include the words “drive-thru” on the “Pharmacy” building wall 
signage due to size restrictions, Roundy‟s decided to take advantage of the of the excess space 
on the large pylon sign and add the words “Pharmacy drive-thru”. He further stated that he has 
worked in the sign business for 27 years and in many different communities and no community 
has ever questioned the wording on the sign. It is approved by size, height, decorative 
elements, and square footage. He honestly did not think it would be an issue to add the wording 
“Pharmacy drive-thru”.  
 
Mr. Johnson apologized to the Plan Commission and the Planning and Development Staff. His 
intent was not to mislead or overstep anyone. 
 
Director Rambousek thanked Mr. Johnson, but stated that he wanted to make sure everyone 
understood that the issue is not the words themselves, but the amount of text in terms of 
geometric area.     
  
Chair Brunnquell thanked Mr. Johnson for his presentation and his honesty. He then asked the 
Plan Commission members for their input and comments.  
 
Commissioner Rieck stated that he would have no problem approving the sign requested 
variance. 
 
Commission Silasiri stated that he thinks that at the very least the appellant(s) made a 
misrepresentation to the Plan Commission when the large pylon sign was under consideration 
for a variance. He stated that had all of the text been included on the pylon sign when the 
variance was under consideration he might have voted differently. He added that there are 
several different alternatives for more signage in the sign code that do not require Plan 
Commission approval. Therefore, at this point he has trouble supporting this request.        
 
Mr. Johnson responded using the monument sign tenant panels was not an appropriate option 
to the building owner because it is possible they may someday all needed to be utilized for the 
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tenant spaces in the building next to Pick „n Save. He also stated that the directional signs are 
too small to get any real impact to the public.  
 
Commissioner Paschke stated that he would have had no problem granting the sign variance 
had the appellant come to the Plan Commission before they went ahead and installed the 
additional text, without approval. He commented that the issue of the pylon sign was so 
sensitive the last time it was on the agenda, the appellant should have known they needed to 
proceed cautiously with any changes, regardless of how minor, and contacted the Planning and 
Development Staff first. Commissioner Paschke also stated that the Village went out of its way 
to make certain the pylon sign would be acceptable to all parties. As an example, Director 
Rambousek, specifically, made an extra effort to meet with the property owners‟ legal counsel 
during evening hours, several times, to submit a variance request and sign plan that would be 
acceptable to all parties including the landlord/developer, Pick „n Save, the Planning and 
Development, and the Plan Commission. He added that Director Rambousek would call him for 
architectural advice on the pylon sign because it was such a sensitive issue. Commissioner 
Paschke summarized his comments by saying that he thinks that two strikes against this 
request does not justify approving a sign variance now. There is a process that must be 
followed by all parties. The Village went above and beyond during the variance review process 
for the granting of the variance for the pylon sign. Unfortunately, this same level of vigilance 
was not reciprocated by the appellant on this particular issue and, therefore, he cannot vote in 
favor of this request.   
 
Commissioner Plato apologized for coming late but asked if the square footage of the sign had 
changed from the original approved sign.  
 
Director Rambousek responded by stating that the square footage of the sign panel had not 
changed, but the geometric area or size of the wording had been changed.  
 
Commissioner Plato continued by stating that she would not have any objections to approving 
the sign variance at this time. 
 
Commissioner Harms commented that he is torn between the two options of approving or not 
approving this request. He understood that there was a misunderstanding but also respects the 
process of approval through the Planning Department and the Plan Commission. He indicated 
that he would vote in favor of the sign variance request, but respectably asks that this situation 
does not come before the Plan Commission again.  
 
Commissioner Schlecht stated that he was very much disturbed by this matter. He was the one 
that pushed Director Rambousek to have Pick ‟n Save follow through on the removal of all of 
the pylon signs. He stated that the Village has rules and regulations for a reason and they were 
explained from the beginning by not only the Planning and Development Staff, but also by 
himself at every Plan Commission meeting involving the redevelopment of this site. He stated 
that the bottom line is the process was not followed and he cannot vote in favor of this sign 
variance as requested.  
 
Chair Brunnquell summarized that sometimes we must look above the black and white and do 
what is best for the Village‟s businesses, especially in a redevelopment area like the South 
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Commercial District. In this particular case, Planning and Development Staff‟s comments are 
valid as well and the appellant should have done a better job in communicating to the Staff. The 
appellant has a right to due process and in the review of this variance it is the job of the Plan 
Commission to look at all sides of the issue. One of the reasons we established the South 
Commercial District is so we could look at it more closely and make it successful from a 
business perspective. This is one of those situations where we need to make sure the business 
community remains healthy and are successful and as a result he does not see a problem with 
the request. He then asked for a motion on this matter for the Plan Commission so the item 
could move forward.  
 

Motion by Commissioner Harms, seconded by Commissioner Rieck, to approve a 
sign variance to allow “Pharmacy drive-thru” as additional text on the pylon sign as 
presented. Approved 4-3 (R. Silasiri, M. Paschke, and A. Schlecht-nay). 

 

REVIEW AND CONSIDERATION OF A CERTIFIED SURVEY MAP FOR PROPERTY 

LCOATED AT 1920 SOUTH GREEN BAY ROAD SUBMITTED BY PROPERTY OWNER, 

ERVMAR PROPERTIES, LLC 
Director Rambousek stated that the applicant, Ervmar, LLC, is requesting approval of a 
Certified Survey Map (CSM) that will create two newly defined lots. Lot 1 will create a new 
parcel consisting of 33,111 square feet or 0.7601 acres and Lot 2 will create a new parcel 
consisting of 13,686 square feet or 0.3142 acres. In both cases the total size of each lot is 
measured to the meandering line. If the lots are measured to the bank of the Milwaukee River 
the lot sizes are slightly larger.  
 
He added that since Village property and/or right-of-way are not involved in the creation of these 
new lots Village Board approval is not required and the Plan Commission is the sole body 
responsible for the review and consideration of the proposed CSM.  
 

Mr. Rambousek informed the Plan Commission members that the proposed Lot 1 boundary 
includes the existing structures located on this site. Lot 2 is demonstrated to be a buildable lot 
based upon the building envelope depicted and the 100 year floodplain line shown east of the 
proposed envelope of this lot and the existing structures on Lot 1. This means all existing 
buildings and future buildings will be located outside of the 100 year floodplain. 
 
He further added that the structures on Lot 1 are already classified as legal non-conforming 
structures because these buildings do not meet the front setback requirement of the R-2 Single-
Family District, of which the site is zoned. However, the proposed CSM does not further 
augment those existing non-conformities and does not create any new non-conforming 
situations. Therefore, these existing non-conformities will not prevent the CSM from being 
approved.    
 
Pursuant to the Village of Grafton Comprehensive Plan 2035, these properties are located 
within a Primary Environmental Corridor. In addition, due to the close proximity to the 
Milwaukee River there is the possibility of wetlands or other natural resources on the site. If 
wetlands exist, they should be documented with a wetland delineation on the CSM. The 
applicant will need to work with the Wisconsin Department of Natural Resources, a surveyor, 
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environmental professional or biologist, and the Village of Grafton Planning and Development 
Staff on this matter prior to the recording of the CSM.  
 
Based upon Village of Grafton records, Director Rambousek commented that these properties 
were annexed into the Village of Grafton on June 4, 1984. Section 22.04.015 of the Village of 
Grafton Municipal Code requires that all properties annexed after May 7, 1982, adhere to the 
Ozaukee County shoreland buffer requirement of 75 feet, measured from the ordinary high 
water mark. Currently, the CSM measures this 75 feet setback from the edge of the water so 
this will need to be corrected. Most likely the ordinary high water mark and the edge of the water 
mark are very close to one another at this site, so this correction should not greatly affect the 
buildability of the lots. Although, that will not be known for certain until the ordinary high water 
mark is identified on the CSM.    
 
In addition, the Village of Grafton Natural Resource Protection Standards will also be applicable 
under Section 19.04.0100 of the Village of Grafton Zoning Code. This section establishes 
protection standards for steep slopes, woodland and forests (mature and young), lakes and 
ponds, streams, shore buffers, floodplain/floodway, and wetlands and shoreland. Prior to the 
construction of any building and/or site improvements on these lots, a Natural Resource 
Protection Plan will need to be submitted to the Village of Grafton Planning and Development 
Department for review and approval.  
  
He also made mention that the applicant should also be aware that with the construction of a 
new single-family home(s) on these lots all applicable fees will need to be paid, including impact 
fees.    
 
Chair Brunnquell suggested that the due to the upcoming dam/fish passage project, the bank of 
the river and ordinary high water mark could change and as a result the applicant should wait 
until the first part of the project affecting this area will be complete in a few weeks and the 
applicant should wait to measure these locations until then.  
 
Commissioner Plato and Director Rambousek agreed.  
 

Motion by Commissioner Paschke, seconded by Commissioner Silasiri, to 
approve the proposed CSM as presented subject to the ordinary high water mark 
being added to the CSM with the 75 feet shoreland buffer measured from that 
mark and the applicant working with the WDNR to determine if wetlands exist on 
the site and then delineating them on the CSM prior to recordation and subject to 
the final high water mark after the Dam removal and fish passage is in place.  
Approved unanimously. 

 

INITIAL DISCUSSION OF TRANSIENT STREET MERCHANT ORDINANCE FOR THE 

VILLAGE OF GRAFTON 
Director Rambousek provided background stating that the Planning and Development Staff has 
recently received requests for transient street merchants such as hot dog cart vendors to locate 
in the downtown. Currently, the Village of Grafton has no regulations regarding this type of use. 
Director Rambousek summarized the draft regulations He requested that the members review 
the language and provide any comments or changes to Director Rambousek. If approved, this 
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ordinance would ultimately become part of municipal code Chapter 5 regarding Business 
Regulations.  
 
Director Rambousek informed the Commission members that he anticipates having a final draft 
of the ordinance for review at the December 2010, Plan Commission meeting.  
 
Chair Brunnquell thanked Director Rambousek for creating these regulations and that he is off 
to a good start. He mentioned that he had some issues regarding the fee structure, time limits 
and the distances because the Grafton downtown area is relatively small and most likely this is 
where these merchants would be located.  
 
Commissioner Paschke suggested that a “catch all” phrase be added in the ordinance so all 
other applicable ordinances are linked and required to be followed.  
 
After a short discussion, it was the consensus of the Plan Commission members to have 
Director Rambousek look at a few other ordinances for other communities like Madison. The 
Plan Commission members also suggested that he shorten the language if possible and also 
get some feedback from current street merchants from other communities.  
  
PLANNING AND DEVELOPMENT DEPARTMENT BENCHMARK MEASUREMENTS 
The benchmark report was reviewed by the Plan Commission members. 
 

OLD BUSINESS 
None. 
 

NEW BUSINESS 
Update on proposed uses for PUD-Planned Unit Development for Grafton Mill located at 1300 
14

th
 Avenue 

Director Rambousek introduced the project to the Plan Commission and stated that this item 
does not require official approval from the Plan Commission, but because the Plan Commission 
previously approved this project as a PUD - Planned Unit Development with a commercial first 
and second floor and a residential third floor.  He stated that he wanted to make sure that the 
Plan Commission was up to date on the status of the project and recent changes. 
 
The PUD - Planned Unit Development for this site allows all uses in the CBD - Central Business 
District with the additional right to have residential uses on all floors of the building if the building 
becomes entirely residential. Otherwise, residential will only be allowed on the 3

rd
 floor, and if 

the 3
rd

 floor is used as residential, then the 2
nd

 floor can be used as residential. At no point in 
time can the building have commercial uses above residential uses. 
 
He added that Sheri Bestor is proposing a use modification for this historic Grafton Mill building 
and he wanted to make sure that the Plan Commission was aware and comfortable with this 
proposal. He stated that Ms. Bestor would like North Shore Academy of the Arts (NSAA) to 
occupy the second and third floors as an art studio/gallery and Bodymindspiritworks, a 
contemporary health spa, to remain on the first floor as permitted uses within this property‟s 
PUD - Planned Unit Development zoning. 
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Chair Brunnquell stated that he was comfortable with the proposed uses and felt that it fit well 
with the Downtown area. He then asked the other Plan Commission members about their 
opinion of the project? 
 
In general, the Plan Commission spoke very favorably regarding the proposed uses and thought 
they would be a great fit for the Downtown as well. 
 
Director Rambousek stated that the consent of the Plan Commission tonight is only half-the-
battle in terms of the occupancy process. He emphasized that the building cannot be occupied 
by NSAA until any required plans and/or necessary documentation is provided to the Inspection 
Department that indicates the historic Grafton Mill Building meets all applicable local, state, and 
federal building code requirements, etc., that relate to this proposed mix of occupants. 
 
Ms. Bestor stated that the second floor would be used as an art studio and the third floor would 
be used as a gallery for NSAA. She added that because this is a historic building with 
complicated issues she recently hired an architectural firm to address the outstanding building 
code issues. She further added that the architectural firm recently sent a letter that should 
address everything to the Inspection Department. She then complimented Tom Johnson, 
Darrell Hofland, and Michael Rambousek for giving her direction on this project and taking the 
time to meet with her several times on the project. 
 
Chair Brunnquell thanked her for presenting a project that will complement the Downtown 
district and will enhance the arts community and culture in the Village of Grafton. 
 
The Plan Commission then stated by consensus that they were comfortable with these 
permitted uses in the Grafton Mill PUD – Planned Unit Development. 
 
Confirmation of the November 23, 2010, Plan Commission meeting. 
Chair Brunnquell polled the Plan Commission for attendance at the November 23, 2010, 
meeting. Every member can make the meeting except Randy Silasiri. Therefore, the Plan 
Commission meeting will go on the official Village Calendar for November 23, 2010. 
 

ADJOURN 
Motion by Commissioner Plato, seconded by Commissioner Paschke, to adjourn 
the meeting at 7:05 p.m. Approved unanimously. 


