
  
 
 
 

 
 

 
PLANNING COMMISSION AGENDA 
Monday, January 25, 2021 at 6:00 p.m. 

Caledonia Village Hall – 5043 Chester Lane  
 

THIS WILL NOT BE AN IN-PERSON MEETING 
 

AUDIO & VIDEO CONFERENCE VIA ZOOM 
ACCESS VIA DIAL-IN NUMBER IS: 1-(312) 626-6799; ACCESS CODE IS: 860 3114 6515 OR 

ACCESS VIA ONE-TOUCH TELEPHONE IS: +16465588656,,86031146515#OR 
ACCESS VIA INTERNET IS: https://us02web.zoom.us/j/86031146515 

 
1. Meeting called to order 
2. Roll Call/Introductions 
3. Approval of Minutes 
4. Citizens’ Comments 

 
5. Public Hearing Items 

A. CONDITIONAL USE REVIEW – Review a request for a conditional use to construct a 165-foot tall cell 
tower located at 8451 Frontage Road submitted by Verizon Wireless, Applicant, American Transmission 
Company LLC, Owner. (Parcel ID No. 104-04-22-06-041-000) 

B. CONDITIONAL USE AMENDMENT – Review a conditional use amendment for the property located at 
1306 4 Mile Road allowing the applicant to expand hours of operation for Casey’s General Store 
submitted by Mikael Lage, Applicant, Casey’s Marketing Company, Owner. (Parcel ID No. 104-04-23-
051-000) 

C. (CANCELLED) REZONE – Review a request to rezone the parcel located at 4727 Park Ridge Road 
from R-2S, Suburban Residential District (Sewered) to R-3, Suburban Residential District, submitted by 
Nancy Washburn, Applicant, Warren C. Knuth Trust, Owner. (Parcel ID No. 104-04-22-25-029-000) 

 
6. Non-Public Hearing Items 

A. PRELIMINARY PLAT EXTENSION – Consider a request to extend the approval for a preliminary plat 
for the subdivision known as Catlyn Woods located at 6235 Middle Road, submitted by Nance Washburn, 
Applicant, Middle Road Investments LLC, Owner. (Parcel ID No. 104-04-23-17-072-000) 

B. PRELIMNARY PLAT EXTENSION – Consider a request to extend the approval for a preliminary plat 
for the subdivision known as Audubon Arboretum located at 6444 Charles Street, submitted by Nancy 
Washburn, Applicant, Audubon Park-Racine LLC, Owner. (Parcel ID Nos. 104-04-23-17-083-000, 104-
04-23-17-084-000, & 104-04-23-17-085-000) 

C. PRELIMINARY PLAT EXTENSION – Consider a request to extend the approval for a preliminary plat 
for the subdivision known as Homestead Acres located along Northwestern Avenue, east of the railroad 
tracks 

 
7. Adjournment  
   
 Dated January 21, 2021  
        Joslyn Hoeffert, Deputy Village Clerk 
 
Only Commission members are expected to attend.  However, attendance by all Board members (including non-members of the Plan Commission) is permitted.  If additional (non-
commission) Board members attend, three or more Board members may be in attendance.  Section 19.82(2), Wisconsin Statutes, states as follows: 

 If one-half or more of the members of a governmental body are present, the 
 meeting is rebuttably presumed to be for the purposes of exercising the  
 responsibilities, authority, power or duties delegated to or vested in the body. 
To the extent that three or more members of the Caledonia Village Board actually attend, this meeting may be rebuttably presumed to be a “meeting” within the 
meaning of Wisconsin’s open meeting law.  Nevertheless, only the commission’s agenda will be discussed.  Only commission members will vote.  Board members 
who attend the commission meeting do so for the purpose of gathering information and possible discussion regarding the agenda.  No votes or other action will be 
taken by the Village Board at this meeting. 

https://us02web.zoom.us/j/86031146515


 Plan Commission Meeting 
Monday, November 30, 2020 

 
 
1.  Meeting called to order 
 
President Dobbs called the meeting to order at 6:01 p.m. at the Village Hall, 5043 Chester Lane, Racine, 
Wisconsin via ZOOM. 
 
2.  Roll Call/Introductions 
 
Members present: Thomas Knitter, Trustee Wanggaard, President Dobbs, Jonathan Schattner, Bill Folk, Joseph 
Minorik and Tim Just.  
 
Absent: None 
 
Also Present:  Development Director Peter Wagner and Trustee Martin. 
 
3. Approval of Minutes 
 
Motion by Trustee Wanggaard to approve the minutes from the October 26, 2020. Seconded by Bill Folk.  Motion 
carried unanimously.  
 
4. Citizens’ Comments 
 
None. 
 
5. Public Hearing Items followed by Commission Recommendations 
 
A. CONDITIONAL USE – Consider a request for a conditional use to occupy the eastern portion of the 
existing site with an online vehicle auction business with outdoor storage of used, undamaged, and 
damaged vehicles located at 7213 USH 41, submitted by IAA Inc., Applicant, Hribar Holdings LLC. 
(Parcel ID No. 104-04-22-07-100-000) 
 
Peter Wagner read from his report: 
 
“The applicant is requesting approval of a conditional use permit for the property for the operation of an outdoor 
storage yard of used, damaged and undamaged vehicles for an online auto auction business on the eastern most 
portion of the property located at 7213 HWY 41 to allow for IAA Inc. The property owner recently expanded 
their site for the outdoor storage of tractor trailers for their existing business, however, due to the pandemic, their 
business has slowed down, and they currently do not need to use the area at this time. For economic reasons, the 
property owner wishes to lease the easternmost portion of their property to IAA Inc. 
 
Recently, the Village Board approved an extension of a similar use for the middle portion of the property, to 
Copart, until 2025. At that time, residents along 6 ½ Mile Road expressed concerns and complaints regarding 
extending the operation of the business due to the unsightliness of the area and not complying with conditions of 
approval. Staff has received approximately 20 complaints starting from September 2019 and as recently as 
September 2020. The complaints have come from primarily one resident stating that Copart has been operating 
outside of approved business hours, and two other residents have filed complaints regarding the glare from the 
car’s windshields. Of the nearly two-dozen complaints, the majority were unverifiable. Staff worked with Copart 
and the property owner to rectify the situation. The property owners were able to identify a third-party, car hauler 
who had access to the locks to the site and was terminated for operating out of approved hours of operation. 
Another incident was the result of Copart asking for permission to work on a Saturday that was granted by staff at 
Village Hall. Amston and Copart have consistently communicated with staff and provided steps to eliminate 
operating outside of approved hours.  
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The applicant is aware of the past concerns by residents for this type of use but believes the location further east 
and further away from the view of residential homes makes this use more suitable than the middle location on the 
property. The applicant has indicated in their narrative, their business operations, storage layout, hours of 
operation, security, and lighting. The applicant states that there is no salvage or parting of cars associated with this 
business. The applicant has indicated that this use is a temporary overflow lot for their business and not a long-
term use. The property owner intends to use the area for their original intent which was trailer and equipment 
storage when the business climate improves. At this time, the applicant is requesting a use of 18 months with 
possible extensions based on compliance with permit requirements. 
 
If the Plan Commission is comfortable with the proposed use, staff recommends utilizing similar conditions of 
approval as applied to Copart as the uses are similar as illustrated in Exhibit A. If approved, IAA Inc. only has 
permission to utilize the easternmost portion of the parcel as shown in Exhibit B. The Plan Commission has the 
authority to add, modify, or subtract conditions as part of their deliberation. If the Plan Commission finds the 
revised conditions of approval acceptable, staff has provided a suggested motion for consideration.” 
 
Public Hearing 6:12 p.m. 
 
In favor: 
 
Steve Hribar 7213 Hwy 31– would like to have a new tenant for a temporary time frame to help with the halt of 
other business due to COVID-19. 
 
Mike Bannon (of DeMark, Kolbe & Brodek, S.C. ) – explained that it is to be an overflow lot no public onsite. 
The transporting of vehicles would go back and forth during normal business hours.  These are not junk vehicles 
and would not be stacked on top or another vehicle.  The applicant will install slats in the fences to help block 
vehicles lights within the lot.   
 
Against: 
 
Sandy Dewalt – 13212 6½ Mile Rd – questioned if there is any blocking of reflection off the vehicles and the 
hours of operation. She was concerned about the impact of surrounding well waters and was worried that the 
fence and natural surroundings won’t block the reflection off vehicles. 
 
Jodi Switalski – 13222 6 ½ Mile Rd – was concerned about water contamination, visibility, light pollution, hours 
of operation, crime, noise pollution, property values, and explosives. 
 
Ralph Dunn – 13500 6 ½ Mile Rd – is against this unless vehicles were to be kept on a concrete base in buildings 
with drains to a holding tank to avoid ground water contamination. He would like to see more blinders put in 
place to conceal activity and visual eye sores. 
 
Public Hearing Closed: 6:33 p.m. 
 
5A.  Commission Deliberation 
 
Plan Commission Members questioned the type of paving on the site and asked if the east lot was for tractor 
trailers. Steve Hribar said the lot currently has an asphalt gravel mix and it is for tractor trailers but due to COVID 
all business has come to a halt.  Commission Members questioned the time frame for the new tenant and if the 
applicant was notified about the complaints from surrounding residents. Hribar replied that the tenant would have 
an 18-month lease contract and asked if Mr. Wagner could clarify if the tenant was notified of the complaints 
made.  Wagner said he did give the applicant past complaints to consider.  Commission Members asked if 
everything on the property was compliant. Wagner said after visiting the site today, he clarified the conditions of 
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the site complied. Plan Commission Members questioned how many transports would go through daily and the lot 
capacity.  
 
Mike Bannon from DeMark, Kolbe & Brodek, S.C. confirmed the 18-month lease contract with potential 
renewals. He said there will be a temporary building just for holding the records for this overflow lot.  Bannon 
stated the hours of operation will be from 7:30 a.m. to 6 p.m., the vehicles being brought into this lot aren’t junk 
vehicles that are to be auctioned off.  Rich Hoopis from IAA, Inc. explained the capacity would roughly be 1000 
to 1250 cars with additional traffic until the lot is full.  The transports per day on average will be 10 to 15 and may 
be slightly higher some days. Commission Members asked Hribar what was Coparts numbers per day.  Hribar 
said less than the applicant due to size of the vehicles and the lot.  
 
Commission Members were concerned about the placement of the vehicles with some facing North/South and 
some East/West. Bannon said the lot topography is lower than the Copart lot and with the slat fencing and trees 
this would help block the glare.  He explained as far as environmental concerns they have a $25,000,000.00 
environmental insurance policy and the Village of Caledonia is an additional name of insured.   
 
Motion by Trustee Wanggaard to approve and recommends to the Village Board that with conditions, allowing 
the a portion of the existing site at 7213 Hwy 41, as outlined in Exhibit A, to be occupied with an online vehicle 
auction platform with outdoor storage for used, undamaged, and damaged vehicles for the following reasons: 
1. The proposed use is allowed by underlying zoning through the conditional use process. 
2. Based on the existing similar use on the property, the proposed use appears to fit with the uses in the zoning 
district. 
3. The proposed use is being incorporated into an existing sales, service and rental of semi-tractors and trailers 
business and the proposed use is of a similar nature. 
4. The proposed use will occur only in the location illustrated in Exhibit B.   
 
Seconded by Bill Folk.  
 
ROLL CALL 
Thomas Knitter Aye 
Trustee Wanggaard Aye 
Tim Just Aye 
Joseph Minorik Aye 
President Dobbs Aye 
Bill Folk Aye 
Jonathan Schattner  Aye 

Motion carried unanimously.  
 
6A. Non-Public Hearing Items  
 
A. CONDITIONAL USE EXTENSION – Review a request to grant an extension of a conditional use to 
construct an independent-living senior housing building at 5327 Douglas Avenue, submitted by Alf 
McConnell, Applicant, McConnell Trust Alfred G. (Parcel ID No. 104-04-23-20-102-131) 
 
Peter Wagner read from his report: 
 
“The applicant is requesting an extension until December 31, 2022 of the Conditional Use Permit to construct the 
Parkview Garden IV at 5327 Douglas Avenue, originally approved by the Village Board in January 2009. In 
2016, the Village Board approved an extension of the conditional use through Resolution No. 2016-105 extending 
the approval until December 31, 2018. In 2018 the Village Board approved a two-year extension expiring 
December 31, 2020 through Resolution 2018-137. Included with this report is the applicant’s written request for 
the extension along with previous staff reports of prior extension requests. 
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Staff recommends that the Plan Commission recommends to the Village Board extending the approval of the 
conditional use permit until December 31, 2022 to allow the applicant sufficient time to submit a building permit 
application and begin construction. Staff also suggests that this be the last extension of the approval granted 
originally in 2009. Although nothing may have changed regarding the proposal, staff is working on updating the 
zoning code and intends to have the revised code adopted before 2022. There may be changes to the code that 
may make the approved building non-conforming. If the Plan Commission agrees that this request is reasonable, 
staff has provided a suggested motion for consideration.”      
 
6A.  Commission Deliberation 
 
None. 
 
Motion by Knitter to approve and recommends to the Village Board that the Conditional Use Permit for the 
construction of the Parkview Gardens IV located at 5327 Douglas Avenue be granted its final extension which 
will expire December 31, 2022 subject to compliance with all Village ordinances and previous conditions of 
approval. 
 
Seconded by Just. 
 
ROLL CALL 
Thomas Knitter Aye 
Trustee Wanggaard Aye 
Tim Just Aye 
Joseph Minorik Aye 
President Dobbs Aye 
Bill Folk Aye 
Jonathan Schattner  Aye 

Motion carried unanimously.  
 
B. ROAD NAME CHANGE – Review a request to rename 993 linear feet of Village roadway from Erie 
Street to Waters Edge Drive, submitted by the Village of Caledonia. 
 
Peter Wagner read Tom Lazcano’s Memorandum: 
 
“During the TID 5 redevelopment discussions the team suggested renaming the roadway along the development 
area from Erie Street to Water’s Edge Drive to match the road name immediately north and to help make the 
property more marketable. Having Water’s Edge Drive in the address instead of Erie Street would be more 
appropriate for the property with the view of Lake Michigan that it has. 
 
The name change would affect a 990-foot segment of the roadway. There are three properties affected by the 
name change besides the TID 5 properties. These properties have been notified and had questions but no 
objections. The Engineering Department recommends the renaming of a portion of Erie Street as Water’s Edge 
Drive.”   
 
6B. Commission Deliberation 
 
Plan Commission Members questioned if there would be any residential cost to change the title of their properties.  
Wagner stated the property owner would be responsible for those costs. 
 
Motion by Knitter to approve and recommends that the Village Board approve the request to rename 993 linear 
feet of Village roadway from Erie Street to Waters Edge Drive, submitted by the Village of Caledonia. 
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Seconded by Minorik.  
 
ROLL CALL 
Thomas Knitter Aye 
Trustee Wanggaard Aye 
Tim Just Aye 
Joseph Minorik Aye 
President Dobbs Aye 
Bill Folk Aye 
Jonathan Schattner  Aye 

Motion carried unanimously 
 
7. - Adjournment 
 
Motion by Schattner to adjourn.  Seconded by Wanggaard.  Motion carried unanimously.    Meeting adjourned at 
7:33 p.m. 
 
 
Respectfully submitted,  
Erika Waege 
Administrative Assistant Building/Engineering  



Meeting Date:  January 25, 2021

PLAN COMMISSION REPORT 
Item No. 5a

Proposal: Conditional Use/BSO Review  

Description: Review a request to approve a conditional use and site plan for a proposed cell tower 
located at 8451 Frontage Road. 

Applicant(s): Verizon Wireless 

Address(es): 8451 Frontage Road 

Suggested 
Motion: 

That the Plan Commission recommends to the Village Board that a conditional use 
and building, site, and operational plan for the construction of a 165-foot cell tower 
for the property located at 8451 Frontage Road be approved with conditions in Exhibit 
A for the following reasons: 

1. The proposed use is allowed by underlying zoning through the conditional 
use review process. 

2. The proposed use will not adversely affect the surrounding property values. 

Owner(s): American Transmission Company LLC 

Tax Key(s): 104-04-22-06-041-000 

Lot Size(s): 7.9 acres  

Current Zoning 
District(s):  

B-4, Planned Business District, A-2, General Farming and Residential District II 

Overlay District(s): N/A 

Wetlands: Yes     No Floodplain: Yes     No

Comprehensive 
Plan: 

Commercial, Medium Density Residential, &  

Agricultural, Rural Residential, and Open Land 
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Background:  The applicant is requesting approval of a conditional use and building, site, and operation 
plans for a wireless communications tower facility located at 8451 Frontage Road. The tower will be 165-
feet tall monopole and include a 5-foot lighting rod and located in the western portion of the property. The 
applicant will utilize the existing equipment shelter located by the American Transmission Company Tower 
and extend connections to the new monopole as shown on the submitted site plans.  

This tower is being constructed to replace a nearby telecommunications array located on the nearby 
American Transmission Tower located on the same parcel. The American Transmission Company is 
discontinuing the use of their towers as a co-location facility for telecommunications, similar to the case 
on River Road last year. The applicant supplied a narrative and site plan explaining the project proposal. 

The proposed tower complies with the Title 16, Chapter 9: Mobile Tower Siting regulations of the Village 
Municipal Code. Engineering had no concerns or issues with the proposed siting of the facility. If the Plan 
Commission is comfortable with the proposed communications tower, staff has drafted a suggested 
motion for consideration. 

EXHIBIT A 
CONDITIONS 

Verizon Wireless Communications Site Located at 7706 W. River Road 

1. Building Permit. The applicant must obtain building permit from the Village and pay all applicable 
zoning and building fees. This card must be displayed in a prominent location at the project site, 
and a copy of these conditions must always be kept at the project site until the project has been 
completed. 

2. Compliance. Failure to comply with the terms and conditions stated herein could result in the 
issuance of citation(s) and/or revocation of this permit. 

3. Binding Effect. These conditions bind and are applicable to the Property Owner, Applicant, and 
any other users of the Property Owner with respect to the uses on the Property. 

4. Plans. The proposed use (165’ mobile service monopole with a 5’ lighting rod and associated 
ground equipment) must be located, conducted and utilized in compliance with the plans and 
documents received by the Village Planning Department on November 17, 2020. 

5. Lease Agreement. Prior to the issuance of the building permit the applicant must provide a lease 
agreement or binding lease memorandum which shows on its face that it does not preclude the site 
owner from entering into leases on the site with other provider(s); the legal descriptions and amount 
of property leased; in the event of abandonment, the Village reserves the right to remove the tower 
at the property owner’s expense. 

6. Abandonment. Any mobile service support structure and facilities not in operation for a 
continuous period of twelve (12) months shall be considered abandoned. In such circumstances, 
the owner of the mobile service support structure and facility of the property where the structure 
and facility are located must remove the support structure and all supporting equipment, buildings, 
and foundations to a depth of five (5) feet, and must restore the location to its natural condition 
(except any grading may remain in the after-condition as determined by the zoning administrator) 
within ninety (90) days of receipt of notice from the zoning administrator. If removal and 
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restoration to the satisfaction of the zoning administrator does not occur within the said ninety (90) 
days, the zoning administrator may remove and salvage said mobile service support structure and 
facility and restore the site at the expense of the mobile service provider or property owner. The 
applicant must submit a copy of a signed agreement, which may be the lease agreement, between 
the property owner and the owner of the mobile service facility detailing requirements for 
abandonment and subsequent removal based on the provisions of Section16-9-7(a). Said agreement 
must also identify that the agreement must be binding on future property owner(s) and future 
owner(s) of the mobile service support structure and facility. The mobile service support structure 
and facility must be recorded in the Register of Deed’s Office and a copy of the deed must be filed 
with the Zoning Administrator prior to the issuance of the building permit. 

7. Liability. The Village does not warrant any mobile service support structure against design or 
structural failure. The Village does not certify that the design is adequate for any tower and the 
Village hereby accepts no liability through the issuance of a conditional use permit or building 
permit. 

8. Illumination Not Allowed. Mobile service support structures must not be illuminated except as 
required by the Wisconsin Division of Aeronautics or the Federal Aviation Administration. 

9. Security For Removal. The applicant shall provide to the Village, prior to the issuance of the 
permit, a performance bond in the amount of twenty thousand dollars ($20,000.00) to guarantee 
that the tower and all supporting equipment, buildings, and foundations will be removed when no 
longer in operation. The Village must be named as obligee in the bond, and it must approve the 
bonding company. The face of the bond must reflect that the Village will be given notice if the 
bonding company cancels the bond. If, prior to the removal of the tower, tower removal rates exceed 
twenty thousand dollars ($20,000.00), the Village reserves the right to require a corresponding 
increase in the bond amount. 

10. Pre-Development Agreement. The applicant must execute a Pre-Development Agreement with 
the Village of Caledonia at an amount determined by the Village of Caledonia. Contact the Village 
of Caledonia at 262-835-4451 to execute the Pre-Development agreement. 

11. Continued Compliance. Upon written inquiry by the Plan Commission, the permit holder under 
this section shall have the burden of presenting credible evidence establishing to a reasonable 
degree of certainty the continued compliance with all conditions placed upon the conditional use 
permits. Failure to establish compliance with all conditions placed upon the conditional use will be 
grounds for revocation. 

12. Performance Standards. The applicant must comply with the provisions of Article VII, Division 
4, Performance Standards of Chapter 20, Zoning, Racine County Code of Ordinances (copy 
attached), as adopted by the Village of Caledonia. 

13. Expiration. This approval will expire twelve (12) months from the date of the Village's final 
approval unless substantial work has commenced following such grant. If this office determines 
that no substantial work has commenced, the project will be required to go through the conditional 
use review process.
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14. No Accumulation of Refuse and Debris. Any fence, wall, hedge, yard, space or landscaped area 
must be kept free of any accumulation of refuse or debris. Plant materials must be kept in a healthy 
growing condition and structures must be maintained in a sound manner. 

15. Property Maintenance Required. A complete and thorough maintenance program must be 
established to insure attractiveness. The continued positive appearance of buildings and property is 
dependent upon proper maintenance attitudes and procedures. Maintenance programs must be 
established that include watering, maintaining and pruning all landscape planting areas; cleaning 
up litter; sweeping, cleaning and repairing paved surfaces; and cleaning, painting, and repairing 
windows and building façade. 

16. Access. The applicants must allow any Village employee full and unlimited access to the project 
site at a reasonable time to investigate the project's construction, operation, or maintenance. 

17. Compliance with Law. The applicants are responsible for obtaining all necessary federal, state, 
and local permits, approvals, and licenses. The applicant is required to comply with all applicable 
local, state and federal regulations, including Titles 14 and 16 of the Village of Caledonia Code of 
Ordinances. 

18. Reimburse Village Costs. Applicant shall reimburse the Village all costs incurred by the Village 
for review of this conditional use including but not limited to engineering, legal and planning 
review that occurred prior to permit issuance and during the implementation of the plans and 
construction of the improvements. 

19. Amendments to Conditional Use Approval. No additions, deletions, or changes may be made 
to the project, site plan, or these conditions without the Village of Caledonia’s prior approval.  
All addition, deletion, and/or change requests must be submitted to the Caledonia Zoning 
Administrator in writing. A minor change to the conditions of this permit, as deemed by the Zoning 
Administrator, may be made at a staff level, if authorized by the Zoning Administrator. 

20. Agreement. Your accepting the conditional use approval/zoning permit and beginning the project 
means that you have read, understand, and agree to follow all conditions of this approval. Therefore, 
Patrice Lewis, Verizon Wireless, and their heirs, successors, and assigns are responsible for full 
compliance with the above conditions. 

21. Subsequent Owner or Operator. It is the property owner's responsibility to inform any 
subsequent owner or operator of these conditions.

Respectfully submitted: 

Peter Wagner, AICP 
Development Director
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8463 Old County K/Harshaw, WI 54529 tel: (773) 919-5112/fax: (866) 684-3535 

Via: USPS Priority Mail 
 
November 17, 2020 
 
Mr. Pete Wagner 
Development Director 
Village of Caledonia 
5043 Chester Lane  
Racine, WI 53402 
 
Re:  Conditional Use Permit Application Submittal / New Verizon Wireless Mobile Service Support 
Structure / ATC/WE Energies Property-8451 Frontage Road, Caledonia, WI 53108 
 
Parcel ID #: 104-04-22-06-041-000 
 
Mr. Wagner: 
 
On behalf of our client Verizon Wireless, enclosed please find the required project information along 
with a completed Village of Caledonia Conditional Use Permit Application form for a proposed new 
mobile service support structure (communications tower) and facilities (antennas and tower mounted 
equipment) at the above referenced address.  
 
The application and the corresponding submittal information have been prepared in accordance with 
the State of Wisconsin Mobile tower siting regulations found at Wis. Stat. Sect. 66.0404.  The application 
procedures for a new mobile service support structure (tower) and mobile service facility 
(communications equipment) are found at Wis. Stat. Sect. 66.0404(2)(b) and list six (6) requirements for 
a completed application.   
 
Below is a narrative on these six (6) requirements, including the specific project information. I have also 
enclosed a copy of the State of Wisconsin regulations for your reference as you review this submittal. 
 
1. The name and business address of, and the contact individual of, the applicant. 
 

Applicant(s):        Contact Individual:  
 
Verizon Wireless    Peter Schau 
Patrice Lewis     Ton 80 Realty Services, Inc. 
IL/WI-Network Real Estate   8463 Old County K 
1515 Woodfield Road    Harshaw, WI 54529 
Schaumburg, IL 60173 

 
ATC/WE Energies      
Robert Bokowski 
Right of Way Agent 



 
 

8463 Old County K/Harshaw, WI 54529 tel: (773) 919-5112/fax: (866) 684-3535 

We Energies - Property Management  
231 W. Michigan St. - A252  
Milwaukee, WI  53203 

 
 
2. The location of the proposed support structure.   
 
8451 Frontage Road, Caledonia, WI 53108 
Parcel ID # 104-04-22-06-041-000 
 
The location of the proposed 165’ tall (170’ overall height with lighting rod) mobile service support 
structure will be in the side yard area immediately southwest of the existing mobile service support 
structure currently hosting applicants’ facilities upon the +/-125’ wide American Transmission Company 
(“ATC”) fee owned right of way (“property”).  The existing mobile service structure is located within the 
center of the ATC high voltage transmission tower approximately 420’ east of the Frontage Road right of 
way.  The new support structure will be located approximately 60’ southwest of the existing support 
structure 9’ on center from the south property line as depicted in the enclosed survey and construction 
drawings. 
 
3. The location of the proposed mobile service facility. 
 
8451 Frontage Road, Caledonia, WI 53108 
Parcel ID # 104-04-22-06-041-000 
 
Verizon Wireless proposes to construct a 165’ tall (170’ overall height with lighting rod) mobile service 
support structure for its immediate use as the new support structure for their tower mounted mobile 
service facilities (antennas and other tower mounted equipment) currently being hosted upon the 
existing 156’ tall support structure located approximately 60’ to the northeast upon the same property.   
Verizon Wireless will continue to utilize their ground-based facilities (equipment shelter, emergency 
backup power generator, ancillary appurtences) locations as they currently exist upon the property at 
this facility.  
 
4. If the application is to substantially modify an existing support structure… 
 
The application is for a new 165’ tall (170’ overall height with lighting rod) mobile service support 
structure; as such, the submittal requirements of this section are not applicable. 
 
5. If the application is to construct a new mobile service support structure, a construction plan which 
describes the proposed mobile services support structure and the equipment and network 
components, including antennas, transmitters, receivers, base stations, power supplies, cabling, and 
related equipment to be placed on or around the new mobile service support structure.  
 
See the enclosed construction drawings depicting the proposed 165’ tall (170’ overall height with 
lighting rod) mobile service support structure and the Verizon Wireless equipment and component 
installations containing the above described information applicable to the proposed project.   



 
 

8463 Old County K/Harshaw, WI 54529 tel: (773) 919-5112/fax: (866) 684-3535 

 
6. If the application is to construct a new mobile service support structure, an explanation as to why 
the application chose the proposed location and why the applicant did not choose collocation, 
including a sworn statement from an individual who has the responsibility over the placement of the 
mobile service support structure attesting that collocation within the applicant’s search ring would 
not result in the same mobile service functionality, coverage, and capacity; is technically infeasible; or 
is economically burdensome to the mobile service provider. 
 
The 165’ tall (170’ overall height with lighting rod) mobile service support structure being proposed by 
Verizon Wireless with this application will serve as the replacement support structure to the one that is 
currently installed within the center of the ATC high voltage transmission tower approximately 60’ 
northeast of the proposed location upon the same parcel.  Verizon Wireless’ facilities have been in 
operation from this location since 1996 via a master agreement with Wisconsin Electric Power Company 
(“WEPCO”), the then owner of the property.  Pursuant to the enclosed letter dated July 7, 2017 from WE 
Energies, WE Energies and ATC as successors in interest to WEPCO will no longer allow for the continued 
use of these types of communication support structures within their high voltage transmission towers 
once the current agreement governing Verizon Wireless’ use of the site expires on April 19, 2021. Upon 
receipt of this notice of non-renewal by WE Energies and ATC, Verizon Wireless began evaluating the 
relocation options for its facilities including the geographic needs required to maintain an equal level of 
service to its local area network that the existing facilities have provided since 1996. 
    
The immediate proximity to the I-94 expressway that the existing location has provided to Verizon 
Wireless for the last 24+years supports their service to this section of such a heavily traveled interstate 
highway making it an integral component of their local area network.  Having these types of facilities 
embedded in close proximity to such a voluminous and fluid user population is essential for Verizon 
Wireless to maintain the quality of their services to this locale, and requires both the robust signal 
strength and the ability to proportionately spread the user traffic across multiple sectors so that it can 
maximize the level of traffic (or capacity) these facilities can handle.  When defining the acceptable 
geographic location for the relocation of an operating facility that is already functioning at this level, the 
search area center begins with the existing site location and the boundary ends where service and 
functionality begins to degrade as one moves away from that site.   
 
As determined by the Verizon Wireless Radio Frequency (“RF”) Engineering group the acceptable 
geographic boundary for this replacement facility is illustrated by the enclosed Search Area Map labeled 
“Verizon Wireless Search Area Map: 7 Mile Road Relo”.  A search of this and the immediate surrounding 
areas was performed, and enclosed in the application materials is a sworn statement from the Verizon 
Wireless RF Engineer assigned to the site attesting to the fact that collocation is not a feasible option for 
this site, as there are no existing structures of any kind which exist within the Verizon Wireless Search 
Area that could be utilized for a collocation. 
   
Even though they cannot continue to offer the existing location for the mobile support structure for use 
by Verizon Wireless exactly as it sits today, WE Energies and ATC are willing to allow for the continued 
use of the site by Verizon Wireless at new location for a mobile service support structure upon the 
property.  As they describe in their notice of non-renewal letter, they have defined locations parallel to 
the high voltage transmission lines and infrastructure that would conform to their operational and 
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safety standards and be available for the location of a new mobile support structure.  In a collaborative 
effort with the WE Energies and ATC staff responsible for the management of their properties and 
facilities, the proposed location was identified as the best one that would both allow Verizon Wireless to 
replicate the service provided by the existing facility and also meet the ATC operational and safety 
requirements necessitating this relocation.  As denoted on the Verizon Wireless search area map 
attached to the RF Engineering sworn statement, the proposed site is located at the center of the 
defined search area. 
 
Additional Discussion 
 
The proposed project is for the construction and installation of a new 165’ tall (170’ overall height with 
lighting rod) mobile service support structure to allow for the continued operations of the Verizon 
Wireless unmanned mobile service facilities upon the WE Energies/ATC property located at 8451 
Frontage Road, Caledonia, WI 53108. As the enclosed plans depict, the mobile service support structure 
will be a 165’ monopole tower (170’ overall height with lightning rod) upon which Verizon Wireless will 
install its tower mounted antennas and equipment at the 160’ centerline.  The tower structure will be 
designed so that it can also host two (2) additional future installations of similar equipment at the 150’ 
and 140’ centerlines. 
 
The Verizon Wireless coaxial and hybrid cable will be routed down the inside of the tower and exist at its 
base from where it will be routed underground north past the existing service drive before transitioning 
to an above ground ice bridge finally connecting it to the existing Verizon Wireless equipment shelter. 
With these ground areas being over 360’ from the nearest pubic right of way to the west, combined 
with the exiting improvements and natural features of the underlying property, the resulting alterations 
to the existing ground facilities as they exist today will be negligible in comparison and continue to be 
obscured from the surrounding public viewsheds. 
 
The aforementioned location and design characteristics the new tower structure and related facilities 
were developed carefully with the input of the WE Energies and ATC staff to ensure that they are 
compatible with the existing and future use of the property as a high voltage transmission line. Locating 
the new monopole tower structure on the same parcel in relatively close proximity to the existing high 
voltage tower of a similar height is often considered the best practice by conventional planning 
standards.  Many communities encourage the clustering of structures of taller heights in this fashion as 
the best method to provide the services that require such tall structures, while at the same time offering 
the best opportunity to preserve the existing character and aesthetic of the underlying property and the 
surrounding areas which we feel is accomplished with the proposed new support structure location.   
 
Wireless communication facilities and structures are permitted with a conditional use permit in the B-4 
and A-2 Zoning Districts, both of which encompass the subject parcel.  The proposed tower structure is 
presumedly located in the A-2 Zoning District, just east of the presumed boundary of the B-4 Zoning 
District.  Per our initial discussions on this matter, an estimated depth of 360’ was presumed when 
locating these boundaries though an official definition could not be identified in the Village zoning 
records.   The parent parcel is completely surrounded by other properties featuring the same Business 
and Agricultural zoning designations, and the closest offsite residential use or structure is over 700’ to 
the north on the opposite side of the ATC High Voltage transmission lines. 
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Again, the site has been positioned upon the underlying rectangular shaped parcel in location 
complimentary with its current use and improvements and so as not to interfere with any anticipated 
future uses of the site.  In doing so, the location of the center of the proposed tower upon the property 
is setback from the nearest property lines by 9.0’, a distance less than the A-2 zoning district side yard 
requirement of 25’. However, enclosed please find a stamped engineering letter from NELLO, the 
designated tower manufacturer for the project ensuring that that in the event of structural failure, the 
tower will be designed to buckle over at the height of 120’ and above and remain intact, versus any sort 
of collapse of the structure into a defined fall radius from the base of the tower.  As specified in 
Wisconsin State Statutes 66.0404(2)(g), the enclosed engineering certification of the 0’ fall zone, 
preempts the local district setback requirements of the Village of Caledonia zoning ordinance, and 
automatically reduce the enforceable setback for the tower structure to that same 0’ distance. Along 
with these specified zoning design requirements, the new tower structure shall conform to all applicable 
ANSI/TIA 222-G, FCC, and FAA regulations and standards governing such facilities. 
 
This facility will provide a great benefit for the community, in that it will allow Verizon Wireless to 
continue to provide its wireless communication services, in their most advanced technological state and 
at their highest level of quality, to the Village of Caledonia and the surrounding area as it has since 1996. 
The proposed new facilities will not require any public participation, or result in any public cost for 
public facilities and services which would be detrimental to the economic welfare of the community. In 
fact, the wireless communication services provided by Verizon Wireless are in demand by both 
businesses and individuals, and their availability will continue to be an economic asset to the 
community.   The enhanced E-911 services provided by these facilities will also continue to assist in the 
protection of the public health, safety, and welfare of the community.  Furthermore, the new tower 
structure will offer the space and structural capacity that the existing single use tower structure does 
not have, making it available for other communications equipment installations and opening the door 
for additional future use and/or services all to the continued benefit of the community.     
 
Besides the six (6) application requirements defined by Wis. Stat. Sect. 66.0404(2)(b), I have also 
enclosed a copy of the Federal Airways & Airspace Report for the proposed tower at this location (please 
also know that there are no airports or private landing strips within a three (3) mile radius of the 
proposed site location to notify of this application) confirming that notice is not required to the FAA for 
the proposed tower at this location, a signed letter from the WE Energies real estate representative 
consenting to the submittal of this conditional use application upon the property and confirming that 
the lease agreement will contain the provisions required by Sec. 16-9-4(c) of the Village of Caledonia 
Zoning Ordinance (a copy of the memorandum of the agreement will be provided to the Village of 
Caledonia as soon as it is available), a tabular and map inventory of all of the Verizon Wireless facility 
locations in Racine County with the information sought in Sec. 16-9-4(h) of the Village of Caledonia 
Zoning Ordinance, and a check made payable to the Village of Caledonia in the amount of $750.00 for 
the applicable Conditional Use application fee. In addition, a completed, signed, and notarized Village of 
Caledonia Pre-Development Agreement and check made payable to the Village of Caledonia in the 
amount of $2,000.00 for the initial deposit required for all Conditional Use Permit Applications is 
enclosed. 
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Finally, I believe the above information satisfies the applicable application requirements as defined by 
the Village of Caledonia Zoning Ordinance and as preempted by Wis. Stat. Sect. 66.0404; and is ready to 
be scheduled for consideration by the Village of Caledonia Planning Commission. I look forward to the 
public hearing for this request, and will be present at the meeting to address any remaining questions 
that the commission or members of the public may have regarding the application and proposed use of 
the site. 
 
Should you have any additional information needs or questions regarding the application, the enclosed 
materials, or the proposed use of the site, please contact me directly at (773) 919-5112, or by e-mail at 
pschau@ton80realtyservices.com. 
 
Sincerely, 
 

Peter Schau 
 
Peter Schau 
President 
Ton 80 Realty Services, Inc. 
 
 
Enclosures as described 
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Verizon Wireless Map Inventory of Existing Facilities in Racine County, WI

pscha
Callout
Existing/Proposed
Site Location



Site Name Name Centerline Latitude Longitude Street Address City State Zip Code County GeoPlan Structure Type (Info Only) Description
LEE SILO 0002 LEE SILO (STA-0000) 72 42.697241 -87.959267 3720 S. Sylvania Union Grove WI 53182 Racine Any Type of Silo Macro Install on Agricultural Silo

SEKAO 0034 SEKAO (STA-0000) 179 42.682875 -88.213597 29331 Hwy 11 Burlington WI 53105 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (Melody 
Wireless)

NELSON-BUENA PK 0191 NELSON-BUENA PK (STA-0000) 155 42.763917 -88.233306 3524 Buena Park Road Rochester WI 53185 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

BURLINGTON WT 0193 BURLINGTON WT (STA-0000) 100 42.6803 -88.284525 341 Origen Street Burlington WI 53105 Racine Any Type of Tank, Water, Gas, etc. Macro Install on Municpal Water Tower

KARCZEWSKI 0194 KARCZEWSKI (STA-0000) 180 42.749639 -88.095389 2535 N. Britton Road Dover WI 53139 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

ROCHESTER SBA 0208 ROCHESTER SBA (STA-0000) 145 42.7332 -88.203358 28622 Roundtree Road Burlington WI 53105 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (SBA 
Communications)

EAGLE LAKE COUNTY D 0225 EAGLE LAKE COUNTY D (STA-0000) 150 42.691267 -88.159989 26615 Ketterhagen Road Burlington WI 53105 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

GENDRICH-HONEY 0230 GENDRICH-HONEY (STA-0000) 180 42.752847 -88.303636 Lot 7, Fair Creek Street Burlington WI 53105 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

BREMEL 0234 BREMEL (STA-0000) 180 42.743403 -88.003681 16436 50th Road Franksville WI 53126 Racine Self-support Structure
Marco Install on 3rd Party Owned Tower (SBA 
Communications)

DT RACINE 0237 DT RACINE (STA-0000) 71 42.72668888 -87.782975 201 6th Street Racine WI 53403 Racine Building With a Side Mounted Antenna Macro Install on Building Rooftop
UNION GROVE WT 0255 UNION GROVE WT (STA-0000) 130 42.685533 -88.054067 1118 12th Avenue Union Grove WI 53182 Racine Any Type of Tank, Water, Gas, etc. Macro Install on Municpal Water Tower

LOSACCO / SUNRAY 0269 LOSACCO / SUNRAY (STA-0000) 180 42.639467 -88.296461 7148 McHenry Burlington WI 53105 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

DEPELECYN 0304 DEPELECYN (STA-0000) 142 42.708972 -87.801719 1828 Dekoven Road Racine WI 53403 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (Crown 
Castle International)

WEPCO OAKS ROAD 0305 WEPCO OAKS ROAD (STA-0000) 165 42.70503888 -87.86897777 2100 Oakes Road RACINE WI 53406 Racine Self-support Structure
Macro Install on Single User Tower w/I WEPCO/ATC 
Transmission Tower

MT. PLEASANT 0306 MT. PLEASANT (STA-0000) 180 42.669528 -87.847583 5300 Wood Road Racine WI 53403 Racine Free Standing or Guyed Structures
Macro Install on 3rd Party Owned Tower (Tower 
Sites, Inc.)

RACINE GRAIN 0331 RACINE GRAIN (STA-0000) 117 42.739986 -87.807794 2230 Northwestern Avenue Racine WI 53404 Racine Building With Antenna on Top Macro Install on Building / Silo Rooftop

7 MILE ROAD WEPCO 0332 7 MILE ROAD WEPCO (STA-0000) 155 42.836667 -87.950914 8451 Frontage Road Caledonia WI 53108 Racine Utility Pole/Tower
Macro Install on Single User Tower w/I WEPCO/ATC 
Transmission Tower

CELL ONE - DOUGLAS 0334 CELL ONE - DOUGLAS (STA-0000) 140 42.778611 -87.807778 4542 Douglas Avenue Racine WI 53404 Racine Self-support Structure
Marco Install on 3rd Party Owned Tower (United 
States Cellular)

MICHNA ROAD WEPCO 0335 MICHNA ROAD WEPCO (STA-0000) 125 42.81335 -87.825633 3800 Six Mile Road Racine WI 53402 Racine Utility Pole/Tower
Macro Install on Single User Tower w/I WEPCO/ATC 
Transmission Tower

MOHAMMAD SILO 0336 MOHAMMAD SILO (STA-0000) 50 42.796128 -87.952581 2655 E. Frontage Rd Caledonia WI 53108 Racine Any Type of Silo Macro Install on Agricultural Silo

BORZYNSKI CINGULAR 0338 BORZYNSKI CINGULAR (STA-0000) 116 42.752133 -87.912406 10307 Kraut Road Racine WI 53406 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

PETERKA 0339 PETERKA (STA-0000) 155 42.825069 -87.881694 7735 Nicholson Road Caledonia WI 53108 Racine Utility Pole/Tower
Macro Install on Single User Tower w/I WEPCO/ATC 
Transmission Tower

CHRISTENSEN 0340 CHRISTENSEN (STA-0000) 103 42.772678 -87.840189 4052 Highway 31 Racine WI 53406 Racine Utility Pole/Tower
Macro Install on Single User Tower w/I WEPCO/ATC 
Transmission Tower

WATERFORD FS 0375 WATERFORD FS (STA-0000) 170 42.811857 -88.278136 6838 Caldwell Road Mukwonago WI 53149 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (United 
States Cellular)

MALCHINE RD 0535 MALCHINE RD (STA-0000) 181 42.794136 -88.168639 26922 Malchine Road Waterford WI 53185 Racine Self-support Structure
Macro Install on 3rd Party Owned Tower (American 
Tower Corporation)

RACINE NORTH 0735 RACINE NORTH (STA-0000) 120 42.763617 -87.803061 3502 Douglas Ave Racine WI 53402 Racine Building With a Side Mounted Antenna Macro Install on Building Rooftop
Ives Grove 0737 Ives Grove (STA-0000) 155 42.729806 -87.955058 611 Sylvania Avenue Sturtevant WI 53177 Racine Building With a Side Mounted Antenna Macro Install on Building Rooftop
STURTEVANT 0738 STURTEVANT (STA-0000) 154 42.69106944 -87.90433055 9800 Broadway Drive Sturtevant WI 53177 Racine Water Tank Macro Install on Municpal Water Tower

Emmertsen Rd 0739 Emmertsen Rd (STA-0000) 128 42.74084 -87.87349 1545 Airline Road Mt Pleasant WI 53403 Racine Self Support
Macro Install on 3rd Party Owned Tower (United 
States Cellular)

Racine West 0740 Racine West (STA-0000) 45 42.717242 -87.847397 1300 S Green Bay Road Racine WI 53403 Racine Building With a Side Mounted Antenna Macro Install on Building Rooftop
Taylor Avenue 0778 Taylor Avenue (STA-0000) 145 42.694356 -87.816828 3131 Taylor Ave Elmwood Park WI 53405 Racine Building With a Side Mounted Antenna Macro Install on Building Rooftop
SC_DEPELECYN_3(W) 0831 SC_DEPELECYN_3(W) (STA-0000) 37.7 42.70322778 -87.83465278 2124 Virginia Street, Racine, WI 53406 Racine WI 53406 Racine Utility Small Cell
SC_DEPELECYN_3(X) 0831 SC_DEPELECYN_3(X) (STA-0000) 37.5 42.69667222 -87.83594167 4703 Durand Avenue, Racine, WI 53406 Racine WI 53406 Racine Utility Small Cell
SC_DEPELECYN_1(W) 0832 SC_DEPELECYN_1(W) (STA-0000) 37.5 42.70584722 -87.82355278 2012 W Lawn Ave Racine WI 53405 Racine Utility Small Cell
SC_DEPELECYN_1(X) 0832 SC_DEPELECYN_1(X) (STA-0000) 37.6 42.70588333 -87.81619722 2009 Grove Avenue Racine WI 53405 Racine Utility pole/tower Small Cell
SC_DEPELECYN_1(Y) 0832 SC_DEPELECYN_1(Y) (STA-0000) 40.6 42.720161 -87.817497 3205 Lindermann Avenue Racine WI 53405 Racine UTILITY POLE/TOWER Small Cell
SC_DEPELECYN_1(Z) 0832 SC_DEPELECYN_1(Z) (STA-0000) 40.8 42.71945833 -87.82477222 1123 Monroe Ave.  Racine. WI 53 Racine WI 53405 Racine Utility pole/tower Small Cell
SC_DEPELECYN_2(W) 0835 SC_DEPELECYN_2(W) (STA-0000) 37.8 42.71231667 -87.82048611 3411 16th St Racine WI 53405 Racine Utility pole/tower Small Cell
SC_DEPELECYN_2(X) 0835 SC_DEPELECYN_2(X) (STA-0000) 40.5 42.71094444 -87.82856944 1650 Russet Street Racine WI 53405 Racine Utility pole/tower Small Cell
SC_DEPELECYN_2(Y) 0835 SC_DEPELECYN_2(Y) (STA-0000) 39.5 42.71247778 -87.81111389 1545 Grange Avenue Racine WI 53405 Racine Utility pole/tower Small Cell
VZS_RACINE_IB 0843 VZS_RACINE_IB (STA-0000) 3.28 42.695881 -87.852545 6035 Durand Ave Racine WI 53406 Racine Building With a Side Mounted Antenna In-Building
CNH INDUSTRIAL IB 0633 CNH INDUSTRIAL IB (STA-0000) 30 42.701456 -87.868132 2701 Oakes Road Sturtevant WI 53177 Racine Building No-External Antennas In-Building

Tabular Inventory of existing Verizon Wireless Facilities in Racine County, WI 















  
Meeting Date:   January 25, 2021     

 

PLAN COMMISSION REPORT 
 

Item No. 5b  

Proposal: Conditional Use Amendment 

Description: Review a request to approve a conditional use permit amendment changing the 
hours of operation of the business from 5am-10pm to 4am-midnight for Casey’s 
General Store located at 1306 4 Mile Road 
 

Applicant(s): Casey’s General Store (Mikael Lage) 

Address(es): 1306 4 Mile Road 

Suggested 
Motion: 

That the Plan Commission recommends that the Village Board approves the 
Conditional Use Amendment Condition No. 24, allowing the business to operate from 
4am-midnight as outlined in Exhibit A for the following reasons: 
 

1. The proposed change to the conditions of approval is allowed by underlying 
zoning through the conditional use process. 

 

Owner(s): Casey’s Marketing Company 

Tax Key(s): 104-04-23-051-000 

Lot Size(s): 1.954 acres  

Current Zoning 
District(s):  

B-2, Community Business District 

 
  

    

Overlay District(s): N/A 
  

  
  

  
  

Wetlands:  Yes      No Floodplain:  Yes      No 

Comprehensive 
Plan: 

Low Density Residential (19,000 SF to 1.49 Acres per DU) 

  



Caledonia Plan Commission Report Meeting Date: January 25, 2021 
 Item No.: 6b 

Page 2 of 2 

 

Background:  The applicant is requesting a change to the conditions of approval pertaining to the 
hours of operation for Casey’s General Store located at 1306 4 Mile Road. The applicant did not 
provide a narrative explaining why the request was being made or why there is a need to expand 
hours of operation. Staff contacted the applicant requesting additional information and was only 
able to verbally confirm the request. At the time this report was created, staff has not received 
any additional information explaining the rationale as to why there is a need to expand hours of 
operation.  
 
Included with this report are the conditions of approval with Condition No. 24 highlighted showing 
the proposed change. There are currently no zoning complaints or violations regarding this 
business and has received no incident reports from the Police Department as it pertains to the 
operation of the business. Without an explanation, and only a verbal request to change the hours 
of operation, staff does not believe changing the condition of approval to accommodate the 
change in hours of operation will positively impact the neighborhood as it will likely result in 
additional traffic and noise occurring  as late as midnight and as early as 4am. 
 
If the Plan Commission is comfortable with the requested change, a suggested motion has been 
drafted above. 
 

 
Respectfully submitted: 
 
 
 
Peter Wagner, AICP 
Development Director 
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EXHIBIT A - CONDITIONS 
Casey's General Store, Northeast Corner of 4 Mile Road and Charles Street 

1. Zoning Permits. The applicant must obtain zoning permit cards from the office of the 
Village Zoning Administrator after paying the zoning permit fees of $1070.00 (gas station 
convenience store), $250.00 (canopy), $300.00 (wall sign), $200.00 (monument sign) and 
$200 (canopy signs) $2020.00 (Total). These cards must be displayed in a prominent 
location at the project site, and a copy of these conditions must be kept at the project site 
at all times until the project has been completed.

2. Compliance. Failure to comply with the terms and conditions stated herein could result in the 
issuance of citation(s) and/or revocation of this permit.

3. Binding Effect. These conditions bind and are applicable to the Property Owner, Agent, and 
any other users of the Property Owner with respect to the uses on the Property.

4. Plans. The proposed operation shall be located, constructed, and utilized in accordance with 
the plans and documents received by the Racine County Development Service Office on 
December 12, 2017 and March 14, 2018.

5. Engineering Department. The property owner or designated agent must contact the Village 
of Caledonia Engineering Department and must comply with all regulations and requirements 
of the Village of Caledonia Engineering Department.

6. Stormwater. The property owner or designated agent must contact the Village of 
Caledonia Stormwater Utility District regarding stormwater regulations for this site. 
Compliance with all regulations and requirements, as determined by the Village of 
Caledonia Stormwater Utility District is required. Stormwater management plans shall be 
submitted for approval and be in compliance with all Village requirements, as determined 
by the Village Engineer before permits are issued.

7. Fire Department Approval. Owner shall obtain approval from the Village of Caledonia Fire 
Department and meet applicable codes.

8. Driveway Access Approval Required. The submitted plans illustrate a driveway 
access from 4 Mile Road and also a driveway access from Charles Street. The owner or 
a designated agent must contact the Village of Caledonia Engineering Department 
regarding the Charles Street access. The owner or a designated agent must contact the 
Racine County Highway Engineering Division regarding the 4 Mile Road access. The 
owner or designated agent must comply with any requirements of the Village of 
Caledonia Engineering Department and the Racine County Highway Engineering 
Division.
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9. Parking. Parking at the site must be in compliance with the submitted plans. All 
employee and visitor parking must be conducted in the proposed parking lot as outlined 
on the submitted site plan. Each parking space shall be a minimum of nine feet wide and 
180 square feet in area exclusive of the space required for ingress and egress. 
Handicapped spaces shall be provided in accordance with State requirements. All parking 
spaces shall be clearly marked. The driveway and all parking areas must be maintained in 
an all-weather, dust-controlled condition. There must be no parking associated with the 
proposed use within the right-of-way of Charles Street or 4 Mile Road.

10. Landscaping. Landscaping at the site must be in compliance with the submitted 
Landscaping Plan. The Village may require a letter of credit or bond to be posted to 
ensure implementation and maintenance. Landscaping shall comply with Title 16. The 
landscaping plan shall follow the Village of Caledonia planting requirements.

11. Lighting. Lighting at the site must be in compliance with the submitted Lighting Plan. All 
lighting at the site must be full cut-off lights that may not glare onto abutting properties or 
onto any public roadway.

12. Signage. The proposed wall sign, monument sign and canopy signs at the site must be 
located and constructed in compliance with the submitted documents. Zoning permits are 
required for the proposed signs and proper zoning permit fees must paid. Banners, 
balloons, flashing or animated signs are prohibited. As discussed at the Plan Commission 
meetings the proposed monument sign must not be located within the vision clearance 
triangle and the plans must reflect this.

13. Trash Enclosure. The brick trash enclosure must be constructed and located as illustrated on 
the submitted plans. Any dumpster and/or recycle container must be stored within this trash 
enclosure and screened from public view.

14. No Accumulation of Refuse and Debris. Any fence, wall, hedge, yard, space or 
landscaped area must be kept free of any accumulation of refuse or debris. Plant materials 
must be kept in a healthy growing condition and structures must be maintained in a sound 
manner.

15. Performance Standards. The applicant must comply with the provisions of Article VII, 
Division 4, Performance Standards of Chapter 20, Zoning, Racine County Code of 
Ordinances (a copy is attached), as adopted by the Village of Caledonia.

16. Property Maintenance Required. A complete and thorough maintenance program must 
be established to insure attractiveness. The continued positive appearance of buildings and 
property is dependent upon proper maintenance attitudes and procedures. Maintenance 
programs must be established that include watering, maintaining and pruning all landscape 
planting areas including removal and replacement of dead or diseased landscaping; 
cleaning up litter; sweeping, cleaning and repairing paved surfaces; and cleaning, painting, 
and repairing windows and building façade. All drives shall be paved with asphalt. Parking 
areas shall be paved or have placed upon them compacted
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recycled asphalt. All drives and parking areas shall be maintained in a dust free 
condition. 

17. Expiration. This approval will expire six (6) months from the date of the Village's final 
approval unless substantial work has commenced following such grant. If this office 
determines that no c substantial work has commenced, the project may not occur unless 
the Village of Caledonia Plan Commission and the Village Board grants a written 
extension. Written extension requests must be submitted to the Racine County 
Development Services Office thirty (30) days before permit/approval expiration.

18. Access. The applicant must allow any Village or Racine County employee full and unlimited 
access to the project site at a reasonable time to investigate the project's construction, 
operation, or maintenance.

19. Compliance with Law. The applicant is responsible for obtaining all necessary federal, 
state, and local permits, approvals, and licenses. The applicant is required to comply with all 
applicable local, state, and federal regulations, including Titles 14, 16 and 18 of the Village 
of Caledonia Code of Ordinances.

20. Reimburse Village Costs. Applicant shall reimburse to the Village all costs incurred by 
the Village for review of this conditional use including but not limited to engineering, 
legal and planning review that occurred prior to permit issuance and during the 
implementation of the plans and construction of the improvements.

21. Amendments to Conditional Use Permit. No additions, deletions, or changes may be 
made to the project, site plan, or these conditions without the Village of Caledonia's prior 
approval. All addition, deletion, and/or change requests must be submitted to the Village 
of Caledonia in writing. A minor change to the conditions of this permit, as deemed by the 
Zoning Administrator, may be made at a staff level, if authorized by the Zoning 
Administrator.

22. Traffic Impact Analysis (TIA). The Village of Caledonia Engineering Department 
and/or the Racine County Engineering Department requires a Traffic Impact Analysis 
(TIA) for the proposed development. The Traffic Impact Analysis must address traffic 
impact on both Charles Street and Four Mile Road (CTH G). Prior to Zoning Permit 
issuance, a Traffic Impact Analysis (TIA) for the proposed development, must be 
submitted and approved by the Village of Caledonia Engineering Department and the 
Racine County Engineering Department or written documentation from the Village of 
Caledonia Engineering Department and the Racine County Engineering Department must 
be submitted to the Racine County Development Service office indicating that a Traffic 
Impact Analysis (TIA) is not required at this time. To the extent the TIA recommends 
infrastructure improvements, the Property Owner shall construct and pay for all such 
improvements to Village and Racine County right-of-way unless otherwise approved by 
the Village and Racine County. Pending final review by Racine County, Casey's 
contribution toward future traffic improvements at and near the intersection is expected to 
be approximately $8,000 to $10,000.

4 



23. Fencing and/or Landscape Screening. As discussed at the Plan Commission meetings a 
fence and/or landscape screening must be installed along or near the north lot line as a 
buffer.

24. Hours of Operation. As discussed at the Village Board meeting on April 16, 2018, the 
hours of operation for the proposed Casey's General Store must be 4:00 a.m. – Midnight 
5:00 a.m. — 10:00 p.m. Any expansion of these hours of operation will require approval 
by the Plan Commission and Village Board as an amendment of the conditional use. 
There shall be no use of the gas pumps outside of the approved hours of operation.

25. Agreement. Your accepting the conditional use approval/zoning permit and beginning the 
project means that you have read, understand, and agree to follow all conditions of this 
approval. Therefore, RKC Real Estate LLC, Arc Design Resources Inc., Casey's General 
Store and their heirs, successors, and assigns, including tenants, are responsible for full 
compliance with the above conditions.

26. Subsequent Owners. It is the property owner's responsibility to inform any subsequent 
owner or operator of these conditions.

27. Lighting Plan. Prior to Zoning Permit issuance, Applicant shall submit a lighting plan for 
operational and non-operational hours for review and approval by the Zoning Administrator, 
Village Public Works Director, Fire Chief and Police Chief.

5 





Meeting Date:  January 25, 2021

PLAN COMMISSION REPORT 
Item No. 6a

Proposal: Request for an extension of a preliminary plat approval. 

Description: Review a request for a 3-year extension of a preliminary plat approval for Catlyn 
Woods located at 6235 Middle Road.  

Applicant(s): Nancy Washburn 

Address(es): 6235 Middle Road 

Suggested 
Motion: 

That the Plan Commission recommends to the Village Board approval of a 3-year 
extension of the approved preliminary plat for Catlyn Woods with the condition that 
the development is constructed to Village standards at the time of construction and 
is in compliance with all applicable Village Ordinances and other applicable 
Wisconsin Statutes and regulations at the time of submission of the final plat. 

Owner(s): Middle Road Investments LLC 

Tax Key(s): 104-04-23-17-072-000 

Lot Size(s): 50.18 acres  

Current Zoning 
District(s):  R-4 PUD, Urban Residential District I, Planned Unit Development 

Overlay District(s): N/A 

Wetlands: Yes     No Floodplain: Yes     No

Comprehensive 
Plan: 

Low Density Residential (19,000 SF to 1.49 Acres per DU) 



Caledonia Plan Commission Report Meeting Date: January 25, 2021 
Item No.: 6a

Page 2 of 2 

Background:  The applicant is requesting another 3-year extension for the approval of the preliminary 
plat for Catlyn Woods, which is located at 6235 Middle Road. The proposed subdivision plat is 
approximately 50 acres and will consist of 68 residential lots. As stated in the applicant’s narrative, the 
current housing market and cost to develop these lots are not financially feasible at this time. The applicant 
has not proposed any changes to the preliminary plat.  A similar extension was approved in 2018 with an 
expiration of May 7, 2021. Included with this report is a copy of the 2018 extension request, which provides 
additional history regarding the plat. If approved, this extension will be set to expire February 1, 2024. At 
this time, the applicant does not have a timeline to begin moving this project forward. 

Staff does not have opposition to the request but recommends that any extension of the plat require the 
developer to meet current Village development standards. If the Plan Commission is comfortable with the 
request, the extension will be set to expire on February 1, 2024 or three years from when the Village 
Board approves the extension.

Respectfully submitted: 

Peter Wagner, AICP 
Development Director 
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Meeting Date:  January 25, 2021

PLAN COMMISSION REPORT 
Item No. 6b

Proposal: Request for an extension of a preliminary plat approval for Audubon Arboretum 
Subdivision. 

Description: Review a request for a 3-year extension of a preliminary plat approval for the 
Audubon Arboretum Subdivision located at 6444 Charles Street.  

Applicant(s): Nancy Washburn 

Address(es): 6444 Charles Street 

Suggested 
Motion: 

That the Plan Commission recommends to the Village Board approval of a 3-year 
extension, expiring February 1, 2024, of the approved preliminary plat for Audubon 
Arboretum with the condition that the development is constructed to Village standards 
at the time of construction and is in compliance with all applicable Village Ordinances 
and other applicable Wisconsin Statutes and regulations at the time of submission of 
the final plat. 

Owner(s): Audubon Park-Racine LLC 

Tax Key(s): 104-04-23-17-083-000, 104-04-23-17-084-000, 104-04-23-17-085-000, &  

104-04-23-17-086-005

Lot Size(s): 69.64 acres  

Current Zoning 
District(s):  R-3 PUD, Suburban Residential District, Planned Unit Development 

Overlay District(s): N/A 

Wetlands: Yes     No Floodplain: Yes     No

Comprehensive 
Plan: 

Low Density Residential (19,000 SF to 1.49 Acres per DU) 



Caledonia Plan Commission Report Meeting Date: January 25, 2021 
Item No.: 6b

Page 2 of 2 

Background:  The applicant is requesting another 3-year extension for the approval of the preliminary 
plat for Audubon Arboretum, which is located at 6444 Charles Street. The proposed subdivision plat is 
approximately 69 acres and will consist of 106 residential lots. As stated in the applicant’s narrative, the 
current housing market and cost to develop these lots are not financially feasible at this time. The applicant 
has not proposed any changes to the preliminary plat.  A similar extension was approved in 2018 with an 
expiration of May 7, 2021. Included with this report is a copy of the 2018 extension request, which provides 
additional history regarding the plat. If approved, this extension will be set to expire February 1, 2024. At 
this time, the applicant does not have a timeline to begin moving this project forward. 

Staff does not have opposition to the request but recommends that any extension of the plat require the 
developer to meet current Village development standards. If the Plan Commission is comfortable with the 
request, the extension will be set to expire on February 1, 2024 or three years from when the Village 
Board approves the extension. This subdivision was originally proposed in 2007. Staff cautions the Plan 
Commission and Village Board, that continued extensions limit the design of the subdivision to what has 
been previously approved and future revisions to the zoning code, may make future extensions of the plat 
inconsistent with the zoning requirements. The applicant should be made aware that continued extensions 
may not be granted, and that the applicant may have to resubmit a full preliminary subdivision plat for 
review in the future.

Respectfully submitted: 

Peter Wagner, AICP 
Development Director 
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  Nancy Washburn – LDA 
  nancylynnwashburn@gmail.com 

Land Development Administration – 7450 County Line Rd., Mount Pleasant, WI  53403 
 

 
 
December 17, 2020 
 
 
Mr. Tom Lazcano 
Director of Public Works 
Village of Caledonia 
 4403 Chester Lane 
Caledonia, WI  53402 
 
 
Re:  Preliminary Plat extensions 
 Homestead Acres, Catlyn Woods and Audubon Arboretum 
  
Dear Tom: 
 
In late October of 2017, the Village agreed to extend several Preliminary Plats due to poor recovery of 
the housing market and downturn of the economy. 
 
Today we find ourselves faced with similar conditions and wish to request extensions for 3 more years 
for the three Preliminary Plats above. 
 
The good news is that we were able to drop Briarwood off the list as it is being built now.   In addition, I 
have been instructed to get our cost estimates updated for Homestead Acres.  We do hope to start that 
later in 2021, but potentially after May 7th, its date of expiration. 
 
On behalf of TNG5, LLC., we are requesting the extension of the preliminary plat for 3 additional years 
for the subdivision known as Catlyn Woods.  Zoned R-4 PUD and in the sewer service area, this plat 
expires in February of 2021.  We have continued to maintain the site until the market increases to allow 
its construction.   
 
On behalf of Audubon Park-Racine, LLC., we are requesting extension of the preliminary plat known as 
Catlyn Woods for an additional 3 years.  It is currently zoned R-3 PUD and expires May 7th of 2021.  In 
2018, we had the wetlands delineated and submitted revised engineering that included stormwater 
analysis to the Village.  Based on the increased high cost of construction of the infrastructure and 
homes, the current market does not support the financial feasibility of this project moving forward at 
this time.  
 
On behalf of Racine Land Company, LLC., we are requesting an extension of the preliminary plat of 
Homestead Acres for an additional 3 years.  It is currently zoned R-3 PUD and R-6 PUD and in the sewer 
service area.  The current preliminary Plat expires May 7th of 2021.  Ray Leffler has asked me to update 
the construction estimates and we have this placed this site on our calendar for June of 2021.   In 2019 
we revised the engineering and final plat to current Village code and submitted for review. At this time, 
we have approved engineering in place.  Wetlands were re-delineated at that time and are accurate for 
todays condition.   
 
 



  Nancy Washburn – LDA 
  nancylynnwashburn@gmail.com 

Land Development Administration – 7450 County Line Rd., Mount Pleasant, WI  53403 
 

 
 
 
Attached are the three Memorandums from October of 2017 for your use and reference. 
 
 
Our best wishes to you and your family for a safe and happy Holiday season! 
It has been a pleasure working with you this past year and we look forward to 2021!! 
 
 
Respectfully Submitted, 
 
 
 
Nancy Washburn     
Land Development Administration, LLC    
 
 
 
 
 
 













Meeting Date:  January 25, 2021

PLAN COMMISSION REPORT 
Item No. 6c

Proposal: Request for an extension of a preliminary plat approval for Homestead Acres 
Subdivision. 

Description: Review a request for a 3-year extension of a preliminary plat approval for the 
Homestead Acres Subdivision located between Dunkelow Road and CTH K, east of 
the railroad tracks.  

Applicant(s): Nancy Washburn 

Address(es): Northwestern Avenue 

Suggested 
Motion: 

That the Plan Commission recommends to the Village Board approval of a 3-year 
extension, expiring February 1, 2024, of the approved preliminary plat for Homestead 
Acres with the condition that the development is constructed to Village standards at 
the time of construction; is in compliance with all applicable Village Ordinances and 
other applicable Wisconsin Statutes and regulations; and is amended to reflect the 
purchase of land by the Village for an attenuation basin prior to the submission of the 
final plat. 

Owner(s): Racine Land Company LLC 

Tax Key(s): 104-04-22-34-081-010 & 104-04-22-35-029-030 

Lot Size(s): 69.83 acres  

Current Zoning 
District(s):  

R-3 & R-6 PUD, Suburban Residential District & Two-Family Residential  

District, Planned Unit Development 

Overlay District(s): N/A 

Wetlands: Yes     No Floodplain: Yes     No

Comprehensive 
Plan: 

Low Density Residential (19,000 SF to 1.49 Acres per DU) 



Caledonia Plan Commission Report Meeting Date: January 25, 2021 
Item No.: 6b

Page 2 of 2 

Background:  The applicant is requesting another 3-year extension for the approval of the preliminary 
plat for Homestead Acres, which is located between Dunkelow Road and CTH K, immediately east of the 
Chicago & Northwestern Railroad. The proposed subdivision plat is approximately 68 acres and will 
consist of 53 single-family residential lots and 26 two-family lots for a total of 79 lots. As stated in the 
applicant’s narrative, the applicant intends to start this project later this year, most likely after the May 
2021 expiration date of the last extension.  Included with this report is a copy of the 2018 extension 
request, which provides additional history regarding the plat. If approved, this extension will be set to 
expire February 1, 2024. At this time, the applicant intends to start this project later in 2021, but likely not 
before the expiration of preliminary plat, which is May 7, 2021.  

Staff does not have opposition to the request but recommends that any extension of the plat require the 
developer to meet current Village development standards and be amended to reflect the change due to 
the attenuation basin parcel. If the Plan Commission is comfortable with the request, the extension will be 
set to expire on February 1, 2024 or three years from when the Village Board approves the extension.

Respectfully submitted: 

Peter Wagner, AICP 
Development Director
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  Nancy Washburn – LDA 
  nancylynnwashburn@gmail.com 

Land Development Administration – 7450 County Line Rd., Mount Pleasant, WI  53403 
 

 
 
December 17, 2020 
 
 
Mr. Tom Lazcano 
Director of Public Works 
Village of Caledonia 
 4403 Chester Lane 
Caledonia, WI  53402 
 
 
Re:  Preliminary Plat extensions 
 Homestead Acres, Catlyn Woods and Audubon Arboretum 
  
Dear Tom: 
 
In late October of 2017, the Village agreed to extend several Preliminary Plats due to poor recovery of 
the housing market and downturn of the economy. 
 
Today we find ourselves faced with similar conditions and wish to request extensions for 3 more years 
for the three Preliminary Plats above. 
 
The good news is that we were able to drop Briarwood off the list as it is being built now.   In addition, I 
have been instructed to get our cost estimates updated for Homestead Acres.  We do hope to start that 
later in 2021, but potentially after May 7th, its date of expiration. 
 
On behalf of TNG5, LLC., we are requesting the extension of the preliminary plat for 3 additional years 
for the subdivision known as Catlyn Woods.  Zoned R-4 PUD and in the sewer service area, this plat 
expires in February of 2021.  We have continued to maintain the site until the market increases to allow 
its construction.   
 
On behalf of Audubon Park-Racine, LLC., we are requesting extension of the preliminary plat known as 
Catlyn Woods for an additional 3 years.  It is currently zoned R-3 PUD and expires May 7th of 2021.  In 
2018, we had the wetlands delineated and submitted revised engineering that included stormwater 
analysis to the Village.  Based on the increased high cost of construction of the infrastructure and 
homes, the current market does not support the financial feasibility of this project moving forward at 
this time.  
 
On behalf of Racine Land Company, LLC., we are requesting an extension of the preliminary plat of 
Homestead Acres for an additional 3 years.  It is currently zoned R-3 PUD and R-6 PUD and in the sewer 
service area.  The current preliminary Plat expires May 7th of 2021.  Ray Leffler has asked me to update 
the construction estimates and we have this placed this site on our calendar for June of 2021.   In 2019 
we revised the engineering and final plat to current Village code and submitted for review. At this time, 
we have approved engineering in place.  Wetlands were re-delineated at that time and are accurate for 
todays condition.   
 
 



  Nancy Washburn – LDA 
  nancylynnwashburn@gmail.com 

Land Development Administration – 7450 County Line Rd., Mount Pleasant, WI  53403 
 

 
 
 
Attached are the three Memorandums from October of 2017 for your use and reference. 
 
 
Our best wishes to you and your family for a safe and happy Holiday season! 
It has been a pleasure working with you this past year and we look forward to 2021!! 
 
 
Respectfully Submitted, 
 
 
 
Nancy Washburn     
Land Development Administration, LLC    
 
 
 
 
 
 






	PLANNING COMMISSION AGENDA
	Monday, January 25, 2021 at 6:00 p.m.
	Caledonia Village Hall – 5043 Chester Lane
	AUDIO & VIDEO CONFERENCE VIA ZOOM
	ACCESS VIA DIAL-IN NUMBER IS: 1-(312) 626-6799; ACCESS CODE IS: 860 3114 6515 OR
	ACCESS VIA ONE-TOUCH TELEPHONE IS: +16465588656,,86031146515#OR
	ACCESS VIA INTERNET IS: https://us02web.zoom.us/j/86031146515
	20pl1130.pdf
	1.  Meeting called to order
	2.  Roll Call/Introductions
	3. Approval of Minutes
	Motion by Trustee Wanggaard to approve the minutes from the October 26, 2020. Seconded by Bill Folk.  Motion carried unanimously.

	PC PACKET - CONDITIONAL USE - 8451 Frontage Road - Verizon.pdf
	CUP & BSO Review Report - 8451 Frontage Road - Verizon Cell Tower.docx
	LOCATION MAP - 8451 USH 41.pdf
	Applicant Narrative - CUP - Cell Tower - 8451 Frontage Road.pdf
	WE Energies Notice Letter to remove existing tower.pdf
	Verizon Map Existing Facilities in Racine County.pdf
	Site Plans - 8451 Frontage Road - Proposed Cell Tower.pdf


