
Office:  (262) 246-6100 - E-Mail: townhall@townoflisbonwi.com – www.townoflisbonwi.com 

TOWN OF LISBON 
W234 N8676 Woodside Rd. 

Lisbon, WI 53089 

Agenda 
Plan Commission Meeting  
Town of Lisbon, Town Hall 

Thursday, December 12, 2019 
6:30 PM  

1. Roll Call

2. Comments from citizens present pertaining to items on the agenda.  Citizens are invited to 
share their questions, comments, or concerns with the Plan Commission.  When speaking, citizens should 
state their name and address for the record and limit their presentation to three minutes.  If a response 
would involve discussion of Plan Commission policy or decisions that might be of interest to citizens not 
present at the meeting, the commission may place the item on a future meeting agenda.

3. Discussion and necessary action on November 14, 2019 Plan Commission Public Hearing & 
Meeting minutes.

4. Unfinished Business

5. New Business
a. Discussion and necessary action on the request from Briohn Design Group & Briohn Building Corp 

on behalf of Wikoff Color Corporation for the property located on the western portion of 
N63W22039 County Road “F”, LSBT 0241.999, for a Site Plan/Plan of Operation to construct a 
commercial building on the Industrial portion of the Leid’s property.

6. Town Planner Report

a. November & December Planner Appointments

7. Request from members to request items on future agendas.

8. Adjournment.
Joseph Osterman Jane Stadler 
Chairman Secretary 

Posted:  2019-12-06 Clerk:  D.G. 
X Website  X Town Hall Bulletin Boards (2) X Sent to Newspapers 

NOTICE: It is possible that members of and possibly a quorum of members of other governmental bodies of the municipality may be in attendance at 
the above-stated meeting to gather information; no action will be taken by any governmental body at the above-stated meeting other than the 
governmental body specifically referred to above in this notice.   

NOTE:  Please notify the Town of Lisbon 72 hours in advance if you plan to attend and will need an interpreter or assistive hearing device. 

MEMBERS:  Please notify Town Hall at 262-246-6100 if you are unable to attend the meeting.  
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Minutes of the Plan Commission Public Hearing(s) 
Town of Lisbon, Town Hall 

Thursday, November 14, 2019 
6:30 P.M. 

 
Public Hearings were held by the Town of Lisbon Plan Commission at the Lisbon Town Hall, W234N8676 
Woodside Road, Lisbon, WI  53089 was called to order by Chairman Joseph Osterman at 6:32 P.M.    
 
Roll Call:  Present:  Chairman Joseph Osterman, Supervisor Plotecher, Plan Commission Members Ed 
Nelson, Mark Meyer, Chad Samanske and Jane Stadler.  Also present:  Planner Dan Lindstrom, Clerk Dan 
Green, Supervisor Gamino and Attorney Kathy Gutenkunst.  Excused was Bryan Oelhafen. 
 
Chairman Osterman stated the public hearings were published in the Lake Country Now and Northwest 
Now papers, on the Town’s website and on the Town Hall posting boards.   
 
NOTICE IS HEREBY GIVEN that a Joint Public Hearing will be conducted by the Lisbon Town 
Board of Supervisors and Plan Commission on Thursday, November 14, 2019 beginning at 
6:30 P.M. at the Town of Lisbon Town Hall, W234N8676 Woodside Road, Lisbon, WI 53089 
to consider a proposed amendment to the Town of Lisbon Comprehensive Development 
Plan: 2035.  The purpose of the public hearing is to accept public comments on the proposed 
amendment. An application has been filed by Jim Forester for the property owned by 
Rightway Bus, LLC, requesting an amendment to the Land Use Plan Map adopted as part of 
the Town Comprehensive Development Plan.  The application requests that the Land Use 
Plan Map be amended from Rural Density & Other Agricultural Lands to Low Density 
Residential for the property located at N95W23759 County Line Road, LSBT 0150.997.  The 
Other Open Lands to be Preserved will not be changed. (Rescheduled from October 10, 2019 
meeting) 
 
Public Hearing Comments:  
 
Mike Kinlen N94W23633 Hermitage Drive, stated his main concern is water drainage.  The concept 
shows a 30 foot drainage easement which goes to Hyde Park Drive.  Water drains and runs east to the 
back side of his property where there are problems with ground water levels.  Some residents have multiple 
pumps on their property.  If the new subdivision would make it better he would be in favor but if it is not 
guaranteed he is not in favor and will seek legal advice if water issues get worse.   
 
Anthony Valoria, N95W23853 HWY Q, stated the Town should keep its vision for this property of 5 
plus acre lots.  He understands there is a low density subdivision to the east but the land to the west is 
rural density.  This will set precedent to rezone the other properties.  He expressed concern of the effects 
of a small town atmosphere going away along with the negative effects on the Bark River, the shorelands 
and potentially their wells.   
 
Lisa Odis W220N9523 Town Line Road, stated she is against this plan.  The Town adopted this plan 
as a long range planning vehicle.  She is strongly against this type of development and changing something 
we put in place already.  She was upset she had to find out about the amendment from a community group 
website.  She expressed the need to preserve the natural habitats.  She also expressed concern about 
flooding and the woodland corridor areas.   
 
Scott Radke N95W23787 County Line Road, stated he canvassed the neighborhood and most are 
against it.  He also expressed concerns about the water table, aesthetics, and traffic including construction 
traffic.   
 
Sara Valoria N95W23853 HWY Q, is opposed to the Comprehensive Plan amendment and this is an 
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Plan Commission Minutes 
Thursday, November 14, 2019 
Page 2 of 12 
 
 
example of the Town not protecting its resources.  She explained the long range plan is to add parks and 
preserve lands along the Bark River.  If allowed, this would be doing the opposite.  She also expressed 
concern with low density 20,000 square foot lots. 
 
Dawn Hockerman, N95W23719 Hermitage Dr, stated she was opposed to rezoning.  She wants to 
keep the small town feel.  She stated the Town fought to stay independent and asked if the Town needs 
to grow any further.  She also expressed concern for the wells fed by Bark River and the increase in police 
and fire services.   
 
Jeff Ellner N91W24192 Crooked Bridge Court, is opposed to amendment.  Mr. Ellner referenced 
Arrowhead Park and criticized the large houses on small lots.  He also questioned how many more houses 
would be taking water out of the aquifer.  He asked if there had been a study done on the well.  He also 
questioned if studies had been done on traffic and schools in the area.   
 
Eric Schmitt N88W24240 North Lisbon Road, is opposed to the Comprehensive Plan amendment.  He 
stated he moved to Lisbon 4 years ago for the rural setting.  He stated he is not against development, but 
wants to keep the rural density of 5 acres.   
 
Sue Miller N87w24189 North Lisbon Road, stated she was opposed to the plan change.  She likes 
living in a rural area, but now traffic has made it unsafe in her neighborhood.  She expressed concern that 
traffic will only get worse with more development.  
 
Mellissa Fenninger, N91W24201 Crooked Bridge Court, agrees with everything that was said 
previously.  She moved to Lisbon 17 years ago and loves the aesthetics.  She expressed concerns about 
wells and about bringing crime in with more residential development.   
 
Dan Fischer W265N2995 Thousand Oaks Drive, stated he is opposed to the Comprehensive Plan 
change.  He does not like the piece-meal rezoning process.  He feared the trend seems to be going to 
smaller and smaller lots.   
 
Gail Neuens, N88W24944 North Lisbon Road, stated she and her husband are both against the 
rezoning.  They like larger lot sizes and expressed concerns with traffic since the 164 project started.  She 
also had concerns about the Bark River being preserved.    
 
AJ Ludwig, N90W24279 Crooked Ridge Drive, expressed concerns with the wells.  There have also 
been issues with speeding and drivers running through stop signs.  He stated the safety of other drivers 
and pedestrians are concerns along with crime concerns including examples of theft in the area.  
 
Laurie Laubenheimer, W237N9333 Monticello Dr., is opposed to the Comprehensive Plan 
amendment and expressed concerns about the wells.  She questioned if testing could be done.  She also 
expressed concerns about traffic and safety.   
 
Mary Lerch, N88W23462 North Lisbon Road, explained she is against the Comprehensive Plan 
amendment and agrees with the current land use of 5+ acre parcels.   
 
Sara Bastian, W229N9414 Colgate Road, agrees with traffic concerns that were previously stated.  
She explained she has a difficult time turning right onto Highway Q and adding more families will create 
more traffic and longer bus rides for her children.    
 
Kim McCarty, W237N9477 Mr. Vernon, expressed concerns with traffic.  She stated she walks her dog 
and it is becoming more and more dangerous to do.  She stated it is not possible to walk a dog along North 
Road anymore.   
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Dawn Hockerman, N95W23719 Hermitage Dr, asked if there was a way to put this item to a vote of 
the people or to bring this to a referendum. She expressed she wanted to have a vote as a referendum of 
the whole Town of Lisbon.    
 
Lisa Odis W220N9359 Town Line Road, also asked that the Commission put this item on a referendum.     
 
Chairman Osterman opened the hearing to comments from the public, which there were none.  The public 
hearing was closed at 7:08 PM.   
 
NOTICE IS HEREBY GIVEN that a Joint Public Hearing will be held by the Lisbon Plan 
Commission and Town Board of Supervisors on Thursday, November 14, 2019, beginning at 
6:30 P.M. following the previously scheduled hearing at the Lisbon Town Hall, W234N8676 
Woodside Road, Lisbon, WI  53089, to solicit public comments on the proposed amendments 
to the text of the Town of Lisbon Zoning Ordinance in accordance with Wisconsin State 
Statutes including, Chapter 11, Sections 27 and 28, relating to the Commercial Special Use 
Zoning Districts, and proposed amendments to the text of the Town of Lisbon Zoning 
Ordinance in accordance with Wisconsin State Statutes, re-adopting Ordinance 01-18 related 
to Planned Unit Developments as an overlay district in the Town of Lisbon. 
 
Public Hearing Comments:  Chairman Osterman opened the hearing to comments from the public, 
which there were none.  The public hearing was closed at 7:09 PM.   
 
NOTICE IS HEREBY GIVEN that a Public Hearing will be held by the Lisbon Plan Commission 
on Thursday, November 14, 2019, beginning at 6:30 P.M. following the previously scheduled 
hearing at the Lisbon Town Hall, W234N8676 Woodside Road, Lisbon, WI  53089, to solicit 
public comments on a Conditional Use Permit request for a Bed and Breakfast for Jeremy and 
Lori Rush, for the property located at N72W24740 Good Hope Road, Lisbon, WI  53089, LSBT 
0203.994.005, PARCEL B CERT SURV 3433 VOL 26/77 REC AS DOC# 1068979 PT SW1/4 SEC 
15 T8N R19E.   
 
Public Hearing Comments:  Chairman Osterman opened the hearing to comments from the public, 
which there were none.  The public hearing was closed at 7:10 PM.   
 
Adjournment 
 
The public hearing was adjourned at 7:10 P.M. 
 

Minutes of the Plan Commission Meeting  
Town of Lisbon, Town Hall 

Thursday, November 14, 2019 
Following the Public Hearing beginning at 6:30 P.M.  

 
 
Roll Call:  Present:  Chairman Joseph Osterman, Supervisor Plotecher, Plan Commission Members Mark 
Meyer, Jane Stadler, Chad Samanske and Ed Nelson.  Also present:  Planner Dan Lindstrom, Attorney Kathy 
Gutenkunst and Clerk Dan Green.  Excused was Bryan Oelhafen.  
 
Comments from citizens present pertaining to items on the agenda.  None. 
 
Discussion and necessary action on October 10, 2019 Plan Commission Public Hearing & 
Meeting minutes.   
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Motion by Commissioner Samanske to approve the October 10, 2019 Plan Commission minutes.  Seconded 
by Commissioner Nelson.  Motion carried, 5-0. Commissioner Meyer Abstaining. 
 
New Business 
Discussion and necessary action on Resolution 16-19, Resolution Amending the Town of 
Lisbon Land Use Map from Rural Density and Other Agricultural Lands and Other Open Lands 
to Low Density Residential (Other Open Lands to be Preserved will not be changed), for the 
request of Jim Forester for the property owned by Riteway Bus LLC, for the property located 
at N95W23759 County Line Road, LSBT 0150.997 and recommendation to the Town Board of 
the same. (Rescheduled from October 10, 2019 meeting) 

Planner Dan Lindstrom explained that staff was taking notes through the public hearing and will be available 
to answer those questions.  He led with a couple of points of clarification.  He first explained that tonight’s 
meeting is not to take action on a rezone.  This is a Comprehensive Plan amendment only.  As far as a 
referendum which was mentioned earlier, the process for a comprehensive plan amendment is a formal 
process and those same procedures should be followed for all applications.  Jim Forrester explained the 
proposal is for a residential, single family development to mirror the subdivision to the east with the same 
acreage.  He stated he did not have stormwater plans or a formal layout, he only proposed a conceptual 
at this point.  The Comprehensive Plan is the first step in the process. 

Planner Lindstrom also explained that stormwater and traffic concerns are addressed during the platting 
process.  The stormwater plans are dictated by Waukesha County at a later date.  Building in wetland areas 
are also concerns that are addressed at the platting process and are also reviewed by Waukesha County.  
As far as concerns about land density, the land use reflects 20,000 square feet lot minimums.  The Town 
Zoning Code, however, dictates the actual size through which is one acre density.  The conceptual plan 
actually shows an overall density of 1.4 acres.  You are able to go above the low density designation but 
are not able to go below the limit.  He also explained the current land use is 5 acres, but you can have 
smaller lots than that, as long as your overall density of 5 acres is met.   
Chairman Osterman found an old Zoning Code in which the plan shows this area as A-2.  The density in A-
2 was 30,000 square foot lot sizes.  He questioned what changed in 2008 that changed our map to A-10.  
Commissioner Stadler explained at the time the County was trying to preserve the rural theme of the area.  
Waukesha County had a rule that the Town was governed by and told us what we could do.  A certain 
percentage of the land had to be in agricultural A-10.  The Town did not have a choice in this amendment 
process.  Chairman Osterman explained that the Town is supposed to be at 5 acre density in total and 
currently we are at 3.5 acre density.   
Chairman Osterman also explained that in the subdivision to the east there is a dead end (Hyde Park).  The 
Fire Department planned this as potential access to that subdivision.  The future land use was then 
amended after the subdivision was put in.  
Commissioner Meyer stated that this point of the process does not address the concerns of traffic and 
safety issues.  The subdivision to the east has smaller lots than what is being proposed.  He explained the 
applicant is asking to go back to a density that was at one time allowed.  He stated he can see both sides 
and understands the concerns that were brought forward.  He explained that water issues have not been 
a concern with recent subdivisions and most new developments have led to improved drainage with the 
retention ponds that are in place.  He used an example of Barnwood which has improved the neighbors 
adjacent to it.  He also explained when he first read into the matter he did not expect much opposition 
considering its density and that it is harmonious with the development to the east.  He also explained that 
the process seems backwards at times; however a developer is not going to spend money on traffic and 
water studies before first having a path to move forward. 

Commissioner Stadler expressed her biggest concern is the traffic.  She explained there are now talks about 
a round-a-bout on Hillside and HWY Q and that this is adding a significant amount of houses which will add 
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to traffic numbers. She agreed with Commissioner Meyer’s comments but still has a concern with traffic.  
She agreed that water usually is not an issue between working with the Town and County engineers and 
our code dictates you cannot add water to surrounding properties, more than what was previously there. 

Chairman Osterman also added that the Town has gotten much better with stormwater as a Town.  He 
explained that the parcel in question do not touch the Bark River, but there is some Shoreland Zoning 
which is governed by Waukesha County.  The biggest issue here is that the zoning was changed to A-10.  
The majority of the time that residents have lived in this area this property was zoned A-2.  He also 
explained that the Town has not usually had much kick back from residents with 1 acre density lots in the 
past as that is what residents have wanted.  He also explained that the subdivision to the East has a lot of 
densities with some lots being as small as .67 acres.  He also agreed with Commissioner Meyer’s comments 
that sometimes the process is a little backwards, but if the Town does not approve the amendment, the 
process will end right here.   
Commissioner Stadler and Supervisor Plotecher explained that Waukesha County required the Town to 
change the zoning designation from A-2 to A-10.  Attorney Gutenkunst explained that at the time the 
County wanted all communities to be at 5 acre densities, but at the time before the change this area could 
have been developed at the same density as the subdivision to the east.   
Planner Lindstrom explained the Town had an applicant go through the same process on Lisbon Road.  
Chairman Osterman stated if you live next to an open field and you want to preserve it, you should purchase 
it yourself.  He also is aware of traffic concerns but stated a traffic study should not be required for a 
comprehensive plan amendment.  Attorney Gutenkunst stated this is a balancing act between the property 
rights of the owner and the neighbors.  She also referenced Barnwood as the neighbors in that subdivision 
were also against that development.  This proposal is harmonious with the subdivision to the east. 

Chairman Osterman addressed a comment about Lisbon not wanting to be like Sussex.  He stated that we 
are not.  He explained that 20,000 square foot density is not what is going to happen in this development.  
The Town would approve 1 acre lots and there is no sewer or water coming to this area.  Sussex is 
developing ¼ acre lots.  Jim Forester stated he wanted to move forward in the spring or summer of next 
year.  He explained he did not have to give a conceptual plan, but wanted to be transparent.  He explained 
his other development, Twin Pine Farms, improved stormwater issues those neighbors had.   
Planner Lindstrom explained the applicant had a DRT meeting with the County and will submit a rezone 
through the Town parallel to submitting a rezoning with Waukesha County.  Waukesha County only updates 
the Comprehensive Plan Map once a year typically. 
Commissioner Nelson explained that residents should not necessarily shut the door on new people moving 
in as everyone came from another place and moved to the Town.  People are not moving to the Town with 
the intention of increasing crime and traffic just as our current residents did not.  Mr. Nelson explained he 
would like to see this as a conservancy subdivision.   

Commissioner Meyer asked the applicant if he considered to a planned unit development.  Mr. Forrester 
explained that a PUD would not work in this area and is not economical.  Commissioner Samanske 
questioned why the zoning was changed to A-10.  Supervisor Plotecher explained that at the time of the 
change her current property was zoned A-2 and was changed to A-10.  Attorney Gutenkunst explained that 
there is still a long process ahead for this to be approved including three committees through Waukesha 
County.  Chairman Osterman explained that if the Comprehensive Plan Amendment is approved this will 
open the door for a rezone which will follow after. 

Dan Fischer asked The Town can make a change if they do not understand why the change occurred in 
the first place.  Attorney Gutenkunst stated the Commission could table this item or move it to the Town 
Board so that staff could have time to review this with Sandy Scherer and discover exactly why the change 
occurred.  Commissioner Stadler stated that the Commission has all of the information and has no further 
question that can be answered at a future meeting.  She explained that they have to consider future 
changes to the properties to the west.   
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Planner Lindstrom made a point of clarification.  The first, the Comprehensive Plan was adopted in 2009.  
The Town may want to consider doing a full review of the Comprehensive Plan as it has been ten years 
since the last change.  Chairman Osterman asked that Planner Lindstrom and Clerk Green reach out to 
Sandy Scherer so she can explain the reasons for the change in the land use plan in 2009.  If the Plan 
Commission moves forward with this amendment, the Town Board will review this.  He stated the next 
Town Board meeting will be on Monday, November 25, 2019 at 6:30 P.M.  The Town will make sure that 
someone from Waukesha County will be present. 
Motion by Commissioner Meyer to approve Resolution 16-19, Resolution Amending the Town of Lisbon 
Land Use Map from Rural Density and Other Agricultural Lands and Other Open Lands to Low Density 
Residential (Other Open Lands to be Preserved will not be changed), for the request of Jim Forester for 
the property owned by Riteway Bus LLC, for the property located at N95W23759 County Line Road, LSBT 
0150.997 and recommendation to the Town Board of the same.  Seconded by Supervisor Plotecher.  Motion 
carried, 5-1 with Ed Nelson opposing.   
Discussion and necessary action on the request from Jeremy Rush for the property located at 
N72W24740 Good Hope Road, LSBT 0203.994.005, for the following: 

i. Conditional Use Permit Amendment for a Bed & Breakfast 
Planner Lindstrom explained this Conditional Use is for a Bed and Breakfast.  This is related to the discussion 
of short term rentals that was had at the Town Board.  The applicant has submitted a Bed and Breakfast 
request for their historical property.  They have received a permit from Waukesha County for this use.  This 
is different than a short term rental in that our Zoning Code clearly defines a bed and breakfast.  The 
applicant has also submitted their plan of operation along with a sign permit application.  They wanted to 
make sure they provided you as much information as possible.  The Conditional Use will be forwarded to 
the Town Board for approval.  The property owner is Jeremy and Laurie Rush who are here to speak on 
their application.  Before the applicant came forward Planner Lindstrom reviewed his prescribed standards 
of approval.  

A. Minimal outward modification of the structure or grounds may be made only if such changes are 
compatible with the character of the area or neighborhood and the intent of the zoning district in 
which it is located.  For building with significant architectural or historical value, the architectural 
integrity and arrangement of existing interior spaces must be maintained and the number of guest 
rooms shall not be increased except as may be required to meet health, safety, and sanitation 
requirements. 

 
B.  Off-street parking shall be provided at the rate of one (1) parking space for each room rented and 

two (2) spaces for the owner/occupant.  The front yard shall n0t be used for off-street parking for 
temporary guests unless the parking area is screened from view with natural plant material, and 
found to be compatible with the neighborhood.  

 
C.  The number of rooms shall be limited to five (5) sleep-in rooms or less, excluding those used by the 

occupants of the facility, and no room may contain more than two (2) beds.  There must be at least 
five hundred (500) square feet of gross interior floor area for each sleeping room.  These facilities 
providing service to a greater number of guests are not considered “license exempt” under state law 
and must comply with state hotel/motel restaurant licensing procedures administered by the County 
or State Health Department.  The issuance of such licenses shall not be considered as conferring 
non-conforming commercial status to the use that would either allow alterations of the facility or 
otherwise compel rezoning of the property for commercial use beyond the scope of this section. 
 

D.  One (1) on premise sign may be allowed provided that such sign is compatible with the residential 
use of the site and its surrounding areas and is not more than fifteen (15) square feet in size with 
letter sizes not less than five (5) inches in height. 
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E. All necessary state and county permits, certifications, or requirements shall be obtained as a 

condition of approval of a bed and breakfast facility.   
 
F. Room rentals to families or individuals shall not exceed fourteen (14) consecutive days during any 

thirty-day (30) period. 
 
G. The bed and breakfast facility must be accessory to and contained within the single-family dwelling 

occupied by the owner (e.g., not a manager) of said premises. 
 
H. The only meal to be provided to travelers/guests shall be breakfast and it shall only be served to 

guests taking overnight lodging in the facility.  
 
I. The Waukesha County Department of Parks and Land Use - Environmental Health Division (EHD) 

shall examine both the water system and the sewage disposal system, and shall conduct a general 
health and safety inspection of the proposed facility. The EHD may impose any conditions required 
to ensure that all necessary health and safety standards have been met. The applicant shall not 
initiate any construction activity and other improvements related to the bed and breakfast facility; 
or begin operation of the facility until a determination, in writing, by the EHD that the necessary 
inspections have been completed and any deficiencies have been corrected. The proprietor shall 
have a water quality evaluation conducted by a recognized water testing laboratory on an annual 
basis following the certification of adequacy by the EHD. The results of that test shall be submitted 
to the EHD with a copy to the town building inspector. 
 

J. The physical development and operation of the conditional use must conform, in all respects, to the 
approved plan of operation 
 

K. The Town of Lisbon retains the right to annually review the CUP for compliance with approved 
plans. 
 

L. The existing buildings proposed to house a conditional use must be constructed and maintained to 
meet the current requirements of the applicable sections of the Wisconsin Commercial Building 
Code. 

 
M. The Applicant shall apply for, receive, and maintain all other legally required and applicable local, 

county, state, and federal permits.  Copies of approved permits or other evidence of compliance 
will be provided to the Town upon request. 

 
N. The owner or operator must keep a copy of the conditional use permit, including the list of all 

conditions, on the site, available for inspection to the public. 
 

O. The Building Inspector shall inspect the premises to ensure the site is in compliance with the 
respective building codes. Non-objection from the Building Inspector and correction of any 
deficiencies prior to issuance of CUP. 

 
P.   All vehicles must access the site through the approved driveway. 
 
Q. This Conditional Use Permit is non-transferable to any future property owner without a new 

Conditional Use Permit approval and issuance by the Town. The sale of any portion of the 
subject property shall terminate this Conditional Use Permit. 
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R. The Waukesha County Environmental Health Division may review and approve of the uses 
on the subject property, prior to the issuance of any permits. 

 
S.  If any aspect of this Conditional Use Permit or any aspect of any plan contemplated and approved 

under this Conditional Use is in conflict with any other aspect of the Conditional Use or any aspect 
of any plan of the Conditional Use, the more restrictive provision shall be controlling as determined 
by the Town Plan Commission and the Waukesha County Park and Planning Commission. 

 
T. The approval is granted for the express conditions stated herein. Changes or alterations including, 

but not limited to, a change in use, premises, lands, or ownership of the property in question shall 
require a new CUP and Site Plan/Plan of Operation permit with all the zoning procedures at the time 
of being followed. Any use not specifically listed as permitted shall be considered to be prohibited, 
except as may be otherwise specified herein. 

 
Mr. Rush, the property owner explained that they chose this location because of the history of the home.  
They had gone through the Conditional Use Permit process for an in-law unit and later amended that 
Conditional Use for the use of the upstairs area.  He explained that they did receive a license from Waukesha 
County.  The room is 560 square feet and they have made improvements to the upstairs area.  Laura Rush 
reviewed the operations of the bed and breakfast and spoke about the history of the home.  She provided 
a brochure to the Commission and explained she would be happy to answer any questions the Commission 
had.   
Commissioner Nelson asked how many rooms would be rented out.  The applicant stated there would be 
a sleeping room, a lounge area and a kitchen.  There will only be one guest staying at a time and no 
children will be allowed.  Supervisor Plotecher asked if the original intention of renovating the upstairs was 
for their son.  They explained that this was the original intention, but as all these renovations became costly 
they found this use to be beneficial to them.   
Motion by Commissioner Nelson to approve the request from Jeremy Rush for the property located at 
N72W24740 Good Hope Road, LSBT 0203.994.005 for a Conditional Use Permit Amendment for a Bed and 
Breakfast and recommend to the Joint Plan Commission and Town Board of the same.  Seconded by 
Commissioner Samanske.  Motion carried, 6-0. 
 

ii. Sign Permit 

Planner Lindstrom explained that the sign met the standards of the Town but the location would need to 
be moved onto the property and out of the right of way. 

Motion by Commissioner Nelson to approve the request from Jeremy Rush for the property located at 
N72W24740 Good Hope Road, LSBT 0203.994.005 for a sign permit contingent on the Planner’s 
recommendations.  Seconded by Commissioner Samanske.  Motion carried, 6-0. 
 
Discussion and necessary action on the request from Frank Gross, for the property located at 
N80W23792 Plainview Road, LSBT 0187.998.009, for a four lot Certified Survey Map and 
recommendation to the Town Board of the same. 

Planner Lindstrom explained this is a request for a 4-lot Certified Survey Map which originally came to the 
Plan Commission about 10 years go.  At the time the applicant worked through the process which stalled 
when it got to Waukesha County.  Planner Lindstrom explained he reviewed the CSM and provided his 
review to the surveyor.  The site is adjacent to Plainview Road.  He explained there is Waukesha County 
Shoreland on the northern part of the lots. Waukesha County also provided comments as well as the Town 
Engineer.  Dan reviewed his conditions of approval. 
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• Sec. 4.01(d) requires land dividers to use a scale of no more than 100 feet to one inch. All pages 

except Page 1 of the CSM adhere to this requirement. Page 1 uses a scale of 150 feet to one inch. 
This is acceptable as a way of showing the full site on one sheet. 

• Sec. 4.01(f) requires land dividers to show ownership of all lands contiguous to the proposed CSM 
owned or controlled by the sub-divider or owner, even if only a portion of said area is proposed for 
immediate development. The first page can be at a smaller scale to include the additional lands 
owned by the applicant. 

• Sec. 4.02(b) requires land dividers to show existing and proposed topographic contours of no more 
than two-foot intervals on all lands to be subdivided. The Applicant shall amend the CSM to show 
these on at least one of the sheets. 

• Sec. 4.02(m) requires land dividers to show the existing zoning on and adjacent to the proposed 
subdivision. The Applicant shall amend the CSM to show the existing zoning district on its face. 

• Sec. 4.02(p) requires land dividers to show soil type, slope, and boundaries in accordance with U.S. 
Soil Conservation Service. The Applicant shall amend the CSM to show these elements. 

• Sec. 4.02(r) requires land dividers to show the location of soil tests. The Applicant shall amend the 
CSM to show legend to document the test locations. 

• Sec. 5.02(k) requires land dividers to show septic systems with preplanned locations on the CSM. If 
applicable, the Applicant shall amend the CSM to show them. 

• Sec. 7.06(e) states that depth to width ratio shall not exceed 2.5 to 1. All four lots have a depth greater 
than 2.5 times the width. The Applicant shall either amend the CSM to comply with this requirement 
or seek a waiver from the Plan Commission. 

• CSM shall read as a re-division of Lot 2. 

• Update SEWRPC dates in relevant notes to read September 2019. 

• Joint driveway easement agreements between the Applicant and the owners of proposed lot 1 and 
Lot 2 and proposed Lot 3 and 4 are required prior to the approval of the CSM. Plan Commission and 
Town Attorney shall review the Joint Driveway Agreements. Agreement review may also be required 
from the Waukesha County Public Works Department. 

• The CSM shall be submitted to the Village of Sussex for review and approval, as it lies within the 1.5-
Mile Extraterritorial Jurisdiction boundary limit. 

• Approval shall be subject to the approval of a stormwater management plan found to be acceptable 
by the Town Engineer and Waukesha County Land Resources Division. 

 

Commissioner Nelson asked what the applicant was looking to do with the property.  Mr. Gross explained 
he plans to sell these lots.  Planner Lindstrom explained this area is zoned A-3 and this divide will meet the 
zoning requirements.  He also explained that the Plan Commission would need to grant a waiver for the 
width of the lots.  Section 7.06(e) states the depth to width ration shall not exceed 2.5 to 1 which these 
lots will exceed.  He explained the reason is due to the building envelope of the lots with the amount of 
Shoreland zoning to the north which makes portions of these lots unbuildable. 
Motion by Commissioner Nelson to approve request from Frank Gross, for the property located at 
N80W23792 Plainview Road, LSBT 0187.998.009, for a four lot Certified Survey Map and waiving the depth 
to width requirements outlined in Section 7.06(e), contingent on the Planner and Engineer’s comments and 
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recommendation to the Joint Planning Committee and the Town Board of the same.  Seconded by 
Commissioner Samanske.  Motion carried, 6-0. 
 
Discussion and necessary action on Ordinance 19-19, an Ordinance amending Chapter 11, 
Section 27 of the Town Zoning Code related to the B-4 Commercial Special Use Zoning District 
and recommendation to the Town Board of the same. 

Attorney Gutenkunst stated this Ordinance was prepared by Attorney Hammes who recommends approval.  
This ordinance lists the permitted uses and reinstitutes the design standards for the B-4 district.  This 
recommendation comes from a conversation with Waukesha County regarding the Lied’s property.   
 
Motion by Chairman Osterman to approve Ordinance 19-19, an Ordinance amending Chapter 11, Section 
27 of the Town Zoning Code related to the B-4 Commercial Special Use Zoning District and recommendation 
to the Town Board of the same.  Seconded by Commissioner Meyer.  Motion carried, 6-0. 
 
Discussion and necessary action on Ordinance 20-19, an Ordinance amending Chapter 11, 
Section 28 of the Town Zoning Code related to the B-P Industrial/Business Park Special Use 
Zoning District and recommendation to the Town Board of the same. 

Attorney Gutenkunst explained this is similar to Ordinance 19-19 and stems from the discussion with 
Waukesha County.  This ordinance also maintains the design standards in this district.   
Motion by Chairman Osterman to approve Ordinance 20-19, an Ordinance amending Chapter 11, Section 
28 of the Town Zoning Code related to the B-P Industrial/Business Park Special Use Zoning District and 
recommendation to the Town Board of the same.  Seconded by Commissioner Nelson.  Motion carried, 6-
0. 
Discussion and necessary action on Ordinance 18-19, an Ordinance re-adopting Ordinance 01-
18 related to Planned Unit Developments as an overlay district and recommendation to the 
Town Board of the same. 
Planner Lindstrom explained this item was originally approved last year and is back due to some points of 
clarification from Waukesha County.  The Town is looking to reestablish those changes. 
Motion by Chairman Osterman to approve Ordinance 18-19, an Ordinance re-adopting Ordinance 01-18 
related to Planned Unit Developments as an overlay district and recommendation to the Town Board of the 
same.  Seconded by Commissioner Meyer.  Motion carried, 6-0. 
Discussion and necessary action on the request from Preserve at Harvest Ridge, LLC for the 
property located at LSBT 0264.998.002, or the following: 

iii. Developer’s Agreement 

Planner Lindstrom explained the Developer’s Agreement and the Final Plat are being brought forward for 
final approval.  The Developer’s Agreement has gone back and forth with the attorney and developer as 
we look at phasing out the development for the Parade of Homes.  The Final Plat will show a two phase 
development, but due to the weather, the developer was not able to complete paving on the entire first 
phase.  With this the Town has created a “sub phase” which will encompass those lots that will be used for 
the Parade of Homes.  Planner Lindstrom also explained that the developer had been given the authority 
by the Town Board to begin grading the site early.   
 

The developer, Steve DeCleene explained that the month of October and November have been tough with 
unusually saturated conditions.  He explained they have stormwater facilities established They have also 
done a base layer of paving on the first portion of phase I and will begin the second portion of this phase 
in the next two months and hopefully be paved in April or May.  He explained that outlots 1 thru 3 will be 
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completed as part of the “Parade” phase and every lot owner will own a portion of the outlots.  
Commissioner Stadler asked what the deadline is for putting in roads which Engineer Mitch Leisses 
explained was October 18 according to the DOT.  After that date, it is up to the Town’s Engineer to approve.  
He also explained that at cold temperatures there are additives to help keep the heat in the pavement. To 
avoid the frost they also are placing salt on the aggregate.  Mr. Leisses explained he will do a walk through 
on the site and mark any areas that have failed and have them redone if/when it is feasible. 

Outlots 1-3 stormwater will be completed as part of the parade phase.  Included every lot owner will own 
a portion of the outlots.  Jane, what is the date that roads are put in?  Mitch, DOT lists 10/18 as the date 
paving should be completed.  From that point on it is engineer’s approval.  AT this time of year, there are 
additives to help keep the heat within that and make it place able on the site.  Trying to avoid frost setting 
in the ground, they have placed salt on the aggregate.  You do not want to place pavement on the frozen 
ground.  Mitch will do a walkthrough of the site and mark any areas that have failed and have them redo 
when feasible.   

Motion by Chairman Osterman to approve the Developer Agreement for Preserve at Harvest Ridge, LLC for 
the property located at LSBT 0264.998.002 contingent on the recommendations of the Town Planner, Town 
Attorney and Engineer and recommend to the Town Board of the same.  Seconded by Commissioner 
Nelson.  Motion carried, 5-0. Commissioner Stadler abstained. 

iv. Final Plat 

Planner Lindstrom explained he gave an updated letter to Neumann with some minor corrections and 
those corrections have been updated by the applicant.  The civil plans have been reviewed by the 
engineer.  Mr. Lindstrom explained he will be doing some follow up with Waukesha County on the Lisbon 
Road right of way dedication as the property owner to the east was different than what is proposed on 
the Final Plat. 

Motion by Commissioner Nelson to approve the Final Plat for Preserve at Harvest Ridge, LLC for the 
property located at LSBT 0264.998.002 contingent on the recommendations of the Town Planner and 
Town Engineer and recommend to the Town Board and JPC of the same.  Seconded by Commissioner 
Samanske.  Motion carried, 5-0.  Commissioner Stadler abstained. 
Conceptual  

Discussion on a preliminary site plan for the property owned by Amin Hamdan and located at 
the corner of C.T.H. F and C.T.H. K, LSBT 0284.994.001 for a proposed truck washing station. 

Planner Lindstrom explained this was a conceptual site plan/plan of operation for a two bay truck washing 
facility.  The applicant explained that businesses in the area are looking for ways to keep the roads clean 
with all of the trucks that come through this area.  They were looking at the constructability and the 
feasibility at this location.  The applicant explained this would be a full hand wash station and not an 
automated system.  The applicant also explained they are looking into a fully reusable water system with 
a well.  They would prefer to catch the water, clean and filter it and pump less water out of the ground.  
They explained the filtering system will be different when different cleaning agents are used.  They also 
explained that any solid waste will be discharged at the dump site.  Commissioner Samanske explained 
that these types of sites are regulated by the DNR.   
Planner Lindstrom explained there are no defined truck washing stations in our code and this would require 
an unspecified Conditional Use Permit.  Mr. Lindstrom also explained that this would be an overlapping 
jurisdiction with the Village of Sussex and recommended that the applicant speak with the Village to see if 
this would be something they would consider approving given the design standards of this area. 
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Discussion and necessary action on the requests from Donnette Mayrack and Sara Christon, 
N75W27099 Oakwood Road, LSBT0216.996.002 and N75W27092 Oakwood Road, 
LSBT0216.996.003, for a conceptual review to remove a park path reservation. 

Ms. Christon explained this is a reservation that was added after the land was divided and was supposed 
to connect the park with Thousand Oaks subdivision.  The Reservation ends prior to Oakwood Road.  There 
is now a walking path on Lake Five Road that connects these areas.  Commissioner Nelson explained that 
at the time the Town was trying to open up the Community Park and gain access to the neighboring 
subdivisions.  Attorney Gutenkunst explained that the process for removing the reservation would be to 
have a surveyor draft a release document which could be approved via a Resolution. 
 
Motion by Chairman Osterman to direct staff to draft the necessary documents to remove the reservation.  
Seconded by Commissioner Meyer.  Motion carried, 6-0. 
 
Town and Planner Report 

October & November Planner Appointments 

Planner Lindstrom reviewed the planner appointments from October and November.  The appointments 
included a CSM for H&H Auto, an inquiry on expanding a multi-housing area on Town Line Road, a CSM 
for Mr. Gross which was acted upon, a potential CSM for a property on Walnut Road and a site plan/plan 
of operation for an addition to a Halquist building. 
 
Requests from members to put future items on the agenda. 
 
 
Adjournment. 
 
Motion by Commissioner Nelson to adjourn the Thursday, November 14, 2019 Plan Commission Meeting at 
9:43 P.M.  Seconded by Commissioner Samanske. Motion carried, 6-0. 
 
Respectfully submitted, 
 
Dan Green, WCMC 
Town of Lisbon Clerk 
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SHADE TREE PLANTING

REMOVE 'V' CROTCHES, STUBS, DOUBLE

LEADERS AND OVERLAPPING / RUBBING

PRUNE PLANTS (IF NEEDED) ONLY AFTER

PLANTING.

PRUNING IS SUBJECT TO TIME OF YEAR, AND

SPECIFIC TREE SPECIES.

1

N.T.S. SECTION

WRAP TREE IN FALL FOR PROTECTION FROM

DEER (IF APPLICABLE).

3" AVERAGE DEPTH MULCH OVER SOIL RING;

DO NOT PLACE MULCH AGAINST TREE TRUNK.

REMOVE BURLAP, SYNTHETIC TWINE, AND

WIRE CAGE FROM TOP 

1

3

  OF ROOTBALL.

SCORE REMAINING 

2

3

 OF BURLAP ONCE TREE

IS IN PLACE, AND STRAIGHTENED.

CAREFULLY BEND REMAINING CAGE DOWN

TO BOTTOM OF HOLE.

INSTALL ONE (1) SLOW RELEASE FERTILIZER

PACKET PER 1" CALIPER OF TREE.  PLACE

AGAINST ROOT BALL.

DIG HOLE 2X WIDER THAN DIAMETER OF

ROOT BALL.

BACK FILL WITH SPECIFIED SOIL - AVOID AIR

POCKETS BY TAMPING SOIL MIXTURE IN 4"

LIFTS.

EXISTING SUBGRADE.

EVERGREEN TREE PLANTING

5

SECTION

REMOVE STUBS, AND OVERLAPPING, BROKEN

OR RUBBING BRANCHES.  PRUNE PLANTS (IF

NEEDED) ONLY AFTER PLANTING.

PRUNING IS SUBJECT TO TIME OF YEAR, AND

SPECIFIC TREE SPECIES.

3" AVERAGE DEPTH MULCH OVER SOIL RING;

DO NOT PLACE MULCH AGAINST TREE TRUNK.

REMOVE BURLAP, SYNTHETIC TWINE, AND

WIRE CAGE FROM TOP 

1

3

  OF ROOTBALL.

SCORE REMAINING 

2

3

 OF BURLAP ONCE TREE

IS IN PLACE, AND STRAIGHTENED.

CAREFULLY BEND REMAINING CAGE DOWN

TO BOTTOM OF HOLE.

INSTALL ONE (1) SLOW RELEASE FERTILIZER

PACKET PER 24" HEIGHT OF TREE.  PLACE

AGAINST ROOT BALL.

DIG HOLE 2X WIDER THAN DIAMETER OF

ROOT BALL.

BACK FILL WITH SPECIFIED SOIL - AVOID AIR

POCKETS BY TAMPING SOIL MIXTURE IN 4"

LIFTS.

EXISTING SUBGRADE.

PLANT TREE AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

PLANT SLIGHTLY HIGHER THAN

SURROUNDING FINISHED GRADE.

PLANT TREE AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

PLANT SLIGHTLY HIGHER THAN

SURROUNDING FINISHED GRADE.

WATER IMMEDIATELY AFTER PLANTING WITH

A THOROUGH AND DEEP, SLOW RELEASE

WATERING.

WATER IMMEDIATELY AFTER PLANTING WITH

A THOROUGH AND DEEP, SLOW RELEASE

WATERING.

N.T.S.

DECIDUOUS SHRUB PLANTING (B&B)

6

N.T.S. SECTION

GROUNDCOVER / PERENNIAL PLANTING

PRUNE OUT DEAD & BROKEN BRANCHES;

RETAIN NORMAL PLANT SHAPE.

2-3" AVERAGE DEPTH MULCH OVER SOIL

RING;  DO NOT PLACE MULCH AGAINST

STEMS.

REMOVE BURLAP AND SYNTHETIC TWINE

FROM TOP 

1

3

  OF ROOTBALL.  SCORE

REMAINING 

2

3

 OF BURLAP ONCE SHRUB IS IN

PLACE.

INSTALL TWO SLOW RELEASE FERTILIZER

PACKETS AGAINST ROOT BALL.

DIG HOLE 2X WIDER THAN DIAMETER OF

ROOT BALL.

BACK FILL WITH SPECIFIED PLANTING MIX -

AVOID AIR POCKETS BY TAMPING SOIL

MIXTURE IN 4" LIFTS.

WATER IMMEDIATELY AFTER PLANTING WITH

A THOROUGH AND DEEP, SLOW RELEASE

WATERING.

PRUNE OUT DEAD & BROKEN BRANCHES; RETAIN

NORMAL PLANT SHAPE.

2-3" AVERAGE DEPTH MULCH OVER SOIL RING;  DO

NOT PLACE MULCH AGAINST STEMS, OR BURY

BOTTOM BRANCHES.

REMOVE BURLAP AND SYNTHETIC TWINE FROM TOP

1

3

  OF ROOTBALL.  SCORE REMAINING 

2

3

 OF BURLAP.

INSTALL ONE SLOW RELEASE FERTILIZER PACKET

AGAINST ROOT BALL.

DIG HOLE 2X WIDER THAN DIAMETER OF ROOT BALL.

BACK FILL WITH SPECIFIED PLANTING MIX - AVOID

AIR POCKETS BY TAMPING MIXTURE IN 4" LIFTS.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

WATER IMMEDIATELY AFTER PLANTING WITH A

THOROUGH AND DEEP, SLOW RELEASE WATERING.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

      DECIDUOUS SHRUB PLANTING (POTTED)

2

N.T.S. SECTION

DETAIL EVERGREEN SHRUB PLANTING

3

N.T.S.
SECTION

BALLED & BURLAPPED POTTED

FIBER POT CONTAINER

CAREFULLY REMOVE PLANT FROM

PLASTIC POT & SCORE ROOTS 1" DEEP

WITH A SHARP KNIFE.

PRUNE OUT DEAD & BROKEN BRANCHES; RETAIN

NORMAL PLANT SHAPE.

2-3" AVERAGE DEPTH MULCH OVER SOIL RING;  DO

NOT PLACE MULCH AGAINST STEMS, OR BURY

BOTTOM BRANCHES.

REMOVE BURLAP AND SYNTHETIC TWINE FROM TOP

1

3

  OF ROOTBALL.  SCORE REMAINING 

2

3

 OF BURLAP.

INSTALL ONE SLOW RELEASE FERTILIZER PACKETS

AGAINST ROOT BALL.

DIG HOLE 2X WIDER THAN DIAMETER OF ROOT BALL.

BACK FILL WITH SPECIFIED PLANTING MIX - AVOID

AIR POCKETS BY TAMPING MIXTURE IN 4" LIFTS.

PLANT SHRUB AT SAME

LEVEL AS PREVIOUS

GROWING CONDITION AT

ROOT FLARE.

WATER IMMEDIATELY AFTER PLANTING WITH A

THOROUGH AND DEEP, SLOW RELEASE WATERING.

CAREFULLY REMOVE

PLANT FROM PLASTIC

POT & SCORE ROOTS

1" DEEP WITH A SHARP

KNIFE.

7

N.T.S. SECTION
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SPACING PLAN - IF NOT INDICATED ON PLANT

& MATERIAL LIST

1

1

2

 DOUBLE SHREDDED HARDWOOD MULCH

OR LEAF COMPOST

REMOVE BROKEN, BENT, DEAD OR DISEASED

LEAVES/STEMS AFTER PLANTING

CAREFULL REMOVE PLANT FROM CONTAINER;

SCORE ROOTS ON ALL SIDES; HAND TAMP INTO

PLACE TO PROTECT PLANT

WATER IMMEDIATELY AFTER PLANTING WITH

A THOROUGH AND DEEP, SLOW RELEASE

WATERING.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

PLANTING MIX DEPTH OF 9" TO BE

ROTO-TILLED AT ALL PERENNIAL AREAS

SPACING OF PERENNIALS WILL VARY ON THE

VARIETY OF PERENNIAL SELECTED

SPADE EDGE WHERE PLANTING BEDS MEET

LAWN AREAS.

SCARIFY EXISTING SUBGRADE.

N.T.S. SECTION

SPADE EDGE PLANT BED EDGE DETAIL

4

BEDLINES ARE TO BE CUT CRISP AS PER PLAN.  A

CLEAN DEFINITION BETWEEN TURF AND PLANTING

BED IS REQUIRED.

TURF

TOPSOIL / PLANTING MIX

TOP OF MULCH SHOULD BE CRESTED 1-2" ABOVE

TURF FOR POSITIBE DRAINGE. SLOPE GRADUALLY.

2-3" (+/-) MULCH BED

DETAIL

DETAILDETAILDETAIL

DETAIL DETAIL

ORNAMENTAL GRASS PLANTING
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SPACING PLAN - IF NOT INDICATED ON PLANT

& MATERIAL LIST

1

1

2

 DOUBLE SHREDDED HARDWOOD MULCH

OR LEAF COMPOST

REMOVE BROKEN, BENT, DEAD OR DISEASED

LEAVES/STEMS AFTER PLANTING

CAREFULL REMOVE PLANT FROM CONTAINER;

SCORE ROOTS ON ALL SIDES; HAND TAMP INTO

PLACE TO PROTECT PLANT

WATER IMMEDIATELY AFTER PLANTING WITH

A THOROUGH AND DEEP, SLOW RELEASE

WATERING.

PLANT SHRUB AT SAME LEVEL AS PREVIOUS

GROWING CONDITION AT ROOT FLARE.

PLANTING MIX DEPTH OF 9" TO BE

ROTO-TILLED AT ALL PERENNIAL AREAS

SPACING OF ORNAMENTAL GRASS WILL VARY ON

THE VARIETY OF ORNAMENTAL GRASS SELECTED

SPADE EDGE WHERE PLANTING BEDS MEET

LAWN AREAS.

SCARIFY EXISTING SUBGRADE.

DETAIL

N.T.S.

DETAIL
STONE MAINTENANCE DRIP EDGE DETAIL

1

8

" x 4" ALUMINUM EDGE RESTRAINT; MILL FINISH;

STAKED EVERY 24".

TURF/PLANTINGS

TOPSOIL / PLANTING MIX

TOP OF GRAVEL SHOULD BE APPROXIMATELY 1/2"

BELOW THE TOP LIP OF THE EDGE RESTRAINT.

2" LIMESTONE SCREENINGS

OR DECOMPOSED

GRANITE (COMPACTED)

3" (+/-) STONE / GRAVEL MEDIUM

(SEE PLAN FOR TYPE)

FILTER FABRIC

SUBGRADE

SECTION

9

1.  Contractor responsible for contacting Diggers Hotline (811 or 800-242-8511) to have site marked prior to excavation or planting.

2.  Contractor to verify all plant quantities shown on Plant & Material List and landscape planting symbols and report any discrepancies to Landscape Architect or

General Contractor.

3.  All plantings shall comply with standards as described in American Standard of Nursery Stock - Z60.1 ANSI (latest version).  Landscape Architect reserves

the right to inspect, and potentially reject any plants that are inferior, compromised, undersized, diseased, improperly transported, installed incorrectly or

damaged. No sub-standard "B Grade" or "Park Grade" plant material shall be accepted.  Plant material shall originate from nursery(ies) with a similar climate as

the planting site.

4.  Any potential plant substitutions must be approved by Landscape Architect or Owner.  All plants must be installed as per sizes indicated on Plant &  Material

Schedule, unless approved by Landscape Architect.  Any changes to sizes shown on plan must be submitted in writing to the Landscape Architect prior to

installation.

5.  Topspoil in Parking Lot Islands (if applicable):  All parking lot islands to be backfilled with topsoil to a minimum depth of 18" to insure long-term plant health.

Topsoil should be placed within 3" of finish grade by General Contractor / Excavation Contractor during rough grading operations/activity.  The landscape

contractor shall be responsible for the fine grading of all disturbed areas, planting bed areas, and lawn areas.  Crown all parking lot islands a minimum of 6" to

provide proper drainage, unless otherwise specified.

6.  Tree Planting:  Plant all trees slightly higher than finished grade at the root flare.  Remove excess soil from the top of the root ball, if needed.  Remove and

discard non-biodegradable ball wrapping and support wire.  Removed biodegradable burlap and wire cage (if present) from the top 

1

3

 of the rootball and carefully

bend remaining wire down to the bottom of the hole.  Once the tree has been placed into the hole and will no longer be moved, score the remaining 

2

3

  of the

burlap and remove the twine.  Provide one slow release fertilizer packets (per 1" caliper) for each tree planted.

7.  Tree Planting:  Backfill tree planting holes 80% existing soils removed from excavation and 20% Soil Amendments (see Note 11).  Avoid air pockets and do

not tamp soil down.  Discard any gravel, rocks, heavy clay, or concrete pieces.  When hole is 

2

3

 full, trees shall be watered thoroughly, and water left to soak in

before proceeding to fill the remainder of the hole.  Water again to full soak in the new planting.  Each tree shall receive a 3" deep, 4-5' diameter (see planting

details or planting plan) shredded hardwood bark mulch ring / saucer around all trees.  Do not build up any mulch onto the trunk of any tree.  Trees that are

installed incorrectly will be replaced at the time and expense of the Landscape Contractor.

8.  Shrub Planting:  All shrubs to be planted in groupings as indicated on the Landscape Plan.  Install with the planting of shrubs a 

50

50

 mix of Soil Amendments

with blended, pulverized topsoil.  Install topsoil into all plant beds as needed to achieve proper grade and displace undesirable soils (see planting detail).

Remove all excessive gravel, clay and stones from plant beds prior to planting.  When hole(s) are 

2

3

 full, shrubs shall be watered thoroughly, and water left to

soak in before proceeding.  Provide slow-release fertilizer packets at the rater of 1 per 24" height/diamter of shrub at planting.

9.  Mulching:  All tree rings to receive a 3" deep layer of high quality shredded hardwood bark mulch (not pigment dyed or enviro-mulch).  All shrub planting and

perennial planting bed areas (groupings) shall receive a 2-3" layer of shredded hardwood bark mulch, and groundcover areas a 1-2" layer of the same mulch.

Do not mulch annual flower beds (if applicable).  Do not allow mulch to contact plant stems and tree trunks.

10.  Edging:  All planting beds shall be edged with a 4" deep spade edge using a flat landscape spade or a mechanical edger.  Bedlines are to be cut crisp,

smooth as per plan.  A clean definition between landscape beds and lawn is required.  Pack mulch against lawn edge to hold in place.

11.  Plant bed preparation/Soil Amendment composition:  All perennial, groundcover and annual areas (if applicable) are required to receive a blend of organic

soil (Soil Amendments) amendments prior to installation.  Roto-till the following materials at the following ratio, into existing soil beds or installed topsoil beds to a

depth of approximately 8"-10".  Containerized and balled & burlapped plant material should be back-filled with amended soil:

Per 100 SF of bed area (Soil Amendment composition):

3

4

 CY Peat Moss or Mushroom Compost

3

4

  CY blended/pulverized Topsoil

1

4

  CY composted manure

In roto-tilled beds only, also include in above mixture:

2   lbs Starter Fertilizer

12.  Installation preparation for all seeded areas:  remove/kill off any existing unwanted vegetation prior to seeding.  Prepare the topsoil (if adequate or provide

as in item #6 above) and seed bed by removing all surface stones 1" or larger.  Apply a starter fertilizer (20-10-5, or approved comparable) and specified seed

uniformly at the specified rate, and provide mulch covering suitable to germinate and establish turf.  Provide seed and fertilizer specifications to Landscape

Architect and Owner prior to installation.  Erosion control measures are to be used in swales and on slopes in excess of 1:3 and where applicable (see Civil

Engineering Drawings).  Methods of installation may vary are the discretion of the Landscape Contractor on his/her responsibility to establish and guarantee a

smooth, uniform, quality turf.  A minimum of 2" of blended, prepared and non-compacted topsoil is required for all lawn areas.  If straw mulch is used as a mulch

covering, a tackifier may be necessary to avoid wind dispersal of mulch covering.  Marsh hay containing reed canary grass is NOT acceptable as a mulch

covering.

An acceptable quality seed installation is defined as having:

No bare spots larger than one (1) square foot

No more than 10% of the total area with bare areas larger than one (1) square foot

A uniform coverage through all turf areas

13.  Warranty and Replacements:  All plantings are to be watered thoroughly at the time of planting, through construction and upon completion of project as

required.  Trees, Evergreens, and Shrubs (deciduous and evergreen) shall be guaranteed (100% replacement) for a minimum of one (1) year from the date of

project completion.  Perennials, groundcovers, and ornamental grasses shall be guaranteed for a minimum of one (1) growing season.  Perennials,

groundcovers, and ornamental grasses planted after September 15th shall be guaranteed through May 31st of the following year.  Only one replacement per

plant will be required during the warranty period, except for losses or replacements due to failure to comply with specified requirements.  Watering and general

ongoing maintenance instructions are to be supplied by the Landscape Contractor to the Owner upon completion of the project.

14.  The Landscape Contractor is responsible for the watering and maintenance of all landscape areas for a period of 45 days after the substantial completion of

the landscape installation.  This shall include all trees, shrubs, evergreens, perennials, ornamental grasses, turf grass, no-mow grass, and native prairie seed

mix / stormwater seed mix.  Work also includes weeding, edging, mulching (only if required), fertilizing, trimming, sweeping up grass clippings, pruning and

deadheading.

15.  Project Completion:  Landscape Contractor is responsible to conduct a final review of the project, upon completion, with the Landscape Architect, Client or

Owner / Client Representative, and the General Contractor to answer questions, provide written care instructions for new plantings and turf, and insure that all

specifications have been met.
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0.0
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0.0
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0.0
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0.0

0.0
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0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0
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0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

0.0

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

Calc Zone #1 0.7 fc 16.0 fc 0.0 fc N/A N/A 0.0:1

Luminaire Schedule

Symbol Label Quantity Manufacturer Catalog Number Description

Number 

Lamps

Wattage

A

12 RAB LIGHTING, INC. CAST FINNED METAL HOUSING, 6 CIRCUIT BOARDS 

EACH WITH 1 LED, MOLDED PLASTIC REFLECTOR 

WITH SPECULAR FINISH AND 1 APERTURE PER LED, 

CLEAR FLAT GLASS LENS IN CAST GRAY PAINTED 

METAL LENS FRAME.

6 105.4

WPLED4T105 (TYPE IV)

Building Mounted at 24'

Lumens

13,680

B

5 RAB LIGHTING, INC. CAST FINNED METAL HOUSING, 6 CIRCUIT BOARDS 

EACH WITH 1 LED, MOLDED PLASTIC REFLECTOR 

WITH SPECULAR FINISH AND 1 APERTURE PER LED, 

CLEAR FLAT GLASS LENS IN CAST GRAY PAINTED 

METAL LENS FRAME.

6 105.4

APLED4T105 (TYPE IV)

15' pole mounted on a 6" base

13,680

A

A

A

A

A

A

A

A

A

A

A

A

B

B

B

B

B
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Color: Bronze Weight: 34.8 lbs

Project: Type:

Prepared By: Date:

Driver Info

Type Constant Current

120V 0.89A

208V 0.58A

240V 0.50A

277V 0.44A

Input Watts 109.40W

Efficiency 96%

LED Info

Watts 105.00W

Color Temp 5000K (Cool)

Color Accuracy 70 CRI

L70 Lifespan 100,000

Lumens 13,680

Efficacy 125 LPW

Technical Specifications

Listings

UL Listed:

Suitable for wet locations

DLC Listed:

This product is on the Design Lights Consortium
(DLC) Qualified Products List and is eligible for
rebates from DLC Member Utilities. DLC Product
Code: P0000179G

IESNA LM-79 & LM-80 Testing:

RAB LED luminaires and LED components have
been tested by an independent laboratory in
accordance with IESNA LM-79 and LM-80.

LED Characteristics

Lifespan:

100,000-hour LED lifespan based on IES LM-80
results and TM-21 calculations

LEDs:

Multi-chip, high-output, long-life LEDs

Color Consistency:

7-step MacAdam Ellipse binning to achieve
consistent fixture-to-fixture color

Color Stability:

LED color temperature is warrantied to shift no
more than 200K in CCT over a 5-year period

Color Uniformity:

RAB's range of CCT (Correlated Color
Temperature) follows the guidelines of the
American National Standard for Specifications for
the Chromaticity of Solid State Lighting (SSL)
Products, ANSI C78.377-2017.

Construction

IES Classification:

The Type IV distribution (also known as a Forward
Throw) is especially suited for mounting on the
sides of buildings and walls, and for illuminating the
perimeter of parking areas. It produces a
semiCircular distribution with essentially the same
candlepower at lateral angles from 90° to 270°.

IP Rating:

Ingress Protection rating of IP66 for dust and water

Maximum Ambient Temperature:

Suitable for use in 40°C (104°F)

Cold Weather Starting:

Minimum starting temperature is -40°C (-40°F)

Thermal Management:

Superior thermal management with external "Air-
Flow" fins

Housing:

Die-cast aluminum housing, lens frame and
mounting arm

Mounting:

Heavy-duty mounting arm with "O" ring seal &
stainless steel screws

Reflector:

Specular vacuum-metallized polycarbonate

Gaskets:

High-temperature silicone gaskets

Finish:

Formulated for high durability and long-lasting color

Green Technology:

Mercury and UV free. RoHS-compliant
components.

Fixture Type: A 039

Soren
Highlight
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Technical Specifications (continued)

Electrical

Drivers:

Two Drivers, Constant Current, Class 2, 1400mA,
100-277V, 50/60Hz, 0.8A, Power Factor 99%

THD:

7.6% at 120V, 16.5% at 277V

Other

Warranty:

RAB warrants that our LED products will be free
from defects in materials and workmanship for a
period of five (5) years from the date of delivery to
the end user, including coverage of light output,
color stability, driver performance and fixture finish.
RAB's warranty is subject to all terms and
conditions found at rablighting.com/warranty.

Patents:

The design of WPLED105 is protected by patents
pending in US, Canada, China, Taiwan and Mexico

Buy American Act Compliance:

RAB values USA manufacturing! Upon request,
RAB may be able to manufacture this product to be
compliant with the Buy American Act (BAA). Please
contact customer service to request a quote for the
product to be made BAA compliant.

Optical

BUG Rating:

B1 U0 G2

Dimensions Features
High performance LED light engine

Maintains 70% of initial lumens at 100,000-hours

Weatherproof high temperature silicone gaskets

Superior heat sinking with die cast aluminum housing and external
fins

Replaces 400W MH

100 up to 277 Volts

5-Year, No-Compromise Warranty

040
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Ordering Matrix

Family Optics Wattage Color Temp Mounting Finish Driver Options Other Options

WPLED 4T 105

4T = Type IV
3T = Type III
2T = Type II

50 = 50W
78 = 78W

105 = 105W
125 = 125W
150 = 150W

Blank = 5000K
(Cool)

N = 4000K
(Neutral)

Y = 3000K (Warm)

Blank = Arm
FX = Flat Mount

Blank =
Bronze

W = White

Blank = Standard
/480 = 480V

/BL = Bi-Level
/D10 = 0-10V Dimming
/480/D10 = 480V 0-10V

Dimming

Blank = Standard
/PC = 120V Photocell
/PC2 = 277V Photocell

/PCT = 120-277V Twistlock
Photocell

/PCT4 = 480V Twistlock
Photocell

/PCS = 120V Swivel
Photocell

/PCS2 = 277V Swivel
Photocell

/PCS4 = 480V Swivel
Photocell

/WS = Multi-Level Motion
Sensor

/WS2 = Multi-Level Motion
Sensor (20 ft. mt. ht.)

/WS4 = Multi-Level Motion
Sensor (40 ft. mt. ht.)

/LC = Lightcloud Controller
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Color: Bronze Weight: 32.8 lbs

Project: Type:

Prepared By: Date:

Driver Info

Type Constant Current

120V 0.89A

208V 0.58A

240V 0.50A

277V 0.44A

Input Watts 109.40W

Efficiency 96%

LED Info

Watts 105.00W

Color Temp 5000K (Cool)

Color Accuracy 70 CRI

L70 Lifespan 100,000

Lumens 13,680

Efficacy 125 LPW

Technical Specifications

Listings

UL Listed:

Suitable for wet locations

DLC Listed:

This product is on the Design Lights Consortium
(DLC) Qualified Products List and is eligible for
rebates from DLC Member Utilities. DLC Product
Code: P0000177G

IESNA LM-79 & LM-80 Testing:

RAB LED luminaires and LED components have
been tested by an independent laboratory in
accordance with IESNA LM-79 and LM-80.

Dark Sky Conformance:

Conforms to (allows for conformance to) the IDA's
fully shielding requirement, emitting no light above
90 degrees (with the exclusion of incidental light
reflecting from fixture housing, mounts, and pole).

LED Characteristics

Lifespan:

100,000-hour LED lifespan based on IES LM-80
results and TM-21 calculations

LEDs:

Multi-chip, high-output, long-life LEDs

Color Stability:

LED color temperature is warrantied to shift no
more than 200K in CCT over a 5-year period

Color Uniformity:

RAB's range of CCT (Correlated Color
Temperature) follows the guidelines of the
American National Standard for Specifications for
the Chromaticity of Solid State Lighting (SSL)
Products, ANSI C78.377-2017.

Construction

IES Classification:

The Type IV distribution (also known as a Forward
Throw) is especially suited for mounting on the
sides of buildings and walls, and for illuminating the
perimeter of parking areas. It produces a
semiCircular distribution with essentially the same
candlepower at lateral angles from 90° to 270°.

Effective Projected Area:

EPA = 0.75

Maximum Ambient Temperature:

Suitable for use in 40°C (104°F)

Cold Weather Starting:

Minimum starting temperature is -40°C (-40°F)

Thermal Management:

Superior thermal management with external "Air-
Flow" fins

Lens:

Tempered glass lens

Housing:

Die-cast aluminum housing, lens frame and
mounting arm

Mounting:

Universal mounting arm compatible for hole
spacing patterns from 1" to 5 1/2" center to center.
Round Pole Adaptor plate included as a standard.
Easy slide and lock to mount fixture with ease.
Round pole diameter must be >4" to mount fixtures
at 90° orientation.

Reflector:

Specular vacuum-metallized polycarbonate

Gaskets:

High-temperature silicone gaskets

IP Rating:

Ingress Protection rating of IP66 for dust and water

Fixture Type: B 042

Soren
Highlight
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Technical Specifications (continued)

Construction

Finish:

Formulated for high durability and long-lasting color

Green Technology:

Mercury and UV free. RoHS-compliant
components.

Electrical

THD:

7.6% at 120V, 16.5% at 277V

Power Factor:

99.6% at 120V, 94.5% at 277V

Surge Protection:

4kV

Other

Compatibility:

Compatible with Round Poles with a diameter of
2.5" to 6"

BAA Compliance:

Click here for BAA compliance.

Warranty:

RAB warrants that our LED products will be free
from defects in materials and workmanship for a
period of five (5) years from the date of delivery to
the end user, including coverage of light output,
color stability, driver performance and fixture finish.
RAB's warranty is subject to all terms and
conditions found at rablighting.com/warranty.

Equivalency:

Replaces 320W Metal Halide

Buy American Act Compliance:

RAB values USA manufacturing! Upon request,
RAB may be able to manufacture this product to be
compliant with the Buy American Act (BAA). Please
contact customer service to request a quote for the
product to be made BAA compliant.

Optical

BUG Rating:

B1 U0 G2

Dimensions Features
66% energy cost savings vs. HID

100,000-hour LED lifespan

5-Year, No-Compromise Warranty
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Ordering Matrix

Family Optics Wattage Mounting Color Temp Finish Driver Options Options Other Options

ALED 4T 105

4T = Type
IV

3T = Type III
2T = Type II

50 = 50W
78 = 78W

105 = 105W
125 = 125W
150 = 150W

Blank = Pole
mount

SF = Slipfitter

Blank = 5000K
(Cool)

N = 4000K
(Neutral)

Y = 3000K
(Warm)

Blank = Bronze
RG = Roadway

Gray
W = White
K = Black

Blank =
120-277V

/480 = 480V
/BL = Bi-Level
/D10 = 0-10V

Dimming

Blank = No Option
/LC = Lightcloud®

Controller
/PCS = 120V Swivel

Photocell
/PCS2 = 277V Swivel

Photocell
/PCT = 120-277V

Twistlock Photocell
/PCS4 = 480V Swivel

Photocell
/PCT4 = 480V

Twistlock Photocell
/WS = Multi-Level

Motion Sensor
/WS2 = Multi-Level
Motion Sensor 20 ft.
/WS4 = Multi-Level
Motion Sensor 40 ft.

Blank = Standard
USA = BAA
Compliant
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Square steel poles drilled for 2 Area Lights at 180°. Designed for ground mounting.
Poles are stocked nationwide for quick shipment. Protective packaging ensures poles
arrive at the job site good as new.

Color: Bronze Weight: 105.8 lbs

Project: Type:

Prepared By: Date:

Technical Specifications

Listings

CSA Listed:

Suitable for wet locations

Construction

Shaft:

46,000 p.s.i. minimum yield.

Hand Holes:

Reinforced with grounding lug and removable cover

Base Plates:

Slotted base plates 36,000 p.s.i.

Shipping Protection:

All poles are shipped in individual corrugated
cartons to prevent finish damage

Color:

Bronze powder coating

Height:

15 FT

Weight:

106 lbs

Gauge:

11

Wall Thickness:

1/8"

Shaft Size:

4"

Hand Hole Dimensions:

3" x 5"

Bolt Circle:

8 1/2"

Base Dimension:

8"

Anchor Bolt:

Galvanized anchor bolts and galvanized hardware
and anchor bolt template. All bolts have a 3" hook.

Anchor Bolt Templates:

WARNING Template must be printed on 11" x 17"
sheet for actual size. CHECK SCALE BEFORE
USING. Templates shipped with anchor bolts and
available online.

Pre-Shipped Anchor Bolts:

Bolts can be pre-shipped upon request for
additional freight charge

Max EPA's/Max Weights:

70MPH 17.4 ft./450 lb.
80MPH 12.5 ft./440 lb.
90MPH 9.0 ft./440 lb.
100MPH 6.6 ft./440 lb.
110MPH 4.8 ft./435 lb.
120MPH 3.4 ft./435lb.
130MPH 2.3 ft./435 lb.
140MPH 1.4 ft./430 lb.
150MPH 0.8 ft./420 lb

Other

Terms of Sale:

Pole Terms of Sale is available online.

15' pole 045

https://www.rablighting.com/downloads/instructions/poles4.pdf
https://www.rablighting.com/legal#warranty
Soren
Highlight

Soren
Highlight
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Technical Specifications (continued)

Other

Buy American Act Compliance:

RAB values USA manufacturing! Upon request,
RAB may be able to manufacture this product to be
compliant with the Buy American Act (BAA). Please
contact customer service to request a quote for the
product to be made BAA compliant.

Dimensions Features
Designed for ground mounting

Heavy duty TGIC polyester coating

Reinforced hand holes with grounding lug and removable cover for
easy wiring access

Anchor Bolt Kit includes pole cap and base cover (sold separately)

Custom manufactured for each application
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N27 W23957 Paul Road, Suite 105  
Pewaukee, WI 53072  
(262) 875-5000 phone 
(608) 826-0530 FAX 
www.vierbicher.com 
 

December 5, 2019 
 
Chairperson Osterman and Town Plan Commission Members 
Town of Lisbon 
W23N8676 Woodside Road 
Lisbon, WI 53089 
 
Re: Wikoff Color Corporation - Site Plan and Plan of Operation Review 
 
Dear Plan Commission Members: 
 
The above-referenced Site Plan / Plan of Operation was received in our office for review on behalf of 
the Town of Lisbon. A concept plan for the development was reviewed in November. A CSM for this 
area was previously approved but has not yet been recorded; the Town Engineer is preparing another 
CSM which will create the proposed site. We have reviewed the following application materials (all 
dated November 25, 2019 unless otherwise noted): 
 

• Town Site Plan and Plan of Operation Application 
• Civil Engineering Plans (including architectural renderings, Site Plan, Grading Plan, Utility Plan, 

and Erosion Control Plan)  
• Landscape Plans  
• Architectural Building Plans 
• Photometric Site Lighting Plan and Lighting Cut Sheets 
• Architectural Elevations and 3D-View renderings 

 
Summary 
Wikoff Color Corporation, with assistance from Briohn Land Development LLC, is proposing to construct 
a new 40,000 square foot production facility for printing inks and printing plates at the southwest corner 
of Main Street (CTH F) and a new proposed street that is unconstructed and unnamed at this time. The 
site is owned by the Town of Lisbon and comprises approximately 6.7 acres of the former Lieds Nursery 
property. The site plan includes: 
 

• A 40,000 square foot, single-story building with a potential 20,000 square-foot expansion area 
which would bring the facility up to 60,000 square feet total;  

• 94 parking stalls (including four (4) ADA accessible stalls); 
• Loading and access drives for large trucks;  
• Outdoor storage of five 13,000-gallon tanks (to the south of the building) and possible detached 

storage shed (location unknown at this time); 
• Sanitary sewer and municipal water service connections; 
• Proposed monument sign location and conceptual design. 

 
Wikoff Color Corporation anticipates 34 full-time employees at the site, with operations running Monday 
through Friday, 6:00 am to 6:00 pm. The Plan of Operation notes the potential for occasional noise and 
odors beyond the walls of the building. 
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Application Review 
 
The parcel is subject to compliance with the Town Code Chapters 11, 12, 13, other applicable 
Chapters. The applicant has agreed to comply with the Town’s Design Standards for Special Use 
Districts. The land is also within the Village of Sussex Joint Planning Area (JPA) and Extraterritorial Area.  
 
Background Information 

Property owner: Town of Lisbon 

Location: Main Street / CTH F (southwest corner of Main Street and the new unnamed street) 

Tax Key: LSBT0241999  

Adjacent land uses and zoning: 
North: Commercial site (in Village of Sussex, across 
CTH F, zoned for Highway Business) 
South: vacant lands (zoned M-2 General Industrial) 
East: vacant lands (zoned M-2 General Industrial) 
West: Industrial sites (in Village of Sussex, zoned 
Industrial) 

Existing and Proposed Zoning: M-2 General Industrial 

Future Land Use: “Industrial” and “Other Open Lands to be Preserved” (see inset map image) 

The use, removal, and/or distribution of the waste soil on the site shall be worked out between 
the Town and the applicant separate from this application. For the purposes of this review, we 
have assumed the pile will be managed according to any applicable grading standards and 
disposal regulations.  

Consistency with Comprehensive Plan 
The proposed use is consistent with the Town Comprehensive Plan, including the Future Land Use Map. 
The areas mapped as “Other Open Lands to be Preserved” reflect potential site conditions of concern 
based on available data. Soil tests shall be done to confirm the soils are buildable. We believe the 
proposal is consistent with the Comprehensive Plan. The Plan identifies the commercial area in red on 
the aforementioned map as the special design district; however, the Town of Lisbon voluntarily adopted 
the design standards to this area as well per addendum F of the Zoning Code – approvable and 
enforceable by the Town of Lisbon. The applicant has received, reviewed, and agreed to use for site 
design. 
 
Site Plan and Plan of Operation Review Standards 
The Site Plan and Plan of Operation package that we received for review contains most of the items 
required by ordinance. See the comments below on the additional information needed. 
 

1. A stakeout survey or plat of survey should be provided showing property dimensions, location of 
abutting platted road centerlines, and other features per Sec. 3(b)2.B. of the Zoning Ordinance. 
The final Site Plan should contain dimensions for all property lines and adjacent street ROW. The 
Town Engineer is currently preparing this CSM any approval shall be subject to the receiving CSM 
approval.  

2. The landscape Plan sheets should clearly label surfaces for parking and loading areas or state 
the surface of hardscaped areas are listed within the civil and site plan drawings.  

3. The landscape plan should include a timetable for completion. 

4. Site plans should indicate the location for trash/recycling receptacles if they will be located 
outdoors. If outdoors, receptacles must be screened with a gated enclosure that blends with the 
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building exterior – this might include fencing, retaining walls, landscaping, building walls, or a 
combination of these (per Design Standards Sec. 4.1(D) and 4.2(C)). If they are not listed or 
shown, it is assumed trash/recycling receptacles are internal to the building. We assume these to 
be located internal to the building and adjacent to the 12’x14’ overhead door shown on Sheet 
C1.0. 

5. Any future expansion shall be required to submit an amendment to the SPPOO to ensure the site 
expansion is in compliance with the zoning code and the design standards. 

 
Consistency with Zoning 
The proposed site plan has been reviewed with the assumption that the proposed property lines shown 
on the site plan will match those on the CSM being prepared by the Town Engineer. The site plan 
complies with the use and building requirements of the M-2 General Industrial zoning district (currently 
under review at Waukesha County), including building setbacks and offsets, building height, maximum 
floor area ratio, and lot size. Comments below relate to other details or standards that should be 
addressed. 
 
Zoning Code General Provisions 
 

1. The Town Zoning ordinance requires 600 parking stalls based on 40,000 square feet of floor area 
currently proposed (900 stalls based on 60,000 future footprints). The applicant will need to 
request a variance from the parking requirements based on the proposed site plan.  

Staff Note: this ordinance standard is archaic and lumps commercial and industrial users 
together and is not representative of the actual space needed for industrial and manufacturing 
uses. The Town may want to consider amending this ordinance provision in the future.  

2. The parking information on site plan sheets should be updated to reflect the 94 proposed stalls. 
These are adequate to supply parking for their employees and customers.  

3. The site plan provides more than the minimum four (4) loading spaces that are required by 
ordinance based on floor area. 

4. As proposed, the landscape berms exceed the standards in Sec. 3(c)5.E of zoning code. The 
height of the berms would trigger the public hearing and Plan Commission approval because of 
the 3-feet-above-existing-topography threshold. The berms appear to meet the other standards 
and staff believes the proposed berms look appropriate and have ample variety but would 
need the additional hearing to comply with the ordinance. Plan Commission shall discuss with 
the applicant either retaining the berm height and scheduling a public hearing or the impact of 
reducing the berm height to the 3-feet-above-existing-topography threshold. 

5. It is assumed the stormwater will drain to the exterior of the property (as shown in the plan) 
where it will be picked up by structured stormwater features and directed to a regional facility to 
be designed by the Town Engineer.  

6. The site shall comply with the vision setback (vision corner) required in Sec. 3(g)1.B. Staff does not 
anticipate any issues with the building or parking placement, but the landscaping plan should 
be reviewed for conformance with the vision setback requirements.  

7. The Applicant should confirm the proposed location of the “possible separate storage shed” 
indicated in the Plan of Operation. If the storage shed will have a side facing a rear or side lot 
line that is longer than 50 feet, the shed will be subject to offset requirements per Sec 
3(g)1.K.2.A.x and 3(i)5.Y of Zoning Code – the offset is increased one foot for every foot the side 
of the building exceeds 50 feet in length. 
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8. Site plan sheets should modify the south offset lines and labels to indicate a minimum 10-foot 
pavement offset (per Sec. 3(j)6 of Zoning Code, even though Design Standards Sec. 3(A) 
requires 5 feet). The rear line does indicate the required 10’ offset.  

9. Lighting appears to comply with Town Code requirements that fixtures be hooded or beamed to 
eliminate glare, and pole lights comply with the maximum height of 18 feet (15 feet is proposed). 
However, to minimize the potential for glare visible from streets, the Plan Commission shall 
determine if the on-building lights should also be mounted at a maximum height of 18 feet 
(versus the 24 feet proposed).  We recognize that this may result in changes to the light spread 
which may necessitate additional fixtures. 

10. The proposed monument sign location appears to comply with minimum 20’ required from base 
setback line and lot lines, and a conceptual signage plan appears to be within the maximum 
20’ height limit. Signage details are to be handled at a later date with an application for a sign 
permit. 

 
Zoning Code Addendum E Design Standards for Special Use Districts 
 

11. The site plan must show snow storage areas, to ensure snow can safely be removed from paved 
areas without damaging landscaping or illegally placing snow in the public ROW (Sec. 1.3(D) 
Design Standards). 

12. The Applicant should provide plans for ongoing maintenance of landscaping, including mowing 
and weed management on landscaped berms (Sec. 2.1 Design Standards). This can be a short 
statement on the landscape plan describing maintenance procedures should a plant be 
damaged or die.  

13. Landscaping and buffer standards:  

a. North: 9 LUI (Industrial) – 7 LUI (Commercial) = 2 LUI Difference, minus 4 credits for Arterial 
Road (CTH F) = 0 LUI Difference. 
Required buffer width: 20 ft, with 2 shade trees, 6 evergreens, and 20 shrubs. 
Proposed landscaping meets (exceeds) the standard. 

b. South/East/West: 9 LUI (Industrial) – 9 LUI (Industrial) = 0 LUI Difference on all sides. 
Required buffer width: 20 ft, with 2 shade trees, 6 evergreens, and 20 shrubs. 
Proposed landscaping meets (exceeds) the standard. 

c. The proposed plantings and streetscape will improve roadway visual quality within this 
Special Use District. If the applicant wishes, some plantings could be redistributed from 
the southern yard to the north and east yards, to beef up landscaping adjacent to 
public streets, while still meeting the requirements above. 

14. Applicant should confirm internal sidewalk widths are a minimum of 5 feet, exclusive of building 
foundation landscaping areas (Sec. 3(F) Design Standards). The sidewalk should extend at least 
along the length of building walls where parking abuts the building to the north and east. Even 
better would be to extend the northern sidewalk to the first tree island, and leave room there for 
a walking route next to the island to create a better walkway for pedestrians coming from 
across the parking lot.  A sidewalk segment should connect the main entrance to the driveway 
on the east side, next to the northernmost parking stall. The Town Plan Commission may, at its 
discretion require a 6 feet wide pedestrian way (or reservation for future walkway) along the 
frontage of development where said development abuts on a State Trunk Highway or County 
Trunk Highway. Said walkway shall be hard-surfaced per the Town of Lisbon Paving 
Specifications. Where building sidewalks are flush with the asphalt bump stop shall be noted to 
protect pedestrians.  
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15. The Plan Commission shall determine if the prohibition of commercial parking in the street yard 
lot would apply in this situation  (Sec. 3.G). Typically, the standard would apply in a commercial 
retail setting in the B-4 district, but not a Business Park district. For an industrial site like this, it is 
appropriate to allow parking in a front yard because (a) it is a corner lot with two street 
frontages, (b) they propose generous landscaping and berming around the site, and (c) the 
rear and south yards are required for loading docks, large trucks maneuvering, and tank 
storage, which are even less desirable for yards that are visible to the public. 

16. Building facades do contain some architectural interest with the windows, corner entrance, 
parapet, and use of colored blocks/panels. However, it is still a bit monolithic due to lack of 
building articulation (not uncommon for industrial buildings) and the way that accent 
shapes/colors are used on the north wall seems a bit arbitrary (Sec. 4.1(B) Design Standards). If 
building walls cannot be bumped out or recessed for articulation, the look might be improved 
with a more emphasized entrance canopy, and modified color accents – for example, vertical 
dark grey lines might be focused in the vicinity of the offices and entryway to reflect the 
building’s function (this is done to nice effect on the south wall), and the upper horizontal band 
might extend the length of the wall to provide a more unified look around the building. The view 
from the northwest looking southeast (visible from Main Street) contains a large blank area. 

17. Proposed building materials, colors, and signage all appear to be of high quality and 
complementary to one another and to the area. Signage details will be subject to standards in 
Sec. 5 of Design Standards and Sec. 3(m) of the Zoning Code. 

18. Bicycle parking for at least four to eight bicycles should be provided in the vicinity of the main 
entrance, for use by employees (Sec. 6(A)6 Design Standards).  

19. Town Engineer shall review the site plan any driveway apron material requirements in 
conjunction with the planned town road.  

20. Town Engineer shall review the site plan for driveway curbing around the rear and adjacent to 
the driveway.  
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Recommendation 
If the Plan Commission would require additional materials they have the ability to table the SPPOO 
request.  If the Plan Commission is generally comfortable with the SPPOO request, they may 
conditionally approve it. Recommended conditions may include:  
 

1. The Applicant shall comply with all site plans and operational aspects included in the previously 
approved submitted materials. The Site Plan shall be on file at the Town of Lisbon.  
 

2. The Town of Lisbon retains the right to annually review the business operation for compliance 
with approved plans. 
 

3. Review and approval of a CSM that is in substantial conformity with the boundaries describe 
herein. Should the CSM contain boundary lines that are not in substantial conformity, as 
determined by the Town Planner, a revised SPPOO shall be submitted to the Town for review and 
approval. Minor edits to the site plan resulting from the CSM may be approved administratively 
by Town staff. 
 

4. The Fire Chief shall inspect the premises to ensure the site is in compliance with the respective fire 
codes. Non-objection from the Fire Department and correction of any deficiencies prior to 
issuance of occupancy permits. 
 

5. The Building Inspector shall inspect the premises to ensure the site is in compliance with the 
respective building codes. Non-objection from the Building Inspector and correction of any 
deficiencies prior to issuance of occupancy permits.  
 

6. The Town Engineer review the site plans to ensure the site is in compliance with the respective 
Town codes. Non-objection from the Town Engineer and correction of any deficiencies prior to 
issuance of SPPOO approval. 
 

7. There shall be no outdoor storage of materials unless otherwise noted on approved site plans. 
 

8. There shall be no trash or recycling stored outside of the building, except within a fully screened 
on-site dumpster/waste container, which must be shown on the final Site Plan. 

 
9. Address parking stall counts with the Town Board/BOA. 

 
10. Show the location of the proposed storage shed on the site plan, if applicable. 

11. All accessory buildings must be constructed such that the exterior appearance is compatible 
with the design, style, architecture, and appearance of the principal structure, as determined by 
the Town Building Inspector (Sec. 3(i)5.P). 

12. Modify offset lines and labels on plan sheets to indicate a minimum 10-foot pavement offset. 
 

13. Show snow storage areas on-site and landscaping plans. 
 

14. Provide plans for ongoing maintenance of landscaping, including mowing and weed 
management on landscaped berms. 

 
15. The final site plan shall include sidewalks of a minimum 5 feet wide and run the length of the 

building adjacent to the parking areas and where sidewalk is flush to the asphalt, bump stops be 
included to protect pedestrians.  

 
16. Add secure parking for at least four to eight bicycles near the main building entrance. 

 
17. Soil tests shall be done, and provided to the Town, to confirm the soils are buildable. 
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18. The Waukesha County Environmental Health Division may review and approve of the uses on 
the subject property, prior to the issuance of any permits. 
 

19. Any business signage shall be required to obtain signage approval through the Town of Lisbon 
sign application process. 

 
20. An up-to-date Site Plan and Plan of Operation must be on file at all times with the Town of 

Lisbon. 
 

21. The approval is granted for the express conditions stated herein. Changes or alterations 
including, but not limited to, a change in use, premises, lands, or ownership of the property in 
question shall require a new Site Plan/Plan of Operation permit with all the zoning procedures at 
the time of being followed. Any use not specifically listed as permitted shall be considered to be 
prohibited, except as may be otherwise specified herein.  
 

22. The Town reserves the right to review any condition imposed as part of this Site Plan and Plan of 
Operation if said use becomes a problem in the area. The Town Plan Commission may modify, 
change, delete, add, etc. any conditions, through the Site Plan and Plan of Operation process, 
which they feel may be reasonable in order to allow this use and ensure it does not become 
detrimental to the surrounding area. Any major change, as determined by the Town Plan 
Commission may require modification to the SPPOO Permits or termination of the use.  
 

23. County approval of the final Stormwater Management Agreement. 
 
The issues outlined above are meant to act as a guideline to assist you in discussions as to what issues 
you feel need to be addressed in order for you to review this proposal. We will be in attendance at the 
December Plan Commission meeting to answer any questions. 
 

Sincerely, 
 
 
Dan Lindstrom, AICP 
Town Planner 
 

Rachel Holloway, AICP 
Community Development Planner 

 
Enclosure:  Exhibit F Map Additional Design Standards Area (Lieds – Western Portion) 
 
cc: Gina Gresch, Town Administrator, Town of Lisbon 
 
M:\Lisbon, Town of\190047 - 2019 Town Planning Services\2019 Tasks\2019.54 - Wikoff SPPOO (Briohn)\Review Letter\Review Ltr - Wikoff SPPOO.docx 
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	Thursday, December 12, 2019
	6:30 PM
	1. Roll Call
	2. Comments from citizens present pertaining to items on the agenda.  Citizens are invited to share their questions, comments, or concerns with the Plan Commission.  When speaking, citizens should state their name and address for the record and limit ...
	6. Town Planner Report
	a. November & December Planner Appointments
	7. Request from members to request items on future agendas.
	8. Adjournment.
	Joseph Osterman  Jane Stadler
	Chairman   Secretary
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	Following the Public Hearing beginning at 6:30 P.M.
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	Town and Planner Report
	October & November Planner Appointments
	Requests from members to put future items on the agenda.
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