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APPROVED MINUTES FOR THE VILLAGE OF SHOREWOOD HILLS 

PLAN COMMISSION 
 

The Tuesday, November 12, 2019 meeting of the Plan Commission was called to order at 7:00 pm 

by Chair Dave Benforado. Members present were: Mr. Benforado, Deb Remington, Jim 

Etmanczyk, Karl Wellensiek, Earl Munson, Brauna Hartzell and John Imes. Also present was Karl 

Frantz, Village Administrator, Scott Harrington and Mike Slavney of Vandewalle Associates and 

David Sykes, Administrative Services Manager/Deputy Clerk. About seven visitors were in the 

audience. 

 

Mr. Frantz confirmed the meeting had been properly posted and noticed. 

 

Mr. Benforado recused himself at 7:03 pm and joined the audience. 

 

Continue work Garden Homes comprehensive plan amendment planning and any 

recommendations 

Mr. Imes lead a review of the Garden Homes Comprehensive Plan amendment process to date. 

Mr. Frantz reported that Degen & Associates has submitted five permits for the demolition of 

existing homes and fourteen permits for construction of single-family homes on empty lots. Two 

of those permits are pending zoning and building review but the others have been reviewed and 

approved. They must provide erosion control, grading and stormwater plans prior to construction. 

Mr. Frantz explained the Mr. Degen had indicated he is hoping to have construction bids out by 

Thanksgiving. Mr. Frantz asked Mr. Degen if he would consider other options for the Garden 

Homes properties but Mr. Degen declined to discuss anything prior to the building permits being 

approved. Mr. Frantz asked if he would consider any changes to his originally proposed apartment 

building and Mr. Degen indicated it would be a possibility but that he got the impression that the 

Village does not want anything except single-family homes. 

Mr. Harrington led a review of the options related to the Garden Homes Neighborhood Planning 

process: 

1) The Plan Commission (PC) could end the process at any time. In that case, the existing zoning 

would allow only single-family homes in that area. 

2) PC could continue the process. He feels they are on the verge of finalizing the amendment to 

the Comprehensive Plan based on prior meeting and that it would probably only take two more 

meetings to create a Garden Homes Neighborhood Plan. In that case, zoning could continue to 

allow single-family homes but also townhomes or other more dense structures. 

3) The Village could establish a Tax Increment District (TID) in Garden Homes and redirect the 

increment back into the neighborhood infrastructure, flood proofing remaining homes, or 

stormwater mitigation. TIDs are not generally used for residential-only areas but Garden 

Homes meets the definition of a blighted area. A TID could be pursued independent of options 

#1 and 2. 

4) The Village could consider purchasing property for greenspace and/or fund affordable housing. 

These options would be more feasible if a TID were established. 

Mr. Etmanczyk asked if Mr. Degen was actively seeking additional property. 

Audience member Anne Helsley-Marchbanks, 817 Maple Ter, offered that she has discussed the 

sale of her home. Mr. Degen told her that he would not be approaching homeowners about sales 

but would discuss purchasing if homeowners reached out to him. 

Mr. Imes asked about the increment that could be generated if a TID was established. Mr. 

Harrington (using round numbers) he estimates the homes being built would be valued at ~$400K 
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and could generate ~$1M in increment. A blighted TID can have a term of 27 years and can be 

extended one year if affordable housing is included. 

Mr. Munson said his first impression is that $1M is not a lot of money for projects. 

Mr. Wellensiek was concerned that the homes may be undervalued, if they are built at all. If there 

were no development to produce the increment, taxpayers would be on the hook for the district. 

Mr. Frantz reported the Village has until September 30, 2020 to establish a TID. The value of the 

district would be set as of January 1, 2020. The Village could establish the TID after construction 

was started. Mr. Harrington added the value is set by the Village assessor on 1/1/2020. The Village 

could probably wait until June 1 to start the formation process so that the TID was in place by 

9/30/2020. The Village can wait to see what Degen & Associates does; the Village could also wait 

until the similar timeframe in 2021 to form a TID. 

By consensus, the Commission felt that option #2 (continue the process) was most prudent. PC 

could establish what the Village would like to see in Garden Homes even though Degen & 

Associates is planning single-family homes. Some commissioners are intrigued by the idea of a 

TID and suggested having a discussion with Mr. Degen to establish property timing with his 

construction schedule. 

Mr. Harrington indicated he would develop a draft Garden Homes Neighborhood Plan to be 

incorporated into the Village’s Comprehensive Plan that could be fine-tuned over the next two PC 

meetings. 

 

Mr. Benforado rejoined the meeting at 8:12 pm. 

 

Consider Comprehensive Plan update proposals and recommendation on firm to retain 

Mr. Benforado reported that the Village sent RFPs to a number of firms and posted the RFP on the website. 

Three firms responded, Vandewalle, Vierbicher and MSA. 

Mr. Frantz, Mr. Imes and he reviewed the proposals. They were comfortable with all three proposals but 

MSA’s rose to the top for each evaluator. Cost was a factor but not the deciding factor. 

Vandewalle = ~$56,000 

Vierbicher = ~$20,000 

MSA = ~$23,000, plus add-on services for a possible total of ~$31,500 

Matt Frater of MSA was in attendance to answer any questions. 

Mr. Wellensiek moved and Mr. Munson seconded a motion to engage with MSA for the proposal dated 

October 1, 2019 for an amount not to exceed $32,000. 

Ms. Remington asked if the Village was committing to the add-on services up front. Mr. Frater indicated 

all add-on services could be executed at any time or not done at all. 

Vote: 7-0 approved. 

 

Review possible changes to the Village Zoning code making height, floor area and lake 

setback special exceptions and conditional uses part of standard zoning regulations 

Review and possible recommendations on proposed changes to code concerning accessory 

uses and structures including R-3 front yard and lake setbacks for accessory uses and 

structures and regulation of short term rentals 

Mr. Benforado reviewed 2017 Wisconsin Act 67 and how it limits a municipality’s ability to utilize 

conditional use and special exception regulations. He referred to a memo by Village Attorney Matt Dregne 

that reviewed the recommended changes to the zoning code that would codify the regulations and eliminate 

the conditional use and special exception processes. Future exceptions to the regulations would require a 

variance and hearing before the Board of Review. 

1. Lake setback line: Eliminate the conditional use approval process and require the principal structure to 

comply with the line. A variance would be required to violate this regulation. 
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2. Floor area and height limits: Eliminate the special exception approval process. A variance would be 

required to violate these regulations. 

3. Accessory structures: Provide setback provisions for accessory structures north of the lake setback line, 

if it became a codified rule. 

4. Commercial district height: Changes to provide clarity about measuring height in the commercial 

districts. 

Mr. Frantz was concerned about the timing of the proposed zoning change regarding accessory uses and 

the lake setback line. It is possible that accessory uses near the lake will temporarily need a variance if the 

setback line is codified before the accessory use section of the code is changed. 

The proposed zoning code changes would create a new Height Limitations section of the code that would 

summarize the height regulations currently specified in the R1, R2 and R3 sections. In addition, the 

Accessory Use chart in section 10-1-100 would include a substantial amount of new detail. 

Mr. Frantz explained that regulations for short-term rentals (i.e. AirBNB, VRBO, etc.) could managed in 

the licensing/permitting section of the Village Code rather than in the zoning code. Requiring a permit with 

an annual fee may be a more appropriate process than zoning regulations. 

By consensus, the Commission decided to hold a public hearing on the zoning code changes at its next 

meeting rescheduled to December 17, 2019. It is expected that an ordinance would be recommended to the 

Board for consideration at its January 2020 meeting. 

 

Upcoming Village services survey and Plan Commission opportunity to pose a question 

Mr. Benforado reported that the Services Committee will be conducting a Village resident survey of the 

services provided by the Village and offered to include question(s) from each Committee, if they so choose. 

 

Minutes: September 10, 2019 

Mr. Munson moved and Mr. Etmanczyk seconded a motion to approve the September 10, 2019 

minutes as submitted. 

Motion approved 6-0-1 (Ms. Hartzell abstained). 

 

Set Next Meeting 

The next meeting is scheduled for Tuesday, December 17. 

 

Adjourn 

The meeting was adjourned at 9:33 pm. 

 

Respectfully submitted, 

 

 

 

David Sykes 

Administrative Services Manager/Deputy Clerk 


