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VILLAGE OF WALWORTH  
PLAN COMMISSION  

MINUTES  
Monday, May 18, 2026, 6:00 pm  

Village Hall, 227 N. Main St., Walworth WI 53184  
 

1. Call to Order  
i. Louise Czaja Chairperson calls the meeting to order at 6:01 pm 

2. Roll Call  
i. Plan Commission Committee Members Present: Louise Czaja Chairperson, Annie Zambito, 

Peg Hubertz, Janet Krause, Lawrence Gums,  
ii. Village Professionals Present: Aiden Bolen & Shaun Mularkey of Foth Engineering (Village 

Planners), Jaimi Lapp & David Emmerick of Baxter & Woodman (Village Engineers), Jerry 
Anderson Village Building Inspector & Zoning Administrator. 

iii. Others Present: Matt Kuehl, Kelsie Kuehl, Mike Reeder, Preston Garden, Brandon Leeder, 
Robert Koehler, Vincent Koefelda 

3. Pledge of Allegiance  
4. Approval of Minutes: 04/20/26 (04/09/2026 was approved last meeting; see minutes) 

i. Louise Czaja makes a motion to approve 4/20/26 minutes; Peg Hubertz seconds the 
motion. All in favor. Motion carried. Minutes approved. 

DISCUSSION, CONSIDERATION AND ACTION ON THE FOLLOWING:  
1. PUBLIC HEARING: Application for a Conditional Use Permit & Public Site/Operational Plan submitted  

by Preston Gardner (dba 3 Queens Recycling), to warehouse and recycle pallets at 402 N. Main St., 
Zoned  M-1, VWP 00100, in accordance w/ Village Ordinance 13/1-52 (c) 5, Warehousing, Distribution 
&  Outdoor Storage and 13-1-52 (c) 3, Furnishing & Building Materials, (Public Notice LGRN 04/29/26 & 
05/06/26):  

a. Staff Review/Shaun Mularkey, Planning Consultant, 04/03/26  
i. Shaun Mularkey Village Planner reviews his report, states that the petitioners were here 

last year, approved for seasonal storage and are now renting 2 of the spaces to tenants, 
one being 3 queens recycling. The uses fit M-1 zoning, and general industrial from the 
comprehensive plan. He asks where will the original seasonal storage be in relation to 
these 2 tenants? Will the existing offices/restrooms be used?  

b. Cost Recovery Agreement  
i. Louise Czaja Chairperson reviews the cost recovery report 

c. Questions from the Plan Commission Members to Applicant  
i. Peg Hubertz asks if the pallets are inside, and if the semi transports them there? 
ii. Annie Zambito asks questions from Village Planner: is the access outside designated to 

one tenant or another? And can you gain access within the building from one to the 
other unit? 

d. Applicant answers questions from Village Professionals and Plan Commission  
i. Petitioner Preston Gardener answers: 

1. Yes, seasonal storage will be in northwest corner of building, but the existing 
bathrooms are not for use by tenants (they have their own).  

2. Yes the pallets are inside and yes semis transport them once a week. 
3. The tenants do not have access/are not to use outdoor space.  
4. You cannot access one tenant space from the other inside. 
5. Recycling inside; 53 trailer on premises, but pallet storage inside; enter once a 

week.  
e. Public Comments  

i. none 
f. Applicant answers Questions from Public  

i. none 
g. Close Public Comments  

i. Louise Czaja Chairperson closes public comments at 6:12  
h. Close Public Hearing  
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i. Louise Czaja Chairperson closes public hearing at 6:12 pm 
i. ACTION  

i. Peg Hubertz makes a motion to approve the Conditional Use and Site Plan/Plan of 
Operation  request for 3 Queens by Preston Gardener subject to the conditions in the 
Village Planner report. Motion is seconded by Annie Zambito. A roll call vote is taken.  

1. Louise Czaja Chairperson: yes 
2. Janet Krause : Yes 
3. Peg Hubertz: Yes 
4. Larry Gums: Yes 
5. Annie Zammbito: Yes 

a. Motion approved. 
2. PUBLIC HEARING: Application for a Conditional Use Permit & Site/Operation Plan submitted by  

Preston Gardner (dba Avante Imports), to warehouse products for distribution at 402 N. Main St., Zoned  
M-1, VWP 00100, in accordance w/Village Ordinance 13-1-52(c)5, Warehousing, Distribution & Outdoor 
Storage. (Public Notice, LGRN 04/29 & 05/06/26):  

a. Staff Review/Shaun Mularkey, AICP, Planning Consultant, 04/03/26  
i. Shaun Mularkey Village Planner explains his questions were answered in one report, 

nothing more to ask. 
b. Cost Recovery Agreement  

i. Louise Czaja Chairperson comments we have a signed cost recovery agreement.  
c. Question from the Plan Commission Members to Applicant  

i. Peg Hubertz asks what Avante does? 
d. Applicant answers questions from Village Professionals and Plan Commission  

i. Petitioner Preston Gardener answers Avante Imports imports hardware and 
redistributes them.  

e. Public Comments  
i. none 

f. Applicant answers Questions from Public  
i. none 

g. Close Public Comments 
i. Louise Czaja Chairperson closes public comments at 6:17 pm 

h. Close Public Hearing  
i. Louise Czaja Chairperson closes public hearing at 6:17 pm.  

i. ACTION  
i. Annie Zambito makes a motion to approve the Conditional Use Permit & Site/Operation 

Plan for Avante Imports subject to the conditions in the village planner report. Larry 
Gums seconds the motion. A roll call vote is taken.  

1. Louise Czaja: yes 
2. Peg Hubertz: yes 
3. Janet Krause: yes 
4. Larry Gums: Yes 
5. Annie Zambito: yes. 

a. All in favor motion approved.  
3. PUBLIC HEARING: Application for a Conditional Use Permit & Site/Operation Plan submitted by  

Angus-Young, Agent/property owner, Bank First, N.A. to operate a bank with a drive-through on the 
property at 105 Hwy. 67, presently VWP 00250 & VWUP 00002, zoned B-3 Highway Business District 

a. Staff review/Shaun Mularkey, AICP, Planning consultant, 03/25/26  
i. Shaun Mularkey comments the use is in line with the zoning district, and most 

requirements have now been met, the architecture is high quality, they’re coordinating 
with DOT, they have slightly different opinions on parking, but unless plan commission 
requires more, there should be enough. He concludes that his biggest concern, the 
landscaping, was well addressed in revision.  

b. Cost Recovery Agreement  
i. Louise Czaja Chairperson mentions the cost recovery is not signed. Petitioner signs on 

site (maybe PDF removed his previous signature). 
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c. Questions from the Plan Commission Members to Applicant  
i. Peg Hubertz asks how long the reconstruction process will take? 

d. Applicant answers Questions from Village Professionals and Plan Commission  
i. Robert Koehler answers about 9 months. 

e. Public Comments  
i. N/A 

f. Applicant answers Questions from Public   
i. none 

g. Close Public Comments  
i. Louise Czaja Chairperson closes public comments at 6:29 pm 

h. Close Public Hearing  
i. Louis Czaja Chairperson closes public hearing at 6:29 pm. 

i. ACTION  
i. Annie Zambito makes a motion to approve the site plan plan of operation subject to the 

condition in the Village Planner report. Peg Hubertz seconds motion. Roll call vote is 
taken. 

1. Louise Czaja Chairperson: yes 
2. Peg Hubertz: yes 
3. Janet Krause: yes 
4. Larry Gums: yes  
5. Annie Zambito: yes 

a. All in favor, Motion carried  
4. Certified Survey Map (CSM) submitted by Angus-Young, (property owner, Bank First, N.A.), 105 Hwy.  

67, VWP 00250 & VWUP 00002, zoned B-3 Highway Business District, requesting approval to 
combine multiple parcels into a single parcel for removal of existing 8,717sf bank building and 
construction of a new 5,735sf bank building:  

a. Engineer, Jaimi Lapp, Baxter & Woodman, Inc., report dated 04/09/26: Status of Engineer’s 
Approval/Not Approved  

i. David Emmerick comments he did not receive an updated CSM  
1. There wasn’t one sent 

ii. Jaimi Lapp had a few minor comments to work out with them:  
1. The driveway should be max 30’ not 32’ (but could still be approved by board),  
2. Updated CSM with  did not receive a revised CSM with  
3. Setbacks 
4. Present zoning 
5. Existing and proposed contours 
6. Location of soil boring tests 

b. Erosion Control & Stormwater Management Report/Angus-Young Architects/Engineer: 
i. Proposed Stormwater Management Practices Maintenance Agreement  

1. Jaimi Lapp comments she needs  a hydroCAD model edits, but she is 
comfortable with biofilter pod.  

2. Louise Czaja Chairperson comments she was asked if Village had maintenance 
agreement? 

a. Jaimi Lapp responds the petitioners maintenance agreement was in the 
back of stormwater management report; it is the responsibility of owner 
not village .  

c. Demolition Permit Required/Village Ordinance 15-1-11 Regulations & Permit for Razing 
Buildings  

i. Louise Czaja Chairperson comments that they’ll be required to have a demolition permit 
d. Driveway Permit: Relocation, Bank First, NA, (402 N. 8th St., Manitowoc, Wi. 54220), 105 Hwy 

67:  
i. Recommendation: Review DOT preliminary plans/reconstruction, Highway #67  

1. Louise Czaja Chairperson comments that they’ll be required to have a driveway 
permit as well 

e. Zoning Permit Application submitted by Bank First, N.A./Village Ordinance 13-1-173, (Plan 



05/18/2026 Plan Commission Meeting Minutes Pg. 4 

Commission approval required:  
i. Certificate of Compliance Required 13-1-175/Jerry Anderson/Zoning Adm.  

1. Louise Czaja Chairperson comments they will need to fill out a zoning permit as 
well 

2. Jerry Anderson Village Planner adds  a zoning permit application is required for 
New structure to be constructed. 

f. ACTION: Recommendation to Village Board/Village Ordinance 13-1-35 (d), Land Divisions & 
consolidations by Certified Survey.  

i. Annie Zambito makes a motion to recommend to the Village Board the Approval of the 
Certified  Survey Map request for Bank First subject to the conditions in the village 
planner and village engineers reports, and submission of Revised CSM with setbacks, 
present zoning, existing and proposed contours and location of soil boring tests.   

ii. Peg Hubertz seconds the motion, a roll call vote is taken 
iii. A roll call vote is taken: 

1. Louise Czaja: yes 
2. Peg Hubertz: yes 
3. Janet Krause: yes 
4. Larry Gums: yes 
5. Annie Zambito: yes 

a. All in favor, motion carried. To be added to next Village Board meeting 
6/8/26 

5. Site Plan/Operational Plan Application submitted by Kelsi Berka (dba-Josie Rose Coffee House) 
operate  a coffee shop w/additional offering within 1,350 sf of the existing 12,000 sf building housing 
Angelus Home & Garden at 325 Kenosha St, VES 00001, zoned B-3 Highway Business District: 

a. Cost Recovery Agreement  
i. Louise Czaja Chairperson comments there was not a cost recovery included. 

b. Shaun Mularkey Village Planner reviews his report; he asks if there will be use of outdoor 
space it should be included in the Plan of Operation, however, it would not require a Sidewalk 
Café Permit. 

c. Peg Hubertz asks where the customers would park 
i. Kelsie Kuehl responds yes, she plans to have up to 15 outdoor seats available. 
ii. Kelsie Kuehl responds customer parking would be shared with Angulus. 

d. ACTION: In accordance with 13-1-174, (Plan Commission approval required.)  
i. Peg Hubertz makes a motion to Approve Site Plan/Operational Plan for Jose Rose 

Coffee House subject to the addition of 15 outdoor seating spots, the conditions listed in 
the Village Planner Report and a cost recovery agreement. 

ii. Annie Zambito seconds the motion. A roll call vote is taken.  
1. Louise Czaja Chairperson: Yes 
2. Peg Hubertz: Yes 
3. Janet Krause: Yes 
4. Larry Gums: Yes 
5. Annie Zambito: Yes 

a. Motion carried Site Plan/Plan of Operation Approved.  
6. AD HOC Comprehensive Plan Review Committee: Steve Hovestol  

a. Louise Czaja Chairperson comments Steve Hovestol is no longer on Plan Commission, but still 
the Comprehensive Plan Review, and meeting was rescheduled. 

i. Peg Hubertz comments he does not think he is on that committee anymore  
1. Louise Czaja Chairperson comments she will speak with him. 

7. AD HOC Policies & Procedure Committee  
a. Louise Czaja Chairperson comments Mary Ann Kahl has resigned 

8. Highway #14 & 67 Reconstruction: Street Lighting & Lighting in Heyer Park  
a. Louise Czaja Chairperson comments Public Works asked for advice on this item. 

i. Annie Zambito responds at the last meeting the plan commission recommended Public 
Works handles the street lighting and lighting in Heyer Park 

1. Peg Hubertz agrees to discuss it at next Public Works meeting.  
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9. Items for next month’s meeting  
a. Jerry Anderson Village Building Zoning Follow Up 

10. ADJOURNMENT  
a. Annie Zambito makes a motion to adjourn; Louise Czaja Chairperson seconds the motion. 

Meeting is adjourned at 7:07 pm  
 
 

Respectfully submitted by Annie Zambito on 05/18/2026 
 
 
 


