
Village of Mukwonago
Notice of Meeting and Agenda

PLAN COMMISSION MEETING
Tuesday, September 9, 2025

Time: 6:30 pm
Place: Mukwonago Municipal Building, Board Room, 440 River Crest Ct
  
1. Call to Order
  
2. Roll Call
  
3. Election of Temporary Chairperson
  
4. Comments from the Public 

Please be advised, per Wisconsin Statute Sec. 19.84(2), information and comment will be received from
the public by the Plan Commission. The Public Comment Session is granted to the public at the start of
each Plan Commission meeting. The Public Comment Session shall last no longer than fifteen (15)
minutes and individual presentations are limited to three (3) minutes per speaker. However, these time
limits may be extended at the discretion of the Chief Presiding Officer. The Plan Commission may not
respond to or have any discussion on information received during the public comment session unless it is
placed upon the Agenda for a subsequent meeting. Public comments should be addressed to the Plan
Commission as a body. Presentations shall not deal in personalities personal attacks on members of the
Plan Commission, the applicant for any project or Village Employees. Comments shall not be used to
engage others in a debate in this forum. All comments, questions and concerns should be presented in a
respectful professional manner. Any questions to an individual member of the Plan Commission or Staff
will be deemed out of order by the Presiding Officer.

  
5. Approval of Minutes
   
 5.1 Discussion and possible approval of Planning Commission minutes from August

12,2025.
 20250812 PC Minutes Draft.docx
  
6. Public Hearings 

All persons interested in making comments about any of the public hearing items will be heard.  Formal
petitions and written comments regarding any of the public hearing items may be submitted tonight. 
During the public hearing(s), if you wish to be heard, the Plan Commission asks that you begin by stating
your name and address, speak for no more than three minutes and attempt to avoid duplication.  Each
person speaking at the public hearing must sign the Public Hearing Appearance sign-in sheet before
speaking.  The sign-in sheet is available on the table located at the back of the room.

   
 6.1 Public Hearing regarding Proposed Territory Subtraction and Project Plan

Amendment for TID No. 4
 Combined-Public-Notices-MUK TID 4 Amendment- 8.2025.docx
  
7. New Business 

Discussion and Possible Action on the Following Items
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3585690/20250812_PC_Minutes_Draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3583266/Combined-Public-Notices-MUK_TID_4_Amendment-_8.2025.pdf


 7.1 Discussion and possible recommendation to approve Resolution 2025-32 a
resolution designating the proposed territory subtraction and project plan
amendment for the Tax Incremental District #4, Village of Mukwonago, Wisconsin

 TID#4 Territory Subtraction Amendment #1 Muk. Public Hearing Version
 RESOLUTION 2025-32-TID #4 Territory Subtraction Amendment
   
 7.2 Discussion and possible approval for PC-Resolution 2025-19 for a Site Plan and

Architectural Review for Engineered Pump Manufacturing, LLC, Located at 445
McKenzie RD Parcel MUKV 1970-998-011

 Staff Report-20250903-Engineered Pump Manufacturing-SPAR
 PC RESOLUTION 2025-19 - Engineered Pump Manufacturing
   
 7.3 Discussion and possible recommendation for Village Board to approve  Resolution

2025-31 for a Certified Survey Map within Extraterritorial Plat Review for Parcels PA
1683-0000-02 and PBL 00009 in the Town of East Troy, Walworth County

 Staff Report-20250903-Cox CSM-ETZ
 RESOLUTION 2025-31 Cox CSM - ETZ
   
 7.4 Discussion on possible changes or clarifications to the Zoning Code regarding the

definition on multi-family residential. 
  
8. Adjournment
 
Membership:
 

Eric Brill, John Meiners, Karl Kettner, Tim Rutenbeck, Jason Wamser, Fred Winchowky, VACANT SEAT, and
Village Planner (Advisory)

 

 

It is possible that 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.  Please note, upon reasonable notice, efforts will be made to accommodate the needs of
individuals with disabilities through appropriate aids and services.  For additional information or to request this service, contact the
Municipal Clerk’s Office, (262) 363-6420.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3585466/TID_4_Territory_Subtraction_Amendment__1_Muk._Public_Hearing_Version_docx.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3585450/RESOLUTION_2025-32-TID__4_Territory_Subtraction_Amendment_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3584911/Staff_Report-20250903-Engineered_Pump_Manufacturing-SPAR.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3584912/PC_RESOLUTION_2025-19_-_Engineered_Pump_Manufacturing.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3583243/Staff_Report-20250903-Cox_CSM-ETZ.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3583244/RESOLUTION_2025-31_Cox_CSM_-_ETZ.pdf
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MINUTES OF THE PLAN COMMISSION MEETING 
Tuesday, August 12, 2025 
 
Time:  6:30pm 
Place: Mukwonago Municipal Building/Boar Room, 440 River Crest 

Court, Mukwonago, WI 53149 

Call to Order 
Meeting Called to order by President Winchowky at 6:30pm 

 
Roll Call 
Commissioners present:   

Fred Winchowky, Village President 
Eric Brill 
Karl Kettner 
John Meiners 
Jason Wamser 

Also present:    Diana Dykstra, Clerk/ Treasurer/ Administrator 
     Peter Gesch, Village Planner 
     Shay Zerfas, Deputy Clerk/ Treasurer 
Excused:    Tim Rutenbeck 
      
          
Comments from the Public  

No Comments 

Closed 6:31pm 
 

Approval of Minutes 
Meiners/Rutenbeck motion to approve minutes from July 8, 2025, regular meeting. 
Unanimously carried. 
 
New Business 
Discussion and possible approval of PC-Resolution 2025 -27 for an amended Site Plan 

and Architectural Review for Journey Salon, Located at the West/Southwest corner of 

CTH ES and Phantom Woods Rd, Parcel MUKV 2011 991 

  
Planner Gesch provided an overview of the proposed changes to the SPAR 

  

Meiners/Brill motioned approve PC-Resolution 2025-27 for an amended Site Plan and 
Architectural Review for Journey Salon, Located at the West/Southwest corner of CTH ES and 
Phantom Woods Rd, Parcel MUKV 2011 991 
Unanimously Carried.  

**** Amended numbering to PC-Resolution 2025-18 to correct a clerical recording error. 

 
Adjournment 
Meeting adjourned at 6:37pm 
 
 
Respectfully Submitted, 
Shay Zerfas 
Deputy Clerk/Treasurer 

3



NOTICE OF PUBLIC HEARING AND JOINT REVIEW BOARD MEETING 

REGARDING THE PROPOSED PROJECT PLAN 

FOR TAX INCREMENTAL DISTRICT (TID) NUMBER 4 

IN THE VILLAGE OF MUKWONAGO, WISCONSIN 

NOTICE IS HEREBY GIVEN, that the Village of Mukwonago will hold an organizational Joint 

Review Board (JRB) meeting on September 8, 2025, at 1:00 p.m.at the Mukwonago Municipal 

Building/Board Room, located at 440 River Crest Court, Mukwonago, WI 53149. The purpose of 

this meeting is for the JRB to review the proposed project plan for TID 4. The meeting is open to 

the public. 

NOTICE IS HEREBY GIVEN, that the Planning Commission, of the Village of Mukwonago, will 

hold a public hearing on September 9, 2025, at 6:30 p.m., at the Mukwonago Municipal 

Building/Board Room, 440 River Crest Court, Mukwonago, WI regarding the proposed project 

plan for TID 4 in the village. 

Village of Mukwonago TID 4 is generally located around CTH “ES”, River Crest Road, Bay View 

Road, and Mukwonago Drive located within the village's limits. 

The proposed amendment will remove parcel MUKV2009965003 known as the Pointe 

Apartments and add project plan amendment costs estimated at $1,500,000 consisting of multi-

use trail improvements and additional infrastructure improvements. 

Proposed public project improvements may include but are not limited to site grading, sanitary 

sewer system improvements, storm water management system improvements, electric service, 

gas service, communications infrastructure, street improvements, lighting, sidewalks, multi-use 

trail improvements, professional and organizational services, administrative costs, and finance 

costs. 

The proposed costs include projects within the TID boundary and within a one-half mile radius 

of the boundary of the district.   

At the public hearing, all persons will be afforded a reasonable opportunity to be heard 

concerning the proposed project plan. A copy of the TID 4 project plan is available for inspection 

and will be provided upon request. Arrangements for either inspection or receipt of a copy of the 

project plan may be made by contacting the village clerk, 440 River Crest Court, Mukwonago, 

WI; phone (262) 363-6420. 

Dated this 28th day of August 2025 

Lana Kropf 

WCMC Clerk/Treasurer 

Publication Date: September 2, 2025. 
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Territory Subtraction and Project 

Plan Amendment 

Tax Incremental District No. 4 

 in the 

VILLAGE OF MUKWONAGO, WISCONSIN 

 

 
 

September 9, 2025 
 

(Anticipated Actions) 
 

 

Organizational Joint Review Board Meeting Held September 8, 2025 

Plan Commission Public Hearing September 9, 2025 

Consideration by Planning Commission September 9, 2025 

Consideration by Village Board September 17, 2025 

Consideration by Joint Review Board September 22, 2025 

 
 

 

 

Prepared in Part by: 

 
Robert W. Baird & Co. 

Public Finance 
777 E. Wisconsin Ave. 

Milwaukee, WI 53202 
800.792.2473 
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Village of Mukwonago Officials 
 

Village Board 

Fred H Winchowky President 

Dale Porter Village Trustee 

Eric Brill Village Trustee 

Scott Reeves Village Trustee 

Darlene Johnson Village Trustee 

John Meiners Village Trustee 

Ken Johnson Village Trustee 

 

Village Staff 

Diana Dykstra Village Administrator 

Diana Doherty Finance Director 

Lana C Kropf Clerk/Treasurer 

 

Planning Commission 

Fred H Winchowky, President Eric Bill 

John Meiners Karl Kettner 

Mark Penzkover Jason Wamser 

Peter Gesch Tim Rutenbeck 

 

Joint Review Board 

Fred H Winchowky Village Representative 

Andrew Thelke Waukesha County 

Kristine Golz Waukesha County Technical College 

Joe Graczyk Phantom Lakes Management District 

Tom Karthhausser Mukwonago School District 

James Decker Village of Mukwonago, Public Member 
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Introduction and Description of Territory Amendment  

Tax Incremental District No. 4 (the “TID #4” or the “District”) was created by 

the Village under the authority provided by Wisconsin Statute Section 66.1105 

on August 15, 2017. The TID prior to and including this amendment is 
considered a “Mixed-Use District” based on the findings that no less than 50 

percent, by area, of the TID is suitable for a combination of commercial and 
residential uses. The amended TID boundary will keep the TID as a Mixed-Use 

District. 

If the territory subtraction amendment is approved the district will be 

amended on September 17, 2025, with an effective date of January 1, 2025.  

Wisconsin Statutes Section 66.1105(4)(h)2 allows a municipality to modify 
the TID boundaries no more than four times during the life of the TID.  This 

amendment is the first territory amendment in TID #4.  

This first territory subtraction amendment removes Parcel MUKV2009965003 
known as The Pointe Apartments. In accordance with Wisconsin Statute 

Section 66.1105(4)(h), to remove this territory within the TID #4 boundary a 

contiguous connection via parcels of land must be made to the existing TID 
#4 boundary. 

 
As proposed, the TID #4 territory subtraction amendment would keep the 

Village under the 12% TID value threshold using 2025 valuation numbers.  
 

This first territory subtraction and project plan amendment only addresses the 
elements or subject areas (required by Statute) that are affected by the 

territory subtraction and project plan amendment project additions.  All other 
subject areas remain unchanged and can be referenced in the original TID#4 

project plan.   
 

The Village confirms with the amendment that less than 35% of the district is 
land proposed for newly platted residential development adhering to the 

statue compliance requirement. 

 
The maps on page 6 show the district before this subtraction amendment and 

the map on page 7 shows upon the removal of territory TID # 4 will continue 
to be contiguous. The new territory boundary demonstrates that the entire 

District area remains contiguous. 
 

Page 8 of this project plan contains a detailed list of the parcel to be removed 
with this subtraction amendment. 
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The village anticipates additional public project cost expenditures related to 

the amendment of approximately $1,500,000 not including interest/financing 
costs during the TID’s 20-year expenditure period. Proposed public project 

improvements may include, but not limited to infrastructure, public 
infrastructure improvements, multi-use trail improvements, professional and 

organizational services, administrative costs, and finance costs.  
 

Exhibit A demonstrates revenues for TID #4 are generally trending toward 
meeting our expenditure commitments for projects within the TID boundaries. 

Although the final year of revenues for TID #4 remains several years off 
(2038), any additional property tax increment that can be captured by the TID 

would help to meet the expenditure commitments ahead of time and 
potentially help with additional redevelopment efforts within the TID. TID #4 

has a maximum statutory life of 20 years with final tax collection in 2038. The 

final year to incur TIF related expenditures is 2032.  Based on current cash 
flow projection, TID #4 is expected to close in 2037, the end of its maximum 

statutory extended life. 
   

The legal description in Exhibit C describes the full TID #4 territory updated 
for the amended area. 
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Maps of Territory Amendment and Existing Uses 

The map shows an outline of the TID before amendment. 

 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 

10



Village of Mukwonago 

TID #4 Territory Subtraction and Project Plan Amendment 

  
   

7 
 

Map of Amended TID#4 Current Boundary 
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Map of Amended TID#4 Current Boundary Existing Uses 
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Preliminary Parcel List and Analysis  

As of the 01/01/2025 parcel list. 
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Statement of Kind, Number and Location of Proposed 
Projects 
 

The village expects to implement the following public project improvements. 

Any costs including eligible administrative costs necessary or convenient to 

the creation of the district or directly or indirectly related to the public works 
and other projects are considered "project costs" and eligible to be paid with 

tax increment revenues of the TID.  
 

1. MULTI-USE TRAIL IMPROVEMENTS 
LOCATION: Within TID and half-mile radius  

 
 TOTAL: $500,000 

 
DESCRIPTION: Pedestrian trails and/or other recreation improvements are 

intended to be created to serve the multiple-family residential development, 
other areas within the district boundary and within the half mile radius.  

 

 
 

2. ADDITIONAL INFRASTRUCTURE IMPROVEMENTS 
LOCATION: Within TID and half-mile radius 

 
     TOTAL: $1,000,000 

  
DESCRIPTION: Additional funding for the improvements of new and existing 

streets, sidewalks, sanitary sewer including life stations, water, storm 
sewer/stormwater ponds, and other improvements within TID boundary and 

half mile radius. 
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Maps Showing Proposed Improvements and Uses 
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Detailed List of Project Costs 
 

1. MULTI-USE TRAIL IMPROVEMENTS $500,000 

2. ADDITIONAL INFRASTRUCTURE IMPROVEMENTS $1,000,000 

ESTIMATED TOTAL $1,500,000 

 

 
 

The project cost is based on current prices and preliminary estimates. The 
village reserves the right to increase this cost to reflect inflationary increases 

and other uncontrollable circumstances between the creation of the TID and 
the time of construction. The tax increment allocation is preliminary and is 

subject to adjustment based upon the implementation of the Plan. 

 
This Plan is not meant to be a budget nor an appropriation of funds for specific 

projects, but a framework within which to manage projects.  All costs included 
in the Plan are estimates based on the best information available. The village 

retains the right to delete or pursue future projects listed in the prior 
paragraph, and shown on the map, or change   the scope   and/or   timing   

of projects implemented as they are individually authorized by the Village 
Board, without amending the Plan. 

 
The Plan authorizes the expenditure of funds for project costs within a 1/2-

mile radius of the TID boundary. 
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Economic Feasibility 
 

The information and exhibits contained within this project plan demonstrate 

that the proposed TID is economically feasible insofar as: 

• The village has available to it the means to secure the necessary financing 

required to accomplish the projects contained within this Plan.  A listing of 

“Method of Financing and Timing of When Costs are to be Incurred” follows 
in Section 13. 
 

• The development anticipated to occur because of the implementation of 
this Plan will generate sufficient tax increments to pay for the cost of the 
projects.  This Plan identifies the following: 1) the development expected 
to occur, 2) a projection of tax increments to be collected resulting from 
that development and other economic growth within the TID, and 3) a 
cash flow model demonstrating that the projected tax increment 
collections and all other revenues available such as debt issuance will be 
sufficient to pay all Project Costs. 

 
To evaluate the economic feasibility of TID #4 it is necessary to project the 
amount of tax revenue that can be reasonably generated over the legal life 
of the TID. Included in Exhibit A is a proforma analysis of TID #4. The 
proforma analyzes expenses based on project plan costs of TID #4 against 
projected TID revenue. Tax revenue is conservatively estimated. Cash 
received from future TID #4 tax increments will be used to fund project costs 
and implementation of this Plan or indirect financing for the Projects to be 
undertaken. In 2038, the final year of revenue collection for the TID, it is 
projected to have repaid all expenditures and is left with a positive surplus 
balance.  

Method of Financing and Timing of When Costs are to be 
Incurred.  
 

The village plans to fund project costs with cash received from future TID #4 
tax increments to provide direct or indirect financing for the Projects to be 

undertaken.  The following is a list of the types of obligations the village may 
choose to utilize.  

 
General Obligation (G.O.) Bonds or Notes (BAN, NAN, TAN) 

The Village may issue G.O. Bonds or Notes to finance the cost of Projects 
included within this Plan.  Wisconsin Statutes limit the principal amount of 

G.O. and State Trust Fund Loan debt that a community may have outstanding 

at any point in time to an amount not greater than five percent of its total 
equalized value (including increment values). 
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Community Development Authority Lease Revenue Bonds: 
Pursuant to Section 66.1335 Wisconsin Statutes (i.e., the “Community 

Development Authority Law”) the Village may issue Community Development 
Authority Lease Revenue Bonds to finance projects included within this Plan. 

Lease Revenue Bonds are not the general obligations of the Village and 

therefore do not count against the Village’s borrowing capacity.  To the 
extent tax increments collected are insufficient to meet the annual debt 
service requirements of the revenue bonds, the village may be subject to 
either a permissive or mandatory requirement to appropriate on an annual 
basis a sum equal to the actual or projected shortfall. 
 

Tax Increment Revenue Bonds 
The Village has the authority to issue revenue bonds secured by the tax 

increments to be collected. These bonds may be issued directly by the 
Village or as a Lease Revenue Bond by a Community Development Authority 

(CDA). Tax Increment Revenue Bonds and Lease Revenue Bonds are not 
general obligations of the village and therefore do not count against the 

cities. borrowing capacity. To the extent tax increments collected are 

insufficient to meet the annual debt service requirements of the revenue 
bonds, the Village may be subject to either a permissive or mandatory 

requirement to appropriate on an annual basis a sum equal to the actual or 
projected shortfall. 

 
Utility Revenue Bonds 

The Village can issue revenue bonds to be repaid from revenues of the sewer 
and/or water systems, including revenues paid by the village that represent 

service of the system to the village. There is neither a statutory nor 
constitutional limitation on the amount of revenue bonds that can be issued, 

however, water rates are controlled by the Wisconsin Public Service 
Commission and the village must demonstrate to bond underwriters its 

ability to repay revenue debt with the assigned rates. To the extent the 
village utilizes utility revenues other than tax increments to repay a portion 

of the bonds, the village must reduce the total eligible Project Costs in an 

equal amount. 
 

Board of Commissioners of Public Lands State Trust Fund Loans 
The Village may issue State Trust Fund Loans to finance the cost of Projects 

included within this Plan.  Wisconsin Statutes limit the principal amount of 
State Trust Fund Loan and GO debt that a community may have outstanding 

at any point in time to an amount not greater than five percent of its total 
equalized value (including increment values). 

Bonds Issued to Developers (“Pay as You Go” Financing)   
The Village may issue a bond to one or more developers who provide 
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financing for projects included in this Plan.  Repayment of the amounts due 
to the developer under the bonds are limited to an agreed percentage of the 
available annual tax increments collected that result from the improvements 
made by the developer.  To the extent the tax increments collected are 
insufficient to make annual payments, or to repay the entire obligation over 
the life of the District, the Village’s obligation is limited to not more than the 
agreed percentage of the actual increments collected.  Bonds issued to 
developers in this fashion are not general obligations of the Village and 
therefore do not count against the Village’s borrowing capacity. 
 

Federal/State Loan and Grant Programs 

The State and Federal governments often sponsor grant and loan programs 
that municipalities may potentially use to supplement TID expenditures or 

provide financing for capital costs which positively impact the district. These 
programs include Wisconsin Community Development Block Grants, Rural 

Development Administration Community Facility Loan/Grants, Transportation 
Economic Assistance Grants, and Economic Development Administration 

Grants. These programs require local match funding to ensure State and 
Federal participation in the project. 

 

The actual amount of debt issuance will be determined by the village at its 

convenience and as dictated by the nature of the projects as they are 
implemented.  

 
Plan Implementation 

Projects identified will provide the necessary anticipated governmental 

services to the area, and appropriate inducements to encourage development 
of the area. The village anticipates making total amended additional project 

expenditures of approximately $1,500,000 plus financing/interest costs to 
undertake the projects listed in this Project Plan. The Expenditure Period of 

this District is 15 years from the date of adoption of the Creation Resolution 
by the Village Board. The projects to be undertaken pursuant to this Project 

Plan are expected to be financed primarily with tax increments. The village 
reserves the right to alter the implementation of this Plan to accomplish this 

objective. Interest rates projected are based on current market conditions. 
Municipal interest rates are subject to constantly changing market conditions. 

In addition, other factors such as the loss of tax-exempt status of municipal 
bonds or broadening the purpose of future tax-exempt bonds would affect 

market conditions. Actual interest expense will be determined once the 
methods of financing have been approved, and securities or other obligations 

are issued. 
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If financing as outlined in this Plan proves unworkable, the Village 

reserves the right to use alternate financing solutions for the projects 
as they are implemented. 

Equalized Valuation Test 
 

The following calculations demonstrate that the Village is in compliance with 

Wisconsin State Statute Section 66.1105(4) (gm)4. c. Wis. Stats., which 
requires that the equalized value of the taxable property in the proposed TID, 

plus the value increment of any existing Tax Incremental Districts, does not 
exceed 12% of the total equalized value of taxable property within the Village. 

With the amendment to TID #4, the value increment of all existing Tax 
Increment Districts will be approximately 9.5%. 

 

Valuation Test Compliance Calculation 

 
2025 Equalized Valuation (TID IN) $1,616,595,700 

Limit for 12% Test $193,991,484 

  
Increment Value of Existing TIDs $169,241,000 

Projected Increment Value Reduction $-15,179,200 
Total Value Subject to Test $154,061,800 

 
Compliance ($154,061,800< $193,991,484) 

 
Meets Requirement 

 

Village Attorney Opinion  

Exhibit B contains a signed opinion from the Village attorney advising whether 

the boundary amendment is complete and complies with Wisconsin Statute 

Section 66.1105(4)(h)(2). 
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EXHIBIT A - CASH FLOW PROFORMA ANALYSIS  
 

Current Status 
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EXHIBIT A - CASH FLOW PROFORMA ANALYSIS  
 

Current Status with Amendment 
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EXHIBIT B - VILLAGE ATTORNEY OPINION 
 

INSERT VILLAGE ATTORNEY OPINION 
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EXHIBIT C - ESTIMATED TAX INCREMENT BY TAXING ENTITY 
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EXHIBIT C- AMENDED TID #4 BOUNDARY LEGAL DESCRIPTION 

 
Being part of the Northeast one-quarter, and the Northwest one-quarter of 

Section 35, Town 5 North, Range 18 East, Village of Mukwonago, Waukesha 
County, Wisconsin bonded, and described as follows.  

  
Commencing at the Southeast corner of said Northeast one-quarter, thence 

Westerly along the South line of said Northeast one-quarter 517 feet more 
or less to the Westerly line of the Canadian National Railroad; thence 

Northerly along said Westerly line 533 feet more or less to the intersection 
of the Westerly line of the Canadian National Railroad, and the Northerly 

Line of Bay View Road, also being the Southeasterly corner of Lot 2 of 
Certified Survey May (C.S.M.) No. 9976, and The Point Of Beginning of the 

hereafter described lands; thence Westerly along the Northerly line of Bay 

View Road, 415 feet more or less to the Easterly line of Lot 1 C.S.M. 9976; 
thence Northerly along the easterly line of said Lot 1, of distance 194 feet 

more or less to the Northeasterly corner of said Lot 1; thence Westerly along 
the Northerly line of said Lot 1, a distance of 259 feet more or less to the 

Easterly line of Mukwonago Drive; thence Southerly along the Easterly line 
of Mukwonago Drive, 750 feet more or less to the intersection of the 

Easterly line of Mukwonago Drive and the Southerly line of the Northeast 
one-quarter of said Section 35; thence Westerly along said Southerly line, 

550 feet more or less to the Easterly line of lands designated by Tax Key 
Number (TKN) MUKV2009985; thence Northerly along the Easterly lines of 

lands designated by TKN’s MUKV2009985, MUKV2009984, MUKV2009982, a 
distance of 472 feet more or less to the Southerly line of Bay View Road; 

thence Northerly, 68 feet more or less to the intersection of the Northerly 
line of Bay View Road and the Easterly line of lands designated by TKN 

MUKV2009988; thence Northerly along said Easterly line, 103 feet more or 

less to the Southerly line of lands designated by TTKN MUKV2009968; 
thence Easterly along said line, 32 feet more or less to the Southeasterly 

corner or said lands; thence Northerly along the Easterly line of said lands, 
310 feet more or less to the Northeasterly corner of said lands; thence 

Westerly along the Northerly line of said lands, 467 feet more or less to the 
easterly line of County Road ES; thence Southerly along Easterly line, 181 

feet more or less to a Southerly line of lands designated by TKN 
MUKV2009968; thence Easterly along said lands, 189 feet more or less to a 

Westerly line of said lands; thence Southerly along said Westerly line, 125 
feet more or less to the Northerly line of lands designated by TKN 

MUKV2009988; thence Westerly along said Northerly line 63 feet more or 
less to the Westerly line of said lands; thence Southerly along the Westerly 

line of said lands, 103 feet more or less to the Northerly line of Bay View 
Road; thence Westerly along said Northerly line, 218 feet more or less to the 

intersection of the Northerly line of Bay View Road and the Easterly line of 
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County Road ES; thence Northwesterly, 124 feet more or less to the 

intersection of the Northerly line of Bay View Rod and the Westerly line of 
County Road ES; thence Westerly along the Northerly line of Bay View Road, 

350 feet more or less to the Easterly line of C.S.M. 6616; thence Northerly 
along said easterly line, 236 feet more or less to the Northeasterly corner of 

said C.S.M.; thence Westerly along the Northerly line of said C.S.M., 162 
feet more or less to the Southeasterly line of the Canadian National Railroad; 

thence Northeasterly along said Southeasterly line, 176 feet more or less to 
a point of curve; thence continuing along said Southeasterly line and said 

curve to the right, 111 feet more or less to the Southerly line of Lot 1 C.S.M. 
11953; thence Easterly, 182 feet more or less along said Southerly line to 

the Westerly line of Parcel 4 C.S.M. 1801; thence Northerly, 125 feet more 
or less along said Westerly line to the Northerly line of said Parcel A; thence 

Easterly, 250 feet more or less along said Northerly line to the Westerly line 

of County Road ES; thence Northerly, 161 feet more or less along said 
Westerly line to the intersection of the extension of the Southerly line of 

lands designated by TKN MUKV2009994; thence Easterly, 289 feet more or 
less along said Southerly line and its extension to the Easterly line of said 

lands; thence Northerly along said easterly line, 124 feet more or less to the 
Southerly line of Lot 11 of the subdivision plat of River Crest Center, thence 

Easterly along said Southerly line, 248 feet more or less to the easterly line 
of said Lot 11; thence Northerly along said Easterly line, 97 feet more or less 

to the Southerly line of Lot 9 of said subdivision plat; thence Easterly along 
said Southerly line, 14 feet more or less to the Southeasterly corner of said 

Lot 9; thence Easterly along the Southerly lines of Lots 8, 7, and 6 of said 
subdivision plat, 777 feet more or less to the Westerly line of the Canadian 

National Railroad; thence Southerly along said westerly line, 519 feet more 
or less; thence Westerly along said westerly line, 5 feet more or less; thence 

Southerly along said westerly line, 500 feet more or less to the Point Of 

Beginning. Containing 41.6 acres more or less of land.  
  

Tax Key Numbers included in this description:  
  

MUKV2009954002, MUKV2009954003, MUKV2009954004, 
MUKV2009958001,  

MUKV2009955, MUKV2009960, MUKV2009960001, MUKV2009961, 
MUKV2009964004, MUKV2009964001, MUKV2009964, MUKV2009956001, 

MUKV2009983, MUKV2009989001 
 

Note:  
 Any and all lands currently delineated as wetlands, as defined by Wis. Stat.  

§23.32 defining wetlands in Wisconsin, will not be included nor intended for 
any purposes of development within the district pursuant to Wis. Stat. 

§66.1105(2)(k).  
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DISCLAIMER TEXT 
 

Robert W. Baird & Co. Incorporated is providing this information to you for discussion 

purposes.  The materials do not contemplate or relate to a future issuance of municipal 

securities.  Baird is not recommending that you take any action, and this information is not 

intended to be regarded as “advice”’ within the meaning of Section 15B of the Securities 

Exchange Act of 1934 or the rules thereunder.  
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VILLAGE OF MUKWONAGO 

WAUKESHA COUNTY, WISCONSIN 

 

RESOLUTION NO. 2025-32 

 
A RESOLUTION DESIGNATING  

PROPOSED TERRITORY SUBTRACTION AND PROJECT PLAN 

AMENDMENT  

  FOR TAX INCREMENTAL DISTRICT NO. 4  

VILLAGE OF MUKWONAGO, WISCONSIN 

 

WHEREAS, the Village of Mukwonago has determined that Use of Tax Incremental 

Financing is required to promote development and redevelopment within the Village; and 

 

WHEREAS, Tax Incremental District No. 4 (the “District”) was created by the Village 

of Mukwonago (“the Village”) on August 15, 2017, as a mixed-use district, and  

 

WHEREAS, the district is recommended to be amended in 2025 by adoption of a 

territory subtraction and project plan amendment dated September 17, 2025, which 

removes parcel MUKV2009965003 known as The Pointe Apartments; and 

 

WHEREAS, the proposed amendment to modify the territory for the district was filed 

with the Village Administrator on August 27, 2025, and made available for inspection on 

weekdays between the hours of 8:00 a.m. and 5:00 p.m. Monday through Thursday and 

Fridays 8:00 a.m. to noon., and to any person requesting a copy thereof; and 

 

WHEREAS, a public hearing was held on September 9, 2025, in accordance with Wis. 

Stats. §66.1105(4)(a) and (e), in which interested parties were afforded a reasonable 

opportunity to express their views on the proposed territory subtraction amendment; and 

 

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent by 

email to the chief executive officers of Waukesha County, the Mukwonago School 

District, the Waukesha County Technical College, and any other entities having the 

power to levy taxes on property located within the district; and 

 

WHEREAS. Notice of such hearing was published by Class 1 publication in the 

Village’s official newspaper on September 2, 2025; and  

 

WHEREAS, a meeting pursuant to Wis. Stats. §66.1105(4m) of the Tax Increment 

District No. 4 Joint Review Board was held on September 8, 2025, within fourteen days 

after the publication of the notice of the above-referenced public hearing; and 

 

WHEREAS, at the above-referenced public hearing conducted in the Boardroom of the 

Mukwonago Village Hall on September 9, 2025 at 6:30 p.m., the Plan Commission heard 

all interested parties, their agents and attorneys, regarding proposed Territory Subtraction 

Amendment for the District and determined that the territory subtraction amendment as 

29



proposed is in conformity with the Village’s Comprehensive Plan and is in the best 

interests of the Village in order to foster economic development and mixed-use 

development and further would not otherwise occur without tax incremental financing in 

that part of the Village.  

 

NOW THEREFORE, BE IT RESOLVED by the Plan Commission of the Village of 

Mukwonago, Wisconsin, that: 

 

The Plan Commission recommends the boundaries for the district be amended as 

to those boundaries that are set forth in the Territory Subtraction Amendment 

proposed project plan, and to modify the boundary for the district, a copy of 

which is attached hereto and incorporated herein as if fully set forth. 

 

BE IT FURTHER RESOLVED THAT: 

 

The Plan Commission hereby adopts the Territory Subtraction Amendment for the 

District and the Proposed Project Plan, Village of Mukwonago, as prepared and 

presented by Robert W. Baird & Co. and Village staff; and further, such territory 

amendment and project plan is hereby submitted to the Village Board of the 

Village of Mukwonago in accordance with Wis. Stats. §66.1105(4)(f). 

 

Adopted by the Village Board of the Village of Mukwonago, Wisconsin, this 17th day of 

September, 2025. 

 

 

    APPROVED:        

 

 

By _______________________________________ 

Fred H Winchowky, Chairperson  

Plan Commission 

 

 

ATTEST 

 

____________________________ 

Lana Kropf, Clerk-Treasurer 

Village of Mukwonago 
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~Mukwonago, Village of > 12-10215 > 2025 > Engineered Pump Services > Staff Report-20250903-Engineered Pump Manufacturing-SPAR~ 

Your Infrastructure Ally ruekertmielke.com 

W233 N2080 Ridgeview Parkway, Waukesha, WI 53188-1020 262-542-5733 
 

 

 

PLAN COMMISSION STAFF REPORT 
 
TO:   Village of Mukwonago Plan Commission 
 
FROM:   Peter Gesch, P.E., Ruekert & Mielke, Inc. 
 
REPORT DATE: September 3, 2025 
 
MEETING DATE: September 9, 2025, 6:30 P.M. 
 
SUBJECT:  Engineered Pump Manufacturing – Site Plan & Architectural Review 
 

 

BASIC INFORMATION 

Project: Engineered Pump Manufacturing 

Applicant: Engineered Pump Manufacturing, LLC 

Consulting Engineer: N/A 

Consulting Architect: N/A 

Contractor PLM Paving & Concrete 

Request: Site Plan & Architectural Review for parking lot 
expansion 

Staff Recommendation: Approve with Conditions 

 
 

PARCEL DATA/CHARACTERISTICS 

Tax Key: MUKV1970998011 

Acreage: 2.005 Acres 

Current Use: Industrial 

Proposed Use: Industrial 

Reason for Request: Development of new Restaurant/Café Facility 

Land Use Classification: Industrial 

Zoning Classification: M-2 – Light Industrial District 

 
 
Project Summary & Overview 
 
Engineered Pump Manufacturing, LLC owns the property located at 445 McKenzie Road and has 
solicited a quote from PLM Paving & Concrete to repave their existing parking lot and is proposing to 
expand their existing parking lot to the south, by adding approximately 6,825 SF of new pavement.  
 
The proposed expansion meets all setback and greenspace requirements and does not trigger storm 
water management. There are only three parking stalls on the site right now but the code requires at least 
15 stalls for the size of the building. This is necessary for proper and orderly parking that does not impact 
emergency services. 
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~Mukwonago, Village of > 12-10215 > 2025 > Engineered Pump Services > Staff Report-20250903-Engineered Pump Manufacturing-SPAR~ 

Your Infrastructure Ally ruekertmielke.com 

 
 

Staff Review 
 
Engineering: Erosion control permit will be required and the Contractor shall install silt 

sock, at a minimum, around the excavation area.  
 
Public Works No comments at this time. 
 
Utilities No comments at this time. 
 
Police    No comments at this time. 
 
Fire:  No comments at this time. 
 
Building Inspection: No comments at this time.  
 
Planning: 

- Parking lot expansion shall not impact existing landscaping. If trees 
are impacted, they will need to be replaced. 

- Minimum setback and greenspace requirements are all met.  
- Code requires 2 parking spaces per 1,000SF of 

manufacturing/warehouse space. Applicant will be required to stripe 
15 parking stalls adjacent to their building as part of the repaving 
project, one of which needs to be ADA. 

 
Recommended Action 
Staff Recommends the Planning Commission Approve a resolution for the Site Plan and Architectural 
Review, as set forth in the attached resolution. 
 
 
Attachments 
 

1. Application and Paving Plan 
2. SPAR Resolution 
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VILLAGE OF MUKWONAGO 
WAUKESHA AND WALWORTH COUNTIES 

 
 

PC RESOLUTION NO. 2025-19 
 
 

A RESOLUTION FOR A SITE PLAN AND ARCHITECTURAL REVIEW FOR ENGINEERED 
PUMP MANUFACTURING, LLC, LOCATED AT 445 MCKENZIE ROAD, PARCEL 

MUKV1970998011 
 
 

WHEREAS, pursuant to Section 100-601 of the Zoning Code, an application for a site plan and 
architectural review has been filed for the approval of a parking lot expansion for Engineered 
Pump Manufacturing, LLC, which application was filed in the office of the Village Clerk, Village 
of Mukwonago, Wisconsin, and 
 
WHEREAS, the application has been submitted by Engineered Pump Manufacturing, LLC as 
the authorized agent, and 
 
WHEREAS, the use is permitted in the M-2 Light Industrial District in which the subject property 
is located, and 
 
WHEREAS, the parking lot expansion meets all setbacks and greenspace requirements, and 
 
WHEREAS, the proposed layout and design substantially conform to the requirements and 
intent of the applicable Zoning Code sections. 
 
NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the Village of Mukwonago, 
Wisconsin hereby approves the site plan and architectural review for Engineered Pump 
Manufacturing, LLC, based upon the plans submitted to the Village. 
 
NOW, THEREFORE, BE IT FURTHER RESOLVED the site plan and architectural review 
approval shall be subject to the following conditions: 
 

1. The applicant is required to stripe 15 parking stalls adjacent to the building, one of which 
needs to be ADA compliant. 

2. The applicant shall install, at a minimum, silt sock around the perimeter of the excavation 
for the new parking lot. 

3. Prior to any land disturbing activity, the applicant must submit a revised drawing showing 
the proposed parking stalls and erosion control measures. 

4. Prior to any land-disturbing activity, the Village shall be made aware of the schedule for 
improvements so site compliance checks can be appropriately made.  

5. The applicant must obtain all required land disturbance permits and begin construction 
within nine months of this date and continue in good faith to completion.  

6. The Applicant shall establish an escrow in the value of $5,000 prior to the start of 
construction OR receive approval from the Deputy Clerk for direct billing reimbursement. 

7. All work related to this project must comply with all project plans approved by the Village.  
8. The applicant shall comply with all parts of the Municipal Code as it relates to this 

project. 
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9. Existing landscaping shall be maintained and any damaged landscaping as a result of 
the parking lot expansion shall be replaced in-kind. 

10. If the approved plans need to be revised to address any of the conditions of approval or 
to conform to Building and Fire Safety Codes, the Zoning Administrator and the Building 
Inspectors are authorized to approve minor modifications so long as the overall project 
elements remain unchanged. If they determine that the revision is substantial, the plans 
must be submitted to the Plan Commission for review and approval.  

11. Any future modification to the site such as modification of parking, lighting, grading, 
signage, fences, etc. may require Site Plan and Architectural Review. 

 
 
Passed and adopted by the Village of Mukwonago Plan Commission this 9th day of September, 
2025. 
 
      VILLAGE OF MUKWONAGO 
 
 
 
     By: __________________________________ 
      Fred Winchowky, Village President 
 
      
 
 
     Attest: __________________________________ 
      Shay Zerfas, Deputy Clerk-Treasurer 
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~Mukwonago, Village of > 12-10215 > Cox CSM - TET > Staff Report-20250903-Cox CSM-ETZ~ 

Your Infrastructure Ally ruekertmielke.com 

W233 N2080 Ridgeview Parkway, Waukesha, WI 53188-1020 262-542-5733 
 

 

PLAN COMMISSION STAFF REPORT 
 
TO:   Village of Mukwonago Plan Commission 
 
FROM:   Peter Gesch, P.E., Ruekert & Mielke, Inc. 
 
REPORT DATE: September 3, 2025 
 
MEETING DATE: September 9, 2025, 6:30 P.M. 
 
SUBJECT: Extraterritorial Review – Certified Survey Map – N9376 E Shore Drive and N9328 

E Shore Drive, Town of East Troy – Parcel #’s PA168300002 and PBL00009 

 

BASIC INFORMATION 

Project: Extraterritorial Zoning Review - CSM 

Applicant: Jim Cox 

Tax Keys: PA168300002 and PBL00009 

Consulting Surveyor: Farris, Hansen & Associates, Inc. 

Request: Approve ETZ Review and Sign CSM 

Staff Recommendation: Approve and Sign 

 
Project Summary & Overview 
The subject parcel lies within 1.5 Miles of the Village’s Corporate Boundary and is therefore within the 
Village’s extraterritorial review boundary. The applicant is seeking approval of the CSM for their parcel 
and an adjoining parcel to carve out a new lot and adjust a lot line. Walworth County and the Town of 
East Troy are still reviewing. Staff have reviewed the revised CSM and coordinated with the Surveyor to 
address most comments. The only remaining comment we have is that the CSM needs to list Walworth 
County as an approving agency. 
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~Mukwonago, Village of > 12-10215 > Cox CSM - TET > Staff Report-20250903-Cox CSM-ETZ~ 

Your Infrastructure Ally ruekertmielke.com 

 
 

Any comments forthcoming from the Town of East Troy or Walworth County should be addressed prior to 
the Village signing the document, however, based on our review, we do not believe comments, if any, will 
require substantial change to the document before the Plan Commission. 
 
Recommended Action 
 
Recommend to the Village Board to Approve CSM as submitted and set forth in the attached resolution 
and authorize the Village President and Village Clerk to sign. The approval is contingent on the approval 
by the Town of East Troy and Walworth County. The Village will sign the document after the other entities 
have approved the CSM. 
 
 
Attachments 
 

1. Certified Survey Map 
2. Resolution 
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VILLAGE OF MUKWONAGO 
WAUKESHA AND WALWORTH COUNTIES 

 
 

RESOLUTION NO. 2025-31 
 
 

RESOLUTION APPROVING A CERTIFIED SURVEY MAP FOR PARCELS PA168300002 AND 
PBL00009 IN THE TOWN OF EAST TROY, WALWORTH COUNTY 

 
 

WHEREAS, Jim Cox, owner of the property at N9328 E Shore Drive, Town of East Troy has 
submitted a certified survey map to the Village for review; and 
 
WHEREAS, the property is located in the Village’s extraterritorial review area and is therefore 
subject to review by the Village; and 
 
WHEREAS, the Village Plan Commission reviewed the petitioner’s request at their meeting on 
September 9, 2025, and recommended approval of the same as set forth in this resolution. 
 
NOW, THEREFORE, BE IT RESOLVED, the Village Board of the Village of Mukwonago 
approves the proposed certified survey map as submitted and the Village President is 
authorized to sign the submitted certified survey map after approval by the Town of East Troy 
and Walworth County.  
 
Passed and adopted by the Village of Mukwonago Village Board this 17th day of September, 
2025. 
 
      VILLAGE OF MUKWONAGO 
 
 
 
     By: __________________________________ 
      Fred Winchowky, Village President 
 
      
 
 
     Attest: __________________________________ 
      Lana Kropf, Village Clerk 
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