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Document Number 

DECLARATION OF RESTRICTIONS 
Document Title 

 

NOW, THEREFORE, Declarant for itself and on behalf of its 

successors, heirs, assigns, and transferees, including, without limitation, 

any owners and/or users of the Property does hereby declare and agree 

that the Property shall be hereinafter subject to the restrictions, 

covenants, obligations and agreements set forth in this Declaration 

which shall run with the Property and shall be binding upon Declarant 

and its successors, heirs, assigns, and transferees, including, without 

limitation, any owners and/or users of the Property. 

 

1. A storm sewer pipe has been identified by the Wisconsin 

Department of Transportation as running underneath, and 

through, the Property within the “Public Storm Water 

Drainage and Public Storm Water Facilities Access 

Easement” identified in Certified Survey Map No. 9011 

recorded with the Waukesha County Register of Deeds (the 

"Easement").  

2. Declarant has requested that the Village of Sussex approve a conditional use permit 

to permit development of the Property that includes improvements within and over 

the Easement.   

3. As a condition of the Village of Sussex, Wisconsin’s approval of Declarant’s 

proposed improvements within and over the Easement, the Village of Sussex, 

Wisconsin has directed that Declarant acknowledge by means of the recording of this 

instrument that the Village of Sussex: (a) is not the owner of the stormwater facilities 

located within the aforesaid Easement; (b) has no duty to maintain the pipe that will 

be located under Declarant’s proposed improvements or any other storm water 

facilities located on the Property; (c) whether by its approval of any conditional use 

permit or other permit(s) arising out of or related to Declarant’s proposed 

improvements to the Property, does not endorse the construction improvements 

within the Easement; and (d) that Declarant assumes responsibilities for all costs and 

expenses arising out or related to repair or maintenance to the storm water facilities 

within the Easement.  

4. Declarant, while it is the owner of the Property, and thereafter any successor in 

interest to the Property, shall be responsible for the costs and expenses for the repair 

and maintenance of the storm sewer pipe to the extent caused by Declarant or owner’s 

construction or operations on the Property. Notwithstanding the foregoing, nothing 

herein shall prevent or preclude the Declarant, or its successors in interest to the 

Property, from seeking recoupment or contribution from any other party that is an 

owner of the storm sewer pipe, or legally responsible for maintenance or repair of the 

storm sewer pipe provided, however, that no person or party shall be entitled to 

reimbursement or contribution from the Village of Sussex, Wisconsin. 

 

 

 

 

 

 

 

 

 

 

 
Recording Area 

Name and Return Address: 

 
 
 

 

Tax Identification Number: 
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5. Declarant acknowledges that the costs and expenses for any future maintenance or 

repairs not encompassed by Section 4, above, and the costs and expenses for any 

future movement, reconfiguration, reconstruction, or replacement of any storm water 

facility or facilities within the Easement shall be determined between the Declarant, 

or the then-current Owner of the Property and the Wisconsin Department of 

Transportation and/or any other person or party having an interest in such storm 

water facility or facilities.  

6. This Declaration of Restrictions shall not be released or amended absent the written approval 

of the Village of Sussex that is recorded in the office of the Waukesha County Register of 

Deeds. 

Declarant (together with its successors and assigns), and the Village of Sussex shall be entitled 

to enforce this Declaration of Restrictions. 

 
Signed    , 20____: DECLARANT: 

Lake Country Dev 2 LLC, a Wisconsin 

limited liability Company 

 
 

By: ______  

Davinder Toor, 

Managing Member 

 
STATE OF WISCONSIN  ) 

     ) ss. 

COUNTY OF WAUKESHA  ) 

 

Personally came before me on this _____ day of ________________, 20____, the above-named 

Davinder Toor executed the foregoing instrument and acknowledged the same. 

 

 

________________________________ 

NOTARY PUBLIC, STATE OF WI 

Print Name: ______________________ 

My Commission Expires: ________ 
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The Plan Commission may add additional conditions for the Petitioner to meet in the 

Conditional Use. The shaded areas (if any) reflect items in the code that are unlikely to be 

meritorious to the application or are administrative in nature. 
 

The Conditional Use Standards: 

 

17.0502 APPLICATION. Applications for conditional use permits shall be made to the Village on 

forms furnished by the Village and shall include Sections A, E, F and G. and may include any or 

all of Sections B, C, and D. as determined by the Administrator:  

 

A. Names and addresses of the applicant, owner of the site, or other appropriate entities or persons 

implementing the project as required by the Administrator.  

 

B. Description of the subject site by lot, block and recorded subdivision or by metes and bounds; 

address of the subject site; type of structure; proposed operation or use of the structure or site; 

number of employees; and the zoning district within which the subject site is located. For floodland 

conditional uses, such description shall also include information that is necessary for the Plan 

Commission to determine whether the proposed development will hamper flood flows, impair 

floodplain storage capacity, or cause danger to human or animal life. This additional information 

may include plans, certified by a registered professional engineer or land survey or, showing 

elevations or contours of the ground; fill or storage elevations; first floor elevations of structures; 

size, location and spatial arrangement of all existing and proposed structures on the site; location 

and elevation of streets, water supply, and sanitary facilities; photographs showing existing land 

uses and vegetation upstream and downstream; soil types; and other pertinent information.  

 

C. A topographic map, drawn to a scale of not less than 200' to 1" showing the land in question, its 

legal description and location; location and use of existing buildings; sanitary systems and private 

water supplies on such land; the high water elevation of any navigable water within 100' of the land 

in question; and the proposed location and use of any buildings, sanitary systems and wells on such 

land and within 100' of such land in question.  

 

D. Additional information as may be required by the Plan Commission or Administrator.   {This 

may come out during the Public Hearing.} 

 

E. A fee, as may be established and periodically modified by resolution of the Village Board, shall 

accompany each application. Such fee shall be paid by cash, check or money order to the Village. 

Costs incurred by the Village in obtaining legal, planning, engineering and other technical and 

professional advice in connection with the review of the conditional use and preparation of 

conditions to be imposed shall be charged to the applicant.  

 

F. Where necessary to comply with certain Wisconsin Statutes, an application will be submitted at 

the appropriate time to the Department of Natural Resources. The site plan and plan of operation 

information sheet and plan of operation approval form furnished by the Village shall be submitted 

prior to scheduling before the Plan Commission.  

 

17.0503 REVIEW AND APPROVAL. The Plan Commission shall review the site, existing and 

proposed structures, architectural plans, neighboring uses, parking areas, driveway locations, 

highway access, traffic generation and circulation, drainage, sewerage and water systems, and the 

proposed operation.  

 



 

A. Upon receipt of the application, foregoing data and fees, the Plan Commission shall establish a 

date for a public hearing and shall public notice of the hearing once each week for two consecutive 

weeks in the official newspaper. Notice of the public hearing shall be given to the owners of all 

lands within 200' of any part of the land included in such conditional use by mail at least 10 days 

before such public hearing. A copy of the notice of public hearing along with pertinent information 

relative to the specific nature of the matter (copy of application and map) shall be transmitted 

without delay to the Plan Commission. Compliance with this subparagraph shall not be a condition 

precedent to proper legal notice and no hearing or action taken thereon shall be deemed invalid or 

illegal because of any failure to mail the notices provided for in this subparagraph.  

 

B. The procedure for public hearing before the Plan Commission shall be as follows: 1. Any person 

may appear in person, by agent, or attorney. 2. The Plan Commission shall afford the applicant and 

each interested person opportunity to present evidence to rebut or offer countervailing evidence. 3. 

The Plan Commission shall take minutes of the proceedings and shall mark and preserve all 

exhibits. The Plan Commission shall, when requested by an applicant or a petitioner objecting to 

the action, cause the proceedings to be taken by a stenographer or by a recording device provided 

that the applicant or the petitioner objecting making the request pays any and all costs for the 

stenographer or recording device and any copies of the proceedings. If requested by both the 

applicant and the petitioner the costs shall be split evenly unless otherwise agreed to by the parties.  

 

C. Within 95 days of the completion of the hearing conducted by the Plan Commission, the Plan 

Commission shall render its written determination stating the reasons therefore. If additional time 

is necessary beyond the 95 days referred to above, such time may be extended with the consent of 

the petitioner. Failure of the Plan Commission to render a decision as set forth shall constitute 

approval of the permit. The factual basis of any decision shall be solely the evidence presented at 

the hearing. The Village Clerk shall mail a copy of the determination to the applicant.  

 

D. Conditions such as landscaping, architectural design, type of construction, flood proofing, 

anchoring of structures, construction commencement and completion dates, sureties, lighting, 

fencing, planting screens, operational control, hours of operation, improved traffic circulation, deed 

restrictions, highway access restrictions, increased yards, or parking requirements may be required 

by the Plan Commission upon its finding that these are necessary to fulfill the purpose and intent 

of this ordinance.  

 

E. Compliance with all other provisions of this ordinance, such as lot width and area, yards, height, 

parking, loading, traffic, and highway access shall be required of all conditional uses unless 

otherwise authorized to be modified by a conditional use. Variances shall only be granted as 

provided in Section 17.1200 of this ordinance.  

 

F. Changes in use subsequent to the initial issuance of a conditional use permit shall result in a need 

to change the initial conditions and shall require an amendment to the conditional use permit. 

Enlargement of a conditional use shall not be considered an amendment. If any holder of a 

conditional use permit wishes to extend or alter the terms of such permit, the permit holder must 

apply for an amendment to the conditional use permit through the procedure of application for 

conditional use permits detailed herein. The process for amending a permit shall generally follow 

the procedures for granting a permit as set forth in Sections 17.0501, 17.0502 and 17.0503, and 

shall require the filing of an application and a hearing as provided above. 

  

 

The Zoning District Standards Section 17.0418 B-3 Highway Business District 

 



 

17.0418 B-3 HIGHWAY BUSINESS DISTRICT 

The B-3 Business District is intended to provide for the orderly and attractive grouping at appropriate 

locations along principal highway routes of those businesses and customer services which are logically 

related to and dependent upon highway traffic or which are specifically designed to serve the needs of such 

traffic. 

 

A. Permitted Uses 

  1. Accommodations and Food Service 

(a) Hotels and motels 

(b) Bed and breakfast establishments 

(c) Restaurants, snack stands, and mobile food services. For a drivethrough the Plan 

Commission must find that the vehicle stacking and noise from its operation will not 

impact surrounding properties or any public roadway. 

   (d) Bars 

   (e) Food service contractors and caterers 

  2. Arts, Entertainment, and Recreation Services 

   (a) Promoter, agent, artists offices/studio 

(b) Theater companies and dinner theaters, dance, musical groups, and performing arts 

companies. 

3. Educational, Health Services, and Social Services 

   (a) Fine arts and language schools and studios 

   (b) Sports and recreation instruction 

   (c) Automobile driving school 

   (d) General medical services 

   (e) Vocational rehabilitation services 

   (f) Religious facilities 

   (g) Business, secretarial, computer, training exam, cosmetology, barber and prep schools. 

(h) Commercial day care centers provided that any outside play area is surrounded by a 

security fence; that no day care center is located within 300 feet of a gasoline service 

station, underground gasoline storage tanks, or any other storage of explosive 

material; that no day care center shall be located in an area where air pollution caused 

by smoke, dust, gases, or other particulate matter would endanger children; that no day 

care center shall be located in an area where noise would be so loud, shrill, or have an 

impulse to endanger children; that traffic be managed in a manner to minimize danger 

to children; and provided that adequate parking and circulation be provided on the day 

care facility site in accordance with the standards set forth in Section 

7.0603(K)(6)(h)(3) of this Ordinance. 

4. Finance, Insurance, Real Estate, and Leasing 

(a) Financial service institutions, for a drive-through the Plan Commission must find that 

the vehicle stacking and noise from its operation will not impact surrounding 

properties. 

(b) Financial investment, insurance offices, and similar financial products 

(d) Real estate, appraisers, developer offices, and offices of lessors for residential and 

non-residential properties, excluding lessors of mini-warehouses/self-storage 

   (e) Office equipment rental and leasing 

   (f) Rental Centers 

  5. General Services 

(a) Repair and maintenance of consumer electronics, home and garden equipment, 

appliance, furniture/reupholsters, footwear and leather goods 

   (b) Barber, beauty, nail salons, spa treatment services 

   (c) Personal care and weight loss services 



 

(d) Funeral home and funeral services 

   (e) Coin operated laundries and drycleaners 

(f) Dry cleaning and Laundry Services (non-industrial) 

(g) Photo finishing laboratories 

(h) General business offices 

   (i) Travel and visitor services 

(j) General Construction trade services (carpenters, electricians, flooring services, lawn 

and landscaping services, lighting services, masonry services, painting services, 

plastering services, plumbing and heating contractors, roofing services, sheet metal 

services, welding services, and building showrooms)  

(k) Animal Boarding in the B-3 district provided that the animals are domestic pets 

including (dogs, cats, hamsters or similar pet rodents, pet fish, reptiles and pet birds). 

In no way shall the operation be allowed to board wild animals or any pets not 

included in the list above. The boarding shall be for limited periods of time with no 

animal allowed to be continually boarded for longer than 3 weeks in row. No boarding 

facility may sell, trade, or in any other way exchange animals. The Plan Commission 

when determining the appropriateness of the site for animal boarding shall take into 

account the available space for outside animal activity and the impact the noise of 

such a facility will have on adjacent properties. An animal boarding operation shall be 

at least 1,000 feet from a residential zoned property, measured from the closest point 

where any boarded animal may be located to the closest residential zoning district 

property line.  

 

The Plan Commission recognizes that customer’s demands of animal boarding 

services and the culture related to taking care of pets is regularly evolving. These 

changes make it improbable to list all of the accessory uses of an animal boarding 

operation in the Code; therefore, the Plan Commission may consider accessory uses to 

the animal boarding operation such as, but not limited to; animal grooming, animal 

physical rehab, animal photography studios, retail sales of animal related products, if 

the Plan Commission finds the following: 

1) The accessory use is consistent with the intent of the zoning district. 

2) The accessory use is clearly established by the petitioner to be interrelated to 

and an accessory use of the principal animal boarding operation. 

3) The site and or building are appropriately designed and located, or will be 

made so, to accommodate the accessory use and any impacts thereof. 

  6. Information Services 

   (a) Radio/TV/Cable network, stations, news syndicates, excluding towers and dishes. 

   (b) Telecommunications services 

(c) Motion picture and video production 

(d) Newspaper, printers, paper and software publishers, recording studio record 

production, telecommunications services and data processing. 

   (e) Libraries and archives. 

  7. Professional, Technical, Scientific, and Administrative Services 

   (a) Legal, notaries, and title services 

   (b) Accountants, tax preparation, payroll, and other accounting services 

(c) Architects, landscape architects, engineering, surveying services 

   (d) Interior, industrial, graphic, and fashion design services 

   (e) Private investigators, locksmiths, security, and armored car services 

   (f) Janitorial services 

   (g) Pest control services 

   (h) Packaging and labeling service 











 

H. Buildings and uses shall provide adequate parking and loading areas. No loading dock or 

overhead door shall face upon a street right-of-way unless a determination is made by the Plan 

Commission to allow the same, as described herein.  

1. The Plan Commission shall not allow the same unless the Plan Commission first finds either 

a or b: (a) That the loading dock or overhead door is set back at least 75 feet from the street 

right-of-way and adequate vehicle turnaround areas have been provided on the lot, such that no 

maneuvering of vehicles will take place within the street right-ofway in order to access the 

loading dock or overhead door. (b) That the building is on a lot within the M-1 Industrial District 

and the building has a previously approved loading dock facing the street.  

 

2. If the Plan Commission finds (1) (a) or (1) (b), above, then the Plan Commission may allow 

the loading dock or overhead door to face the street right-of-way upon consideration of the 

following additional factors, without limitation by reason of enumeration: 17.1000 (a) Whether 

the loading dock or overhead door is set back sufficiently from the street right-of-way to 

adequately limit the adverse visual impact of the loading dock or overhead door; (b) Whether 

the number of loading docks or overhead doors that are proposed to face the street right-of-way, 

due to their number, would create an adverse visual impact; (c) Whether the natural terrain and 

other existing features of the lot may affect the visual impact of the loading dock or overhead 

door; and (d) Whether the loading dock or overhead door will be appropriately screened with 

landscape berms or other landscaping. 

 

Any other standards from Chapter 17 that may be relevant. 
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Introduction

Background of the express car wash
The express car wash is a modern car cleaning facility that provides customers with a quick and
efficient way to wash their cars. The facility is designed to cater to busy customers who value
their time and want to have their cars cleaned quickly and conveniently. Express car washes
typically use automated systems to clean cars, and they are capable of processing relatively
large volumes of cars per hour when compared to in-bay automatics, the type of car wash
commonly found at gas stations.

The express car wash concept has been gaining popularity in recent years due to its
convenience, affordability, and speed. Customers can typically get their cars washed and dried
within a few minutes, which makes it an attractive option for those with busy schedules.

The proposed express car wash will be located near roadways with significant traffic volumes,
making it easily accessible to a large number of potential customers. The site will be situated on
a parcel with ample space for car queuing, parking, and maneuvering. The facility will include
one car wash bay, vacuum stations, and payment kiosks.

As part of the traffic impact study, we will evaluate the potential effects of the proposed express
car wash on the surrounding roadways, including traffic volumes, parking, and pedestrian or
bicycle traffic.

Purpose of the impact study
The purpose of this impact study is to evaluate the potential impacts of the proposed express
car wash on the surrounding roadways, environment, and community. The study will examine
the potential effects of the car wash on surrounding roadways, pedestrians and bicyclists, and
parking, as well as other non-traffic related considerations.

The results of the impact study will be used to inform decision-making and to ensure that the
proposed express car wash is designed and operated in a way that minimizes its potential
impacts on its surroundings.



Site Information

Hours of operation
The planned hours of operation for the car wash business are 7am to 8pm daily. At discretion,
and based on business generation, the car wash may close early on certain days, such as
Sunday, or may not open at all on certain days, such as holidays.

Location of the subject parcel
The proposed location of the car wash is a vacant lot next door in the Pick N’ Save grocery
store anchored development, next door to Waukesha State Bank, which is located at
W249N6688 WI-164, Sussex, WI 53089, in the municipality of the Village of Sussex.

Figure 1: Subject parcel indicated by the black arrow



The legal description of the parcel is as follows:
LOT 3 CSM #10188 VOL 96/73 REC AS DOC #3377422 PT SW1/4 SEC 22 T8N R19E
The property is situated near the intersection of State Trunk Highway 164 (WI-164), a Wisconsin
state highway running from Slinger to Waterford, and Silver Spring Dr, which become Main
Street as it runs through Sussex to the east.

Surrounding land uses
The subject parcel is zoned B-3 - Highway Business. The neighboring Pick ‘N Save outlots are
also zone B-3, while the grocery store itself and the remaining land around the intersection is
zoned B-2 - Regional Business.

To the north, outside of the Pick ‘N Save anchored development is an Rm-1 - Multifamily
Residential zoning district where Stonegate Apartments are located. The Bugline Trail is an
existing feature that acts as a barrier between the apartments and the proposed development
parcel.

Figure 2: Map of zoning districts



Figure 3: Parcel is separated from neighboring zoning districts

Figure 4: Waukesha State Bank

W249N6688 WI-164, Sussex, WI 53089
A 2.039 acre parcel used as a bank office with three drive-through lanes



Figure 5: Culvers

W249N6620 WI-164, Sussex, WI 53089
A 1.344 acre parcel used as a restaurant with a drive-through.



Figure 6: Pick N’ Save Grocery Store

N65W24838 Main St, Sussex, WI 53089
A 15.833 acre site with a Pick N’ Save (Metro Market) grocery store and an attached multi-unit
strip center, along with a substantial parking field.



Figure 7: Flex Office / Warehouse Building

W250N6741 WI-164, Sussex, WI 53089
Located across WI164 to the west of the subject site, the 4.4 acre site is used for various businesses.

Figure 8: Color Ink

W250N6681 WI-164, Sussex, WI 53089
The site is a light manufacturing type of building that houses a commercial printing business.



Access points and roadways

Figure 9: Paths that vehicles can follow to access the subject parcel.

There are two directions of access to the subject parcel. First, traffic can enter from WI-164.
This traffic will enter at the northernmost access to the development and continue left into the
parcel. Both NB and SB traffic have dedicated turn lanes to access the development at this
point.



Figure 10: Dedicated right turn lane for NB traffic on WI164

Figure 11: Dedicated left turn lane for SB traffic on WI164

Alternatively, vehicles may also access the subject parcel by traveling through the Pick ‘N Save
anchored development. This means of access is less convenient and more time-consuming for
traffic coming directly to the subject parcel. It is anticipated that only customers patronizing the
other businesses in the development before coming to the subject parcel would access in this
manner.

Given that the bulk of traffic will be coming in directly from WI164, it is important to assess the
impact of the traffic on that roadway. In 2002, when the access point north of Waukesha State
bank was added and connected to WI164, WisDOT installed the two dedicated turn lanes. The
NB right turn lane is ≈300’ long and the SB left turn lane is ≈220’ long. Given the large turn
lanes available, and the access to the parcel will be set back to the east on the access road



≈200’ from WI164, there is ample space available to ensure that accessing motorists are clear
from the lanes of traffic and will not impact flowing traffic on WI164.

Traffic Analysis

Traffic volume data collection
Various methods are employed in the general collection of traffic volume data. This study relies
on three key data sources. The first is data obtained from Inrix, one of the world’s leading traffic
data providers. The second is data from Placer AI, a world-class mobile analytics platform that
offers full market intelligence including traffic and trip information by collecting and analyzing
mobile phone GPS data. The third method employed is traditional, in-person traffic counting.
This method allows for the analysis of driver habits and unique conditions of the subject
property.

Trip generation and distribution analysis

Trip Generation
The trip generation analysis estimates the number of vehicle trips generated by the proposed
express car wash. This estimate is used to evaluate the potential impacts of the express car
wash on the surrounding roadways.

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 10th edition, provides
trip generation rates for various land uses. According to the manual, an express car wash
generates an average of 500 daily trips per bay. The proposed car wash is a single-bay wash
and would therefore be subject to an average of 500 trips per day. However, an average of 500
trips per day would result in the car wash having an annual wash volume of 182,500 vehicles.
This amount of washes would put the car wash in the top 2% of car wash businesses by wash
volume in the State of Wisconsin. Furthermore, all express washes with volume at that level are
located in large metropolitan areas. The estimates for this car wash’s volume range from
55,000 to 75,000 vehicles per year. Therefore, for the purposes of this study the upper limit of
the range, 75,000 vehicles per year will be used. Thereby, the trip generation average is
calculated to be 205 cars per day.

In addition to the daily trips, peak hour trips are also estimated to evaluate the potential impacts
of the express car wash during the busiest hour of the day. The peak hour trip generation rate is
estimated based on the maximum number of vehicle trips expected to occur during any hour of
operation. The ITE Trip Generation Manual, 10th edition, provides peak-hour trip generation
rates for various land uses. Based on these rates, the proposed express car wash would be
expected to generate 150 peak-hour trips. However, car wash design standards indicate the
volume of cars that can actually be washed in an hour is directly correlated to the length of the



car wash. This is because the car wash’s length dictates the amount of cleaning equipment that
can be installed and thereby the speed at which vehicles can be processed through the wash.
This standard is defined as one car per hour per foot of car wash conveyor length. As the
subject express car wash is planned to be 126’ long, the peak number of vehicles per hour that
can be processed is also 126. As such, this study calculates the peak-hour trip generation to be
126 vehicles.

The trip generation estimates are based on typical operating conditions and may vary
depending on factors such as seasonality, weather conditions, and special events. The
estimates are also subject to change based on the actual operation of the express car wash.

The trip generation estimates will be used in the subsequent analyses to evaluate the potential
impacts of the express car wash on the surrounding roadways, parking, and pedestrian and
bicycle access.

Trip Distribution
The trip distribution analysis studies where the trips generated by the express car wash are
expected to originate from and where they will be going. To do this, the study has looked at
other express car washes to find patterns that can be applied to the express car wash operation
generally. Below are trip distribution charts for four express car washes in WI.

Figure 12: Trip Distribution - Car Wash A - Mister Car Wash - Franklin, WI (Source: Placer AI)



Figure 13: Trip Distribution - Car Wash B - Mister Car Wash - West Milwaukee, WI (Source: Placer AI)

Figure 14: Trip Distribution - Car Wash C - Mister Car Wash - Greenfield, WI (Source: Placer AI)



Figure 15: Trip Distribution - Car Wash D - Tsunami Car Wash - Greenfield, WI (Source: Placer AI)

Given the data set of examples above, a trend can be seen.

Car Wash A is across the street from a Pick N’ Save grocery Store and 7.4% of customers
leaving the car wash go to the grocery store. Car Wash B shows 14.6% of leaving customers
going to a grocery or superstore. Car Wash C is across the street from a Walmart Supercenter
and 8.6% of customers leaving the car wash go to the superstore. Car Wash D is adjacent to a
Meijer store and shows that 21.8% of leaving customers either go to a grocery or superstore.
The average incoming traffic to the car wash from these categories is 13.1%.

Overlap of these categories is also found on the incoming trip side of the charts. Among the
studied data set, an average of 4.7% of visitors are arriving at the car wash from a superstore or
grocery store.

Given that the subject express car wash is adjacent to a Pick N’ Save grocery store, an
assumption can be made that an average of 13% of customers leaving the car wash will go to
the grocery store next door, while an average of 5% of customers arriving at the car wash will be
coming from the grocery store.



Mobile cellphone data from Placer AI also
reveals that Pick N’ Save, as an existing and
established business, has visits in excess of
83,000 per month with 44,000 unique
monthly visitors. These numbers are far in
excess of the roughly 6,000 monthly visits
that the express car wash is expected to
generate. Thereby, the study is able to
assume that overlapping customers between
the grocery and car wash segments are
already Pick N’ Save customers and those
trips will not be new trips, but instead would
occur with or without the express car wash.

Figure 16: Visits to Pick N’ Save in June 2023

Given the data set and overlap assumptions, the following data summarizes trips generated by
the subject express car wash.

Trips Percentage

Calculated Monthly Trips Generated 6000 100%

Overlap on Incoming Trips with Grocery 300 5%

Overlap on Outgoing Trips with Grocery 780 13%

Net New Trips Generated 4920 82%

Figure: 17: Monthly trips generated by the subject express car wash



Trip Characteristics
Trip characteristics describe the types of vehicles that are expected to visit the express car
wash. This information is used to estimate the potential impact on the surrounding roadways
and intersections. Typically, a trip generation can have a larger negative impact on the
surrounding roadways if the vehicles visiting the property have negative characteristics, such as
moving at a higher-than-average rate of speed, being larger than a typical vehicle, or behind
heavier than an average vehicle. These types of characteristics can cause issues such as
excessive wear to the roadways due to weight or speed, or causing additional congestion to
roadways due to vehicle size. In the case of the express car wash, all customer vehicles have
to be able to fit in the wash bay. This means that size regulations are imposed, making sure
that a vehicle is no shorter than 6’ long, no longer than 28’ feet long, and no taller than 7’2” in
height. Also, vehicles with features not typically found on passenger automobiles will be
rejected. These include but are not limited to large trailer hitches, trailers, oversized tires, lifted
vehicles, brush guards, etc.

Due to the limiting factors that a car wash can process, customer vehicles are limited to what
would be considered a typical passenger vehicle. These vehicles will include factory standard
coupes, sedans, station wagons, mini-vans, pick-up trucks, and SUVs.

The express car wash does not have a dock and does not typically receive deliveries of
products or supplies from large trucks. Deliveries will typically come in a large van or from a
parcel service such as UPS or Fed Ex. Therefore, semi-truck traffic-generated concerns are not
applicable to the operation.

Hourly Trip Generation Distribution
Hourly trip generation was studied using two methods. The first method analyzed actual car
counts from point of sale data for a car wash determined to be in a regionally and locally similar
location, and of a similar size and scope of the subject proposed car wash. The second method
used mobile phone data from Placer AI to analyze other similar express car washes.

Method One:
By analyzing the point of sale data of a similar car wash, we were able to get actual data on
visitors with no extrapolation necessary. This data was studied on a daily basis for the periods
of July 11th to July 17th, 2022, and January 2nd to 15th, 2023. This provided a blend of
information from both summer and winter months while pulling more data from the winter when
the car wash generates more traffic. Then across the data set, the total visits were tabulated by
day of the week and hour of the day to create an hourly distribution. The data is depicted below.



Figure 18: Hourly volume distribution from point of sale data

This data set was from a car wash that is open from 7 am to 8 pm. The data shows that the
significant trip generation hours with more than 10% of the daily average traffic occur between
11 am and 5 pm, with the busiest hour being the 3 pm hour, and the greatest three-hour volume
distribution occurring between 2 pm and 5 pm.

Method Two:
By analyzing mobile GPS phone data, extrapolation is used to derive hourly visit counts for car
washes that are in the Placer AI database. Below are hourly visit distributions for sample car
washes.



Figure 19: Placer AI hourly distribution of sample car wash A

Figure 20: Placer AI hourly distribution of sample car wash B



Figure 21: Placer AI hourly distribution of sample car washes C and D

Across this given data set, there is variation in the peak hour. One location has a peak hour of 1
pm, two locations have a peak hour of 2 pm, and the last has a 3 pm peak hour. Still, the cell
phone collected data shows roughly the same distribution as Method One found.

Given the two methodologies and the only slight variation found, the study suggests light trip
generation during morning hours, peak generation in the early afternoon, and light generation in
the evening hours.

With the strong overlap in the express car wash and grocery industry segments as
demonstrated above in the Trip Generation section, one would expect to find a similar
distribution when looking at the hourly visits of a grocery store. Indeed, when analyzing the
mobile phone Placer AI data for the Pick N’ Save grocery store adjacent to the subject property,
a similar distribution is found with peak generation hours between the 2 pm and 5 pm hours.

Figure 22: Placer AI hourly distribution for Pick N’ Save



The similarity of the hourly distribution expected for the car wash, and the demonstrated hourly
distribution of the Pick N’ Save grocery store further supports the conclusion that there will be a
strong overlap in customers of one business using the same trip to utilize the other business.
This conclusion indicates that the overall trip generation impact on the area will be lower than if
the subject car wash were not next to the grocery store.

Parking demand analysis
The parking demands of an express car wash are minimal. The operation will typically have
between 2 and 3 employee vehicles parked throughout the day. Customer vehicles will park
only sporadically as customers may seek out an employee to answer questions about the car
wash or their membership. Customers will use designated vacuum stalls to stop their vehicles
and self-vacuum the interior of the vehicle. However, customers stay with their vehicles during
this process and typically utilize the stalls for an average of five minutes.

Given this business model, parking is of minimal importance and impact. The parking demands
will be easily accommodated on the site plan with only 2-3 parking spaces necessary.

Impact Analysis

Analysis of the impact to the surrounding roadways
A number of factors found in the preceding study mitigate the impact of the express car wash on
the surrounding roadways.

● Access to the subject property is not directly on the traffic-generating road of WI164.
Instead, the subject property is accessed from the access road.

● Traffic turning on to access road from WI164 has significantly long turn lanes available
for both directions of traffic.

● The trip generation of the express car wash is mitigated by the overlap of shared
customers with the grocery store.

● The vehicle characteristics of generated trips will not contribute to excessive wear to the
surrounding roadways.

● The traffic generated by the express car wash is expected to be less than 7% of the
traffic currently being generated by just the Pick N’ Save grocery store, not to mention
the other businesses in the shopping center.

New trip generation analyzed earlier in this report is estimated to be 4,920 vehicles per month,
divided by 30 days per month is an average of 164 trips per day. Given the above-referenced
hourly distribution, during the peak hour of operation, 12% of the daily trips are expected to be
generated. This calculates to 20 newly generated trips during the peak hour, or an average rate
of 1 vehicle every 3 minutes.



Given this low rate of trip generation, the express car wash is expected to have a minimal
impact on the traffic of the surrounding roadways.

Evaluation of the impact on pedestrian and bicycle traffic
The subject property is not impacted by pedestrian or bicycle traffic. The property has no
sidewalks, walking paths, bicycle paths, or bicycle lanes along the adjacent street, WI164.
Additionally, during the course of this study, traffic was physically watched at various times on
various days, and no pedestrians or bicyclists were observed near the subject property during
that time. As such, the proposed car wash development is expected to have no impact on
pedestrian and bicycle traffic.

The Bugline Trail, a 15.6-mile trail extending from Menomonee Falls to Merton is adjacent to the
property. However, the trail is clearly defined and will not be impacted by traffic on the subject
parcel or traffic resulting from the subject parcel.

Analysis of the impact on parking demand
Given the design of the subject express car wash to be self-contained on its own parcel and
given its low parking demands, there is no expected impact to the parking demand on the
neighboring parcel. No street parking exists on any adjacent roadways, and as such, no
parking demand impact will be made to roadways due to the express car wash.

DOT Analysis
In 2021, the Wisconsin Department of Transportation commissioned a Traffic Impact Study
completed by Traffic Analysis and Design Inc (TADI). The report dated October 29, 2021,
studied the Wildflower Farms Development and included the subject parcel as an off-site
development. The study assumed a use of the subject parcel as a high-turnover restaurant.

In August of 2022, Art Baumann, Traffic Operations Engineer for the Wisconsin Department of
Transportation, was contacted with regard to the potential development of an express car wash
on the subject parcel. On August 24, 2022, Mr. Baumann provided the following response:

I have reviewed the proposed car wash compared to the high-turnover sit-down
(Applebee’s, Olive Garden, etc. type use) restaurant that was assumed to be
constructed on this site. The car wash will have slightly higher PM peak hour volumes
than the restaurant, but will be comparable on Saturdays. There may be occasions (4-5
times per year) where the car wash has a significantly higher trip rate. These usually
occur a few days after a snowstorm. We don’t usually analyze these rare high peak
periods as part of our Traffic Impact Analyses since they don’t occur often.



As a result, WisDOT will not require an update to the TIA that was performed for this
site.

Given the position of the Department of Transportation, it is concluded that it is their opinion that
with the existing TIA on file, no additional impact needs to be studied and existing traffic control
features are adequate for the proposed development.

Other Impact Analyses and Considerations

Noise Impact
The express car wash operation washing equipment is broken into three areas: washing, drying,
and support. Each of those segments can be further divided into subsets, but for the purposes
of this study, they are irrelevant. The support equipment is contained in the equipment room.
While this equipment can be loud, it is confined to an enclosed all-block-constructed room.

Noise is contained within the room and produces minimal to zero impact on the surrounding
environment. On the other hand, equipment within the washing bay is exposed to the
environment as the overhead garage doors at the entrance and exit of the bay are often open.
This presents a greater chance of noise pollution in the environment.

The washing equipment produces noise in a variety of ways. For example, spinning brushes
make sound when making contact with a vehicle, water sprayers make noise as they eject water
and when the water impacts a surface, and air pistons that are used to move equipment eject a
hissing sounds when actuated. However, none of these pieces of equipment are subjectively
loud. Furthermore, their placement in the center of the wash bay means their sound can not be
heard from outside of the building and they produce no noise pollution in the environment.



The drying equipment poses the greatest risk of noise from the car wash equipment escaping
into the environment. The drying equipment is located at the end of the car wash near the exit
door. While car wash dryers are not inherently noisy, their job is to move a large volume of air at
a high speed. It is this movement of air that causes the noise.

The car wash equipment manufacturer, Sonny’s Enterprises, has conducted noise
measurement studies on the car wash blowers. Their study results are shown below.



Based on the manufacturer-provided information, it is seen that at a distance of 50’ from the
dryers, the sound levels are down to 79dba, and at a distance of 100’, the sound is down to
75dba. According to the US Department of Transportation, highway traffic noise typically
ranges from 70dba to 80dba at a distance of 50’1. At the same distance of 50’, the blower noise
is similarly in this range. As such, the car wash is not expected to produce any more noise than
typical traffic levels.

Given the distance of the dryers from the lot line, noise at the lot line will be within the range of
noise produced by the highway traffic.

1 https://highways.dot.gov/public-roads/julyaugust-2003/living-noise



Odor Impact
The car wash operation is designed to be a pleasant and inviting environment for customers to
bring their vehicles. Scents and fragrances are a part of the experience for the clients. These
smells are used to convey a “clean” and “fresh” feeling associating the smell of the car wash to
the clean-looking vehicle expectation of the customer. As such, most people find the smells
used in the car wash surfactants and waxes pleasing.

On the other hand, dirt and grime are being removed from the vehicle and are retained in the
car wash. Over time, these substances can develop a foul smell. To mitigate this effect, the car
wash uses a three-pronged approach.

1.) The car wash trench is the latest design, referred to as a self-cleaning trench. The
sloped design does not allow dirt to sit and collect in the long trench in the wash bay.
This is different from the old style of trench called a shelf design. In a shelf design, the
surface of the trench is relatively flat and allows dirt to collect both on the trench floor as
well as the on the shelf below the conveyor track. With the new design, there is no shelf
below the conveyor track and there is no flat floor to hold dirt.

2.) While dirt is no longer being collected in the wash bay, it has to be collected somewhere.
As such, it flows from the wash bay to the collection pits underground. Here dirt is
allowed to accumulate while not being exposed to an open environment.

3.) Most importantly, car wash collection pits must be emptied and cleaned regularly. It is
part of regular car wash maintenance to have a qualified contractor remove all dirt from
the pits and use a jet sprayer to clean up any remaining debris. This process will be
scheduled for regular intervals with the service provider.



Safety Considerations
In an express car wash, safety is a high-level consideration and goes into the design and
decision-making processes. Safety considerations are generally divided into three categories:
customer safety, employee safety, and technician safety.

In an express car wash, customers do not leave their vehicles during the washing process.
From the time that the customer enters the property, they will stay in their vehicle for the entire
wash process. Customers are not allowed to exit their vehicles or enter the equipment room or
the wash bay. This keeps them safe from moving equipment and other vehicles in the wash
process. After washing, customers have the option to use the self-service vacuums if they wish.
The vacuum area can be an active environment, with vehicles entering and exiting the area.
Vacuum stalls are clearly marked and trash cans are provided at each vacuum stall to ensure
that customers do not need to walk around the parking lot area. The risk to the safety of
customers is the same as it would be in any other parking lot situation and customers are
expected to conduct themselves as such.

Employees are subject to a greater level of risk. They are working in an environment with
moving wash equipment, chemical applications, and moving vehicles. To mitigate the risk to
employees, a rigorous training program is designed to ensure that all employees stay safe while
working at the car wash. Some of the processes in the training include:

● How to direct and guide drivers without putting yourself in the path of their vehicles
● How to work with car wash chemicals and how to use MSDS information in the event of

an accident
● How to perform work duties without exposing yourself to moving equipment

With proper training and adherence to policies, the car wash and be a fun and safe environment
in which to work.

Car wash repairs are generally completed by a car wash repair technician, either employed by a
car wash equipment service company, or by the car wash company themselves. These
technicians are factory trained by the manufacturer to repair car wash equipment. However,
dangers in working on machinery exist in any such environment. As such, it is essential that a
lockout system is utilized. A lockout system, commonly known as a Lockout-Tagout (LOTO)
system, is a critical safety procedure used to protect workers from hazardous energy sources
when repairing, servicing, or maintaining machinery and equipment. The purpose of the lockout
system is to prevent the accidental release of energy or inadvertent activation of equipment that
could cause injury or harm to employees working on the machinery.

The lockout process typically involves the following steps:

1. Identification: Before any repair or maintenance work begins, the authorized personnel must
identify all energy sources associated with the machinery. This includes electrical, mechanical,
hydraulic, pneumatic, and other sources of energy that could pose a risk to workers.



2. Notification: A formal notification is issued to all affected employees, informing them about the
lockout process and the specific machinery involved. The notification should include the reason
for the lockout, the expected duration, and the authorized personnel responsible for performing
the lockout.

3. Isolation: The energy sources identified in the first step are physically isolated or
disconnected from the machinery. This may involve turning off switches, closing valves,
unplugging power cords, or shutting down relevant systems. Each energy source is secured in
the "off" or "neutral" position, and multiple lockout devices may be used to ensure complete
isolation.

4. Locking: Each authorized worker involved in the repair or maintenance task applies a lockout
device to the energy isolation points. This lockout device prevents anyone else from
re-energizing the machinery while the work is ongoing.

5. Verification: After locking out the energy sources, the authorized personnel must verify that
the machinery is truly de-energized and poses no risk. This verification may involve trying to
start the machinery, checking indicator lights, or using appropriate testing equipment.

6. Tagging: In addition to the locks, warning tags are placed on the locked-out machinery to
indicate that it is undergoing maintenance or repair and should not be energized. These tags
often contain essential information, such as the reason for the lockout and contact information
for the responsible personnel.

7. Work Completion: Once the repair or maintenance work is completed, the workers must
follow a specific procedure to remove the lockout devices and restore energy to the machinery
safely. This process may involve reversing the steps taken during the lockout, retesting the
machinery, and notifying affected personnel that the equipment is back in operation.

The lockout system is an integral part of workplace safety, ensuring that workers are protected
from accidental energization and potential harm during machinery repair and maintenance. It
requires clear communication, strict adherence to procedures, and ongoing training to
guarantee its effective implementation and safeguard the well-being of employees.

Crime Impact
Businesses that maintain substantial cash reserves are susceptible to becoming prime targets
for robbery or burglary due to the allure of easily attainable funds. The conspicuous presence of
liquid capital within business premises entices opportunistic criminals seeking swift financial
gains without the intricacies associated with digital transactions. Perceived vulnerabilities in the
security infrastructure and a perceived lack of scrutiny render such establishments appealing
prospects for illicit activities. Moreover, businesses engaged in frequent cash transactions
inadvertently divulge their cash management practices, unwittingly furnishing prospective
wrongdoers with valuable intelligence. This becomes particularly pertinent in socio-economic



environments where disparities exist, as businesses showcasing apparent affluence may attract
criminal attention driven by desperate circumstances. Effective risk mitigation strategies
necessitate the rigorous implementation of robust security protocols, encompassing advanced
surveillance systems, sophisticated alarm systems, and stringent cash handling procedures. By
fortifying cash resources and fostering a secure environment, businesses can substantially
curtail the susceptibility of falling prey to robbery or burglary.

The express car wash industry in particular has addressed many of the concerns with the
adoption of payment kiosks. These kiosks collect the cash from the customer and provide the
change to the customer without employee involvement. Potential criminals are deterred by the
cash being housed in locked, fortified kiosks. Furthermore, the increased use of credit cards for
single wash transactions and monthly membership fees further reduces the amount of cash on
hand for the operation.

Businesses also attract crime when they have inventory available for theft by criminals. Large
retailers often attract criminals due to the items that can be stolen, often at high values. These
items are then sold on the black market to generate cash. These thefts are becoming more
brazen and can lead to the development of crime rings and organized crime. The car wash,
however, has no inventory to be stolen. The only product the car wash sells is the car wash
service itself.

Given the lack of access to cash on the premises and the lack of inventory, the car wash is not
expected to become a target for criminals. As such, the car wash will not have a negative
impact on crime in the community.



Health and Sanitation Considerations
Health and sanitation are a focus of any business that has employees and customers. The
following procedures are considerations of the business to ensure a healthy environment:

● Regular cleaning schedule for the restroom including restocking supplies, cleaning, and
sanitizing of surfaces.

● Regular cleaning and sanitizing of the payment kiosks.
● Regular cleaning and sanitizing of customer-use vacuum equipment.
● Regular emptying of trash receptacles on the premises.
● Regular pressure washing of the parking lot, vacuums areas, and walkways.
● Regular cleaning and sanitizing of the employee office area and surfaces.

Property Maintenance Considerations
As a newly developed site, property maintenance will be a key component to the longevity of the
business and the protection of the investment for its development. The following procedures
are considerations to ensure proper maintenance of the property:

● Regular inspections and repairs of the roofing system.
● Regular inspection and repairs of the block wall construction.
● Adherence to a preventive maintenance schedule for all car wash equipment.
● Touch up of painted surfaces as needed.
● Regular moving of grass-covered areas.
● Regular watering, pruning, weeding, and replacement (as necessary) of all landscape

plantings.
● Regular turning or replacement of mulch in planting beds.



References

List of sources used in the study
https://www.villagesussex.org/

https://www.villagesussex.org/home/showpublisheddocument/620/637618467266770000

https://prd1.waukcogeo.com/HTML5Viewer/?viewer=html_viewer_ext

https://google.com/maps

https://tax.waukeshacounty.gov/

https://maps.ags.ruekert-mielke.com/Html5Viewer/Index.html?viewer=sussex

https://wisdot.maps.arcgis.com/

https://www.ite.org/

https://highways.dot.gov/public-roads/julyaugust-2003/living-noise

https://www.villagesussex.org/
https://www.villagesussex.org/home/showpublisheddocument/620/637618467266770000
https://prd1.waukcogeo.com/HTML5Viewer/?viewer=html_viewer_ext
https://google.com/maps
https://tax.waukeshacounty.gov/
https://maps.ags.ruekert-mielke.com/Html5Viewer/Index.html?viewer=sussex
https://wisdot.maps.arcgis.com/
https://www.ite.org/
https://highways.dot.gov/public-roads/julyaugust-2003/living-noise








































bzimmerman
Cross-Out



bzimmerman
Cross-Out






























	Agenda
	2. Minutes 3-19-2024
	3. Memo
	4.a. Club Carwash Plan of Operation
	Summary of Operations
	Impact Statement
	Conditional Use Standards
	Elevations
	Civil Plans
	Landscape Plans
	4.b. Mr. D's Plan of Operation
	Site Plans
	Site Rendering
	Declaration of Restrictions
	Conditional Use Standards
	Impact Study
	RCA Sewer Agreement
	4.c. Mr. D's Condition Use Permit
	5.a. Resolution No. 24-06
	Ordinance No. 894
	Land Use map
	5.b. Ordinance No. 895
	Exhibit A
	Proposed Zoning Map



