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1702 PANKRATZ STREET, MADISON, WI 53704
P (608) 242-7779    TF (800) 446-0679    F (608) 242-5664

WWW.MSA-PS.COM

To:   Lodi Zoning Board of Appeals

From:   Steve Tremlett, AICP, Zoning Administrator

Subject:  215 N Main Street, Kwik Trip, Variance Request

Date:   July 16, 2025

Request
Kwik Trip Inc. is requesting variance to allow for a future approval of a proposed building addition located 
on property addressed 215 North Main Street (Parcel #11246-27.01 & #11246-26). The site is zoned C-3 
Central Business Fringe; the existing gas station/convenience store is on subject parcel #27.01. 
Convenience stores are permitted uses while gas stations are a conditional use. The purpose of the 
variance request is to allow a reduction in the interior yard minimum setback requirements to construct 
a kitchen addition to the existing convenience store location along the southeastern side of the existing 
building.

The application and a site plan of the proposed improvements is attached to this memo.

Background Information
The property owners desire to construct an 856 sq ft kitchen expansion to the southeast of the existing 
structure. The irregular shape of the 
subject parcel(s) in relation to the 
adjacent parcel in this area prevents 
an expansion of the current building 
that fits within the current zoning 
district setback standards. 

Rear Setback. The current existing 
structure has a legal non-conforming 
rear setback of 10.1 feet whereas the 
minimum rear setback for the district 
is currently 20 feet. The applicant is
asking to match the existing rear 10-
foot setback of the existing Kwik Trip 
building. 

Interior/Side Setback. Due to the way the adjacent parcel is located/platted, a reasonable expansion 
meeting the interior/side setback standards of 10’ is not practical. The applicant is asking for a reduction 
to 3 feet due to the unique configuration of parcels in this area.
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Zoning Information. The parcel is currently zoned C-3 Central Business Fringe and is also within the Main 
Street Corridor, split between the ‘Transition’ and ‘Downtown’ sub-corridors. The current owners were 
granted a variance in 1990 for the currently reduced rear setback. The current district standards are as 
follows: 

Lot: 
o Minimum Size: 3,000 SF; Minimum Width: 20 feet
o Maximum Lot Coverage: 35%

Principal Structure: 
o Minimum Setbacks: 20 feet in front yard, 10 feet on the interior side yard, and 20 feet in 

the rear yard.
o Maximum Height: 45 feet 

Per Ordinance § 340-14J, the side yard of a 
nonresidential lot adjoining a residential 
district along its side lot line shall meet the 
side yard requirements of the adjoining 
residential district. The irregular shaped 
parcel (Parcel #11246-23) is currently 
zoned as R-2: Single and Two Family. The 
interior side yard setback for a two-unit is 
8 feet, whereas the rear yard setback is 30
feet. The proposed 3.46 feet side yard 
setback maintained by the proposed 
building addition does not comply with 
these requirements. The irregular shape of 
the parcel as it abuts the R-2 district is 
outlined in red in the diagram below.

Additional Process. This request follows an effort to pursue a zoning text amendment to reduce the 
overall side and rear setback for the entire C-3 Central Business Fringe.  Presently, many of the structures 
within the C-3 District do not conform to the side setback requirement and the text amendment sought 
to remedy that discrepancy. No action was taken on the zoning text amendment on June 3rd, 2025. 

Applicable Zoning & Development Code Regulations
Chapter 278-3A(7) Consistency with City plans. See Main Street Corridor Plan.
Chapter 340-14 Lot size and yard dimensions.
Chapter 340-20 Design guideline requirements.
Chapter 340-33 C-3 Central Business District Fringe.
Chapter 340-114, Variances.
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Chapter 340-114.B Requirements 
Chapter 340-114.B provides that no variance from the terms of this chapter shall be authorized unless ALL 
of the following facts and conditions exist. The recommended process is to review each criteria listed 
below and vote on each item if the condition is met to allow for the variance.  Staff comments are in red.  

(1) Exceptional circumstances. There are exceptional or extraordinary circumstances or conditions 
applying to the property in question or to the intended use of the property that do not apply 
generally to other properties or classes of uses in the same zoning district. 

 Parcels 11246-26 and 11246-27 are relatively unique as the adjacent R-2 parcel provides an 
irregular shape that intrudes into the area provided for the proposed expansion of the current 
building facilities for the Kwik Trip. The shallower lot depth and irregular property line impede on 
the applicant’s ability to expand the existing building in a more traditional way. The applicant has 
taken measures to address these issues in the site design to ensure continued use of the property. 
However, the expansion cannot safely happen within the current district standards and provide a 
workable kitchen area. And effort by the applicant was made to amend the zoning ordinance 
requirements, which resulted in no action by Plan Commission. 

(2) Natural causes. The alleged difficulty or hardship has not resulted from the actions of the applicant. 

 The existing lot configuration predates the zoning regulations for the property. A variance was 
issued in 1990 for a reduced rear yard setback for the current convenience store building. While 
the applicants did purchase the additional property with these standards in place, the unique 
property configuration does not allow the expansion of the current building within the current 
district standards.  

(3) Preservation of property rights. Such variance is necessary for the preservation and enjoyment of 
substantial property rights possessed by other properties in the same zoning district and in the same 
vicinity, including but not limited to the use of solar energy systems. 

 Of the 12 parcels zoned C-3 located in this district, nearly all are legal non-conforming regarding 
the side setback requirements. Preservation of property rights within these districts to allow for 
reasonable expansion within the current parcels would require maintaining the non-conforming 
setbacks and would most likely require a variance to be feasible. Expanding the current use on 
this lot would require the parcel to be completely redeveloped or the acquisition of a completely 
new parcel, both of which present an economic hardship per the applicant. Recently, an 
unsuccessful attempt was made to provide an amended zoning text that addressed the legal non-
conforming status for many parcels in the district not meeting the side setback standards, as well 
as amend the rear setback requirement. 

 

(4) Absence of detriment. The authorizing of such variance will not be of substantial determinant to 
adjacent property and will not materially impair the purposes of this chapter or the public interest. 

 There is only one residential property (106/108 First Street) adjacent to the proposed expansion 
currently zoned R-2. The building on that parcel closest to the proposed expansion is an accessory 
structure that serves as a garage for the residential property. According to the applicant, the 
building separation maintained to the existing structure will exceed 10 feet and therefore, fire 
separation requirements are not needed per state requirements.  That parcel currently abuts 
another C-3 Parcel co-owned by the City/Town of Lodi (205 N Main St) which is legal non-
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conforming with the side setback. According to approximate measurements, that lot maintains a 
side setback of less than 5 feet where it abuts a driveway for the residential parcel.   

The owner of 106/108 First Street attended the Plan Commission public hearing regarding the 
text amendment. There was noted stormwater related concerns with the current development 
since the last improvement.  At that time, the applicant noted this project could help to improve 
this condition in this proposed expansion project.

(5) General nature. No variance shall be authorized unless the Board specifically finds that the condition, 
situation, or intended use of the subject property is not so general or recurrent in nature as to make 
reasonably practicable the formulation of a general regulation to cover such cases.

The lot configuration created by the adjacent parcels provides a unique situation whereby it is 
practically impossible to expand the current Kwik Trip facilities within the current district 
standards. A recent attempt to amend the zoning ordinance to remedy an issue for many of the 
C-3 lots resulted in no action by Plan Commission. 

(6) Minimum variance required. The Board shall find that the variance is the minimum variance that 
will make possible the reasonable use of the land, building, or structure. The Board shall be satisfied by 
the evidence heard before it that the granting of such variance will alleviate a hardship approaching 
confiscation as distinguished from a special privilege sought by the owner.

Per the applicant, the proposed expansion provides a necessary kitchen expansion to meet the 
needs of the store. The kitchen space indicated on the site plan is the minimum internal size 
needed to meet the safety requirements for safe and effective kitchen operation. If the parcel 
boundary were more uniform without the irregular shape of the abutting R-2 parcel, the proposed 
expansion could proceed while maintaining the existing side and rear setbacks of the current 
building. 

Zoning Administrator Recommendation
If the Zoning Board of Appeals approves this variance request, I recommend the following conditions of 
approval:

1. Obtaining a Certificate of Zoning Compliance Permit along with Architectural Design Review 
approval for a Minor Project through the Zoning Administrator prior to obtaining a building 
permit.

2. Pursuing a lot combination through the Land Division process to consolidate all parcels relevant 
to this project into one parcel.

3. Obtaining a building permit from the City Building Inspector prior to the building project.

Sincerely,
MSA Professional Services, Inc.

Stephen Tremlett, AICP 
Zoning Administrator

Enc: Kwik Trip Variance Application (06-12-2025) 











PRO
PO

SED BUILDIN
G ADDITIO

N
856 S.F.

CIVIL F.F.= 816.33
ARCH

 F.F.= 100'-0"

6

(TYP.)

2' PAVEMENT SETBACK

20' BUILDING SETBACK

2' PAVEMENT SETBACK

20' BUILDING SETBACK

2' PAVEMENT SETBACK

10' BUILDING SETBACK

15' PAVEMENT SETBACK

20' BUILDING SETBACK

15' PAVEMENT SETBACK

20' BUILDING SETBACK

10' BUILDING SETBACK

2' PAVEM
EN

T SETBACK

250002500

C100
CIVIL SITE PLAN

F
E

B
. 18, 2025

M
A

R
. 28, 2025

A
P

R
. 2, 2025

20'
0

20'
40'

SCALE:   1"= 20' 






